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1.

INTRODUCTION

1.1

Executive Summary

In order to inform the Aldinga Structure Plan being prepared for Renewal SA, investigations have been
undertaken to review and analyse the employment lands in the locality including potential demand and the
availability and supply of retail, commercial and light industrial floor space. Further the scope is to
recommend appropriate location (s) to accommodate new employment/retail uses, if a demand is identified,
including the potential temporary use of the rail corridor.
It has been determined that the Aldinga Central District Centre, Aldinga Urban Employment Zone and the
Aldinga Village township have varying degrees of potential to accommodate future growth, not only in a retail
sense but also as mixed use destination locations. In particular, the Aldinga Central District Centre has vacant
land to accommodate significant growth to supplement its predominantly retail and services offering.
Similarly there is existing capacity within the light industrial Urban Employment Zone fronting How Road and
Aldinga Beach Road.
It is envisaged that demand for additional supply of employment lands within the subject land will be limited
to small scale local retail or community uses to service the surrounding community. The future railway
station is considered to be an optimum location for such activities, in order to further establish a destination
location and sense of place. Otherwise, the demand is considered to be sufficiently low so not to designate
any other land specifically for such purpose, unless considered strategically relevant for transitional land use
or buffering outcomes.
Overall, it is expected that the development of the subject land will provide additional population to support
the full development of the existing Aldinga District Centre and the continued function of the adjacent
Township Zone, without the need for a new designated centre.

1.2

Subject Land

The Urban Renewal Authority (trading as Renewal SA) owns 94.06 hectares of land within the City of
Onkaparinga’s Deferred Urban Zone at Aldinga to the north-west of the Main South Road and Aldinga Beach
Road identified as:


Lot 2 Quinliven Road, Aldinga (Certificate of Title Volume 5969 Folio 161);



Lot 55 Port Road, Aldinga (Certificate of Title Volume 6147 Folio 415);



Lot 61 How Road, Aldinga (Certificate of Title Volume 6038 Folio 306).

The subject land is shown in Figure 1 on the following page:
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Figure 1.1

Subject Land
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1.3

Potential Yield

The Structure Plan being prepared for the subject land will consider a range of development scenarios for the
site. These are expected to include a combination of residential, community, centre-type and open space land
uses. In terms of non-negotiable, a site of 14ha needs to be set aside for a future school, whilst a 100m wide
corridor (equating to 14ha) is required to be created for the purposes of accommodating a future rail line.
If the land (excluding site and rail corridor) was used exclusively for residential purposes, it is estimated that
this would result in a potential yield for some 1000 new dwellings, assuming housing densities in the order of
15 dwellings per hectare.
The average household size for the surrounding areas is 2.6 persons per dwelling. This results in a potential
for some additional 2600 people.
It is recognised that land to the south of the subject land has recently been rezoned for residential purposes.
That land is expected to accommodate an additional 300 to 400 dwellings.
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2.

STUDY AREA

2.1

Regional Context

The City of Onkaparinga is located on Adelaide's southern fringe, between 25 and 40 kilometres from the
Adelaide CBD. The City of Onkaparinga is bounded by the Cities of Marion and Mitcham to the north, the
Adelaide Hills Council area and the District Council of Mount Barker to the east, the Alexandrina Council area
and the District Council of Yankalilla to the south and Gulf St Vincent to the west.
The City of Onkaparinga is located within the Southern Adelaide State Government Region.
In terms of retailing, the population of the City of Onkaparinga is well served by the Noarlunga Regional
Centre, which provides a full range of retail services. Noarlunga is one of five regional activity centres within
metropolitan Adelaide.
The higher order activity centres within the City of Onkaparinga are identified by the 30 Year Plan for Greater
Adelaide.
The Aldinga District Centre is located some 800m west of the subject land and provides the main retail,
community and commercial facilities for the wider Aldinga area. The Aldinga township is located to the east
of the subject land, separated by a regional sporting complex, and provides a range of retail and community
land uses.
Small scale light industrial, manufacturing, service industries, service trade premises, motor repair stations
and other related employment and business activities occur to the immediate west of the subject land in the
southern part of the Urban Employment Zone
Figure 2.1 shows the spatial location of the centres within the region, and the proximity of the Aldinga District
Centre to the CBD.
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Figure 2.1

Regional Context

Source: 30 Year Plan for Greater Adelaide

Within the immediate locality, the existing Aldinga Sports Park abuts the north-east portion of the land which
features bowling, football and dressage/equestrian facilities. The Galilee Catholic School abuts the land to the
north-west and the Aldinga Beach CFS abuts the land to the south-west. As mentioned, land to the south of
Aldinga Beach Road has recently been rezoned, which is expected to yield 400 dwellings. The locality is shown
on Figure 2.2 and provides the land use context of the subject land.
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Figure 2.2

Local Context
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2.2

Strategic Context

2.2.1

30 Year Plan for Greater Adelaide

The 30 Year Plan for Greater Adelaide sets out the policies, actions and targets to guide Adelaide towards
becoming more liveable, competitive and sustainable.
The Plan identifies the Subject Land as within the planned urban lands to 2045 (Map 3). It also identifies the
potential for a future fixed line (train or tram) to be extended to the site (Map 2). Similarly, this is reflected
within the Council Development Plan, within Location Map Onka/100.
The following policies are considered relevant to the preparation of this Structure Plan:
Policy Theme
Transit Corridors, growth
areas and activity centres

Design Quality

Housing Mix, Affordability
and Competitiveness

Policy
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. (Map 2)
P2. Increase residential and mixed use development in the walking
catchment of:
•
strategic activity centres*
•
appropriate transit corridors
•
strategic railway stations.
P3. Increase average gross densities of development within activity centres and transit
corridor catchments from 15 to 25 dwellings per hectare to 35 dwellings per hectare.
P5. Encourage medium rise development along key transport corridors, within activity
centres and in urban renewal areas that
support public transport use.
P7. Focus government services in higher-order activity centres that are well-serviced by
public transport to support viable clusters of activities and minimise car trips.
P8. Provide retail and other services outside designated activity centres where they will
contribute to the principles of accessibility, a transit focused and connected city, high
quality urban design, and economic growth and competitiveness.
P11. Ensure new urban fringe growth occurs only within designated urban areas and
township boundaries and outside the Environment and Food Production Areas, as shown
on Map 3.
P27. Provide for transitions between higher density and multi-storey, mixed-use
developments in activity centres, corridors and existing detached housing precincts.
P28. Promote permeable, safe, attractive, accessible and connected movement networks
(streets, paths, trails and greenways) in new growth areas and infill redevelopment areas
that incorporate green infrastructure.
P36. Increase housing supply near jobs, services and public transport to improve
affordability and provide opportunities for people to reduce their transport costs.
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Health, Wellbeing and
Inclusion

Transport

Infrastructure

Open Space, Sport and
Recreation

Water

Plan future suburbs and regenerate and renew existing ones to be
healthy neighbourhoods that include:
•
diverse housing options that support affordability
•
access to local shops, community services and facilities
•
access to fresh food and a range of food services
•
safe cycling and pedestrian friendly streets that are tree-lined for comfort and
amenity
•
diverse areas of quality public open space (including local parks, community
gardens and playgrounds)
•
sporting and recreation facilities
•
walkable connections to public transport and community infrastructure.
P49. Encourage more trees (including productive trees) and water sensitive urban
landscaping in the private and public realm, reinforcing
neighbourhood character and creating cooler, shady and walkable
neighbourhoods and access to nature.
P50. Provide diverse areas of quality public open space in
neighbourhoods (especially in higher density areas) such as
local parks, community gardens, playgrounds, greenways and
sporting facilities to encourage active lifestyles and support
access to nature within our urban environment.
P76. Improve the amenity and safety of public transport stops, stations
and interchanges by improving their connections to adjacent
development and encouraging mixed-use development and
housing diversity in close proximity.
P77. Ensure that new housing (and other sensitive land uses) permitted in locations
adjacent to airports and under flight paths or near major transport routes (road, rail and
tram) mitigates the impact of noise and air emissions.
P83. Define and protect strategic infrastructure sites and corridors
from inappropriate development to ensure the continued functionality
of the services they provide.
P99. Ensure quality open space is within walking distance of all
neighbourhoods to:
•
link, integrate and protect biodiversity assets and natural habitats
•
provide linkages to encourage walking and cycling to local activities, local activity
centres and regional centres
•
be multi-functional, multiuse (including the shared use of strategically located
school facilities) and able to accommodate changing use over time
•
incorporate the principles of Crime Prevention Through Environmental Design for
safety and amenity
•
contain appropriate and low maintenance species and locate trees to maximise
shade
•
encourage unstructured recreation opportunities such as the provision of a variety
of paths and children’s play equipment
•
foster a connection to the natural environment through the provision of nature
play spaces and urban forest opportunities.
P115. Incorporate water-sensitive urban design in new developments
to manage water quality, water quantity and water use efficiency
and to support public stormwater systems.
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The 30 Year Plan for Greater Adelaide the development of the site for residential purposes to deliver a more
compact urban form is supported. The Plan seeks to ensure new urban fringe growth occurs only within
designated urban areas and township boundaries and outside the Environment and Food Production Areas.
Within this context, the provision of retail and other services outside designated activity centres on the
subject land finds some support. This is particularly the case where it will contribute to the principles of
accessibility, a transit focused and connected city, high quality urban design, and economic growth and
competitiveness.

2.2.2

Onkaparinga 2032

The Onkaparinga 2035 Plan builds on the pervious Community Plan 2035 and guides Council’s decisions about
services, assets and projects with a vision to create strong vibrant communities. To do so, the Plan identifies
three themes being People, Place and Prosperity. Each theme has three objectives and outlines the desired
outcomes.
The desired outcomes most relevant to this Structure Plan are outlined below:
Theme
People

Place

Prosperity

Desired Outcome
People here lead healthy and active lifestyles with access to high quality locally produced food,
open space and recreational opportunities.
Both passive and active recreation (including sport and opportunities to connect with nature) are
an embedded part of life.
Our integrated network of regional, district and smaller centres are active hubs for gathering,
shopping, business, health and community services, entertainment, living and education
activities.
Our centres are welcoming, friendly and can be open for business day or night and feel safe to
everyone.
There is good integration between our recreational, commuter and business transport networks.
The future rail link to Aldinga (and beyond) supports sustainable urban housing growth and
efficient/equitable transport opportunities.
Our suburbs and neighbourhoods, our hills, spectacular coast and townships are great places to
live – places we are proud of and feel at home in.
Our neighbourhoods offer an engaging and diverse lifestyle, including a range of affordable and
varied housing choices, local employment and easily accessed recreation and entertainment
opportunities.
Multi-generational living is supported in our housing areas, comprising both our established
areas and new areas, where diverse living opportunities are provided close to good public
transport, quality open space and local services.
We are a green city where sustainable residential development is common-place and our streets
are cool, green, pleasant places that sustainably manage stormwater.
The city’s water is harvested from sustainable sources and a large percentage of our energy
comes from renewable sources.
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The key outcomes most relevant to employment lands within this Structure Plan are that the future rail link
to Aldinga (and beyond) supports sustainable urban housing growth and efficient/equitable transport
opportunities with neighbourhoods that offer an engaging and diverse lifestyle, including a range of
affordable and varied housing choices, local employment and easily accessed recreation and entertainment
opportunities.

2.2.3

Population Growth

From 2011 to 2016, Aldinga Beach increased in population by 860 persons, from 9,697 to 10,557, a growth of
8.8% well above the Greater Adelaide figure of 5.7% for the same period. In the corresponding period, the
median age rose from 32 in 2011 to 35 in 2016. Families rose by 92 from 2,671 in 2011 to 2,763 in 2016 whilst
the average number of children per family remained at 1.9 marginally higher than the figure of 1.8 for
Greater Adelaide.
Holmes Dyer in its 2018 report entitled Aldinga Structure Plan and Housing Analysis forecasts that Aldinga
Beach is expected 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.
Importantly, within this southern region, the Holmes Dyer report found that 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.
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2.3

Aldinga

2.3.1

Spatial Characteristics

The boundary and location of the 18.92 ha Aldinga District Centre (‘the centre’) is identified in Figure 2.3
below.

Figure 2.3

Aldinga District Centre
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The centre is bound by Aldinga Beach Road, a distributor road, to the south, and collector streets on all other
sides: Rowley Road to the west, Pridham Boulevard in the east and Heathersay Avenue to the north.

2.3.2

Land Use

As shown in Figure 2.4 below, the centre currently has a limited range of land uses. More than half of the
centre is occupied by the Aldinga Shopping Centre. The remainder is mostly vacant.

Figure 2.4

Aldinga District Centre Land Use
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2.3.3

Land Ownership

Within the centre there are several large parcels of land within the same ownership (identified in Figure 2.4).
The details of major land holdings are as follows:


the entire existing retail component of the District Centre is owned by one developer: Ashford Holdings;



Onkaparinga Council owns the recreation centre and surrounding land at the centre of the District
Centre;



the SA Government owns the GP Plus and Police station sites;



the balance of (vacant) land south of McRae Street is within two separate ownerships, these being The
Salvation Army Trust and Bend Hotel Pty Ltd;



north of McRae Street, land is owned by Aldinga Bay Baptist Inc;



the medical centre and 3 adjacent lots are owned by Lovelaw Pty Ltd, Dr L K Lawlor-Smith and Dr F R
Henning;



the veterinary surgery is owned by SE Richmond; and



the remaining three lots facing Rowley Road are in separate ownership.

2.3.4

Current Facilities
2

Retail floor space is concentrated in the Aldinga Shopping Centre, which comprises a 4,500 m Foodland IGA
2

2

supermarket, a 1,900 m Coles supermarket and 3,156 m of specialty shops, including a library and
2

community training centre. An extension consisting of the Foodland supermarket and 900 m of specialty
retail was completed in 2011.
Commercial and community land uses in the northern portion of the centre include:


GP Plus;



recreation centre;



Police Station;



vet;



medical centre; and



offices.
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Centre land with frontage to Aldinga Beach Road includes the following separate activities:


McDonald’s restaurant;



Caltex service station; and



car wash.

2.3.5

Surrounding Land Uses

The surrounding land use is predominantly low density, single storey dwellings. However, a Residential
(Medium Density) Zone around the centre (indicated in Figure 2.5) was established in December 2010. This
policy setting is intended to increase density and thereby patronage to businesses and service providers in
the centre, as vacant land surrounding the centre is developed over time.

Figure 2.5

Residential (Medium Density) Zone Surrounding Aldinga District Centre
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Other surrounding land uses include large tracts of open space, wetlands and remnant vegetation, with green
corridors / walking trails connecting some of the spaces. There is also a large amount of industrial land within
400 m of the centre. These features are shown in Figure 2.6.

Figure 2.6

Land Uses Surrounding Aldinga District Centre

2.4

Aldinga Village

2.4.1

Spatial Characteristics

The boundary and location of the Aldinga Township (‘the village’) is identified in Figure 2.7 below.
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Figure 2.7

Aldinga Village Centre

The centre is anchored around the intersection of Port Road and Old Coach Road.

2.4.2

Land Use

As shown in Figure 2.8 below, the village currently has a limited range of land uses but notably includes the
Aldinga Hotel, Aldi supermarket, petrol filling station incorporating Hungry Jacks as well as a number of small
cafes and specialty stores. To the west of the village centre is the Aldinga Arts Eco Village on the northern
side of Port Road and the Aldinga Sports Complex.
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Figure 2.8

2.4.3

Aldinga District Centre Land Use

Current Facilities
2

Retail floor space is concentrated in the Aldi Supermarket, which comprises a 1,600 m supermarket with 420
square metres of specialty shops and the Old Coach Road shopping centre comprised of five shops with a
number of cafes and restaurants at the intersection of Port Road and Old Coach Road. Four new shops are
under construction adjacent the Aldi supermarket.
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Community land uses in the village include:


Aldinga Institute Building; and



Child care centre.

2.4.4

Surrounding Land Uses

The surrounding land use is predominantly low density, single storey dwellings. To the west of the village
centre is the Aldinga Arts Eco Village on the northern side of Port Road and the Aldinga Sports Complex.
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2.5

Urban Employment Zone

2.5.1

Spatial Characteristics

The boundary and location of the 18.6 ha Urban Employment zone is identified in Figure 2.9 below.

Figure 2.9

Urban Employment Zone
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The Urban Employment Zone is divided Home Business Policy Area (8.86 hectares) at its northern end. The
Home Business Policy Area has been developed almost completely for residential dwellings and functions as
an extension to the neighbouring residential zoned areas.
Typical land uses within the Zone include:


Trade supplies;



Timber yard / hardware;



Machinery hire;



Auto related workshops / retailers (mechanics, tyres, boats & caravans etc.);



Council depot;



Recycling depot;



Retail businesses.
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3.

ANALYSIS OF EXISTING CENTRES

3.1

Aldinga District Centre

3.1.1

Role

The role of the Aldinga District Centre is to provide a range of retail, community, office and recreational
services complementary to metropolitan regional centres.

3.1.2

Structure

Buildings
It is evident in Figure 3.1 that there is an abundance of undeveloped land (shown black) throughout the
centre. Figure 3.2 following illustrates the visual impact of the vast nature of the vacant land.

Figure 3.1

Aldinga District Centre Built Form
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Figure 3.2

Aldinga District Centre Vacant Land

Existing development predominantly comprises single level commercial buildings of low site coverage,
surrounded by large car parking areas.
The Aldinga Central Shopping Centre is the dominant feature in the area and although it does have
fenestration, which offers some degree of interaction with the surrounding area, it is of a coarse grain (Figure
3.3). Further, the moat of car parks which surrounds the shopping centre, dominates its function and
appearance.
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Figure 3.3

Aldinga Central Shopping Centre

Other main buildings and their locations include:


recreation centre, centrally located;



GP Plus, on Pridham Boulevard;



police station site, corner of McRae Street and Heathersay Avenue;



vet, corner of McRae Street and Heathersay Avenue;



medical centre, corner Heathersay Avenue and Rowley Road ;



commercial and allied health services, on Rowley Road;



McDonald’s, on Aldinga Beach Road;



carwash, on Aldinga Beach Road; and



Caltex Service Station, on Aldinga Beach Road.
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Development has occurred in a manner which results in poor integration between precincts and an overall
lack of legibility. The main shopping centre building is oriented to the south and as such backs onto the
central portion of the zone and the community (recreation centre) and other mixed use buildings further to
the north.

Figure 3.4

Development at corner of Pridham Boulevard and Aldinga Beach Road
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Figure 3.5

Development fronting Rowley Road

Figure 3.6

Library and community facilities (looking east)
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Figure 3.7

Development at corner of Heathersay Avenue and McRae Street

Figure 3.8

Development at corner of Rowley Road and McRae Street
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Figure 3.9

View of District Centre from corner of Heathersay Avenue and Kimber Street

Figure 3.10

View of District Centre from corner of Heathersay Avenue and Addison Street
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3.1.3

Landscaping

The only landscaping within the centre is that surrounding individual buildings. Figure 3.11 illustrates the
typical lack of cohesive landscaping. Existing public roads have no street trees, footpaths or public art which
assist in promoting pedestrian use and enhancing the presentation of the centre.

Figure 3.11

Lack of landscaping at corner of Rowley Road and McRae Street

3.2

Aldinga Village

3.2.1

Role

The role of the Aldinga Village is considered to be akin to a neighbourhood centre, providing a range of retail,
community, and recreational services for the surrounding locality.
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3.2.2

Structure

Buildings
It is evident in Figure 3.12 that the centre, whilst mature, nevertheless has some vacant land and
redevelopment opportunities within.

Figure 3.12

Aldinga Village Built Form

Existing development predominantly comprises single level heritage and/or character buildings of low site
coverage, serviced by on street car parking areas, shown in Figure 3.13 to 3.17.
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Figure 3.13

Aldinga Village looking South West

Figure 3.14

Rosey’s Café, Port Road Aldinga
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Figure 3.15

Old Coach Road Aldinga (looking north west)

Figure 3.16

Old Coach Road Village
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Figure 3.17

Development near corner of Port Road and Old Coach Road, Aldinga

The Aldinga Village is also characterised by a developing Aldi supermarket (Figure 3.18 and 3.19) and specialty
shops (Figure 3.20) and the On The Run petrol filling station (Figure 3.21 and 3.22), which offer some degree
of interaction with the surrounding area. Further, the open car parking are which surrounds the shopping
centre, dominates its function and appearance (Figure 3.23).
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Figure 3.18

Aldinga Village Shopping Centre

65269-ALDINGA EMPLOYMENT LANDS REPORT 25/03/2019

PAGE

33

EMPLOYMENT LANDS ASSESSMENT
ALDINGA STRUCTURE PLAN

Figure 3.19

Aldinga Village Shopping Centre

Figure 3.20

Aldinga Village Shopping Centre
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Figure 3.21

Petrol filling station at corner of Port Road and Main South Road

Figure 3.22

Hungry Jacks viewed from Port Road
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Development has occurred in a manner which results in poor spatial integration between the existing
heritage precinct and the newer supermarket and petrol filling station. Notwithstanding this, the built form
has been designed to complement the built form existing within the centre, most notably along Old Coach
Road.

Figure 3.23

3.2.3

Vacant site within the Village

Landscaping

Landscaping within the village centre, and particularly Old Coach Road south of Port Road has been
extensively landscaped as illustrated in Figure 3.24. This work includes footpaths, planter beds and integrated
pavement treatments.
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Figure 3.24

Aldinga Village looking south down Old Coach Road

3.3

Urban Employment Zone

3.3.1

Role

The role of the Urban Employment Zone has two distinct components. In the southernmost area, it is mixed
use employment zone that accommodates a wide range of industrial land uses together with other related
employment and business activities. At the northern end its function is to provide an essentially residential
area but with allotments of a larger size so that they are able to accommodate small scale home businesses
of a commercial nature.
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3.3.2

Structure

Buildings
It is evident in Figure 3.25 that the zone, whilst mature, nevertheless has some vacant land and
redevelopment opportunities within it. Figures 3.26 to 3.30 illustrate the nature of typical development in
the southern part of the zone. Development within the northern part of the zone is almost indistinguishable
from a ‘traditional’ modern residential estate.

Figure 3.25

Urban Employment Zone
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Figure 3.26

Urban Employment Zone
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Figure 3.27

Urban Employment Zone

Figure 3.28

Urban Employment Zone
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Figure 3.29

Urban Employment Zone

Figure 3.30

Urban Employment Zone
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4.

ANALYSIS

4.1

Context

The Aldinga Village is long established, whilst the Aldinga Centre albeit comparatively much newer, was
nevertheless established under the former centres hierarchy. The activity centres hierarchy is as follows:
•

Central City Activity Centre
The Adelaide CBD is nominated as the Central City Activity Centre. It is the primary hub of business and
government, providing employment opportunities, tourist destinations and a comprehensive range of
services and facilities, including public transport, recreation and entertainment.
It serves the entire metropolitan area.

•

Regional Activity Centres
They provide major employment, retail, commercial, administrative, entertainment, education, health,
cultural, tourism, recreational facilities, open space and housing.
Regional Activity Centres are adjacent to multiple public transport routes and public transport
interchanges.
They serve catchments of 60,000 + people.

•

District Activity Centres
They are multi-purpose and major employment centres with a wide, but not complete, range of retail,
commercial, administrative, entertainment, recreational facilities and housing.
They provide small to medium sized offices which provide services to the district, for example, banks,
consulting rooms, personal services, service trades, petrol stations, motor repair stations, hotel, tavern,
recreation and entertainment facilities, including cinemas and theatres, mini-major department stores
and supermarkets, speciality shops, retail showrooms, convenience stores, bulky goods retail outlets,
cafes and restaurants.
They are adjacent major public transport route and primary roads.
They serve catchments of 10,000 – 60,000 people.

•

Neighbourhood Activity Centres
They serve the surrounding neighbourhood and incorporate a mix of uses, goods, services and
community facilities meeting the daily to weekly needs of the neighbourhood, in locations which
minimise the need for people to travel. They should provide convenience goods as well as a limited
range of more frequently required comparison goods and a narrow range of facilities.
They serve catchments of 5,000 – 10,000 people.

•

Local Activity Centres
They provide local shopping and community facilities to meet the daily needs of the local community
generally located within walking distance.

They serve the population within walking distance of the centre.
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The Aldinga centres are the southernmost activity centres in Metropolitan Adelaide, with no defined centre
at Sellicks Beach.
The primary catchment for the Aldinga centres is considered to consist of the suburbs of Aldinga, Aldinga
Beach (inc Silver Sands), and Port Willunga.
Populations for the primary catchment based on 2016 ABS Census data are as follows:
Aldinga: 573
Port Willunga: 1637
Aldinga Beach: 10,557
Total: 12,767
The Aldinga Centre is characterised as a District Centre however it operates at the low end of envisaged
catchment size, reflected in its current state of development with significant undeveloped allotments within
the Zone. With a general capacity to serve a population of between 10,000 to 60,000 people, the centre is
considered to have significant opportunity to accommodate further population growth.
As a District Centre, the Aldinga Centre lacks public transport infrastructure and has a heavy reliance on
private transport options. Despite the potential for a new transport interchange within the Subject Land, it is
considered desirable for the existing centre to maintain its primacy and be supported by additional
residential population at Aldinga rather than be diminished by the introduction of new significant retail
offerings within its primary catchment.
Future population growth opportunities are limited to those at Aldinga and associated infill opportunities,
noting the introduction of the Environment and Food Production Areas and Character Preservation Districts
significantly impact growth opportunities outside of defined urban areas. In section 1.3 a hypothetical
exclusive residential use of the subject land, together with the recently rezoned land to the south of Aldinga
Beach Road could yield approximately 3600 additional people, lifting the overall primary catchment
population from 12, 700 to 16,340 which would remain at the low end of the population catchment typically
serviced by a District Centre.

4.2

Previous Studies

Intermethod and Jones Lang LaSalle (JLL) were commissioned by the City of Onkaparinga to undertake an
Employment Lands Study (the Study). The Study informed the City-wide Employment Lands Development
Plan Amendment (DPA) but also provided important baseline data and identified opportunities for
exploration beyond that DPA.
The Study included:


an assessment of supply and demand trends
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a review of future demand drivers and opportunities



a land use analysis of employment lands including strategic context, zoning, form and intervention



an initial review of selected sites for alternative use(s).

This study noted that the Aldinga Beach Industrial Precinct shows around 25% vacant land, it is a relatively
small precinct with less than 5 hectares of vacant land available.
The Study did not recommend the addition of new employment land or significant loss. Affordable land is
critical in assisting start up or small business and the Council’s employment lands should be protected from
incompatible use. The Study found that while the precinct is not large, it is considered that sufficient land is
available to meet future demand and scope for greater density of development on existing sites negates need
for zone expansion
It is noted that since this study there have been no changes of significance to these findings and the likely
yield from the subject land is consistent with that envisaged in this earlier studies.
The study also found that the northern precinct of the Urban Employment Zone is almost fully developed.
Recent Development Approvals have departed from primary intent of policy area provisions, however,
sufficient opportunity remains for continued or future use of dwellings for home industry.

4.3

Future Directions

In terms of employment land, the subject land is well serviced by the existing Urban Employment Zone and
Aldinga District Centre. The subject land is also serviced by the Aldinga Village which operates effectively as a
Neighbourhood Centre.
It is considered that the Aldinga Central District Centre, Aldinga Urban Employment Zone and the Aldinga
Village township have varying degrees of potential for future growth, not only in a retail sense but also a
mixed use destination locations. In particular, the Aldinga Central District Centre has significant growth
potential due to an abundance of underutilised land.
Further, it is considered desirable to ensure the primacy of the District Centre and Aldinga Village in retained
for activity centre functions. Each centre has the capacity to accommodate additional floor space demand
which may be generated from an increased residential population.
It is expected that the development of those parts of the subject land not required for buffers, educational
establishments or rail corridors will provide additional population to support the full development of the
existing Aldinga District Centre.
The future railway station precinct provides a potential node/destination location which could also
accommodate small scale retail activities in order to service the immediate population and commuters,
without prejudicing the existing retail centres. It is recommended that future zoning be sufficiently flexible to
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enable small scale retailing of this nature. The siting of such a facility is expected to service a walkable
catchment on the subject land currently not serviced by either of the existing retail centres (Figure 4.1).

Figure 4.1

Walkable Catchments

Previous studies in 2015/16 identified that sufficient land is available to meet future demand, with scope for
greater density of development on existing sites negating the need for zone expansion.
The City of Onkaparinga has identified that Industrial/Urban Employment zones in Willunga and McLaren
Vale are, or are almost at capacity. Expansion of the Urban Employment Zone in Aldinga Beach would provide
greater regional capacity.
An opportunity exists to accommodate small scale/low impact employment lands in the south-western
portion of the land fronting How Road to serve as a managed interface and/or buffer between the Urban
Employment Zone and the subject land. It is envisaged that this could serve primarily as a land-use transition
that could manage noise and air impact interface issues from activities west of How Road, rather than as a
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demand driven outcome, and it is therefore possible that any land set aside for such uses may remain
vacant/undeveloped for an extended period. Whilst some additional industrial and related employment and
business activities may be appropriate on the How Road frontage as a managed transition between the
existing uses and future residential land, given the relatively low demand for such uses within existing zoned
areas, other options to manage this interface should also be considered.
Transitional and/or uses contemplated within the Onkaparinga Council Development Plan include
warehousing, office, consulting rooms, and training facilities, which reduce adverse impact on the amenity
and safety of the adjoining Residential Zone. Similarly, the land could be considered for use akin to the Home
Business Policy Area with allotments of a larger size so that they are able to accommodate small scale home
businesses of a commercial nature. Residential development could be undertaken in a manner that presents
to the street frontage with an emphasis on establishing and maintaining a typical residential character with
home business activities being undertaken in conjunction the residential building.
This part of the subject land is isolated from the balance of the site with direct access from How Road
possible, however interface provisions must apply to restrict noise and air emissions.
The balance of the land is considered to be unsuitable for expansion of industrial zoning or large scale urban
employment zones. The 30 Year Plan for Greater Adelaide contemplates that sufficient strategic employment
land options will be provided with direct access to major freight routes to support activities that require
separation from housing and other sensitive land uses.
It is not envisaged that the rail corridor reservation or the majority of the undeveloped subject land will be
well suited for employment land given that is will be internal to the site with poor exposure and difficult
access to main road networks. It is expected to introduce potentially conflicting land uses requiring additional
buffers or the introduction of noise and air quality overlay requirements.
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The 2016 study by Intermethod undertook an audit of vacant industrial land, with the findings summarised in
Figure 4.2 below:

Figure 4.2

Vacant Industrial Land (Intermethod 2016)

The 30 Year Plan for Greater Adelaide identifies no new strategic employment lands in Aldinga and significant
industrial vacancies exist in nearby Seaford and Lonsdale to increase regional capacity, both of which are
existing and considered to have better separation of land use and access to freight routes.
Significant new urban employment land is not considered necessary or desirable for the subject land.
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5.

CONCLUSION

The investigations contained in this report will inform the preparation of a Structure Plan over 94ha of
Deferred Urban land located at Aldinga. These investigations have been undertaken to review and analyse
the potential demand for retail floor space and recommend appropriate location(s) as well as investigate the
availability and supply of employment lands in the area.
It has been determined that the Aldinga Central District Centre, Aldinga Urban Employment Zone and the
Aldinga Village township have varying degrees of capacity to accommodate future growth, not only in a retail
sense but also as mixed use destination locations. In particular, the Aldinga Central District Centre has
significant growth potential for a wide range of retail, commercial, community and civic functions.
It has been identified that if buffering requirements are necessary to protect any residential land uses on the
subject land from those activities occurring within the Urban Employment Zone to the west of How Road.
Some additional employment land may be appropriate on the How Road frontage as a managed transition
between the existing uses and future residential land, however given the relatively low demand for such uses
within existing zoned areas, other options to manage this interface should also be considered.
It is envisaged that demand for additional supply of employment lands within the subject land will be limited
to small local services and/or retailing supporting the surrounding community, most likely when rail services
are extended to the site.
Overall, it is expected that the development of the subject land will provide additional population to support
the full development of the existing District Centre and the continued function of the adjacent Township
Zone, without the need for a new designated centre to be established as part of the Structure Plan and DPA
process.
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