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HAVE YOUR SAY 

 

This Code Amendment is on consultation from 29 October 2021 to 10 December 
2021 (5:00pm). 

During this time you are welcome to lodge a written submission about any of the 
changes proposed in this Code Amendment. 

Submissions can be made online or via email or post 

 Online: via the Plan SA website plan.sa.gov.au/en/code_amendments 
 Email: engagement@holmesdyer.com.au - attention to 1 Walkerville Terrace, 

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

5000 - attention to 1 Walkerville Terrace, Gilberton Code Amendment 

During the engagement period, clarification or further information can be sourced 
from Holmes Dyer on (08) 7231 1889 between 8:30am and 5:30pm Monday to Friday. 

Community drop-in information sessions will be held at the Buckingham Arms Hotel 
on 

 Saturday 13 November 2021 between 10am and 12pm 
 Tuesday 23 November 2021 between 5:30pm and 7:30pm 

Please register your interest in attending via email at 
engagement@holmesdyer.com.au 
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1. WHAT IS THE PLANNING AND DESIGN CODE? 

The Planning and Design Code (the Code) sets out the rules that determine what 
landowners can do on their land. 

For instance, if you want to build a house, the Code rules will tell you how high you can build 
and how far back from the front of your land your house will need to be positioned.  The 
Code will also tell you if any additional rules apply to the area where your land is located. 
For example, you might be in a high bushfire risk area or an area with specific rules about 
protecting native vegetation. 

1.1. Planning and Design Code Framework 

The Code is based on a framework that contains various elements called overlays, 
zones, sub zones and general development policies.  Together these elements 
provide all the rules that apply to a particular parcel of land.  An outline of the Code 
Framework is available on the SA Planning Portal (https://plan.sa.gov.au/). 

1.2. Overlays 

Overlays contain policies and maps that show the location and extent of special land 
features or sensitivities, such as heritage places or areas of high bushfire risk. 

They may apply across one or more zones.  Overlays are intended to be applied in 
conjunction with the relevant zone.  However, where policy in a zone conflicts with 
the policy in an overlay, the overlay policy trumps the zone policy. 

1.3. Zones 

Zones are areas that share common land uses and in which specific types of 
development are permitted.  Zones are the main element of the Code and will be 
applied consistently across the state. 

For example, a township zone for Andamooka can be expected to apply to similar 
townships like Carrieton.  Each zone includes information (called classification tables) 
that describes the types of development that are permitted in that zone and how they 
will be assessed. 

1.4. Sub zones 

Sub zones enable variation to policy within a zone, which may reflect local 
characteristics.  An example is Port Adelaide centre, which has many different 
characteristics to typical shopping centres due to its maritime activities and uses. 

1.5. General Development Policies 

General development policies outline functional requirements for development, such 
as the need for car parking or wastewater management.  While zones determine what 
development can occur in an area, general development policies provide guidance 
on how development should occur. 
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1.6. Amending the Planning and Design Code 

The Planning, Development and Infrastructure Act 2016 (the Act) provides the 
legislative framework for undertaking amendments to 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 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. 

2. WHAT IS PROPOSED IN THIS CODE AMENDMENT? 

2.1. Need for the amendment 

The Affected Area (as described in Section 2.2 below) is currently located within the 
‘Local Activity Centre Zone’ as expressed in the ‘Planning and Design Code’. 
However, the Affected Area has been identified as a strategic ‘gateway’ site by key 
State and Local Government planning strategies. This reflects its location on a major 
intersection, at the entrance to the Walkerville Council area and on the edge of the 
Adelaide Park Lands. Therefore, it follows that the planning policies guiding future 
development in the Zone should reflect its 'gateway' status. 
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Despite its strategic location, the Local Activity Centre Zone only seeks shops, offices, 
business, health and community facilities that are small in scale. While residential 
development is contemplated in the Zone, it can only occur where it does not 
prejudice the operation of retail, office, or community facilities and services related 
activity within the zone. Given that there is currently no retail activity in the Local 
Activity Centre Zone, this restriction on residential development is considered to be 
obstructive and unnecessary. 

Further, the Local Activity Centre Zone contains a maximum building height of three 
(3) levels which places a significant and unwarranted constraint on development that 
does not reflect the strategic 'gateway' location of the site. 

Noting the existing restrictions placed on development by the Local Activity Centre 
Zone, this Code Amendment for the Affected Area seeks to facilitate a form of 
development which is more in keeping with the designation of the area as a strategic 
'gateway' site. Comprising an area of approximately 6,200m2 with frontages of 
approximately 105 metres to Walkerville Terrace and 120 metres to Northcote 
Terrace, the Buckingham Arms Hotel and associated car parking represents the 
major land parcel and dominant use in this portion of the Local Activity Centre Zone. 
Accordingly, the Code Amendment represents a unique opportunity to facilitate 
sensitive infill development which responds to the context of this large, consolidated 
site adjacent high frequency public transport corridors. 

More specifically, the Code Amendment is intended to facilitate a mixed-use 
development outcome to accommodate medium density housing amongst other non-
residential uses. For example, possible development options could include housing 
for the aged and/or a nursing home, and suitable non-residential development. 

Importantly, the Affected Area includes the Local Heritage listed Buckingham Arms 
Hotel. However, this listing is limited to the: 

‘External Form, materials and detailing of the hotel. Excludes later additions and 
alterations’. 

Therefore, an opportunity exists to retain the heritage fabric of the original 
Buckingham Arms Hotel while still allowing redevelopment to occur within or in the 
area presently occupied by the more recent additions, and the broader site. 

In summary, the purpose of the Code Amendment is to investigate policy 
amendments to facilitate sensitive infill development in the form of medium-net 
residential density housing, and suitable non-residential uses, which is compatible 
with the context and character of the locality, as well as the external heritage fabric 
of the original Buckingham Arms Hotel. It therefore intended that the Code 
Amendment will: 

 Replace the existing ‘Local Activity Centre Zone’ covering the Affected Area 
with the ‘Urban Corridor (Living) Zone’; 

 Introduce a policy framework which will enable a desired development 
outcome as follows: 
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o A medium net residential density in the order of 35-70 dwellings per 
hectare; 

o Multi-level medium rise buildings (3-6 storeys);  
o An `incentive' policy, which would allow for taller buildings, where the 

development delivers specified and measurable performance 
outcomes; and 

o No minimum setbacks from Northcote Terrace, Walkerville Terrace and 
Robe Terrace to encourage activation of the streetscape. 

2.2. Affected Area 

The Affected Area by the proposed amendment is located at ‘1 Walkerville Terrace, 
Walkerville’ and comprises eleven (11) contiguous Certificates of Title as follows, and 
as shown in the map at Attachment A and Figure 1.1 below: 

 Allotments 1 and 2, Volume 5611 Folio 691; 

 Allotments 3 and 9, Volume 5878 Folio 617; 

 Allotment 4, Volume 5879 Folio 724; 
 Allotment 5, Volume 5219 Folio 297; 

 Allotment 6, Volume 5164 Folio 460; 

 Allotment 56, Volume 5782 Folio 220; 
 Allotment 57, Volume 5878 Folio 618; 
 Allotment comprising pieces 58 and 59, Volume 5952 Folio 326; 

 Allotment 59, Volume 5878 Folio 620; 
 Allotment 62, Volume 5782 Folio 735; and 

 Allotment 60, Volume 5878 Folio 606. 

Figure 1.1 Affected Area 
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Figure 1.2 Affected Area (Source: Google Earth, 2021) 

 

The Affected Area comprises the Buckingham Arms Hotel, which is a two-storey 
building located on the corner of Walkerville Terrace and Northcote Terrace. A 
substantial at-grade car parking area is located at the rear of the hotel with vehicular 
access provided to both Walkerville Terrace and Northcote Terrace. An ancillary 
storage building is also located in the car park to the north of the hotel. 

The Affected Area is approximately 6,200 m2 in area, with frontages of approximately 
105 metres to Walkerville Terrace and 120 metres to Northcote Terrace. The 
Buckingham Arms Hotel and associated car parking therefore represents a major 
land parcel in the context of the locality. 

2.3. Locality and Surrounding Context 

The character of the locality is best described as mixed in terms of land use and 
building typologies. However there is an apparent and predominant residential 
character (outside of the current Local Activity Centre Zone boundary), with the 
majority of development being either 1 or 2 storeys in height.  

Immediately adjacent the Affected Area, and within the current Local Activity Centre 
Zone, land is predominantly occupied by a variety of non-residential uses. 

To the immediate north of the Affected Area is a triangular shaped land parcel, 
measuring approximately 630m2, presently occupied by a consulting room (Rose 
Family Chiropractic). 

The Affected Area also immediately adjoins residential development in the form of 
single-storey residential flat buildings to the north and north-east. 

To the south-west of the Affected Area, on the opposite side of Northcote Terrace, 
land is currently occupied by commercial offices (Assured Home Loans) and a 
photography studio (Impressions Photography Studio). To the west of the Affected 
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Area, over Northcote Terrace, there are single and two (2) storey dwellings and 
residential flat buildings. 

To the south-east of the Affected Area, on the opposite side of Walkerville Terrace, 
are two (2) land parcels occupied by the SA Water Gilberton Pump Station. To the 
east of the Affected Area, over Walkerville Terrace, there are predominantly single 
storey detached dwellings fronting Walkerville Terrace. 

As illustrated in Figure 1.3, the Zone arrangements surrounding the Affected Area 
comprise:  

 To the west of the Affected Area is the ‘Established Neighbourhood Zone’ and 
majority of that area includes the Medindie Historic Area Statement (Walk2) 
Overlay (Town of Walkerville). Also to the west of the Affected Area are several 
parcels within the ‘Local Activity Centre Zone’ comprising existing low scale 
(single storey) commercial and residential uses. 

 To the north of the Affected Area is the ‘Established Neighbourhood Zone’ (Town 
of Walkerville) and a parcel within the ‘Local Activity Centre Zone’, comprising an 
existing consulting room. 

 To the east of the of the Affected Area is the ‘Established Neighbourhood Zone’ 
and the majority of that area includes the Gilberton South Historic Area Statement 
(Walk5) Overlay and the Gilberton North Historic Area Statement (Walk4) Overlay 
(Town of Walkerville). Also to the east of the Affected Area is a parcel within the 
‘Local Activity Centre Zone’, comprising the existing SA Water Pump Station & 
Town of Walkerville entry statement. 

 To the south of the Affected Area is ‘Adelaide Park Lands Zone’ (City of Adelaide). 

Figure 1.3 Existing Zones 
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Figure 1.4 Existing Key Features & Destinations 
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Figure 1.5 Images of the Affected Area and Surrounds 
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2.4. Summary of proposed policy changes 

2.4.1. Current Code Policy 

The Affected Area is currently wholly located in the ‘Local Activity Centre 
Zone’, as shown in Figure 1.3 and in Attachment B. 

The Local Activity Centre Zone generally seeks a diverse range of land uses 
that serve the daily needs of the local community, as reflected in the 
following Desired Outcome for future development: 

DO1 A range of small-scale shops, offices, business, health and community facilities to 
provide daily services to and support walkable neighbourhoods. 

The Affected Area is also currently subject to the following Overlays and 
Technical and Numerical Variations: 

Overlays 

 Aircraft Noise Exposure (ANEF 20) 

 Airport Building Heights (Regulated) (All structures over 110 metres) 

 Advertising Near Signalised Intersections 

 Future Road Widening 

 Heritage Adjacency 

 Hazards (Flooding – Evidence Required) 

 Local Heritage Place 

 Major Urban Transport Routes 

 Prescribed Wells Area 

 Regulated and Significant Tree 

 Traffic Generating Development 

Local Variation (TNV) 

 Maximum Building Height (Levels) (Maximum building height is 3 levels) 
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2.4.2. Proposed Code Policy 

The Code Amendment proposes to rezone the entire Affected Area to the 
‘Urban Corridor (Living) Zone’ which generally seeks development in the 
form of: 

DO 1 A mixed use area with a strong residential focus that provides a diverse range of 
medium density housing options primarily in multi-level medium rise buildings 
supported by compatible non-residential land uses oriented towards a primary 
road corridor, high frequency public transport route, activity centre or significant 
open space 

DO 2 Non-residential activities that enhance convenient day to day living for nearby 
residents and encourage small group and intimate social gatherings that is 
contextually appropriate to a compact residential amenity. 

Performance Outcome 1.1 and the associated Deemed to Satisfy and 
Designated Performance Feature of the Urban Corridor (Living) Zone 
provides more specific guidance in relation to envisaged development in the 
Zone: 

Performance Outcome Deemed-to-Satisfy Criteria / Designated 
Performance Feature 

PO 1.1 

A vibrant mix of land uses adding to 
the vitality of the area and extend 
activities outside shop hours 
including restaurants, educational, 
community and cultural facilities and 
visitor and residential 
accommodation. 

DTS/DPF 1.1 

Development comprises one or more 
of the following: 

(a) Advertisement 
(b) Consulting Room 
(c) Dwelling 
(d) Educational Establishment 
(e) Office 
(f) Pre-school 
(g) Retirement Facility 
(h) Shop 
(i) Student Accommodation 
(j) Supported Accommodation 
(k) Tourist Accommodation 

 

In addition, it is proposed to retain all Overlays that currently apply to the 
land within Affected Area and introduce the ‘Design Overlay’ and ‘Noise and 
Air Emissions Overlay’ over the entire of the Affected Area. It also proposed 
to introduce Technical Numerical Variations under the new Urban Corridor 
(Living) Zone. More specifically, the Code Amendment seeks to introduce 
the following Overlays and Technical and Numerical Variations over the 
Affected Area. An explanation of the purpose of each Overlay is also 
provided in italics. 

Overlays 

 Aircraft Noise Exposure (ANEF 20) 
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The Aircraft Noise Exposure Overlay seeks to ensure that development 
sensitive to aircraft noise is designed and located to manage noise 
impacts, to limit land use conflict and protect human health. 

 Airport Building Heights (Regulated) (All structures over 110 metres) 

The Airport Building Heights (Regulated) Overlay seeks to ensure 
building height does not pose a hazard to the operation and safety 
requirements of commercial and military airfields. 

 Advertising Near Signalised Intersections 

The Advertising Near Signalised Intersections Overlay seeks to 
maintain a safe road environment by reducing distractions to drivers at 
key intersections. 

 Design Overlay 

The Design Overlay seeks development which positively contributes to 
the liveability, durability and sustainability of the built environment 
through high-quality design. 

 Future Road Widening 

The Future Road Widening Overlay seeks to ensure new development 
does not compromise the ability to deliver future road widening projects. 

 Heritage Adjacency 

The Heritage Adjacency Overlay seeks to ensure development adjacent 
to State and Local Heritage Places maintains the heritage and cultural 
values of those places. 

 Hazards (Flooding – Evidence Required) 

The Hazards (Flooding - General) Overlay seeks to mitigate potential 
impact on people, property, infrastructure and the environment from 
potential flood risk. 

 Local Heritage Place 

The Local Heritage Place Overlay seeks to protect the heritage and 
cultural values of Local Heritage Places through conservation, ongoing 
use and adaptive re-use. 

 Major Urban Transport Routes 

The Major Urban Transport Routes Overlay seeks to maintain safe and 
efficient major transport routes through urban areas, including access 
to and from major transport routes. 

 Noise and Air Emissions Overlay 

The Noise and Air Emissions Overlays seeks to protect community 
health and amenity from adverse impacts of noise and air emissions. 
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The overlay is also the trigger for application of Ministerial Building 
Standard 010 - Construction requirements for the control of external 
sound. 

 Prescribed Wells Area 

The Prescribed Wells Area Overlay seeks to ensure sustainable water 
use in prescribed wells areas. 

 Regulated and Significant Trees 

The Regulated and Significant Tree Overlay seeks to mitigate the loss 
of regulated trees through appropriate development and 
redevelopment. 

 Traffic Generating Development 

The Traffic Generating Development Overlay aims to ensure safe and 
efficient vehicle movement and access along urban transport routes and 
major urban transport routes. 

Local Variation (TNV) 

 Maximum Building Height (Levels) (Maximum building height is 6 levels) 

 Maximum Building Height (Metres) (Maximum building height is 24.5 
metres) 

 Minimum Primary Street Setback (Minimum primary street setback is 
0m) 

 Interface Height - Buildings constructed within a building envelope 
provided by a 45 degree plane measured from a height of 3 metres 
above natural ground level at the boundary of an allotment used for 
residential purposes within a neighbourhood-type zone as shown in the 
following diagram 

 

 

The proposed policy changes are shown in Attachment C. 
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3. WHAT ARE THE NEXT STEPS FOR THIS CODE AMENDMENT? 

3.1. Engagement 

Engagement on the 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; and 

• engagement processes are reviewed and improved. 

An Engagement Plan has been prepared for this Code Amendment to ensure that 
engagement will be conducted and measured against the principles of the Charter.  
For more information on the Community Engagement Charter go to the SA Planning 
Portal at (www.plan.sa.gov.au). 

A summary of the engagement that is occurring for this Code Amendment is as 
follows: 

 A copy of the draft Code Amendment, mapping changes, consultation 
materials (and Engagement Plan) will be available on the Plan SA website at 
www.plan.sa.gov.au 

 Advertisement in the digital edition of “The Advertiser” across the consultation 
period. 

 Article in the Town of Walkerville “Around Town” Publication 
 Signage installed on the affected area 

 Hard copies of the Code Amendment made available at no cost at the Town 
of Walkerville municipal office at 66 Walkerville Terrace, Gilberton SA 5081 
and the Walkerville Library. 

 Community Drop-in Sessions being held Saturday 13th November between 
10am and 12pm and Tuesday 23th November between 5:30pm and 7:30pm at 
the Buckingham Arms Hotel. 

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

 The following organisations and agencies will receive written correspondence 
providing information about the proposed Code Amendment and opportunities 
to provide feedback: 

o Town of Walkerville (Council) 
o Adelaide City Council 
o Attorney General’s Department – Planning and Land Use Services 
o Local Government Association of South Australia (LGA) 
o Office of Design and Architecture South Australia (ODASA) 
o Environment Protection Authority (EPA) 
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3.2. How can I have my say on the Code Amendment? 

There are several ways in which you can provide feedback on the Code Amendment.  
This includes: 

 An online feedback form available from: 
www.plan.sa.gov.au/en/code_amendments 

 In writing, either via: 

 Email: engagement@holmesdyer.com.au - attention to 1 Walkerville 
Terrace, Gilberton Code Amendment 
 

 In writing:  c-/ Holmes Dyer Pty Ltd, Level 3, 15 Featherstone Place, 
Adelaide SA 5000 - attention to 1 Walkerville Terrace, Gilberton Code 
Amendment 

 

3.3. What changes to the Code Amendment can my feedback influence? 

The Code Amendment seeks to introduce the ‘Urban Corridor (Living) Zone’ over the 
Affected Area, and subsequently replacing the current ‘Local Activity Centre Zone’.  
The new Zone will apply an appropriate policy framework to the entire Affected Area 
and formally recognise its designation as a strategic ’gateway’ site within key State 
and Local Government planning strategies, given its location on a major intersection 
at the entrance to the Walkerville Council area, and on the edge of the Adelaide Park 
Lands. 

Importantly, the Minister for Planning and Local Government has advised that the 
scope of the Code Amendment must be limited to the spatial application of the 
existing Zones, Subzones and Overlays, as well as the Technical and Numerical 
Variations under the Planning and Design Code. In effect, this means that the scope 
of the Code Amendment is limited to the selection of existing Zones, Subzones and 
Overlays from the Planning and Design Code. Also, the introduction of site-specific 
policies is limited to the existing range of Technical and Numerical Variations which 
may apply within the selected Zone. 

With the above in mind, feedback from the community and key stakeholders is sought 
in relation to the following matters:  

 Whether the investigations associated with the Code Amendment have 
appropriately addressed the following key issues: 

o Transport and parking impact; 

o Impacts on the values of a Local Heritage Place; 

o Stormwater impact; 

o Interface impact (including noise, overshadowing and visual appearance); and 
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o Infrastructure and servicing capacity and augmentation capability; 

 Whether the proposed ‘Urban Corridor (Living) Zone’ is the most appropriate 
zone for the Affected Area; and  

 Whether the proposed maximum height of up to 6 building levels, and up to 24.5 
metres in height (with incentive policies that could allow for possible taller 
buildings) is appropriate for the Affected Area and surrounding context. 

3.4. What will happen with my feedback? 

Holmes Dyer, on behalf of Pierce Matthews Pty Ltd, Buckingham Arms Hotel Pty Ltd, 
GBS Café Pty Ltd and Seymews Nominees Pty Ltd (the Designated Entity), is 
committed to undertaking consultation in accordance with the principles of the 
Community Engagement Charter and is genuinely open to considering the issues 
raised by people in the community. 

All formal submissions will be considered by the Designated Entity when determining 
whether the proposed Amendment is suitable and whether any changes should be 
made. 

Each submission will be entered into a register and you will receive an email 
acknowledging receipt of your submission.  Your submission will be published on the 
SA Planning Portal.  Personal addresses, email and phone numbers will not be 
published, however company details will be. 

The Designated Entity will consider the feedback received in finalising the Code 
Amendment and will prepare an Engagement Report which will outline what was 
heard during consultation and how the proposed Code Amendment was changed in 
response to submissions. 

The Engagement Report will be forwarded to the Minister, and then published on the 
SA Planning Portal. 

3.5. Decision on the Code Amendment 

Once the Engagement Report is provided to the Minister, the Commission may 
provide further advice to the Minister (at the Minister’s request), if the Code 
Amendment is considered significant. 

The Minister will then either adopt the Code Amendment (with or without changes) or 
determine that the Code Amendment should not proceed.  The Minister’s decision 
will then be published on the SA Planning Portal. 

If adopted, the Code Amendment will be referred to the Environment Resources and 
Development Committee of Parliament (ERDC) for their review.  The Commission will 
also provide the Committee with a report on the Code Amendment, including the 
engagement undertaken on the Code Amendment and its compliance with the 
Community Engagement Charter. 
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4. ANALYSIS 

4.1. Strategic Planning Outcomes 

4.1.1. Summary of Strategic Planning Outcomes 

The Code Amendment achieves the following strategic planning outcomes 
sought under relevant local, regional and state policy: 

 Preserves the heritage values of the Local Heritage Place 
(Buckingham Arms Hotel); 

 Enables an increase in building height and built form intensification 
within the Affected Area, in the context of the locality, and the Affected 
Area’s designation as a key ‘gateway’ under relevant strategic policies; 

 Appropriately manages the interface with major road corridors and any 
impacts of future development on movement networks, including 
surrounding roads, footpath and cycleways;  

 Enables the provision of infrastructure and services, such water, 
sewer, power and the management of stormwater;  

 Appropriately manages the interface between the proposed Urban 
Corridor (Living) Zone and surrounding Established Neighbourhood 
Zone; and 

 Enables the Affected Area to accommodate anticipated future land 
uses. 

These Strategic Planning Outcomes have informed and shaped the 
various investigations that have been undertaken during the preparation 
of the Code Amendment. 

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 (for example, the Environmental 
Protection Agency for contaminated land).  The Code (including any Code 
Amendments) must comply with any principle prescribed by a State 
Planning Policy. 

The SPP outlines 16 policies which sets out the overarching goals for the 
State and requirements for the planning system of which the following are 
of specific relevance to this draft Code Amendment: 

 SPP 1 – Integrated Planning: Integrated planning coordinates the 
strategic use of land with the necessary services and infrastructure. 
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 SPP 2 – Design Quality: Good design improves the way our buildings, 
streets and places function, making them more sustainable, more 
accessible, safer and healthier.  

 SPP 3 – Adaptive Reuse: Adaptive reuse of buildings, sites and places 
can have cultural, social, economic and environmental benefits.  It can 
rejuvenate neighbourhoods and strengthen a sense of place and 
familiarity with the surrounding environment. 

 SPP 6 - Housing Supply and Diversity: Our planning system must 
enable the sufficient and timely supply of land and a variety of housing 
choices at appropriate locations.  

 SPP 11 – Strategic Transport Infrastructure: The economic and social 
prosperity of South Australia relies on a transport system that is safe, 
integrated, coordinated, dependable and sustainable. 

The draft Code Amendment is consistent with these key policy directions.  
By facilitating opportunities for residential and non-residential development 
in this strategic location, adjacent high frequency public transport, services 
and open spaces will aid in the creation of a vibrant and walkable community 
and support a shift towards more sustainable and active transport modes. 

The desire for increased density for development within an established 
urban context requires emphasis on good design outcomes and the draft 
Code Amendment seeks to ensure sufficient policy coverage is provided to 
deliver quality and contemporary design outcomes for the development of 
the Affected Area.  

The draft Code Amendment will also facilitate opportunities for the adaptive 
reuse of a Local Heritage Place (the Buckingham Arms Hotel), while offering 
opportunities to sensitively rejuvenate the Gilberton neighbourhood. 

This Code Amendment is therefore considered to be consistent with the 
State Planning Policies as described above, and further shown in 
Attachment D. 

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 within a region.  This can 
include land use integration, transport infrastructure and the public realm. 

The 30 Year Plan for Greater Adelaide (2017 update) is the Regional Plan 
considered in relation to this draft Code Amendment. 

The draft Code Amendment supports the policies of the Regional Plan as 
follows: 

 Facilitate additional housing opportunities at increased densities within 
an established urban area. 



22 
 

 Allow for infill growth opportunities within a strategic ‘gateway’ site close 
to public transport routes. 

 Facilitate opportunities for greater housing diversity to meet changing 
household needs. 

 Regenerate and renew the Gilberton neighbourhood by encouraging 
higher density housing within walking distance of the Walkerville Town 
Centre and Adelaide Park Lands. 

 Promote greater certainty to undertake development and provide 
opportunities for innovative outcomes. 

 Encourage the innovative and sustainable reuse of a Heritage Place. 

 Require good urban design outcomes. 

 Encourage upgrades to the streetscape and public realm. 

 Facilitating future development outcomes which do not adversely impact 
the road transport network surrounding the Affected Area.  

 Require stormwater management to consider Water Sensitive Urban 
Design principles (WSUD). 

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.  Refer to the SA Planning Portal for more information on the 
Commission’s program for implementing Regional Plans throughout South 
Australia. 

Where 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 policy documents 

Inner Metro Rim Structure Plan, DPTI (2012) 

The Code Amendment has been informed by the ‘Inner Metro Rim Structure 
Plan’ prepared by the then Department of Planning, Transport and 
Infrastructure (DPTI) in September 2012.   

The preparation of Structure Plans is a central part of implementing the ‘30 
Year Plan’.  Structure Plans are intended to spatially represent the 
objectives for a particular area and detail the range and location of land 
uses, including activity centres, transit corridors and new growth areas. 
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The Inner Metro Rim Structure Plan is a key strategic document guiding 
future development for the Affected Area (and other inner metropolitan 
areas).   

The Inner Metro Rim Structure Plan acknowledges that the inner 
metropolitan rim is one of the areas where higher density, mixed-use 
developments within 800 metres of activity centres, and mass transit 
corridors will provide opportunities for people to access local services, 
recreation and shopping, within an easy walk from their home. 

As illustrated in Figure 1.6 below, the Structure Plan specifically identifies 
the Affected Area as a proposed 'City Gateway (Robe Terrace)’. 

The draft Code Amendment supports the intent of the Inner Metro Rim 
Structure Plan which identified specific ‘actions’ for ‘City Gateway (Robe 
Terrace)’ as follows: 

 Develop the intersection at Northcote Terrace as a gateway to the city 
with an increased concentration of activity, quality-built form and public 
realm, and achieve greater engagement with the Park Lands.  

 Encourage commercial and home office use at the street level with 
residential above (4-6 storeys). 

 Promote strong built form and parking provision at the rear for new infill 
development. 

  



24 
 

 

Figure 1.6 Inner Metro Rim Structure Plan – Sector Plan 02_Medinidie-St Peters 
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Living in the Town of Walkerville – A Strategic Community Plan, Town 
of Walkerville - (2020-2024) 

The '2020-2024 Living in the Town of Walkerville: A Strategic Community 
plan' (the 'Community Plan') focusses on seven key pillars which are 
supported by their own 'objectives' and 'desired outcomes' and which are 
intended to build a resilient Township for future generations. Importantly, 
the Community Plan seeks to facilitate the creation of "A liveable, cohesive, 
safe, active and sustainable township". 

The draft Code Amendment contributes to achieving the vision of the 
Community Plan by unlocking the development potential of a key site at the 
entrance to the Walkerville Council area, which will activate the streetscape 
and provide additional accommodation options for the local community. 

 

A Connected Community – The Town of Walkerville Urban Masterplan 
(2020) 

The ‘Town of Walkerville Urban Masterplan’ (the ‘Masterplan’) provides a 
vision and direction for the future development of Walkerville over a 30 to 
50-year period. It outlines a range of opportunities, directions and options 
that aim to reinforce, reinvigorate and regenerate the town’s urban fabric, 
increase urban density and create an attractive and vibrant environment for 
the community of Walkerville. 

The draft Code Amendment aligns with several key Objectives and 
Outcomes of the Masterplan as follows: 

Objectives 

 Progress the urban character of Walkerville, while recognising its 
unique history and culture 

 Increase pedestrian movement and safety, and create an accessible 
and connected community 

 Stimulate and encourage retail and economic growth potential 
 Develop identifiable gateways and entrances into Walkerville 

Outcomes 

 An increased residential density to the southern edge of the Council 
areas that represents a gross density of 23-45 dwelling per hectare 

 Wide range of dwelling types to meet the anticipated population growth, 
demographic changes over the next 30 years, fostering the idea of 
‘cradle to grave’ communities 

 Improved Streetscapes including stormwater collection, amenity and 
biodiversity 

 Creation of a dynamic urban realm that is focussed on creating a 
sustainable well connected community 
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Further, the Masterplan identified a number of Structure Plans to guide 
future policy and urban design initiatives over a 30-40-year period. 

In particular, and as illustrated in Figure 1.7 below, the Masterplan identifies 
the Affected Area as an ‘important arrival gateway to the town from the city’, 
to be delivered as a key action of the Structure Plan. 

Figure 1.7 - Urban Masterplan – ‘Gateway’ Recognition of Affected Area 

 

The draft Code Amendment will assist Council in delivering on this key 
action and facilitate development within the Affected Area as a key 
‘gateway’, as well as supporting opportunities for increased residential 
densities, housing choice and a revitalised urban realm. 

 

Town of Walkerville - Open Space Strategy (2020-2025) 

The ‘Open Space Strategy’ is primarily geared towards the management 
and prioritisation of public open spaces and open space network 
connections across the Council area. 

The strategy identifies several key open space assets across the Council 
area. The River Torrens Linear Park follows the southern edge of the 
Council Area and forms the greatest spatial component of this open space 
network, with the Affected Area located approximately 500 metres to the 
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east.  The closest point of access to the Linear Park from the Affected Area 
is adjacent the Gilberton Swing Bridge, which is approximately a 9-minute 
walk from the site. 

In addition, and while outside the Council area, the Adelaide Park Lands 
offers significant open space opportunities, and is located to the south of 
the Affected Area. 

The Strategy identifies a number of ‘Best Practice Principles’ to guide the 
provision and management of open space within the Council Area.  These 
Principles are summarised as follows: 

 Accessibility – Open space will be accessible for all members of the 
community. This will include access for persons using a wheelchair, 
persons pushing a pram and the elderly. 

 Distribution and Connectivity – infrastructure investment in open 
spaces will be distributed equitably to ensure that all residents have 
access to high quality open space for recreation. 

 Open Space Provision – the use of existing open space is maximised. 

 Sustainability and Biodiversity – the open space network will promote 
shared use of space and facilities, along with being adaptable with time 
and changing social trends. 

 Safety – Open space (and the journey to open space) will be designed 
and located to be safe spaces for all users. 

 Amenity – open space will provide a high degree of amenity for users 
and adjacent residents. 

 Community Pride – Open space should foster a sense of community 
pride and ownership. 

 Size and Function – Open space will provide scope for a diverse range 
of activities and uses. 

The draft Code Amendment is of relevance to the principles of ‘Accessibility’ 
and ‘Open Space Provision’ given that future development of the Affected 
Area for residential purposes will increase residential densities in 
reasonable proximity to existing and accessible open space networks, 
which will assist to maximise their usage. 

 

Living in Walkerville – Wellbeing for Every Age (2016-2020) 

The ‘Wellbeing for Every Age’ strategy articulates Council’s vision to 
enhance quality of life and facilitate activities and organisations that 
advocate for a range of ages and groups, as well as for inclusivity and 
cultural diversity, active ageing, and home support.  The strategy 
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encompasses several key themes, including ‘Active Ageing’ and ‘Support at 
Home’. 

Each ‘Theme’ includes specific ‘Initiatives’, and ‘Desired Outcomes’ to 
assist Council with delivery of the overarching objectives of the plan.  The 
draft DPA aligns with the following key Themes: 

Disability 

Initiative: 

Accessible communities. 

Desired Outcomes 

o Local buildings and public spaces are accessible for 
people with disabilities. 

o Healthy lifestyle is promoted 

Active Ageing 

Initiative: 

Enhanced health and well-being. 

Desired Outcomes 

o Active Living is promoted and encouraged. 

o Healthy lifestyle is promoted 

The draft Code Amendment will assist Council to deliver these key ‘Themes’ 
by facilitating opportunities for mixed-use development outcomes which 
include greater housing diversity to meet changing household needs, and 
opportunities for improved streetscape and public realm outcomes, as well 
as increased accessibility to local services and public open spaces such as 
the Adelaide Park Lands. 

 

Town of Walkerville - Disability Access and Inclusion Plan (2018-2020) 

The ‘Disability Access and Inclusion Plan’ represents Council’s commitment 
and contribution towards progressing the objectives of the Disability 
Discrimination Act 1992. 

In general, the plan aims to identify and address barriers to inclusion and to 
identify and action improvements that will achieve accessible and inclusive 
communities, agencies and practices for people living with disability. 

The Plan specifies 6 Key Outcomes, and each Outcome identifies several 
‘Focus Areas’ and ‘Actions’.  

The following Outcomes are relevant to the draft Code Amendment: 

Outcome 7.2 
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Accessible buildings, streets and open spaces. 

 Focus Area 1 
Meeting Disability Discrimination Act, Building Code of Australia or 
Australian Standards in buildings, public realm and facilities. 

Outcome 7.5 

Proactive planning and building assessment processes. 

 Focus Area 1 
Development planning and Assessment 
o Action 1 

DDA requirements will be integrated into the development approval 
process and Development Plan Amendments 

Future development within the Affected Area, in particular where there anticipated 
increases to residential densities, should align with Outcomes 7.2 and 7.5. The draft 
Code Amendment will assist Council to deliver on these key Outcomes, and it is 
anticipated that future development will be designed and assessed (both at the 
planning and building assessment stages) to ensure delivery of buildings and spaces 
which maximise accessibility for older people and people living with a disability. 

4.2. Infrastructure planning 

The investigations undertaken during the preparation of this draft Code Amendment 
(refer to section 4.3) have demonstrated that the Affected Area is currently serviced 
by existing infrastructure which has sufficient capacity and augmentation capability to 
accommodate the types of development envisaged within the proposed ‘Urban 
Corridor (Living) Zone’. 

More specifically, appropriate vehicular access is available via the surrounding road 
network, water and sewer services are provided by SA Water along the adjoining 
roads, an appropriate power supply is available, and stormwater generated by future 
development can be discharged appropriately to the Council’s drainage system. 

On this basis, sufficient infrastructure is available to service the anticipated future 
development within the Affected Area without requiring significant upgrade. 

4.3. Investigations 

4.3.1. Investigations undertaken 

The extent of investigations that have been undertaken as part of the Code 
Amendment process have been agreed by the Minister in the ‘Proposal to 
Initiate a Code Amendment’. 

The following investigations have been undertaken to inform this Code 
Amendment: 

 Contextual analysis; 
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 Review the suitability of the application of the Urban Corridor (Living) 
Zone; 

 Review of the desired urban form and densities; 

 Transport Impact Assessment; 

 Heritage Considerations; 

 Infrastructure and Servicing Investigations; 

 Interface / Integration with Surrounding Land; 

 Building Performance & Amenity;  

 Mature Trees; and 

 Waste Management. 

In addition, the Minister for Planning and Local Government has also 
specified the following investigations to be undertaken to support the Code 
Amendment: 

 Consideration of the spatial application of the Design Overlay to the 
Affected Area to address the design of the development of 4 storeys 
and above and to ensure a referral to the Government Architect for 
advice (to the State Commission Assessment Panel) on how a 
particular development contributes to meeting the Office of Design 
and Architecture South Australia’s ‘Principles of Good Design’. 

 Consideration of the spatial application of the Noise and Air 
Emissions Overlay to the Affected Area to provide policy guidance to 
protect new sensitive development from noise and air emissions 
generated from major transport corridors and mixed use 
development. The Overlay is also used as the trigger for application 
of Ministerial Building Standard MBS 010 – Construction 
requirements for the control of external sound. 

Further details on investigations undertaken in support of the Code 
Amendment are included below while any associated reports are included 
in Attachment E. 

4.3.2. Contextual Analysis 

As discussed within the Section 2.4.1 of this document, the Affected Area is 
currently located within the Local Activity Centre Zone. 

The Affected Area wholly contains the Buckingham Arms Hotel and the 
hotel at-grade car parking area, comprising a total of eleven (11) contiguous 
land parcels. The collective area of Affected Area is approximately 
6,200sqm. 

The Buckingham Arms Hotel, a Local Heritage Place, is located within the 
Affected Area.  However, the heritage listing is limited to the external form, 
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materials and detailing of the Hotel which is situated within the 
southernmost portion of the Affected Area.  The heritage listing does not 
include those later additions and alterations which extend to the north and 
north-east of the original Hotel. 

In general terms, the Affected Area gently slopes from north to south. 

The local road network surrounding the Affected Area is a dominant visual 
and spatial element and comprises the five-way intersection of Robe 
Terrace/Northcote Terrace/Walkerville Terrace/Park Terrace/Mann Road.  
As will be discussed within Section 4.3.5 below, both Walkerville Terrace 
and Northcote Terrace are serviced by high-frequency bus services. 

Figure 1.8 Affected Area – Contextual Analysis 

 

 

The context surrounding the Affected Area is described as follows: 

 To the west of the Affected Area, is the Medindie Historic Area (Walk2) 
(under the Historic Area Overlay) located within the Established 
Neighbourhood Zone and Local Activity Centre Zone. Land uses 
primarily comprise of 1 and 2 storey detached residential dwellings, 
with a small group of commercial uses of 1 and 2 storey, within the 
Local Activity Centre Zone.  There is also unit style (Residential Flat 
Buildings) development located on the western side of Northcote 
Terrace.  The area to the west of the Affected Area includes several 
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‘Representative Buildings’ fronting Northcote Terrace as demonstrated 
in Figure 1.8 above; 

 To the north of the Affected Area, located within Gilberton Character 
Area (under the Character Area Overlay) and within the Established 
Neighbourhood Zone, land uses are residential in nature, with the 
exception of the consulting room (Rose Family Chiropractic) located 
immediately adjacent the northern boundary of the Affected Area (and 
fronting Northcote Terrace).  Facing Northcote Terrace, residential 
uses comprise 1 and 2 storey buildings, which includes a mix of 
‘character’ housing and contemporary infill development.  Fronting 
Walkerville Terrace, there are a number of single storey residential flat 
buildings in a group arrangement, recognised as ‘Buckingham Close’; 

 To the east of the of the Affected Area, within the Historic Area Overlay, 
is the Gilberton South Historic Area (Walk5) and Gilberton North 
Historic Area Statement (Walk4) and located within the Established 
Neighbourhood Zone, land uses primarily comprise 1 and 2 storey 
residential dwellings, with a mix of ‘character’ and contemporary 
housing stock. Several ‘Representative Buildings’ are located in this 
area. An SA Water Pump Station is located at the corner of Walkerville 
Terrace and Park Terrace within the ‘Local Activity Centre Zone’, and 
includes the ‘entry statement’ for Walkerville Council; and 

 To the south of the Affected Area, is the Adelaide Park Lands located 
within the Adelaide Park Lands Zone (City of Adelaide). 

Residential development surrounding the Affected Area is generally of a 
‘low density’1 although ‘Buckingham Close’, which is located immediately to 
the north-east of the Affected Area has a density of approximately 36 
dwellings per hectare which is considered to be at the lower end of the 
‘medium density’ scale2. 

Beyond the immediate locality, the following areas of interest are in 
reasonable proximity of the Affected Area: 

 The ‘centre’ of the Town of Walkerville begins approximately 500 
metres to the north-east of the Affected Area.  The Town Centre 
provides for a range of civic, retail, entertainment, and other services. 

 Approximately 450 metres south of the Affected Area, is Melbourne 
Street in North Adelaide which offers a range of retail, entertainment, 
and other services. 

 In terms of open space: as mentioned above, the Adelaide Park Lands 
are located to the south of the Affected Area.  Approximately 400 
metres to the east of the Affected Area is the River Torrens Linear park 

 
1 ‘Low Density’ means less than 35 dwellings per hectare, as defined within Part 8 of the Planning and Design Code (Version 2021.14 – 23 
September 2021) 
2 ‘Medium Density’ means 35 – 70 dwellings per hectare, as defined within Part 8 of the Planning and Design Code (Version 2021.14 – 23 
September 2021) 
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Trail, while Walkerville Oval is located approximately 800 metres to the 
north-east. 

 Several community buildings and facilities are in reasonable proximity 
of the Affected Area. For example, the Community Interest Portal 
provided by Consumer and Business Services (CBS) indicates there 
are 19 ‘schools’ within 2km of the Affected Area including pre-schools, 
primary and secondary schools. 

 The Adelaide CBD is located approximately 2km’s to the south of the 
Affected Area. 

As identified within Section 4.1.1 above, the Affected Area forms an integral 
part of the ‘gateway’ to the Town of Walkerville.  This is given visual 
recognition by placement of the existing ‘Welcome to the Town of 
Walkerville’ entry statement located adjacent the SA Water Pump Station, 
and immediately east of the Affected Area to  (refer Figure 1.9 below). 

Figure 1.9 ‘Welcome to the Town of Walkerville’ entry statement 

 

 

The contextual analysis confirms the Affected Area is appropriately located 
to support its future development as a ‘gateway’ site.  In particular, the 
analysis suggests the Affected Area is appropriately located to support 
medium density residential development, given its proximity to transport 
linkages, open space networks, retail, community and other services.   

As will be discussed in greater detail below, the contextual analysis 
highlights that future development outcomes must have appropriate regard, 
sensitivity, and integration with the Buckingham Arms Hotel (‘Local Heritage 
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Place’), as well as to the existing transport network and at its interface with 
surrounding low-medium density residential development. 

4.3.3. Proposed Zone 

The draft Code Amendment has investigated the application of the ‘Urban 
Corridor (Living) Zone’ to facilitate sensitive infill development in the form of 
medium-net residential density housing and suitable non-residential uses, 
which is compatible with the context and character of the locality. 

The Urban Corridor (Living) Zone will facilitate a more intense development 
outcome for primarily residential purposes within the Affected Area which is 
identified as a strategic ‘gateway’ site by key State and Local Government 
planning strategies. This reflects its location on a major intersection, at the 
entrance to the Walkerville Council area and on the edge of the Adelaide 
Park Lands. Therefore, it is logical that the planning policies guiding future 
development in the Zone should reflect its 'gateway' status. 

Review of Potential Alternative Zones 

A review of potential suitable alternative zones has been conducted 
including possible alternative corridor, activity centre, main street and 
neighbourhood type zones. 

Most neighbourhood zones within the Planning and Design Code 
predominantly support and focus on residential development in urban and 
suburban areas as well as greenfield residential developments. Whilst the 
‘Urban Neighbourhood Zone’ does facilitate mixed use development 
outcomes, this Zone generally applies to large infill and regeneration areas. 

Most activity centre zones (including the Locally Activity Centre Zone that 
currently applies to the Affected Area) focuses on shops, office and 
commercial development in designated ‘activity centres’ with residential 
development where it will not prejudice the operation of non-residential 
uses. 

The ‘Suburban Main Street Zone’ accommodates small to medium-sized 
activity centres servicing a local or neighbourhood area. Within this Zone 
development will primarily comprise shops, offices and consulting rooms 
and residential development appropriate only in conjunction with non-
residential development.    

Possible alternative Urban Corridor Zones include the ‘Urban Corridor 
(Boulevard) Zone’, ‘Urban Corridor (Business) Zone’ and ‘Urban Corridor 
(Main Street) Zone’.  The ‘Urban Corridor (Boulevard) Zone’ generally 
applies to significant Boulevards (e.g. Anzac Highway and Greenhill Road) 
and allows for generous landscaping to frame the corridor with tall 
articulated building facades. The primary focus of the ‘Urban Corridor 
(Business) Zone’ is to provide for a large range of non-residential 
development. The ‘Urban Corridor (Main Street) Zone’ supports a mix of 
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medium and high-density urban development along main road corridors 
which display main street qualities (typified by highly activated, fine-grain, 
narrow building frontages with frequent pedestrian entry points) and provide 
both day-time and night-time activation. 

Accordingly, the ‘Urban Corridor (Living Zone) Zone’ is considered most 
appropriate for the Affected Area as it supports the development of a higher-
intensity, vibrant, mixed use corridor with a greater proportion of housing 
than retail or commercial activities, with non-residential forms of 
development typically located on ground and lower building levels. 

Adoption of the Urban Corridor (Living) Zone 

The ‘Guide to the Phase Three (Urban Areas) Planning and Design Code 
March 2021’ prepared by the Attorney General’s Department provides 
useful guidance in relation to land uses and the intended intensity/location 
of development sought by the Urban Corridor (Living) Zone, under the 
Planning and Design Code: 

Urban Corridor (Living) Zone 

Zone outcome 

This zone supports the development of high-intensity, vibrant, mixed use 
corridors, which include a variety of new housing choices along with a 
range of complementary retail and commercial activities. Development will 
generally have a greater proportion of housing than retail or commercial 
activities. Non-residential forms of development will typically be located on 
ground and lower building levels. 

The zone appears adjacent to a number of main road corridors; e.g., 
Fullarton Road, Anzac Highway, Henley Beach Road, Prospect Road and 
Lower North East Road. 

Does the zone include Subzones? 

The zone includes one subzone: 

‘Urban Corridor Living Retail Subzone’ 

This subzone seeks additional neighbourhood-scale shopping, business, 
entertainment and recreation facilities to provide a focus for business and 
community life, and most daily and weekly shopping needs of the 
community. 

The Urban Corridor (Living) Zone is therefore a mixed-use zone which 
accommodates a range of compatible non-residential and medium to high-
density residential land uses, oriented towards a high frequency public 
transport corridor.  

The Desired Outcomes for the Zone are as follows: 

DO 1 A mixed use area with a strong residential focus that provides a diverse 
range of medium density housing options primarily in multi-level medium 
rise buildings supported by compatible non-residential land uses oriented 
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towards a primary road corridor, high frequency public transport route, 
activity centre or significant open space 

DO 2 Non-residential activities that enhance convenient day to day living for 
nearby residents and encourage small group and intimate social 
gatherings that is contextually appropriate to a compact residential 
amenity. 

The Zone anticipates a diversity of housing, including row dwellings, 
residential flat buildings and multi-storey buildings that incorporate 
affordable housing opportunities. 

The Zone seeks to protect and maintain the function of adjacent transit 
corridors, seeking to minimise on-street parking and access points. 

The location and scale of buildings should achieve high quality urban design 
outcomes, with the greatest height, mass and intensity focused at the main 
road frontage.  Buildings at the periphery of the Zone should offer an 
appropriate transition, and lower scale and intensity to minimise impacts on 
adjacent zones. 

The non-residential land uses in the Zone should seek to provide 
conveniences based activities for the day to day needs for the local 
community.  Importantly, the Zone seeks to limit the extent of retail (shops) 
to a floor area of 500 square metres or less, as follows: 

PO1.2 A range of small to medium scale non-residential uses, services and 
facilities such as shops, offices and consulting rooms that meet the day 
to day needs for the local community. 

and 

DTS/DPF 1.2 Shop, office, or consulting room uses not exceeding a maximum 
gross leasable floor area of 500m2 

This is an appropriate outcome to ensure that future retail development 
within the Affected Area supports the ongoing role and function of the 
balance of land remaining within the ‘Local Activity Centre Zone’ (to the 
north and south of the Affected Area) and to also ensure that it does not 
compromise the role, function and primacy of the existing ‘Suburban Activity 
Centre Zone’ located approximately 500 metres to the north-east of the 
Affected Area, within the Walkerville Town Centre. The application of the 
proposed Urban Corridor (Living) Zone over the Affected Area would 
therefore complement the role of the remaining Local Activity Centre Zone 
by supporting a range of small-scale shops, offices and businesses whilst 
not undermining the role and function of the larger existing Suburban 
Activity Centre Zone that provides neighbourhood-scale shopping and other 
business services to the surrounding neighbourhood and district. 

For these reasons the Urban Corridor (Living) Zone is considered the most 
appropriate policy response to facilitate the following outcomes: 
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 A medium density residential area supported by local shops, offices, 
and community land uses; 

 A highly varied built streetscape allowing multiple built form design 
responses that support innovative housing and mixed-use 
development; 

 Supports building heights up to 6 storeys (24.5 metres) with incentive 
policies which could allow for possible taller built form; and 

 Encourages development to provide a strong built form presence to the 
primary road corridor (0 metre setback). 

Zone Structure and Framework 

Pursuant to section 73(2)((b)(iv) a proposal to amend a the Planning and 
Design Code may only be initiated by a person who has an interest in land 
and who is seeking to alter the way in which the Planning and Design Code 
affects that land. 

On this basis, as a proponent initiated Code Amendment it is not possible 
for the Designated Entity to seek to rezone land outside of the Affected Area. 
The balance of land within the current Local Activity Centre Zone will 
therefore remain within two (2) separate segments including: 

 One contiguous zone fronting Robe Terrace comprising part of Robe 
Terrace as well as: 

 Four (4) land parcels adjacent the intersection of Robe Terrace 
and Northcote Street measuring approximately 2,150m2 
comprising detached dwellings, offices and a photography 
Studio; and  

 Two (2) land parcels occupied by the SA Water Gilberton Pump 
Station, occupying an area of approximately 1,650 m2; and 

 A single triangular shaped land parcel to the north of the Affected 
Area fronting Northcote Terrace which measures approximately 
630m2 and is presently occupied by a consulting room (Rose Family 
Chiropractic). 

The existing use of land within the remaining Local Activity Centre Zone 
(including offices, consulting rooms and dwellings) are all land uses 
contemplated within this Zone.  Whilst the balance of the remaining Local 
Activity Centre Zone fronting Northcote Street is relatively small in size and 
comprises only a single land parcel, it will still maintain an appropriate 
transition between the proposed Urban Corridor (Living) Zone and the 
existing Established Neighbourhood Zone to the north by accommodating 
retail, office, health and community facilities, services and other businesses 
to services to the local community to a maximum height of three (3) storeys. 
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4.3.4. Desired Urban Form and Densities 

The intent of the Code Amendment is to facilitate a future mixed-use 
development outcome, which supports medium density housing, along with 
complementary non-residential land uses.   

To facilitate a degree of flexibility and support innovative and adaptable 
development outcomes, as well as recognising the ‘gateway’ status of the 
Affected Area, it is recommended that the future policy framework 
appropriately accommodates building heights of up to 6-storeys 
(approximately 24.5 metres). 

On this basis, and as outlined in Section 2.4.2 above, the draft Code 
Amendment adopts the following Technical and Numerical Variations to 
align with the desired outcome of development up to 6-storeys: 

 Maximum Building Height (Levels) (Maximum building height is 6 levels) 

 Maximum Building Height (Metres) (Maximum building height is 24.5 
metres) 

Density 

A key objective of the draft Code Amendment is to facilitate opportunities 
for medium density residential development, which will seamlessly integrate 
with surrounding residential areas (which comprises low-medium density 
housing) and takes advantage of the Affected Area’s location and proximity 
to public transport, services and open space. 

Part 8 of the Planning and Design Code (Version 2021.14 – 23 September 
2021) quantifies medium density as meaning ‘35 to 70 dwelling units per 
hectare’. 

Based on a site area of approximately 6,200sqm, ‘medium density’ 
development within the Affected Area would enable delivery of 
approximately 22 to 44 dwelling units. 

It is anticipated that the Affected Area could potentially accommodate more 
than a ‘medium density’ form of development, provided it is appropriately 
serviced and integrated within the locality.  However, to ensure consistency 
with surrounding areas, and to deliver a balanced density outcome across 
the Affected Area, a medium density range (in the order of 35-70 dwellings 
per hectare) is considered to be the most appropriate policy outcome for the 
draft Code Amendment. 

Building Height – Interface 

To facilitate a degree of flexibility and support innovative and adaptable 
development outcomes, as well as recognising the ‘gateway’ status of the 
Affected Area and to align with the key strategic drivers discussed in Section 
4.1 of this document, it is recommended that the future policy framework 
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accommodates building heights of up to 6-storeys (approximately 24.5 
metres). 

Importantly, future building heights must be designed and assessed to 
ensure there are no unreasonable impacts to surrounding and adjacent 
sites, particularly where the development adjoins existing residential uses 
in neighbourhood zones. This is particularly important in terms of associated 
‘amenity’ impacts such as overshadowing, visual impacts, visual privacy 
and acoustic privacy. 

Having regard to the location and orientation of the Affected Area, it is 
anticipated that overshadowing impacts associated with future development 
will be limiting, with the shadow falling south, in the direction of the adjacent 
road network (rather than adjoining properties). The interface zone 
provisions are discussed further in Section 4.3.8. below. In addition, the 
Planning and Design Code contains a number of existing ‘General 
Development Policies to ensure new development, does not unreasonably 
impact on existing land uses including: 

Design in Urban Areas 

DO 1 Development is: 

(a) contextual - by considering, recognising and carefully responding to 
its natural surroundings or built environment and positively 
contributing to the character of the locality 

(b) durable - fit for purpose, adaptable and long lasting 
(c) inclusive - by integrating landscape design to optimise pedestrian and 

cyclist usability, privacy and equitable access and promoting the 
provision of quality spaces integrated with the public realm that can 
be used for access and recreation and help optimise security and 
safety both internally and within the public realm, for occupants and 
visitors 

(d) sustainable - by integrating sustainable techniques into the design and 
siting of development and landscaping to improve community health, 
urban heat, water management, environmental performance, 
biodiversity and local amenity and to minimise energy consumption. 

PO 1.1 Buildings reinforce corners through changes in setback, articulation, 
materials, colour and massing (including height, width, bulk, roof form 
and slope). 

PO 1.5 The negative visual impact of outdoor storage, waste management, 
loading and service areas is minimised by integrating them into the 
building design and screening them from public view (such as fencing, 
landscaping and built form), taking into account the form of development 
contemplated in the relevant zone. 

PO 9.1 Fences, walls and retaining walls of sufficient height maintain privacy and 
security without unreasonably impacting visual amenity and adjoining 
land's access to sunlight or the amenity of public places. 

PO 10.1 Development mitigates direct overlooking from upper level windows to 
habitable rooms and private open spaces of adjoining residential uses in 
neighbourhood-type zones. 
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PO 10.2 Development mitigates direct overlooking from balconies to habitable 
rooms and private open space of adjoining residential uses in 
neighbourhood type zones 

Interface between Land Uses 

DO 1 Development is located and designed to mitigate adverse effects on or 
from neighbouring and proximate land uses. 

PO 1.2 Development adjacent to a site containing a sensitive receiver (or lawfully 
approved sensitive receiver) or zone primarily intended to accommodate 
sensitive receivers is designed to minimise adverse impacts. 

PO 2.1 Non-residential development does not unreasonably impact the amenity 
of sensitive receivers (or lawfully approved sensitive receivers) or an 
adjacent zone primarily for sensitive receivers through its hours of 
operation having regard to: 

(a) the nature of the development 
(b) measures to mitigate off-site impacts 
(c) the extent to which the development is desired in the zone 
(d) measures that might be taken in an adjacent zone primarily for 

sensitive receivers that mitigate adverse impacts without 
unreasonably compromising the intended use of that land 

PO 3.1 Overshadowing of habitable room windows of adjacent residential land 
uses in: 

(a) a neighbourhood-type zone is minimised to maintain access to direct 
winter sunlight 

(b) other zones is managed to enable access to direct winter sunlight. 

PO 4.1 Development that emits noise (other than music) does not unreasonably 
impact the amenity of sensitive receivers (or lawfully approved sensitive 
receivers). 

PO 6.1 External lighting is positioned and designed to not cause unreasonable 
light spill impact on adjacent sensitive receivers (or lawfully approved 
sensitive receivers) 

Potential buildings heights as a ‘Significant Development’ site 

It is noted that under the Urban Corridor (Living) Zone, the consolidation of 
the parcels within the Affected Area may facilitate future development 
achieving heights up to 30% greater than the proposed maximum building 
heights under the draft Code Amendment (being either up to 6 storeys, and 
up to 24.5 metres). The policy that facilitates this potential outcome is 
outlined in the Urban Corridor (Living) Zone as follows: 

PO 5.1 Consolidation of significant development sites (a site with a frontage over 
25m to a primary road corridor and over 2500m2 in area, which may 
include one or more allotments) to achieve increased development yield 
provided that off-site impacts can be managed and broader community 
benefit is achieved in terms of design quality, community services, 
affordable housing provision, or sustainability features. 

DTS/DPF5.1 Development on significant development sites up to 30% above 
the maximum building height specified in DTS/DPF 3.1 (rounded to the 
nearest whole number) where it: 
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(a) incorporates the retention, conservation and reuse of a building which 
is a listed heritage place or an existing built form and context that 
positively contributes to the character of the local area 

(b) includes more than 15% of dwellings as affordable housing or 
(c) includes at least: 

(i) three of the following: 
A. high quality open space that is universally accessible and is 

directly connected to, and well integrated with, public realm 
areas of the street 

B. high quality, safe and secure, universally accessible 
pedestrian linkages that connect through the development 
site 

C. active uses are located on the public street frontages of the 
building, with any above ground car parking located behind 

D. a range of dwelling types that includes at least 10% of 3+ 
bedroom apartments 

E. a child care centre. 
 

(ii) three of the following: 
A. a communal useable garden integrated with the design of the 

building that covers the majority of a rooftop area supported 
by services that ensure ongoing maintenance; 

B. living landscaped vertical surfaces of at least 50m2 supported 
by services that ensure ongoing maintenance; 

C. passive heating and cooling design elements including solar 
shading integrated into the building; 

D. higher amenity through provision of private open space in 
excess of minimum requirements by 25% for at least 50% of 
dwellings. 

The application of this policy may arguably result in the ability to achieve 
heights of up to 8 storeys, and up to 32 metres, however this would still need 
to be considered in the context of the other policy within the Code, and 
importantly, the ‘Interface Heights’ Technical and Numeric Variation being 
applied to the Affected Area (as outlined in detail within Section 4.3.8). 

Given the irregular shape of the site and policies that protect surrounding 
residential areas from impacts of building massing (which require recessed 
upper-level setbacks from residential interfaces), it is considered that any 
built form above 6 storeys would need to be limited in scale and carefully 
designed noting that any increase in development yield must be justified (ie. 
where off-site impacts can be managed and broader community benefit is 
achieved in terms of design quality, community services, affordable housing 
provisions or sustainability features). 

The Design Overlay 

This Code Amendment also proposes to introduce the ‘Design Overlay’ 
across the whole Affected Area, as outlined in Figure 1.10 below. The 
Desired Outcome of the Design Overlay seeks: 

DO 1 Development positively contributes to the liveability, durability and sustainability of 
the built environment through high-quality design. 
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Figure 1.10 Proposed spatial application of the Design Overlay 

 

Importantly, any future development within the Design Overlay that exceeds 
four (4) buildings levels in height, will trigger a referral to the Government 
Architect (or Associate Government Architect) who have a power of ‘advice’ 
in response to an application.  ‘Advice’ means that the Government 
Architect (or Associate Government Architect) may provide expert design 
advice (as stipulated in the Procedural Matters table of the Design Overlay) 
to the Relevant Authority on how the development: 

 responds to its surrounding context and contributes to the quality and 
character of a place 

 contributes to inclusiveness, connectivity, and universal design of the 
built environment 

 enables buildings and places that are fit for purpose, adaptable and 
long-lasting 

 adds value by positively contributing to places and communities 

 optimises performance and public benefit 
 supports sustainable and environmentally responsible development. 

 

Building Height – Flight Path Height Limits 

The Affected Area is located within the ‘Airport Building Heights (Regulated) 
Overlay’ (All structures over 110 metres) which means where a 
development application proposes a building or structure that exceeds 110 
metres above existing ground level, the development application requires 
referral to the Commonwealth Secretary for the Department of 
Infrastructure, Transport, Regional Development and Communications for 
‘Direction’.  ‘Direction’ means that the Commonwealth Secretary may direct 
the Relevant Authority to either; refuse the application; or if the Relevant 
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Authority decides to approve the development, to impose such conditions 
as the Commonwealth Secretary sees fit. 

Further, where development exceeds 110 metres, the following 
Performance Outcomes and associated Deemed to Satisfy / Designated 
Performance Features (DTS/DPF) of the ‘Airport Building Heights 
(Regulated) Overlay’ apply: 

PO 1.1 Building height does not pose a hazard to the operation of a certified or 
registered aerodrome. 

PO1.2 Exhaust stacks are designed and sited to minimise plume impacts on 
aircraft movements associated with a certified or registered aerodrome 

DTS/DPF 1.1 Buildings are located outside the area identified as 'All structures' (no 
height limit is prescribed) and do not exceed the height specified in the 
Airport Building Heights (Regulated) Overlay which applies to the 
subject site as shown on the SA Property and Planning Atlas. 

DTS/DPF 1.2 In instances where more than one value applies to the site, the lowest 
value relevant to the site of the proposed development is applicable. 

Accordingly, while these provisions do not prevent a building from 
exceeding 110 metres height, the development and building height must be 
appropriately designed and assessed to ensure there is no hazard to aircraft 
operations. 

Notwithstanding, having regard to a recommended maximum building 
height of 6 metres (approximately 24.5 metres), it is expected that future 
building heights in the Affected Area will be significantly below the 110-
metre ‘trigger’ referenced above, and therefore future development is 
unlikely to pose a hazard to aircraft operations. 

4.3.5. Transport Impact Assessment 

GTA Consultants (now Stantec) were engaged to undertake transport 
investigations associated with potential future development of the Affected 
Area.  GTA’s Report is provided in Appendix E. 

Specifically, GTA considered: 

 Existing traffic and parking conditions surrounding the site; 

 Parking demand likely to be generated by the proposed development; 

 Proposed access arrangements for the affected area; 

 Traffic generation characteristics of potential future development; and 

 Transport impact of potential future development on the surrounding 
road network. 

Access Principles 
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GTA recommend the following access principles to support future 
development of the Affected Area and demonstrated below in Figure 1.11: 

 Access points should be located as far as possible from the Walkerville 
Terrace / Northcote Terrace intersection, to deliver improved road safety 
outcomes and minimize traffic impacts at the intersection; 

 Future access can be accommodated via Northcote Terrace and/or 
Walkerville Terrace, and given its location, there are no anticipated sight 
line issues of concern; 

 The specific location of access points should be considered at the 
Development Application phase, and will require consideration of existing 
roadside infrastructure (e.g. stobie poles, underground services, bus 
stops etc.); 

 The impact of right turn movements, on through traffic at the access 
points and methods to manage safety and efficiency of the road network, 
including the provision of left in and left out movements on Northcote 
Terrace should also be considered at the Development Application 
phase; 

 The design of waste collection should be considered at the Development 
Application phase.  Options would include Council waste collection (i.e. 
from the roadside) or via private contractor (i.e. onsite).  This will depend 
on the actual size/scale of future development.  Where onsite collection 
occurs, private waste vehicles should be able to enter and exit the site in 
a forward direction; 

 Safe and accessible pedestrian and cyclist connections should be 
provided into each site, and future car parking areas should allow cyclists 
to store bicycles in an appropriately located and secured area; and 

 As the intersection of Northcote Terrace / Walkerville Terrace already 
provides signalised pedestrian crossing facilities across all major ‘road 
arms’ (capable of being used by both pedestrians and cyclists), the 
provision of additional pedestrian and cyclist crossing facilities adjacent 
the site is not considered necessary. 
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Figure 1.11 – Recommended Access Locations/Zones (Source: GTA) 

 

It is also noted that: 

 Future development should enable unhindered access by emergency 
service vehicles.  Additional consultation may be required with the 
Metropolitan Fire Service (MFS) at the development application stage 
to confirm that fire appliances can safely and effectively access each 
site. 

Traffic Generation 

To ensure a robust level of analysis, GTA assumes a ‘highest intensity’ 
outcome at the upper end of the anticipated density range under the 
proposed Code Amendment, which seeks a medium density outcome of 
between 35-70 dwellings per hectare.  Accordingly, GTA assume a 
conservative yield of up to 90 dwellings dwellings (noting that a medium 
density of 70dw/ha would accommodate in the order of 44 dwellings) within 
the Affected Area. 

On this assumption, GTA estimate future traffic generation of 995 vehicle 
trips per day; with approximately 60 trips per hour during peak AM and PM 
periods. 

GTA estimate there would an increase in the AM peak hour period, from 18 
vehicles per hour to 60 vehicles per hour; however, there would be a 
decrease in the PM peak hour period from 86 vehicles per hour to 60 
vehicles per hour.  GTA consider that the change in peak hour volumes 
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would not be noticeable in the context of the existing road network peak 
hour volumes. 

In this regard, GTA conclude: 

“Overall, the impact of the anticipated outcome on the adjacent road 
network (including local road network in Medindie and Gilberton) will be very 
minor with predicted traffic volumes typically less than the existing situation.” 

 

External Infrastructure 

Given the considerably low impact of the anticipated future development 
outcome on the road network, even when assessed on a ‘worst case’ basis, 
GTA consider there is no requirement to increase the capacity of the road 
network. 

Northcote Terrace and Walkerville Terrace both have sufficient capacity 
available to cater for the anticipated traffic demands of the sites, with access 
to the Affected Area not requiring any specific infrastructure upgrades or 
changes. 

The anticipated peak hour traffic volumes will not cause any negative 
impacts on the operation of the adjacent signalised intersection and no 
changes to the intersection are required. 

 

Road Widening 

The intersection of Northcote Terrace and Walkerville Terrace is included in 
the Future Road Widening Overlay. The extent of the Future Road Widening 
Overlay, as it applies to the Affected Area, is illustrated in Figure 1.12 
below. 

This is an existing Overlay and the Code Amendment does not propose any 
change to this arrangement. 

Any future development which encroaches on land within the Overlay, as 
being potentially required for road widening, will trigger a referral to the 
Commissioner of Highways (via DPTI) who have a power of ‘direction’.  
Direction means that the Commissioner of Highways may direct the 
Relevant Authority to either refuse the application, or if the Relevant 
Authority determines to approve the application, may impose any necessary 
Development Approval conditions. 
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Figure 1.12 Extent of the Future Road Widening Overlay 

 

Preliminary Consultation with Department of Planning, Transport and 
Infrastructure 

GTA have undertaken preliminary consultation with DIT representatives, 
given DIT are responsible for the care and control of Northcote Terrace.  A 
summary of their preliminary consultation with the Department is provided 
below: 

 Opportunities for right turn movements into the Affected Area should be 
assessed (at the development application stage) to ensure they do not 
impact on through traffic movements along Northcote Terrace. 

 Left in/out to and from each site may be the most appropriate outcome 
for Northcote Terrace from a road network perspective, and this could 
be controlled through provision of a central raised median. 

 Future development should consider provision of parking access from 
both Walkerville Terrace and Northcote Terrace.  This would allow for 
the better distribution of traffic flows to and from the site. 

 On-street parking restrictions around the Affected Area should be 
considered at the development application stage to improve sight 
distance from the access points. 

 A traffic impact assessment should be completed at the development 
application stage, which should include traffic modelling of the adjacent 
signalised intersection at Walkerville Terrace / Northcote Terrace. 

 A review of the Metropolitan Adelaide Road Widening Plan indicates a 
road widening requirement for the Northcote Terrace / Walkerville 
Terrace / Robe Terrace intersection. Some upgrade works were 
completed in 2019 and there are no further short to medium term 
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upgrades planned at present. This may be subject to change in the 
future and should be further assessed at the development application 
stage. 

The Planning and Design Code contains several policies regarding the 
provision of safe and integrated transport networks; safe and functional 
access and egress arrangements; management of access points adjacent 
intersections, as well as minimising the impact of development on arterial 
roads. 

In addition, it is anticipated that future development and proposal to provide 
access/egress to Northcote Terrace will trigger a referral to the 
Commissioner of Highways (via DIT) given the western portion of the 
Affected Area is encompassed by the Major Urban Transport Route 
Overlay, who will then further assess the impact of the development from a 
road network perspective. The Commissioner of Highways has power of 
‘direction’ under this referral. 

Further, as stated earlier, any development which encroaches into the 
Future Road Widening Overlay would also trigger a referral to the 
Commissioner of Highways (via DPTI), who again have a power of 
‘direction’ under this referral. 

Having regard to the technical advice provided by GTA and DIT, it is 
anticipated that access/egress and road network matters can be 
appropriately addressed at the development application stage, with an 
appropriate level of policy guidance contained within the Planning and 
Design Code. 

 

Car Parking 

GTA identify that all future car parking should be accommodated onsite and 
there should be no reliance for on-street parking. 

The Code provides general off-street car parking requirements in Table 1 of 
the General Development Policies (Transport, Access and Parking). 

Accordingly, GTA considered the appropriateness of the vehicle parking 
rates specified within Table 2 – General Off Street Vehicle Parking 
Requirements in a Designated Area from ‘Part 4 General Development 
Policies – Transport, Access and Parking’ of the Code. 

The policy guidance contained within Table 2 indicates that in mixed use 
buildings, the provision of vehicle parking may be reduced in number and 
shared where the operating hours of commercial activities complement the 
residential use of the site. 

GTA considers the parking rates adopted in Table 2 appropriate to support 
future development outcomes within an Urban Corridor (Living) Zone. 
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It is expected that all future off-street vehicle parking will be designed, 
supplied and assessed in accordance with technical advice provided by a 
suitably qualified transport consultant, and that all future car parks will be 
designed to be safe, functional, and convenient and comply with the 
relevant Australian Standards.  This will be determined at the development 
application stage. 

It is noted that during the development assessment phase, there may be 
several reasons to consider and accept a reduction in the overall parking 
requirement (relative to the rates specified above).  These may include an 
empirical assessment of the proposed parking demand having regard to the 
nature of the proposed development (i.e. this could be assessed by a 
qualified Traffic Consultant); or as a result of contributions to alternative 
transport initiatives proposed as part of the development proposal (for 
example, contributions to works for alternative transport modes, provision 
of bicycle parking and end of trip facilities, or direct provision of public 
transport services etc.). 

 

Bicycle Parking 

GTA identify that future development of the Affected Area should include 
allowance for onsite bicycle parking, to encourage active travel.  Bicycle 
parking rates are currently provided within Table 3 – Off Street Bicycle 
Parking Requirements under ‘Part 4 General Development Policies – 
Transport, Access and Parking’ of the Code. 

GTA considered the appropriateness of the bicycle parking rates specified 
within Table 3 – Off Street Bicycle Parking Requirements of the Code. 

The policy guidance contained within Table 3 indicates that in mixed use 
buildings, the provision of bicycle parking may be reduced in number and 
shared where the operating hours of commercial activities complement the 
residential use of the site. 

GTA consider the above bicycle parking rates adopted in Table 3 are 
appropriate to support future development outcomes within an Urban 
Corridor (Living) Zone. 

Importantly, it is noted that the Code contains existing policy to encourage 
and facilitate cycling as a mode of transport, as well as the incorporation of 
appropriate storage and end of trip facilities, particularly within PO 9.1 and 
PO 9.3 of the General Development Policies - Transport, Access and 
Parking. 

Based on the appropriateness of the Code policy guidance and identified 
bicycle off-street parking rates, it is anticipated that matters relating to the 
design and supply of bicycle parking facilities can be managed at the 
Development Application stage, in consultation with appropriate technical 
advice from a suitably qualified traffic consultant. 
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4.3.6. Heritage Considerations 

The Affected Area contains the Buckingham Arms Hotel which is classified 
as a ‘Local Heritage Place’ within the South Australian Heritage Places 
Database (Heritage No. 8438), and subsequently located within the Local 
Heritage Overlay.  As mentioned earlier, the extent of the heritage listing 
relates to the ‘old’ Hotel, while later additions and alterations are excluded. 

The location of the hotel within the Local Heritage Overlay, applies a range 
of policies intended to assist with the conservation and management 
associated with the re-development and re-use of heritage places. 

In addition, in accordance with the Planning, Development and 
Infrastructure Act 2016, Planning Consent is required for any work 
associated with a Local Heritage Place which includes: 

‘demolition, removal, conversion, alteration or external painting of, or 
addition to, the place, or any other work (not including internal 
painting)….that could materially affect the heritage value of the 
place’. 

In this regard, it is anticipated that any future development associated with 
the Local Heritage Place, will require Planning Consent, and can be 
appropriately and sensitively managed and assessed by the Relevant 
Authority, utilising existing Code policies, to ensure that the heritage value 
of the Hotel is retained and integrated with future development. 

The Affected Area also includes the Heritage Adjacency Overlay, which 
surrounds the Local Heritage Place. The Desired Outcome of this Overlay 
is to ensure: 

DO1 Development adjacent to State and Local Heritage Places maintains the heritage 
and cultural values of those Places. 

Future development applications within the Heritage Adjacency Overlay will 
need to ensure that development does not dominate, encroach within or 
materially impact on the Local Heritage Place. 

Two (2) sites to the west of the Affected Area, on the opposite side of 
Northcote Terrace (within the Medindie Historic Area) and one (1) site to the 
south-east, on the opposite side of Walkerville Terrace (within the Gilberton 
South Historic Area), are listed as ‘Representative Buildings’. 

These sites are located within the Historic Area Overlay, which includes 
associated policies in the code to sensitively guide and manage 
development within the two (2) distinct historic areas.  

As illustrated in Figure 1.13, the Affected Area is excluded from the Historic 
Area Overlay, and therefore those associated policies do not apply to future 
development across the Affected Area. 
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Figure 1.13 Existing Heritage Area Overlay extent 

 

In any event, it is anticipated that future development in the Affected Area, 
will not have a physical or material impact on these Representative 
Buildings, given they are located outside of the Affected Area and separated 
from the Affected Area by both Walkerville Terrace and Northcote Terrace.  

In summary, under the proposed Code Amendment there are no proposed 
changes to the existing heritage policy and overlays applying to the Affected 
Area. 

4.3.7. Infrastructure and Servicing Investigations 

Greenhill Engineering (‘Greenhill’) were engaged to prepare preliminary 
advice in relation to existing infrastructure available to service the Affected 
Area.  Greenhill’s Report is provided in Appendix E. 

The Greenhill investigations included the following considerations: 

• The nature and approximate location of existing infrastructure informed 
by a Dial-Before-You-Dig (DBYD) enquiry undertaken in September 
2021 and from liaison with relevant service authorities; 

• Preliminary stormwater drainage modelling and water sensitive urban 
design (WSUD) principles required to support future development; 

• Anticipated servicing requirements associated with future 
development; and 
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• Any substantial constraints that existing infrastructure may have upon 
future development. 

Consistent with the approach adopted by GTA Consultants, and to ensure 
a conservative and robust level of assessment, Greenhill hypothesised an 
intensive future development scenario within the Affected Area of up to 90 
dwellings (noting that a medium density of 70 dwellings per hectare would 
accommodate in the order of 44 dwellings). 

Broadly speaking, and as expected within an urban infill setting, the Affected 
Area is currently serviced with all key infrastructure services available. 

The Greenhill findings are summarised under the relevant headings below. 

Demolition, Site Works and Environmental Considerations 

Greenhill note that future re-development within the Affected Area will 
require selected site demolition works, site clearance and associated 
earthworks. 

Greenhill did not undertake geotechnical or environmental (contamination) 
analysis of the Affected Area.  However, recognising the long-standing and 
generally ‘benign’ nature of existing land uses within the Affected Area, it is 
anticipated that any future required remediation works are likely to be minor 
and could be undertaken during the site demolition/clearance phase 
associated with a future ‘Development Application’. 

In this regard, the existing General Development Policies of the Code 
provide specific guidance on site contamination matters, primarily under the 
‘Site Contamination’ section, including DO 1, PO 1.1 and DTS/DPF 1.1. 
These provisions, together with ‘Practice Direction 14 – Site Contamination 
Assessment 2021’, require that further assessment be undertaken where a 
change in the use of land to a more sensitive use is proposed. On this basis, 
if a more sensitive land use is proposed over the Affected Area (i.e. 
Residential) once the Affected Area has been rezoned to the Urban Corridor 
(Living) Zone, further investigation of soil conditions may be required in 
order to satisfy the relevant site contamination provisions of the Planning 
and Design Code. 

Stormwater Drainage 

There are existing large road drainage systems in Northcote Terrace and 
Walkerville Terrace that connect into the Robe Terrace road drainage 
system.  The stormwater drainage system extends downstream along Mann 
Road, via an open channel and large pipe system, through the parklands 
and outlets to the River Torrens. 

Stormwater runoff from Affected Area presently flows to both Northcote 
Terrace and Walkerville Terrace via a combination of surface and 
underground drainage systems.  Greenhill note that most of the site is 
presently impervious, other than for small garden beds. 
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Greenhill utilised the DRAINS stormwater drainage model to calculate 
existing stormwater flows and to predict future flows associated with 
potential future re-development. On this basis, Greenhill anticipate that 
future re-development will either maintain or reduce the proportion of paved 
areas (compared with existing site arrangements).  However, if impervious 
areas were to increase, then some onsite detention would be required to 
restrict peak flows to the pre-development rates.  Nevertheless, this is 
expected to be within marginal and tolerable limits. 

Using MUSIC modelling, Greenhill also analysed stormwater quality. 
Greenhill note that with re-development of the Affected Area, there is an 
opportunity to improve water quality of stormwater run-off from the site, and 
also to capture and re-use stormwater to reduce the use of potable water 
(which in turn would further reduce the volume of stormwater run-off from 
the site). 

Greenhill note possible options to support re-development and improve 
water quality run-off which include: 

 Use of rainwater tanks to capture roof water, to be connected for re-use 
with toilet flushing.  Overflows from roof area water tanks can then flow 
to site stormwater management systems before connecting to the road 
drainage system; and 

 Use of biofiltration treatment systems (e.g. a biofiltration basin), to treat 
the quality of stormwater run-off, including both surface and overflows 
from roof areas. 

The MUSIC modelling undertaken indicates that the possible stormwater 
quality treatment measures would achieve the EPA Water Sensitive Urban 
Design (WSUD) Policy objectives for pollutant reduction. 

In the event that the extent of impervious areas were to increase with future 
re-development, only marginal amounts of onsite stormwater detention 
would be required to restrict peak flows to the pre-development flow rates, 
and this could be determined at the Development Application phase.  
Accordingly, it is anticipated that stormwater can be readily accommodated 
by the existing infrastructure. 

The Code Amendment proposes to retain the Hazards (Flooding – Evidence 
Required Overlay) that currently applies to the whole of the Affected Area. 

The Code also provides specific guidance on stormwater management and 
flood protection matters under the existing ‘General Development Policies’, 
specifically within the ‘Design in Urban Areas’ section of the Planning and 
Design Code as follows: 

 Design in Urban Areas: DO 1, PO 4.3, 5.1, 7.7, 14.2, 36.1, 36.2, 42.1, 
42.2, 42.3 
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Based on the existing policy provisions of the Planning and Design Code it 
is anticipated that matters relating to the stormwater management can be 
suitably managed at the Development Application stage, in consultation with 
a suitably qualified civil engineer.  

Sewer 

The existing sewerage network includes a 300mm diameter sewer main in 
Northcote Terrace and a 450mm diameter sewer main in Walkerville 
Terrace. 

SA Water advised they could not provide an updated response within the 
timeframe available, noting a response is anticipated to be provided mid to 
late November 2021 (during consultation period). 

SA Water have previously advised in March 2020 that sewer services are 
available for the potential future re-development of the Affected Area, and 
indicated that the existing DN 150 UNKN main off Walkerville Terrace will 
need to be abandoned and removed in association with any future re-
development.  A new 150mm diameter private internal gravity system will 
likely be required to service any future residential dwellings.  The existing 
connection to the Buckingham Arms Hotel may be retained. 

At the time of investigation, Greenhill note that no other SA Water 
augmentation works or charges are known to be required for the Affected 
Area. 

There is presently an easement over Allotment 9 of the Affected Area 
(shown in green in Figure 1.14).  The easement is to the Minister for  
Infrastructure and Transport for existing sewer infrastructure, as 
demonstrated in the certificate of Titles contained with Appendix E. 
Greenhill notes there is an existing 150mm diameter pipe located within the 
Affected Area, with an accompanying maintenance hole and inspection 
opening that connects to the existing Walkerville Terrace sewer main.  
There are seven (7) existing connections to this internal pipe, however the 
internal pipe and connections are redundant. 

Accordingly, once the redundant sewer infrastructure has been removed 
(likely at the future demolition stage), then the associated easement may be 
extinguished (in consultation with a suitably qualified Licensed Surveyor). 

Figure 1.14 Buckingham Arms Hotel – Allotment 9 (shown in green) 
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Potable Water 

The existing potable water main network includes: 

 A 450mm diameter water main and a 150mm diameter water main in 
Northcote Terrace. 

 A 150mm diameter water main and 750mm water main in Walkerville 
Terrace. 

Within the affected Area, there are six (6) existing water connections to the 
450mm water main in Northcote Terrace; three (3) existing connections to 
the 150mm water main in Walkerville Terrace; and four (4) water meters to 
the site.  With future re-development, the existing connections from 
Northcote Terrace and Walkerville Terrace will need to be abandoned and 
removed, except for the current connection to the Hotel. 

SA Water advised they could not provide an updated response within the 
timeframe available, noting a response is anticipated to be provided mid to 
late November 2021 (during the consultation period). 

SA Water previously advised in March 2020, that the network has sufficient 
capacity to support future development of the Affected Area, subject to the 
following matters: 

 Installation of one (1) 50mm meter in a below ground, cast iron box, off 
the existing 150mm main in Walkerville Terrace. 

 Removal of existing meters that are no longer required. 

 Fire service flow analysis to be undertaken separately (for fire service 
water connection). 
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 In-line pumps permit application to be undertaken separately, if 
required. 

In addition, SA Water have advised that future minimum pipe sizing should 
be based on the following principles: 

 For buildings five (5) storeys and over, WSAA requires a minimum of 
150mm diameter mains. 

 Any commercial elements require a minimum 150mm diameter water 
main. 

SA Water have indicated that these and any further requirements can be 
determined at the Development Application stage.  At the time of 
investigation, Greenhill note that no other SA water augmentation works or 
charges are required. 

Recycled Water 

SA Water have advised that existing recycled water infrastructure is located 
in Kingston Terrace, approximately 200 metres south-east of the Affected 
Area. 

However, the Code does not require the connection of recycled water for 
new developments, and it therefore anticipated that recycled water 
connection will not be required or expected with future re-development. 

Electrical Supply 

There are existing stobie poles on east side Northcote Terrace that connect 
to existing electricity poles on the western side of Northcote Terrace via 
overhead power lines.  There are also light poles on the eastern side of 
Northcote Terrace adjacent the Buckingham Arms site, as well as on 
Walkerville Terrace. 

There are three (3) existing service pit/pillars and four (4) low voltage 
connections adjacent the Affected Area on Walkerville Terrace. There are 
no overhead power lines on Walkerville Terrace. 

 

SA Power Networks (SAPN) were not able to provide an updated response 
within the timeframe, but previously advised in July 2020 that electrical 
supply to the Affected Area is provided via underground service pits.  The 
connections to these pits would need to be abolished/disconnected prior to 
any demolition works.  SAPN will be able to provide more information on 
possible future connection points at the Development Application phase 
once following preparation of a concept design for the site. 

Future augmentation charges will be dependent upon the requested 
electrical loading – to be determined at the Development Application stage. 

SA Power Networks (SAPN) also advised the following: 
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 Depending on the requested capacity, future re-development may 
require installation of padmount transformer(s), with a 3.5m wide x 
4.0m easement, if located on the boundary.  Additional easements may 
be required if located inside the properties.   

 If a padmount transformer is installed onsite, extension of a high 
voltage underground cables along with civil works across Walkerville 
Terrace or Northcote Terrace would be required. 

Telecommunications 

The following telecommunications infrastructure exists adjacent/within the 
Affected Area: 

 NBN Co 
There is existing NBN Co. infrastructure in the verge of both Northcote 
Terrace, Walkerville Terrace and Robe Terrace. 

 NBN Co. have advised: 
o No headwork charges will apply, and only the ‘per premises’ 

contribution of either $600 or $400 (inc. GST) will apply, 
depending on the future dwelling type. 

o The fibre infrastructure will support both residential and 
business grade services. 

 Optus 
There is existing Optus infrastructure in Walkerville Terrace in the 
verge adjacent the Affected Area that continues around the site 
boundary and up approximately 25m into Northcote Terrace. There are 
two existing Optus manholes/pits in Walkerville Terrace, and one in 
Northcote Terrace. There is also an existing utility manhole/pit in 
Northcote Terrace. 

 Telstra 
There is existing Telstra infrastructure in Northcote Terrace, in the 
verge adjacent the Affected Area. 

Gas Supply 

There are existing high-pressure gas mains on the northern and southern 
sides of Walkerville Terrace. 

APA Group advised that the redevelopment of the affected area can be 
accommodated after the scheduled mains replacement programme was 
complete and the network capacity lifted to high pressure. These works 
were scheduled to commence in December 2020 and were to be completed 
by July 2021. APA Group were unable to provide a timely response 
confirming completion of these works. 

Greenhill note that gas is not an essential service and future connection can 
be determined at the Development Application stage. 

Summary 
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As expected within an urban infill setting, key infrastructure services are 
available to the Affected Area.  As way of conclusion, Greenhill noted: 

‘…there are no infrastructure constraints that would prevent the sites 
being re-zoned from Local Activity Centre Zone to Urban Corridor 
(Living) Zone (or similar), or that would significantly constrain the 
future development of the affected area.. 

As the final form of development has not yet been determined, further 
discussions will be required with relevant service providers (including 
SAPN; SA Water; Council; APA Group and NBN Co.) during the design 
phase of any future development application. 

Should it be determined during the detailed design/development application 
phase for future development that infrastructure upgrades are required, the 
relevant service authority may seek developer contributions to fund these 
upgrades. 

4.3.8. Interface / Integration with Surrounding Land 

It is anticipated that future development within the Affected Area will be 
designed and assessed to ensure an appropriate level of integration and 
transition with existing and future anticipated built form and land uses, 
located on adjoining and adjacent land parcels. 

While not exhaustively listed herein, it is anticipated this would extend to 
assessment of matters including: 

 The design, character and visual appearance of any building; 

 The bulk, scale and visual impact of any building; 
 Building heights at street (eye) level; 

 Building heights and setbacks in relation to surrounding land; and 

 Interface impacts including visual privacy, access to sunlight / 
overshadowing and acoustic privacy. 

Given the location of the Affected Area relative to the adjoining road 
network, it is anticipated that impacts to adjacent sites to the west and east, 
can be appropriately managed given the spatial separation, or ‘buffer’, 
provided by Northcote Terrace and Walkerville Terrace respectively. 

The northern boundary of the Affected Area abuts the ‘Established 
Neighbourhood Zone’ and ‘Local Activity Centre Zone’ (comprising the 
existing consulting room), with several single storey dwellings/units located 
adjacent this boundary (within Buckingham Close).  Accordingly, the design 
of future development on the Affected Area, should have regard to the 
proximity to these existing dwellings. 

The proposed ‘Urban Corridor (Living) Zone’ will introduce additional 
policies intended to further assist the integration of new development, 
particularly that of a more ‘intense’ form. It importantly includes specific 
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policies in relation to establishment of appropriate building heights at street 
level, building design and form, building setbacks to boundaries, interface 
height provisions, and minimising overshadowing impacts. 

The key policy contained with PO 4.1 and DTS/DPF 4.1 of the Zone relates 
to ‘Interface Height’, and ultimately seeks to mitigate impacts such as visual 
bulk, scale and overshadowing on existing residential development outside 
the Zone. In the context of the Affected Area, this is referring to the land 
adjacent the northern boundary. 

On this basis, the following Technical and Numeric Variation (TNV) 
available under the Urban Corridor (Living) Zone is proposed to be adopted 
in relation to ‘Interface Height’ as follows: 

 Buildings constructed within a building envelope provided by a 45 
degree plane measured from a height of 3 metres above natural ground 
level at the boundary of an allotment used for residential purposes within 
a neighbourhood-type zone (as shown in (a) above) 

 

 

 

There is an alternative option to utilise both a 45 degree plane (for buildings 
constructed adjacent a ‘northern, eastern and western boundary’) and a 30 
degree plane  (for buildings constructed adjacent a ’southern boundary’). 
The 30 degree plane is not intended to apply to development at a road 
boundary zone interface and would therefore not apply to the southernmost 
boundary of the Affected Area. (which comprises only a very small 
boundary). 

Despite this, given the location and orientation of the Affected Area, and the 
spatial separation afforded by the surrounding road network, there are not 
anticipated to be any unreasonable overshadowing impacts associated with 
future development on the Affected Area and an appropriate transition along 
these interfaces can be achieved. 
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Adoption of a 45 degree plane is considered the most appropriate policy 
outcome as it seeks to address visual impacts and building massing, by 
establishing a 45 degree setback angle from the interfacing zone boundary, 
measured from a height of 3 metres above natural ground level (which is a 
standard single storey wall height) - as illustrated in the diagram above. 

As this policy is not intended to apply to development at a road boundary 
zone interface, or at an interface with Zones other than ‘neighbourhood-type 
zones’ (i.e. the Local Activity Zone is not included) the policy would therefore 
only apply to the northern boundary of the Affected Area where it interfaces 
with the existing Established Neighbourhood Zone. 

Figure 1.15 below provides a graphical illustration of the effect of this policy, 
as it relates to upper-level building setbacks from the northern zone 
boundary of the Affected Area (i.e. where it abuts ‘Buckingham Close’). 

Based on this existing policy framework within the Urban Corridor (Living) 
Zone, Figure 1.15 demonstrates that: 

 The 4-storey component of a building, measuring approximately 16.5 
metres in height, would deliver a setback of approximately 13.5 
metres. 

 The 5-storey component of a building, measuring approximately 20.5 
metres in height, would deliver a setback of approximately 17.5 
metres. 

 The 6-storey component of a building, measuring approximately 24.5 
metres in height, would deliver a setback of approximately 21.5 
metres. 

In this way, application of the ’45-degree’ policy, delivers a significant spatial 
buffer at the zone boundary interface, which will appropriately guide and 
manage visual massing matters associated with future built form on the 
Affected Area. 

The draft Code Amendment has therefore adopted the ’45 degree’ policy, 
as outlined in Section 2.4.2.  
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Figure 1.15 Representation of 45 Degree Building Envelope / Setback Provision  

 

4.3.9. Building Performance & Amenity 

It is anticipated that future buildings developed in the Affected Area will be 
designed to a contemporary and high standard to deliver a high level of 
amenity for internal users, as well as to the wider locality more generally. 

In this regard, the Code contains several ‘General Development Policies’ 
within the Planning and Design Code which adopt a best practice approach 
to the delivery of a high level of building performance. These are primarily 
contained within the ‘Design in Urban Areas’ sections of the general 
policies.  

These policies provide guidance on matters including internal and external 
building design, visual privacy, building separation and outlook, dwelling 
configuration, building adaptability, environmental performance, and 
provision of adequate site facilities and storage. 

Proposed application of the Noise and Air Emissions Overlay 

As part of the Code Amendment process, it has been agreed by the Minister 
in the ‘Proposal to Initiate’ to consider a spatial application of the ‘Noise and 
Air Emissions Overlay’ over the Affected Area.  

The Desired Outcome of the ‘Noise and Air Emissions Overlay’ seeks to 
ensure: 

DO 1 Community health and amenity is protected from adverse impacts of noise and air 
emissions. 

The purpose of this application of this Overlay is to trigger the requirement 
for future development to apply the Ministerial Building Standard MBS 010 
– Construction requirements for the control of external sound, particularly to 
protect new sensitive uses (such as residential) from noise and air 
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emissions generated from major transport corridors, and other mixed-use 
developments. 

Given the Affected Area is located along Northcote Terrace, a major 
transport corridor, and the proposed ‘Urban Corridor (Living) Zone’ 
facilitates a mixture of residential and non-residential land uses, the 
application of the Noise and Air Emissions Overlay has been investigated 
as part of this draft Code Amendment. 

An application of the ‘Noise and Air Emissions Overlay’ across the whole of 
the Affected Area is considered the most appropriate policy response, in 
order to protect future residential uses within the Affected Area from the 
noise and air emissions resulting from high frequency vehicle movements, 
(particularly along Northcote Terrace), as well as adjoining non-residential 
uses that generate noise. 

In summary, and as illustrated in Figure 1.16 below, the draft Code 
Amendment proposes application of the Noise and Air Emissions Overlay, 
to protect the health and amenity of the future residents within the whole of 
the Affected Area. 

Figure 1.16 Proposed spatial application of the Noise and Air Emissions Overlay 

 

 

4.3.10. Mature Trees 

As illustrated in Figure 1.17 below, the Affected Area contains six (6) 
relatively large, mature trees.  Three (3) of these trees are Regulated Trees 
(i.e. have a trunk circumference greater than 2 metres measured at 1 metre 
above ground level) pursuant to the Planning, Development and 
Infrastructure (General) Regulations 2017.  These trees are labelled as 
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Trees 1, 3 and 4 in Figure 1.17 below and are located centrally within the 
Affected Area, in the hotel car park. 

Two (2) of the trees (those labelled Trees 5 and 6) are possibly Regulated 
Trees, however they have numerous trunks, and their status has not been 
determined.  This will require confirmation by a suitably qualified arborist. 
Notwithstanding, Trees 5 and 6 are located at the periphery of the Affected 
Area. 

Tree 2 is not a Regulated Tree and has a trunk circumference of 
approximately 1.8m. 

Figure 1.17  Location of Mature Trees 

 

Pursuant to the Planning, Development and Infrastructure Act 2016, 
development approval is required for any ‘tree damaging activity’ in relation 
to a Regulated Tree.  Accordingly, development approval would be required 
with any future development that proposed removal or pruning to Trees 1, 
3 and 4 (and possibly Trees 5 and 6). 

Tree 2 could be removed without the need for development approval. 

Recognising the central location of Trees 1, 3 and 4, it is anticipated that 
retention and integration of these trees, with future development on the site 
could be problematic and their removal may be required, although this could 
be determined at the development design phase. 

Notwithstanding, it is anticipated that if these trees are unable to be 
integrated with future development, development approval for their removal 
could be granted in accordance with the ‘Regulated and Significant Tree 
Overlay’ which includes the following Desired Outcome and Performance 
Objectives:  

DO 1 Conservation of regulated and significant trees to provide aesthetic and 
environmental benefits and mitigate tree loss. 



64 
 

and 

PO 1.1 Regulated trees are retained where they: 

(a) make an important visual contribution to local character and amenity 
(b) are indigenous to the local area and listed under the National Parks and 

Wildlife Act 1972 as a rare or endangered native species 
and / or 

(c) provide an important habitat for native fauna. 

PO 1.2  Significant trees are retained where they: 

(a) make an important contribution to the character or amenity of the local area 
(b) are indigenous to the local area and are listed under the National Parks and 

Wildlife Act 1972 as a rare or endangered native species 
(c) represent an important habitat for native fauna 
(d) are part of a wildlife corridor of a remnant area of native vegetation 
(e) are important to the maintenance of biodiversity in the local environment 

and / or 

(f) form a notable visual element to the landscape of the local area 

PO 1.4 A tree-damaging activity in connection with other development satisfies all the 
following: 

(a) it accommodates the reasonable development of land in accordance with the 
relevant zone or subzone where such development might not otherwise be 
possible 

(b) in the case of a significant tree, all reasonable development options and 
design solutions have been considered to prevent substantial tree-damaging 
activity occurring.  

Similarly, given the location of Trees 5 and 6 at the periphery of the site, 
these trees could possibly be integrated with future development if desired 
(and dependent on the detailed design of the future development).  Once 
again, if Trees 5 and 6 are unable to be retained, it is anticipated that their 
removal could be supported in accordance with the existing policy 
framework within the Regulated and Significant Tree Overlay. 

On this basis, it is anticipated that the presence of Regulated Trees, will not 
preclude future development of the Affected Area.  Notwithstanding, it is 
recommended that a suitably qualified Arborist be engaged at the 
Development Application stage to report on the status of each tree, and to 
assess the impact of future development on each tree. 

 

4.3.11. Waste Management 

Managing waste in a higher density infill residential and mixed-use 
development scenario is an important consideration, to ensure that efficient, 
convenient and sustainable practices are employed.  While the final form of 
development for the Affected Area has not yet been determined, it is 
important that future waste management solutions are practical and 
affordable, and designed to appropriately manage waste, encourage 
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greater recovery of resources and enhance the quality of life for the 
community. 

While there are a number of resources available to assist developers on this 
issue (for example, the Government of South Australia’s 2014 Guide ‘Better 
Practice Guide: Waste Management for Residential and Mixed Use 
Developments’), as well as specialised ‘Waste Management’ consultants 
available to assist future development proponents at the design phase of a 
development proposal, the Code contains a number of specific policies in 
relation to the management of waste and recycling. 

For example, the following existing General Development Policies of the 
Code provide significant guidance and can be applied at the development 
Application stage: 

• Design in Urban Areas: PO 1.5, 11.1, 11.2, 11.3, 11.4, 11.5 

4.3.12. Recommended policy changes 

In response to the investigations undertaken in support of this draft Code 
Amendment, it is proposed to rezone the whole of the Affected Area to 
Urban Corridor (Living) Zone. 

In addition, it is proposed to retain the Overlays that currently apply to the 
Affected Area and introduce the ‘Design Overlay’ as well as the ‘Noise and 
Air Emissions Overlay’ to the whole of the Affected Area. 

Finally, it is proposed to introduce Technical Numerical Variations across 
the whole of the Affected Area to facilitate building height of up to 6 storeys 
(with incentive policies that could allow for possible taller buildings) and 
encourage development to provide activated frontages to surrounding 
streets. 

More specifically, the draft Code Amendment introduces the following 
Overlays and Technical and Numerical Variations over the Affected Area. 
An explanation of the purpose of the Overlays is also provided below. 

Overlays 

 Aircraft Noise Exposure (ANEF 20) 

The Aircraft Noise Exposure Overlay seeks to ensure that development 
sensitive to aircraft noise is designed and located to manage noise 
impacts, to limit land use conflict and protect human health. 

 Airport Building Heights (Regulated) (All structures over 110 metres) 

The Airport Building Heights (Regulated) Overlay seeks to ensure 
building height does not pose a hazard to the operation and safety 
requirements of commercial and military airfields. 

 Advertising Near Signalised Intersections 
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The Advertising Near Signalised Intersections Overlay seeks to 
maintain a safe road environment by reducing distractions to drivers at 
key intersections. 

 Design Overlay 

The Design Overlay seeks development which positively contributes to 
the liveability, durability and sustainability of the built environment 
through high-quality design. 

 Future Road Widening 

The Future Road Widening Overlay seeks to ensure new development 
does not compromise the ability to deliver future road widening projects. 

 Heritage Adjacency 

The Heritage Adjacency Overlay seeks to ensure development adjacent 
to State and Local Heritage Places maintains the heritage and cultural 
values of those places. 

 Hazards (Flooding – Evidence Required) 

The Hazards (Flooding - General) Overlay seeks to mitigate potential 
impact on people, property, infrastructure and the environment from 
potential flood risk. 

 Local Heritage Place 

The Local Heritage Place Overlay seeks to protect the heritage and 
cultural values of Local Heritage Places through conservation, ongoing 
use and adaptive re-use. 

 Major Urban Transport Routes 

The Major Urban Transport Routes Overlay seeks to maintain safe and 
efficient major transport routes through urban areas, including access 
to and from major transport routes. 

 Noise and Air Emissions 

The Noise and Air Emissions Overlay seeks to protect community health 
and amenity from adverse impacts of noise and air emissions. 

The overlay is also the trigger for application of Ministerial Building 
Standard 010 - Construction requirements for the control of external 
sound. 

 Prescribed Wells Area 

The Prescribed Wells Area Overlay seeks to ensure sustainable water 
use in prescribed wells areas. 

 Regulated and Significant Tree 
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The Regulated and Significant Tree Overlay seeks to mitigate the loss 
of regulated trees through appropriate development and 
redevelopment. 

 Traffic Generating Development 

The Traffic Generating Development Overlay aims to ensure safe and 
efficient vehicle movement and access along urban transport routes and 
major urban transport routes. 

Local Variation (TNV) 

 Maximum Building Height (Levels) (Maximum building height is 6 levels) 

 Maximum Building Height (Metres) (Maximum building height is 24.5 
metres) 

 Minimum Primary Street Setback (Minimum primary street setback is 
0m) 

 Interface Height - Buildings constructed within a building envelope 
provided by a 45 degree plane measured from a height of 3 metres 
above natural ground level at the boundary of an allotment used for 
residential purposes within a neighbourhood-type zone as shown in the 
following diagram 
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ATTACHMENT A – AFFECTED AREA MAPPING 
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ATTACHMENT B – CURRENT CODE POLICY 

The Affected Area is currently zoned “Local Activity Centre Zone” as per the Figure 1.18 below. 

Figure 1.18 Existing Zoning Plan 

 

The Affected Area is also subject to the following Overlays and Technical and Numerical Variations. 

Overlays 

 Aircraft Noise Exposure (ANEF 20) 

 Airport Building Heights (Regulated) (All structures over 110 metres) 

 Advertising Near Signalised Intersections 

 Future Road Widening 

 Heritage Adjacency 

 Hazards (Flooding – Evidence Required) 

 Local Heritage Place 

 Major Urban Transport Routes 

 Prescribed Wells Area 

 Regulated and Significant Tree 

 Traffic Generating Development 

Local Variation (TNV) 

 Maximum Building Height (Levels) (Maximum building height is 3 levels)  
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ATTACHMENT C – PROPOSED CODE POLICY 

It is proposed to zone the whole of the Affected Area to “Urban Corridor (Living) Zone” as per Figure 1.19 
below. 

Figure 1.19 Proposed Urban Corridor (Living) Zone 

 

It is proposed to maintain the following Overlays that currently apply over the Affected Area. 

Overlays 

 Aircraft Noise Exposure (ANEF 20) 

 Airport Building Heights (Regulated) (All structures over 110 metres) 

 Advertising Near Signalised Intersections 

 Future Road Widening 

 Heritage Adjacency 

 Hazards (Flooding – Evidence Required) 

 Local Heritage Place 

 Major Urban Transport Routes 

 Prescribed Wells Area 

 Regulated and Significant Tree 

 Traffic Generating Development 

Further, it is proposed to introduce the Design Overlay and the Noise and Air Emissions Overlay over the 
WHOLE of the Affected Area as demonstrated below in Figure 1.20 and Figure 1.21 below: 
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Figure 1.20 Proposed Design Overlay 

 

 

Figure 1.21 Proposed Noise and Air Emissions Overlay 
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Local Variation (TNV) 

It is proposed to amend the existing following Technical and Numeric Variations (TNVs) over the WHOLE 
of the Affected Area: 

 Replacing the Maximum Building Height (Levels) (Maximum building height is 3 levels) TNV 

With 

Maximum Building Height (Levels) (Maximum building height is 6 levels) [our emphasis] 

 

It is also proposed to introduce the following TNVs over the WHOLE of the Affected Area: 

 Maximum Building Height (Metres) (Maximum building height is 24.5 metres) 

 Minimum Primary Street Setback (Minimum primary street setback is 0m) 

 Interface Height - Buildings constructed within a building envelope provided by a 45 degree plane 
measured from a height of 3 metres above natural ground level at the boundary of an allotment used 
for residential purposes within a neighbourhood-type zone as shown in the following diagram 

 

 

The proposed policy changes introduced via the Code Amendment, including the Urban Corridor (Living) 
Zone as well as the various Overlays and Technical and Numeric Variations listed above, currently form 
part of the policy framework established by the Planning and Design Code and can be viewed on the 
Planning Portal:  

https://code.plan.sa.gov.au/  
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ATTACHMENT D – STRATEGIC PLANNING OUTCOMES 

1. State Planning Policies 

The State Planning Policies (SPPs) require that the Principles of Good Planning are 
considered 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: 

State Planning Policies (May 2019) Code Amendment Response 

SPP 1 Integrated Planning: Integrated 
planning coordinates the strategic use of 
land with the necessary services and 
infrastructure.  

The Code Amendment investigation integrates land use, 
transport, and infrastructure planning to ensure the policy 
outcomes provides a coordinated response for the 
strategic use of the Affected Area.  

SPP 2 Design Quality: Good design 
improves the way our buildings, streets and 
places function, making them more 
sustainable, more accessible, safer and 
healthier.  

The Code Amendment establishes a policy framework 
which promotes high quality design while ensuring that 
the design is sympathetic and responsive to surrounding 
uses.  

SPP 3 Adaptive Reuse: Adaptive reuse of 
buildings, sites and places in both urban and 
rural settings can have cultural, social, 
economic and environmental benefits.  

The Code Amendment will facilitate opportunities for 
higher density infill development, and the adaptive reuse 
and integration of a Local Heritage Place. 

SPP 5 Climate Change: Our future 
prosperity, the liveability of our cities and 
towns, the health and wellbeing of our 
communities and the resilience of our built 
and natural environment all depend on how 
well we adapt to and mitigate the impacts of 
climate change.  

The Code Amendment provides for a higher density 
residential development in a highly walkable urban 
environment with strong connections to nearby public 
transport routes, services and open space, thus 
promoting healthier lifestyles and the use of alternative 
transport, thereby assisting to reduce car dependency.  
 

SPP 6 Housing Supply and Diversity: Our 
planning system must enable the sufficient 
and timely supply of land and a variety of 
housing choices at appropriate locations.  

The Code Amendment provides for the growth of housing 
supply within the locality and will allow for a diversification 
of housing types. 
 

SPP 11 Strategic Transport 
Infrastructure: The economic and social 
prosperity of South Australia relies on a 
transport system that is safe, integrated, 
coordinated, dependable and sustainable.  

The Code Amendment has adequately considered and 
responded to the potential impacts of future development 
on the surrounding road and transport network, and that 
future development can be appropriately integrated with 
existing and future pedestrian, cycling, road, and public 
transport infrastructure.  

SPP 14 Water Security and Quality: Our 
water dependent ecosystems also rely on 
access to water so that they can continue to 
provide cultural, aesthetic, amenity, 
recreational and tourism benefits. It is 
therefore vital that we continue to protect 
and plan for our water now and into the 
future.  

The Code Amendment has investigated the post-
development scenario to ensure that water quality 
requirements can be satisfactorily achieved, with the 
potential to improve water quality run-off, relative to the 
existing situation. 
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SPP 15 Natural Hazards: Natural hazards 
are an integral part of the South Australian 
landscape and have the potential to impact 
on people, property, infrastructure, our 
economy and the environment. As we 
continue to grow and develop, we need to 
plan for and mitigate risks from these 
hazards.  

Stormwater and flooding potential have been investigated 
to ensure that the site can be utilised for the intended 
purpose without an unreasonable level of risk.  

 

SPP 16 Emissions and Hazardous 
Activities: Protecting communities and the 
environment from exposure to industrial 
emissions and hazards and site 
contamination is fundamental to the creation 
of healthy cities and regions.  

The Code Amendment has considered the historic use of 
the land in the Urban Corridor (Living) Zone.  The 
Planning and Design Code already contains a number of 
policies in relation to site contamination, primarily under 
General Development Policies for Site Contamination. 

2. Regional Plans  

The Regional Plan 

The relevant volume of the Regional Plan is the 30-Year Plan for Greater Adelaide. 
The investigations undertaken to date and outlined in this Code Amendment, will 
ensure that the proposed rezoning is largely consistent with the key policies and 
targets of the 30-Year Plan for Greater Adelaide as described below. 

In summary, the Code Amendment supports the key policies and targets of 30-Year 
Plan for Greater Adelaide as follows: 

 Facilitate additional housing opportunities at increased densities within an 
established urban area. 

 Allow for infill growth opportunities within a strategic ‘gateway’ site close to 
public transport routes. 

 Facilitate opportunities for greater housing diversity to meet changing 
household needs. 

 Regenerate and renew the Gilberton neighbourhood by encouraging higher 
density housing within walking distance of the Walkerville Town Centre and 
Adelaide Park Lands. 

 Promote greater certainty to undertake development and provide opportunities 
for innovative outcomes. 

 Encourage the innovative and sustainable reuse of a Heritage Place. 
 Require good urban design outcomes. 

 Encourage upgrades to the streetscape and public realm. 

 Facilitating future development outcomes which do not adversely impact the 
road transport network surrounding the Affected Area.  

 Require stormwater management to consider Water Sensitive Urban Design 
principles (WSUD). 

An assessment against the key policies of the 30-Year Plan for Greater Adelaide is 
provide in the table below. 
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Regional Plan Identified Priorities or 
Targets 

Code Amendment Alignment with Regional Plan 

Transit Corridors, growth areas and 
activity centres 

 

P1. Deliver a more compact urban form by 
locating the majority of Greater Adelaide’s 
urban growth within existing built-up areas by 
increasing density at strategic locations close 
to public transport.  

The Code Amendment will facilitate increased 
housing density and a mix of development within the 
existing built-up area close to public transport. 

P4. Ensure that the bulk of new residential 
development in Greater Adelaide is low to 
medium rise with high rise limited to the CBD, 
parts of the Park Lands frame, significant 
urban boulevards, and other strategic 
locations where the interface with lower rise 
areas can be managed. 

The Code Amendment will facilitate medium density 
development and medium-rise building heights at a 
strategic ‘gateway’ location, with interface building 
heights and setbacks managed via existing policies 
within the Planning and Design Code. 

P5. Encourage medium rise development 
along key transport corridors, within activity 
centres and in urban renewal areas that 
support public transport use. 

The Code Amendment will encourage medium-rise 
development along key transport corridors which will 
support public transport use. 

A4. Rezone strategic sites to unlock infill 
growth opportunities that directly support 
public transport infrastructure investment. 

The Affected Area has been identified as strategic 
'gateway' site and the Code Amendment will unlock 
infill growth opportunities which will support public 
transport. 

Design Quality  

P25. Encourage urban renewal projects that 
take an all-inclusive approach to development 
by including streetscapes, public realm, public 
art and infrastructure that supports the 
community and responds to climate change. 

By unlocking the potential for further development 
within the Affected Area, the Code Amendment will 
encourage upgrades to the streetscape and public 
realm. 

P29. 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 spaces. 

By encouraging a wider range of development 
including higher density housing and suitable non-
residential development, the Code Amendment will 
encourage greater activation of the streetscape. 

P32. Encourage higher density housing to 
include plantable space for trees and other 
vegetation where possible. 

The Code Amendment will encourage the provision of 
landscape within future development. 

A16. Ensure that the local area planning 
process adequately address interface 
issues in the local context and identify 
appropriate locations for: 

• medium and high rise buildings 
• sensitive infill in areas of protection 

and areas of heritage value 

where there should be minimum and 
maximum height limits. 

The Code Amendment will utilise existing Planning 
and Design Code policies to manage the building 
height interface with surrounding residential areas. 

Heritage  

P33. Recognise the value that communities 
place on heritage and ensure that new 

The Code Amendment will recognise the value of the 
existing Buckingham Arms Hotel (Local Heritage 
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development is implemented sensitively and 
respectfully. 

Place) and will utilise existing Planning and Design 
Code Policies to ensure new development is 
implemented sensitively and respectfully with this 
Local Heritage Place. 

P34. Ensure heritage places and areas of 
heritage value are appropriately identified and 
their conservation promoted. 

The Code Amendment will appropriately identify the 
exterior of the original portion of the Buckingham 
Arms Hotel as a Local Heritage Place. 

P35. Encourage the innovative and 
sustainable reuse of heritage places and older 
building stock in a way that encourages 
activity and entices people to visit. 

The Code Amendment will ensure that development 
is respectful of the Buckingham Arms Hotel (Local 
Heritage Place) and, where appropriate, encourages 
the sustainable reuse of the building to encourage 
activity and entice visitors. 

Housing mix, affordability and 
competitiveness 

 

P36. Increase housing supply near jobs, 
services and public transport to improve 
affordability and provide opportunities for 
people to reduce their transport costs 

The Code Amendment will support increased housing 
supply close to main roads and public transport 
services, as well as in proximity to the Adelaide CBD 
and the Walkerville ‘Town Centre’. 

P37. Facilitate a diverse range of housing 
types and tenures (including affordable 
housing) through increased policy 
flexibility in residential and mixed-use 
areas, including: 

• ancillary dwellings such as granny 
flats, laneway and mews housing 

• dependent accommodation such 
as nursing homes 

• assisted living accommodation 
• aged-specific accommodation 

such as retirement villages 
• small lot housing types 

in-fill housing and renewal opportunities. 

The Code Amendment will facilitate options for a 
diverse range of housing within an urban infill setting. 

3. Other Strategic Plans 

The preparation of Structure Plans is a central part of implementing the ‘30 Year 
Plan’.  Structure Plans are intended to spatially represent the objectives for a 
particular area and detail the range and location of land uses, including activity 
centres, transit corridors and new growth areas. 

Inner Metro Rim Structure Plan, DPTI (2012) 

The Code Amendment has been informed by the ‘Inner Metro Rim Structure 
Plan’ prepared by the then Department of Planning, Transport and 
Infrastructure (DPTI) in September 2012.   

The preparation of Structure Plans is a central part of implementing the ‘30 
Year Plan’.  Structure Plans are intended to spatially represent the 
objectives for a particular area and detail the range and location of land 
uses, including activity centres, transit corridors and new growth areas. 
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The Inner Metro Rim Structure Plan is a key strategic document guiding 
future development for the Affected Area (and other inner metropolitan 
areas).   

The Inner Metro Rim Structure Plan acknowledges that the inner 
metropolitan rim is one of the areas where higher density, mixed-use 
developments within 800 metres of activity centres, and mass transit 
corridors will provide opportunities for people to access local services, 
recreation and shopping, within an easy walk from their home. 

As illustrated in Figure 1.22 below, the Structure Plan specifically identifies 
the Affected Area as a proposed 'City Gateway (Robe Terrace)’. 

The draft Code Amendment supports the intent of the Inner Metro Rim 
Structure Plan which identified specific ‘actions’ for ‘City Gateway (Robe 
Terrace)’ as follows: 

 Develop the intersection at Northcote Terrace as a gateway to the city 
with an increased concentration of activity, quality-built form and public 
realm, and achieve greater engagement with the Park Lands.  

 Encourage commercial and home office use at the street level with 
residential above (4-6 storeys). 

 Promote strong built form and parking provision at the rear for new infill 
development. 

Figure 1.22 Inner Metro Rim Structure Plan – Sector Plan 02_Medinidie-St Peters 
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Living in the Town of Walkerville – A Strategic Community Plan, Town 
of Walkerville - (2020-2024) 

The '2020-2024 Living in the Town of Walkerville: A Strategic Community 
plan' (the 'Community Plan') focusses on seven key pillars which are 
supported by their own 'objectives' and 'desired outcomes' and which are 
intended to build a resilient Township for future generations. Importantly, 
the Community Plan seeks to facilitate the creation of "A liveable, cohesive, 
safe, active and sustainable township". 

The draft Code Amendment contributes to achieving the vision of the 
Community Plan by unlocking the development potential of a key site at the 
entrance to the Walkerville Council area, which will activate the streetscape 
and provide additional accommodation options for the local community. 

 

A Connected Community – The Town of Walkerville Urban Masterplan 
(2020) 

The ‘Town of Walkerville Urban Masterplan’ (the ‘Masterplan’) provides a 
vision and direction for the future development of Walkerville over a 30 to 
50-year period. It outlines a range of opportunities, directions and options 
that aim to reinforce, reinvigorate and regenerate the town’s urban fabric, 
increase urban density and create an attractive and vibrant environment for 
the community of Walkerville. 

The draft Code Amendment aligns with several key Objectives and 
Outcomes of the Masterplan as follows: 

Objectives 

 Progress the urban character of Walkerville, while recognising its 
unique history and culture 

 Increase pedestrian movement and safety, and create an accessible 
and connected community 

 Stimulate and encourage retail and economic growth potential 
 Develop identifiable gateways and entrances into Walkerville 

Outcomes 

 An increased residential density to the southern edge of the Council 
areas that represents a gross density of 23-45 dwelling per hectare 

 Wide range of dwelling types to meet the anticipated population growth, 
demographic changes over the next 30 years, fostering the idea of 
‘cradle to grave’ communities 

 Improved Streetscapes including stormwater collection, amenity and 
biodiversity 

 Creation of a dynamic urban realm that is focussed on creating a 
sustainable well connected community 
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Further, the Masterplan identified a number of Structure Plans to guide 
future policy and urban design initiatives over a 30-40-year period. 

In particular, and as illustrated in Figure 1.23 below, the Masterplan 
identifies the Affected Area as an ‘important arrival gateway to the town from 
the city’, to be delivered as a key action of the Structure Plan. 

Figure 1.23 - Urban Masterplan – ‘Gateway’ Recognition of Affected Area 

 

The draft Code Amendment will assist Council in delivering on this key 
action and facilitate development within the Affected Area as a key 
‘gateway’, as well as supporting opportunities for increased residential 
densities, housing choice and a revitalised urban realm. 

 

Town of Walkerville - Open Space Strategy (2020-2025) 

The ‘Open Space Strategy’ is primarily geared towards the management 
and prioritisation of public open spaces and open space network 
connections across the Council area. 

The strategy identifies several key open space assets across the Council 
area. The River Torrens Linear Park follows the southern edge of the 
Council Area and forms the greatest spatial component of this open space 
network, with the Affected Area located approximately 500 metres to the 
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east.  The closest point of access to the Linear Park from the Affected Area 
is adjacent the Gilberton Swing Bridge, which is approximately a 9-minute 
walk from the site. 

In addition, and while outside the Council area, the Adelaide Park Lands 
offers significant open space opportunities, and is located to the south of 
the Affected Area. 

The Strategy identifies a number of ‘Best Practice Principles’ to guide the 
provision and management of open space within the Council Area.  These 
Principles are summarised as follows: 

 Accessibility – Open space will be accessible for all members of the 
community. This will include access for persons using a wheelchair, 
persons pushing a pram and the elderly. 

 Distribution and Connectivity – infrastructure investment in open 
spaces will be distributed equitably to ensure that all residents have 
access to high quality open space for recreation. 

 Open Space Provision – the use of existing open space is maximised. 

 Sustainability and Biodiversity – the open space network will promote 
shared use of space and facilities, along with being adaptable with time 
and changing social trends. 

 Safety – Open space (and the journey to open space) will be designed 
and located to be safe spaces for all users. 

 Amenity – open space will provide a high degree of amenity for users 
and adjacent residents. 

 Community Pride – Open space should foster a sense of community 
pride and ownership. 

 Size and Function – Open space will provide scope for a diverse range 
of activities and uses. 

The draft Code Amendment is of relevance to the principles of ‘Accessibility’ 
and ‘Open Space Provision’ given that future development of the Affected 
Area for residential purposes will increase residential densities in 
reasonable proximity to existing and accessible open space networks, 
which will assist to maximise their usage. 

 

Living in Walkerville – Wellbeing for Every Age (2016-2020) 

The ‘Wellbeing for Every Age’ strategy articulates Council’s vision to 
enhance quality of life and facilitate activities and organisations that 
advocate for a range of ages and groups, as well as for inclusivity and 
cultural diversity, active ageing, and home support.  The strategy 
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encompasses several key themes, including ‘Active Ageing’ and ‘Support at 
Home’. 

Each ‘Theme’ includes specific ‘Initiatives’, and ‘Desired Outcomes’ to 
assist Council with delivery of the overarching objectives of the plan.  The 
draft DPA aligns with the following key Themes: 

Disability 

Initiative: 

Accessible communities. 

Desired Outcomes 

o Local buildings and public spaces are accessible for 
people with disabilities. 

o Healthy lifestyle is promoted 

Active Ageing 

Initiative: 

Enhanced health and well-being. 

Desired Outcomes 

o Active Living is promoted and encouraged. 

o Healthy lifestyle is promoted 

The draft Code Amendment will assist Council to deliver these key ‘Themes’ 
by facilitating opportunities for mixed-use development outcomes which 
include greater housing diversity to meet changing household needs, and 
opportunities for improved streetscape and public realm outcomes, as well 
as increased accessibility to local services and public open spaces such as 
the Adelaide Park Lands. 

 

Town of Walkerville - Disability Access and Inclusion Plan (2018-2020) 

The ‘Disability Access and Inclusion Plan’ represents Council’s commitment 
and contribution towards progressing the objectives of the Disability 
Discrimination Act 1992. 

In general, the plan aims to identify and address barriers to inclusion and to 
identify and action improvements that will achieve accessible and inclusive 
communities, agencies and practices for people living with disability. 

The Plan specifies 6 Key Outcomes, and each Outcome identifies several 
‘Focus Areas’ and ‘Actions’.  

The following Outcomes are relevant to the draft Code Amendment: 

Outcome 7.2 
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Accessible buildings, streets and open spaces. 

 Focus Area 1 
Meeting Disability Discrimination Act, Building Code of Australia or 
Australian Standards in buildings, public realm and facilities. 

Outcome 7.5 

Proactive planning and building assessment processes. 

 Focus Area 1 
Development planning and Assessment 
o Action 1 

DDA requirements will be integrated into the development approval 
process and Development Plan Amendments 

Future development within the Affected Area, in particular where there anticipated 
increases to residential densities, should align with Outcomes 7.2 and 7.5. The draft 
Code Amendment will assist Council to deliver on these key Outcomes, and it is 
anticipated that future development will be designed and assessed (both at the 
planning and building assessment stages) to ensure delivery of buildings and spaces 
which maximise accessibility for older people and people living with a disability. 
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ATTACHMENT E – INVESTIGATIONS 
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Greenhill Engineering – Preliminary Infrastructure and Servicing Report 
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