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 EXECUTIVE SUMMARY 
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Executive Summary 

Purpose of the Study 

The purpose of this report is to inform the Aldinga Structure Plan being prepared by Renewal SA. The report may 

also inform a Development Plan Amendment (DPA) to rezone the land (if initiated by the Minister for Planning or 

the City of Onkaparinga).  

The subject land comprises three sites: 

• Lot 12 

CT 6147/415 

Allotment 12 Deposited Plan 94045 

In the area named Aldinga 

Hundred of Willunga 

 

• Lot 2 

CT 5969/161 

Allotment 2 Deposited Plan 71576 

In the area named Aldinga 

Hundred of Willunga 

 

• Lot 61 

CT 6038/306 

Allotment 61 Deposited Plan 81273 

In the area named Aldinga 

Hundred of Willunga 

 

The study area is concentrated around the subject land in the suburbs of Port Willunga, Aldinga Beach and Aldinga 

(generally east of the subject land) which are largely residential (and rural) areas experiencing growth. 
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Current Zoning 

The subject land is currently zoned Deferred Urban, with a small portion (approximately 4,800m2) zoned Township 

Zone, which primarily comprises land for future urban expansion.  While the zoning is to be regarded as a holding 

measure with its ultimate use not yet determined, development within the Zone will generally comprise low-scale 

agricultural uses that do not prejudice the orderly conversion of the land for residential purposes.  It is envisaged 

that development will only occur following the rezoning of the land and the completion of detailed structure 

planning to ensure an orderly extension of existing urban areas and to ensure future communities have ease of 

access to infrastructure and services. 

Strategic Context 

The Community Plan 2035 recognises the City is in a time of continuing urban growth, with imperatives for 

protecting rural and natural heritage and maintaining focus on managing growth. Of specific relevance is Goal 1: 

'A liveable and connected City.'   

Key issues identified under this goal include: 
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• The development in and around larger centres – Aldinga in particular – to become vibrant places that attract 

and retain people from early in the morning to late at night is vitally important to perceptions and experiences 

of the City. 

• The move to broaden the transport base from private vehicles needs to continue, particularly with more 

compact forms of residential development.  

• Development of the Aldinga and Sellicks greenfield areas will begin in the next five years. The provision of 

good community and transport services to these southern areas will be vital in keeping these communities 

connected.  

Preferred Development Scenario 

The land under consideration for rezoning should primarily cater for the possible creation of the following 

residential outcomes: 

• Residential allotments generally in the range of 300m2 to 600m2, but potentially including smaller or larger 

lots; 

• Small lot housing delivered as a predetermined house and land package on lots of 55m2 to 150m2; 

• Affordable housing close to transport and services;  

• Retirement living close to transport and services; 

• Medium density housing (other than small detached lots) close to transport and services.   
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 Introduction 

1.1 Purpose 

The purpose of this report is to inform the Aldinga Structure Plan being prepared by Renewal SA. The report may 

also inform a Development Plan Amendment (DPA) to rezone the land (if initiated by the Minister for Planning or 

the City of Onkaparinga).  

Specifically, the report seeks to identify residential land and housing products appropriate for development on 

land to which the future rezoning relates and thus ensure a suitable policy framework is created to facilitate that 

future development.  
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1.2 Subject Land 

The subject land comprises three parcels generally located between Port Road to the north, Main South Road to 

the east, Aldinga Beach Road to the south and How Road to the west. The site are as follows: 

• Lot 12: 

CT 6147/415 

Allotment 12 Deposited Plan 94045 

In the area named Aldinga 

Hundred of Willunga 

• Lot 2: 

CT 5969/161 

Allotment 2 Deposited Plan 71576 

In the area named Aldinga 

Hundred of Willunga 

• Lot 61: 

CT 6038/306 

Allotment 61 Deposited Plan 81273 

In the area named Aldinga 

Hundred of Willunga 

 

The subject land is shown on the map in Figure 1 below. 
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Figure 1. Subject Land 

 

 

The subject land interfaces with the Aldinga Arts EcoVillage (AAEV) to the north, primary production lands to the 

east, rural living lots to the south and residential and industrial activities to the west. The Aldinga Township ‘main 

street’ and Aldinga Sports Park abut to the north east.  

Two island sites exist within the immediate environs of the subject land, namely the Galilee Primary School at the 

corner of Quinliven Road and How Road and the CFS station and an adjacent vacant land parcel, at the corner of 

Aldinga Beach Road and How Road.  
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1.3 Aldinga Study Area 

The study area is concentrated around the subject land in the suburbs of Port Willunga, Aldinga Beach and Aldinga 

(generally east of the subject land) which are largely residential (and rural) areas experiencing growth.  Further 

east the area is predominantly rural with a township at Willunga.  Sellicks Beach, further south of the subject land, 

includes residential and undeveloped areas. 

Figure 2. Aldinga Study Area 

 

 

Aldinga District Centre, the main retail, commercial and community service precinct, is located about 850m west 

of the western boundary of the subject site. Aldinga Township, which provides a lesser scaled centre, abuts the 

norther eastern boundary of the subject site. Small scaled employment and industrial activities exist within the 

study area of Lacey Drive and Aldinga Beach Road.  
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 2 – STRATEGIC CONTEXT 
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 Strategic Context 

2.1 Overview 

Significant previous localised studies have helped inform this report, including the following: 

• City of Onkaparinga, Onkaparinga (Community Plan) 2035;  

• Assessment of the take up of land in the Aldinga/Aldinga Beach and Sellicks Beach areas, Holmes Partners 

(2015); and 

• Aldinga Housing Analysis, Holmes Dyer (2018). 

Within the context provided by the Onkaparinga Community Plan 2035 (updated in September 2017 to 

Onkaparinga 2035) and recent amendment to the Onkaparinga Development Plan through the General 

Residential and Miscellaneous DPA (19 December 2017), this report provides an assessment of the take up of land 

by Holmes Partners to confirm the need for residential land supply within Aldinga Beach and reviews relevant 

population characteristics and growth as a basis for discussion of possible future housing needs. 

 

2.2 City of Onkaparinga, Onkaparinga Community Plan 2035 

The Community Plan 2035 recognises the City is in a time of continuing urban growth, with imperatives for 

protecting rural and natural heritage and maintaining focus on managing growth.  

The Community Plan 2035 consolidates the directions set in the Community Plan 2028 with new emerging issues 

such as the importance of lifestyle, the city as a destination, improving vocational training and education 

opportunities as well as local employment opportunities, the growing importance of tourism to local economy 

and protecting the features of the city that underpin this. 

The Plan has a vision of 'Strong, Vibrant Communities' supported through five key goals.  Of specific relevance is 

Goal 1: 'A liveable and connected City.'   

Key issues identified under this goal include: 

• The development in and around larger centres – Noarlunga, Seaford, Aberfoyle Park, Aldinga and Morphett 

Vale in particular – to become vibrant places that attract and retain people from early in the morning to late 

at night is vitally important to perceptions and experiences of the City. 

• Increased residential densities are occurring around larger centres and along the coast. Establishing these 

areas as attractive walkable neighbourhoods, with access to quality shared recreation spaces, will increase 

the desirability of these areas.  

• The move to broaden the transport base from private vehicles needs to continue, particularly with more 

compact forms of residential development.  
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• Development of the Aldinga and Sellicks greenfield areas will begin in the next five years. The provision of 

good community and transport services to these southern areas will be vital in keeping these communities 

connected.  

A series of objectives and strategic actions for implementation of each goal are identified.  Most relevant to this 

DPA is Objective 1.3 ‘Great Lifestyles.’  

‘The City offers an engaging and diverse lifestyle, including a range of affordable housing choices, 

local employment opportunities and easily accessible recreation and entertainment options. Our 

suburbs and neighbourhoods, our hills and rural areas are great places to live – places we are proud 

of and feel at home in. Our older areas are being renewed and retain their inherent strengths and 

advantages. Our streets, parks and small centres are attractive and welcoming places to interact 

and connect with others.’ 

The Aldinga Structure Plan can deliver on the Objective of ‘Great Lifestyles’ through Strategic Action 1.3.1 'Support 

sustainable development of Seaford Meadows (north of Jared Road), Hackham Southeast and Aldinga.'   

The City of Onkaparinga Strategic Framework nominates the City’s Land Use Strategy as the lead document to 

achieve Objective 1.3 by seeking to accommodate the projected growth of the City whilst maintaining a balance 

of open natural areas, agriculture, and heritage.   

 

2.3 Onkaparinga 2035 

Council released a new community plan in September 2017 which reaffirms Council’s vision for strong, vibrant 

communities and introduces three new themes of ‘people, place and prosperity.’  Onkaparinga 2035 is the lead 

document informing the strategic planning work of the City of Onkaparinga and decisions about services, assets, 

programs, advocacy and projects.  In implementing the plan Council will consider and respond to key factors 

including: 

Placemaking – working to ensure our city is well planned, inviting, fun and exciting. 

Environment – planning for the needs of our changing environment and integrating nature into the built 

environment. 

Onkaparinga 2035 seeks to support projected population growth and changing household needs and 

acknowledges more diverse forms of housing and better utilisation of existing housing areas, centres and 

remaining large development sites is required.  This includes that new homes are being developed on smaller 

sites and in different forms including units, flats and townhouses.  The growing and changing shape of the city is 

within the context of diverse and scenic landscapes, primary production and a large network of recreational and 

conservation areas.  Sensitive change is sought that protects these areas from incompatible uses. 
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2.4 General Residential and Miscellaneous DPA 

In response to demand for new housing, Council previously amended its Development Plan to introduce Medium 

Density Policy Area 40 and allow for a greater variety of housing types. 

On 19 December 2017, the Minister for Planning approved changes to policies for medium density through the 

General Residential and Miscellaneous Development Plan Amendment.  Significantly, Medium Density Policy Area 

40 was contracted to areas around and with ease of access to major centres.  Targeted Infill Precincts were 

introduced that encourage a greater variety of housing types and higher densities in select locations 200 metres 

from Regional and District Centres (and Woodcroft Neighbourhood Centre).  In general terms, an increase in 

minimum allotment size to 325m² (previously 300m²) and a reduction in building heights was applied to the 

balance of the Residential Zone. 

Based on the direction of the General Residential and Miscellaneous DPA, medium density may be an option for 

land in proximity to Aldinga District Centre, Aldinga Township and any future railway station.  

 

2.5 Assessment of the take up of land in the Aldinga/Aldinga Beach and 
Sellicks Beach areas, Holmes Partners (2015) 

The assessment undertaken by Holmes Partners in 2015 proposed rezoning land at How Road, Aldinga to deliver 

a modest supply of residential land to the market within a short time frame, with additional land to be rezoned 

as part of a sequential process to enable ongoing supply over a longer period. 

The advantages of an increase in resident population were identified as: 

1. Increased support for the Aldinga District Centre, which has a modest levels of activity;  

2. Underpinning of existing retail, commercial, community, education and recreation facilities to ensure that 

they are retained and prosper for the benefit of the whole community;  

3. Impetus to provide additional facilities, including private health facilities, for the wider benefit of the whole 

community; and 

4. Broadening the range of residential offering within the area, with the specific opportunity to provide 

smaller lot options to complement the predominantly traditional housing stock offering in the region.  
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2.6 Aldinga Housing Analysis 

The assessment undertaken by Holmes Dyer in 2018 updated the assessment of land and pricing in the region, 

reviewed population and demographic characteristics as a basis for discussing possible future housing needs, 

within a context of policy direction provided by the recent General Residential and Miscellaneous DPA and 

provided product and design criteria for future development direction.  

Key findings included the following: 

• An urgent need to progress rezoning within the area; 

• Residential allotment demand primarily in the range of 300-600m2  

• Smaller lot housing opportunities to meet affordability requirements; and  

• Limitations on land and housing mix imposed by recent policy amendments 

 

2.7 Population Change and Growth Projections 

Onkaparinga between 2006 and 2016 

The City of Onkaparinga is relatively like Adelaide in terms of percentage of population across all service age 

profiles.  The City has experienced notable growth in selected service ages as follows: 

• Birth and preschool (0-4) increased by 1,139 people; 

• Young workforce (25-34) increased by 2,364 people; and 

• Empty nesters (60-69) increased by 7,802 people. 

The demographic growth is an indicator of residential development of the southern region, and has implications 

for future development in terms of housing design and adaptability for growing and shrinking household sizes. 

This is reflected in the growth of household types for the City.  Between 2006 and 2016, households in the City of 

Onkaparinga increased by 8,222, largely comprised of: 

• Couples with children increased by 509 households; 

• Couples without children increased by 2,139 households; and 

• Lone person households increased by 2,888 households. 

Aldinga Beach between 2006 and 2016 

Key growth demographics for Aldinga Beach compared to the City of Onkaparinga include: 

• Birth and preschool (0-4)  

» 8.6% compared to 6.2% for Onkaparinga in 2016; 

» An increase of 447 people between 2006 and 2016; 

• Primary school (5-11)  
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» 11.7% compared to 8.9% for Onkaparinga in 2016; 

» An increase of 566 people between 2006 and 2016; 

• Young workforce (25-34)  

» 13.4% compared to 12.4% for Onkaparinga in 2016;  

» An increase of 604 people between 2006 and 2016; 

• Parents/home builders (35-49)  

» 19.6% compared to Onkaparinga at 19.7% in 2016; 

» An increase of 752 people between 2006 and 2016. 

Aldinga Beach had lower representation in the ‘Tertiary and Independence’ age group of 18 – 24 years recorded 

as 7.6% of the population compared with Onkaparinga (8.4%) in 2016. 

Demographics for Aldinga Beach indicate a growth in young and mature families with comparatively higher 

representation of young children and young couples compared to Onkaparinga and an equivalent percentage of 

parents/home builders.  This is somewhat reflected in the growth of households for the area.  Between 2006 – 

2016, households for Aldinga Beach increased by 1,640, the top three growth households being: 

• Couples with children increased by 480 households; 

• Lone person households increased by 409; and 

• Couples without children increased by 332 households. 

Growth projections 

Should the development of the Southern Region continue as forecast, it is likely that more young workforce and 

parents/home builders will enter the market, and there will be an increase in the representation of empty nesters.  

Affordable housing options and smaller allotments/housing options have the potential to facilitate an increase in 

households, and these household types.   

This sentiment is reflected in forecasts predicting the number of dwellings and size of households into the future: 

• The City of Onkaparinga to grow from 72,478 dwellings in 2016 to 87,027 in 2031, with the average household 

size falling from 2.46 to 2.44 by 2031; and 

• Aldinga Beach to grow from 4,870 in 2016 to 5,822 in 2031, with the average household size falling from 2.56 

to 2.45 by 2031. 

We anticipate that this growth may be exceeded within this timeframe if adequate land is brought to the market 

to meet demand requirements.  
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 3 – HOUSING ANALYSIS 
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 Housing Analysis 

3.1 Overview 

In 2015, Holmes Partners undertook an assessment of the take up of land in the Aldinga/Aldinga Beach/Port 

Willunga and Sellicks Beach areas.  This section provides updated information about the consumption of 

residential allotments in the Aldinga/Aldinga Beach/Port Willunga areas, and market demand as an assessment 

of vacant land sales. 

Previous comprehensive assessment of development activity in the locality established that greater than 90% of 

the land area available for residential development in the Port Willunga/Aldinga/Aldinga Beach/Sellicks Beach 

area has already been subdivided, sold and developed with dwellings, and further that some areas exceed 95% 

suggesting risk of land shortage and price escalation.  At that time, the trigger point for rezoning contained in the 

Onkaparinga Development Plan had been met with a real risk to shortage of residential land in the area and an 

expected rise in residential land prices of what was considered a relatively affordable market option. 

As part of this assessment, a series of tables and maps were produced based on 2014 aerial imagery.  This 

assessment has been replicated using January 2017 aerial imagery and is reported in Section 3.2. 

In addition, these include the following:  

• Investigate the potential to provide for a range of innovative housing types (including aged and adaptable 

housing) and the provision of 15% affordable housing. 

• Investigate and develop a suitable design framework for the treatment of streetscapes, public realm and the 

interface between public and private realm. 
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3.2 Housing Supply 

The following tables provide an assessment of residential lot consumption and residential land consumption by 

zone, throughout the Aldinga-Sellicks area compared with the previous assessment by Holmes Partners.  The 

assessments are based on aerial photography dated November 2014 and January 2017 respectively. 

Table 1. Residential Lot Consumption 

Locality 

Number of lots (2014) Number of lots (2017) 

Total Vacant % Total Vacant % 

Aldinga Beach/Port Willunga 

Residential Zone 3 531 52 90.2% 531 49 90.8% 

Residential Zone 4 4,921 233 95.3% 4,880 177 96.4% 

Residential Zone 5 24 1 95.8% 20 0 100.0% 

Residential Zone 6 58 1 98.3% 59 2 96.6% 

Sellicks Beach 

Residential Zone  1,183 198 83.3% 1,171 146 87.5% 

Residential Zone 2 331 26 92.1% 327 19 94.2% 

Aldinga Township 

Township Zone 255 42 83.5% 253 44 82.6% 

Light Industry 

Light Industry Zone 71 2 97.2% 70 2 97.1% 

TOTAL 7,374 555 92.5% 7,311 439 94.0% 

Table 2. Residential Land Consumption 

Locality 

Area (hectares) (2014) Area (hectares) (2017) 

Total Vacant % Total Vacant % 

Aldinga Beach/Port Willunga 

Residential Zone 3 47.50 5.67 88.2% 47.57 5.10 89.3% 

Residential Zone 4 311.83 13.79 95.6% 311.86 10.09 96.7% 

Residential Zone 5 7.25 0.31 95.7% 7.27 0.00 100.0% 

Residential Zone 6 6.35 0.07 98.9% 6.36 0.16 97.5% 

Sellicks Beach 

Residential Zone 1 96.67 22.67 76.5% 94.56 18.86 79.2% 

Residential Zone 2 26.41 2.55 90.3% 25.70 1.42 94.5% 

Aldinga Township 

Township Zone 30.53 9.66 68.4% 30.58 8.00 73.8% 

Light Industry 

Light Industry Zone 8.07 0.23 97.1% 8.06 0.23 97.1% 

TOTAL 534.61 54.95 89.7% 531.96 43.86 91.8% 
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It is clearly apparent from these statistics that residential land supply has diminished to reach a point of critical 

shortage. As of January 2017, 94.0% of all existing residential allotments in Aldinga/Aldinga Beach/Port 

Willunga/Sellicks Beach have been developed and 91.8% of all residentially zoned land has been subdivided.  The 

subject land is one of the few remaining areas of land still to be rezoned and developed for residential purposes. 

The updated Vacant Land Analysis plans used to inform the above assessment are included in Appendix 1. 

 

3.3 Market Demand 

Recent land sales activity for vacant residential lots of less than 2,000m2 in the area in the of Port 

Willunga/Aldinga/Aldinga Beach is summarised in the following tables.  Note that sales activity for 2017 extends 

to 14 June 2017. 

Table 3. Vacant Land Sales – Aldinga 

Year No of Sales Values $k Median value $k Average value $k Size m2 
2010 14 60 – 175 125 120 158 – 1,207 
2011 13 35 – 166 105 107 158 – 609 
2012 2 127 – 169 148 148 451 – 601 
2013 9 72 – 155 115 118 200 – 604 
2014 4 76 – 180 140 132 200 – 1,016 
2015 5 75 – 233 165 159 200 – 1,207 
2016 8 87 – 236 131 139 160 – 601 
2017 3 219 – 250 239 236 540 - 610 

Table 4. Vacant Land Sales – Aldinga Beach 

Aldinga Beach (including esplanade/surrounds) 
Year No of Sales Values $k Median value $k Average value $k Size m2 
2010 68 111 – 274 153 161 300 – 1,541 
2011 28 50 – 318 166 175 326 – 1,120 
2012 20 105 – 392 160 172 301 – 1,690 
2013 28 123 – 660 199 235 300 – 1,472 
2014 57 105 – 530 145 170 229 – 1,849 
2015 26 120 – 750 162 198 247 – 1,472 
2016 21 122 – 650 195 238 285 – 1,587 
2017 13 107 – 715 222 267 306 – 1,000 

 

Aldinga Beach (excluding esplanade/surrounds) 
Year No of Sales Values $k Median value $k Average value $k Size m2 
2010 68 111 – 274 153 161 300 – 1,541 
2011 28 50 – 318 166 175 326 – 1,120 
2012 20 105 – 392 160 172 301 – 1,690 
2013 25 123 – 288 185 193 300 – 1,046 
2014 57 105 – 530 145 170 229 – 1,849 
2015 25 120 – 257 160 176 247 – 860 
2016 18 122 – 320 196 177 285 – 720 
2017 11 130 – 355 215 208 306 – 823 
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Aldinga Beach (esplanade/surrounds) 
Year No of Sales Values $k Median value $k Average value $k Size m2 
2010 - - - - - 
2011 - - - - - 
2012 - - - - - 
2013 3 510 – 660 570 570 700 – 1,472 
2014 - - - - - 
2015 1 750 750 750 1,472 
2016 3 400 – 650 420 490 350 – 1,587 
2017 2 465 – 715 590 590 506 – 1,000 

 

Table 5. Vacant Land Sales – Port Willunga 

Port Willunga (including esplanade/surrounds) 
Year No of Sales Values $k Median value $k Average value $k Size m2 
2010 2 145 – 208 176 176 300 – 700 
2011 2 211 – 570 391 391 697 – 1,368 
2012 2 151 – 185 168 168 680 – 730 
2013 10 129 – 435 150 221 270 – 1,060 
2014 5 133 – 600 210 281 300 – 1,041 
2015 3 260 – 352 310 307 442 – 800 
2016 15 128 – 650 243 277 348 – 1,477 
2017 4 128 – 650 251 246 442 – 800 

 

Port Willunga (excluding esplanade/surrounds) 
Year No of Sales Values $k Median value $k Average value $k Size m2 
2010 2 145 – 208 176 176 300 – 700 
2011 1 211 211 211 697 
2012 2 151 – 185 168 168 680 – 730 
2013 9 129 – 375 145 197 270 – 1,060 
2014 4 133 – 310 180 201 300 – 1,041 
2015 3 260 – 352 310 307 442 – 800 
2016 14 128 – 630 232 251 348 – 1,477 
2017 4 128 – 650 251 246 442 – 800 

 

Port Willunga (esplanade/surrounds) 
Year No of Sales Values $k Median value $k Average value $k Size m2 
2010 - - - - - 
2011 1 570 570 570 1,368 
2012 - - - - - 
2013 1 435 435 435 439 
2014 1 600 600 600 900 
2015 - - - - - 
2016 1 650 650 650 611 
2017 - - - - - 

 

Vacant land sales activity in the three suburbs under investigation has diminished substantially over the period 

2010 to 2017, reflecting low levels of land supply.  Minor spikes in land sales over the period reflect the release 

of some of the little remaining zoned broad hectare land, however, the trend is distinctly downward. 
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Conversely, there is a distinct upward trend in the sales price of vacant land, both in absolute terms and on a cost 

per square metre basis.  This upward trend is well above CPI for the corresponding period and, in a period of 

modest real estate price growth across the metropolitan area as a whole, reflects an increasing scarcity of land 

supply in the subject locality. 

The following graphs (Figures 3 and 4) which plot annual house sales and annual land sales from 2008 to 2017 

clearly demonstrate the significance of these trends.  While housing transactions for Aldinga/Aldinga Beach/Port 

Willunga have tracked fairly steadily at around 250 – 300 sales per annum over the 10-year period, land sales 

have declined massively from nearly 400 in 2008 to only around 30 – 60 sales per annum since 2012. 

Note that the difference in absolute land sales transactions from the tables to the graphs reflect the fact that the 

tables have excluded “outlier sales”, which is typically done when seeking meaningful sales value data.  For 

example, outlier sales might include transactions between family members where the transaction does not take 

place at a true market value or where transacted properties include other land or items which skew the value for 

the property of interest.  These sales cannot be included in any meaningful evaluation of property values, whereas 

they can be included in gross transaction numbers. 

 

Figure 3. Sales per Annum (House) – Locality: Aldinga/Aldinga Beach/Port Willunga 
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Figure 4. Sales per Annum (Land) – Locality: Aldinga/Aldinga Beach/Port Willunga 

 

A comparison of vacant land sales values achieved for different sized lots in 2010/11 with those achieved in 

2016/17, demonstrate a number of factors at work, notably: 

• Sales prices have increased significantly over the 6-year period (38.7% - 57.6% increase for different lot sizes), 

well above CPI for the same period (12.3% for the six years to March 2017) and well above metropolitan 

housing price increases (10.9% for the six years to March 2017); 

• Lot sales activity is more concentrated in the 200 – 450m2 site area range in 2016/17, whereas most sales in 

2010/11 were in the 400 – 800m2 site area range; and 

• While larger lots command a higher price in absolute terms, sales values on a square metre basis are typically 

greatest for small lots and less for larger lots. 

Refer to the following graphs and table. 

Figure 5. Vacant Land Sales Price to m2 Comparison 2010/11 
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Figure 6. Vacant Land Sales Price to m2 Comparison 2016/17 

 

 

Table 6. Vacant Land Sales Price Change 2010/11 to 2016/17 for Selected Lot Sizes 

Lot Size m2 Predicted Average 
2010/11 Price 

Lot Size m2 Predicted Average 
2016/17 Price 

% Change Over 
Period 

Compound Annual 
Growth Rate (%) 

200 $86,654 200 $136,530 57.6 7.9 
300 $105,886 300 $161,159 52.2 7.3 
400 $125,118 400 $185,788 48.5 6.8 
500 $144,350 500 $210,417 45.8 6.5 
600 $163,582 600 $235,046 43.7 6.2 
700 $182,814 700 $259,675 42.0 6.0 
800 $202,046 800 $284,304 40.7 5.9 
900 $221,278 900 $308,933 39.6 5.7 

1,000 $240,510 1,000 $333,562 38.7 5.6 

 

3.4 Product Development 

3.4.1 Existing Product Typology 

The Aldinga housing market is dominated by detached dwellings on traditionally sized allotments.  Within 

developments more than 20 years old, these allotments are typically 600m2 to 800m2 in area, while in more recent 

estates, the typical detached dwelling allotment ranges from 300m2 to 600m2 in area, with occasional larger sites. 

Specifically, allotment sizes in these modern estates are typically as follows: 

Villa lots 10m wide x 30m deep 300m2  

Large villa lots 12.5m wide x 30m deep 375m2 

Small courtyard lots 14m wide x 30m deep 420m2 

Courtyard lots 15m wide x 30m deep 450m2 

Traditional lots 18m wide x 30m deep 540m2 

Premium lots 20m wide x 30m deep 600m2 

Some estates have allotment depths of 27.5 metres. 
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In the older areas, a number of 600m2 to 800m2 lots have been divided into two and redeveloped with two 

dwellings on sites of 300m2 to 400m2 each. 

In the newer areas, limited numbers of smaller housing lots have been created with frontages of 6.0m, 7.5m, 

8.5m and 9.0m, delivering sites of around 180m2 to 270m2.  The smaller housing products have been more 

successful where they front onto a reserve, are served by a rear lane and are typically designed and constructed 

as part of a comprehensive house and land package. 

Specific small lot dimensions for allotments existing within Aldinga include the following: 

6.0m wide x 30m deep 180m2  

7.5m wide x 25m deep 187.5m2 

7.5m wide x 30m deep 225m2 

8.5m wide x 30m deep 255m2 

9.0m wide x 30m deep 270m2 

Many of these allotments involve boundary to boundary construction whether or not they are in a detached or 

attached housing form (e.g. such as row dwellings). 

Only a small number of community titled dwellings exist within the area.  The vast majority of allotments are 

Torrens Titled. Community titled dwellings include small groups of typically single storey group dwellings, 

comprising around 4-6 dwellings on larger or deeper than normal allotments. 

Most dwellings are single storey, with a sprinkling of two storey dwellings across the suburb.  There is a much 

higher percentage of two storey dwellings along the Esplanade. Other forms of denser housing include a small 

number of semi-detached and row dwellings, usually in proximity to the beach, but typically still located on 

Torrens Titled allotments. 

While the market has delivered little in the way of medium density development in the study area, the zoning of 

the locality has not been encouraging of such development, thereby restricting the delivery of alternative housing 

forms. 

Aged care and retirement villages are located in Aldinga, notably, Life Care Aldinga Beach Court at Pridham 

Boulevard which provides retirement living and assisted care services, and Aldinga Shores on Aldinga Beach Road, 

which provides for retirement living.  Both sites are located on or near bus routes and the main shopping and 

services precinct of Aldinga District Centre. 

The following photos illustrate the typical products currently being delivered in the Aldinga market. 
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Villa dwelling Villa dwelling 

   
 Courtyard dwelling Courtyard dwelling 

  
Courtyard dwelling (two storey) Courtyard dwelling (two storey) 
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Courtyard dwelling (two storey) Narrow frontage (8.5m) dwellings 

  
Community scheme – Group dwellings Traditional dwelling 

  
Traditional dwelling Premium dwelling 
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Row dwellings with rear access Row dwellings with rear access 

 
 

  

Row dwellings with rear access Villa dwelling with rear access 

 

 

Rear lane  

 

3.4.2 Outer Metropolitan Market 

The fringe northern and southern metropolitan markets deliver a range of housing typologies, with a wider variety 

of products typically delivered in the northern metropolitan area. 
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While the wider fringe markets deliver similar products to that experienced in Aldinga, there is typically a higher 

proportion of smaller lot sizes in other locations and, in particular, there is now a trend towards the delivery of 

smaller, affordable detached dwellings on small lots.  These allotments may vary from 55m2 to around 130m2.  

These house and land products provide a strong opportunity for first home buyers and are delivered as a specific 

building package for each allotment. 

Development of small lots where no control is exerted over the design of the associated dwellings has resulted in 

sub-optimal development outcomes, including specific experiences in the Aldinga area.  These design issues can 

be managed where each dwelling is approved as part of the land division solution and where they form part of an 

integrated design solution for a whole precinct. 

Examples of successful small lot housing are provided in the following photographs. 

  
Small lot housing Small lot housing 

  

Small lot housing Small lot housing 
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3.4.3 Preferred Development Scenario 

On the basis that the zoning for the subject site will not be influenced by the direction provided by Council in its 

recent changes to Medium Density Policy Area 40 of the Onkaparinga Development Plan, we anticipate that the 

market will seek to deliver residential allotments primarily in the range of 300m2 to 600m2, but with an appetite 

for smaller detached dwelling product in selected locations where specific house and land design solutions are 

delivered to a market seeking greater affordability and an alternative lifestyle outcome. 

Given the site’s intended inclusion of a rail corridor and its proximity to services and facilities, increased density 

is a logical expectation for this locality. An inability to confirm the delivery and timing of any rail link can be 

expected to temper enthusiasm for density generally and medium density products (such as residential flats) in 

particular. Sites close to bus routes on Quinliven Road and Aldinga Beach Road may have some potential for 

increased density. Most enthusiasm for density is likely to be via small lot housing, which avoids the financing 

risks, construction costs and stamp duty costs associated with residential flats. 

Furthermore, small lot housing, whether in detached or attached form, provides an ideal opportunity to meet any 

requirement to deliver the 15% affordable housing across the rezoning area. 

Retirement living, particularly focussed upon active retirees (over 55’s) could occur on the subject land, 

particularly if well connected to Aldinga Beach Road and the Aldinga District Centre, or to Aldinga Township. 

Design solutions which are sensitive to the nature of the subject site’s surrounding interfaces are appropriate. 

Particular attention will need to be given to the Main South Road interface, the How Road industrial area interface 

and the Port Road Avenue of trees. Lot sizes, driveway locations and buffers are all means of addressing these 

interfaces. 

 

3.5 Design Framework 

Provision of a suitable design framework for the treatment of streetscapes, public realm and the interface 

between the public and private realms is important in the delivery of attractive, desirable and safe residential 

communities. 

Many statutory and non-statutory policies and guidelines already exist to guide development of the public realm, 

including relevant provisions of the Development Plan and various Technical Services and Design Guidelines 

prepared by Council (and others). 

It is extremely difficult to mandate good design outcomes.  To be that prescriptive risks stifling new and alternative 

ideas for delivery of good public realm outcomes.  Further, delivery of many desirable outcomes extends beyond 

the purview of mechanisms available to planning authorities to be imposed upon development proposals.  

Notwithstanding these limitations, the following streetscape, public realm, and public realm interface objectives 

are identified for the Aldinga rezoning area: 
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Private Allotments (Public Realm Interface) 

• Ensure the timely delivery of site landscaping to all publicly visible areas if an allotment as part of any dwelling 

approval; 

• Seek consistency and management of fencing products as part of any dwelling approval; 

• Encourage the incorporation of visual interest in the built form through a combination of: 

» Layering of different colours, materials and textures; 

» The use of interesting roof forms, including skillion, mono-pitched and curved metal deck roofs; 

» The use of natural materials, including timber, natural stone, glass and steel; and 

» Creation of light and shade through the use of over-hangs, articulation, recesses and canopies. 

• Require panel doors or similar for prominent garages and generally require garages to be set back behind the 

main façade of a dwelling; and 

• Require careful siting of air conditioning units, antennas, satellite dishes, water tanks, garden sheds etc to 

avoid visibility from public spaces. 

Streetscape/Public Realm 

• Encourage the use of rear laneways to serve small lot housing developments thereby optimising landscape 

planting in the primary street;   

• Encourage the planting of appropriate tree species not less than every 15 metres along a road frontage within 

a land division; 

• Species selection should acknowledge suitability for local conditions and should seek to deliver ‘avenue’ 

planting along streets, notably upright species that allow the establishment of a single clear truck to at least 

2 metres above ground level for safety, surveillance and aesthetics; 

• Reserve planting may include parkland type settings and/or recreation of endemic habitat environments; 

• Pedestrian paths should generally be provided on both sides of a roadway and provide linkages to key 

attractions or facilities; 

• Seek the creation of landscaped parks which provide a range of uses for residents, including active and passive 

recreation areas, seating and picnic areas, playgrounds, vegetation and habitat corridors and ornamental 

parks for visual interest; 

• Seek the delivery of public parks in close proximity to residents, ideally within 300 metres of all residents; 

• Acknowledge the role and value of smaller parks as the backyards for medium density residential 

development; 

• Recognise the dual use capabilities of stormwater detention areas and design for their recreational use; 

• Acknowledge the role of enhanced streetscapes, plazas and walkways as important elements in the creation 

of urban environments; 
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• Encourage direct access to and overlooking of reserves by residential development, ensuring such residences 

create a front aspect to those reserves, through orientation of entries, fenestration, balconies and verandas, 

through the use of visually permeable fencing and through the creation of direct pedestrian access points 

between the reserves and the residences; 

• Recognise the advantage of receiving highly developed, high quality landscaped spaces in lieu of large 

underdeveloped spaces; 

• Encourage water capture and reuse on parks and streetscapes to improve landscape attractiveness and 

promote vegetation growth.  Where water reuse is not possible, encourage appropriate species choice to 

deliver attractive but drought tolerant landscape outcomes. 

 

 

 

The following photographs illustrate a number of the key design elements contained in the above objectives. 

  

Direct frontage to reserves Creation of pocket parks 

  
Laneway landscaping Interesting roof forms 
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Projections, recesses and overhangs Variety of materials 

  
Dwelling addresses corner Panel garage door 

  
High quality pocket parks Walking trails 
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Boulevard planting Pedestrian linkages 

  
Shelters, seating and gathering spaces Heavily vegetated streetscapes 

  
Housing fronting onto reserves Irrigated parks 
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Boardwalk adjacent to detention area Feature retention lake 

  
Exciting play equipment Detention areas built into the landscape 
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 4 – CONCLUSION 
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 Conclusion 

The investigations contained in this report will inform the Aldinga Structure Plan and Development Plan 

Amendment (DPA) to assist in increasing residential land supply in southern Adelaide. 

In summary, the investigation finds: 

• There is a strong strategic impetus to progress the rezoning including consistency with the Onkaparinga 

Community Plan 2035 (Onkaparinga 2035); 

• Residential land supply has diminished to reach a point of critical shortage and the subject land is one of the 

few remaining areas of land still to be rezoned and developed for residential purposes.  This also has 

implications for housing affordability which has experienced an upward trend in house and land prices; and 

• The land under consideration for rezoning should primarily cater for the creation of the following residential 

outcomes:  

» Residential allotments generally in the range of 300m2-600m2, but potentially including smaller or 

larger lots; 

» Small lot housing delivered as a predetermined house and land package on lots of 55m2-150m2; 

» Affordable housing close to transport and services;  

» Retirement living close to transport and services; 

» Medium density housing (other than small detached lots) close to transport and services. 
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