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1 BACKGROUND

The Town of Gawler, with the support of Light Regional Council, The Barossa Council
and the City of Playford, is undertaking a Stormwater Management Plan for Gawler
and its surrounds. The Stormwater Management Plan involves the preparation of
stormwater modelling for the region, and the analysis of current and future land use,
zoning and demographic trends.

Gawler and the surrounding areas are identified to experience significant growth in
the future. As identified in the State's 30 Year Plan for Greater Adelaide, there are
both existing and planned urban lands around Gawler including Evanston, Gawler
East, Concordia, Hewett, Gawler Belt and Roseworthy which will support an
increased population. With this residential growth there is anticipated to also be an
expansion of employment opportunities within the Kingsford Regional Industrial
Estate and at Roseworthy.

The Study Area includes most of the Town of Gawler, and some but not all of the
growth areas identified within the 30 Year Plan.

Currently there is no stormwater management plan that documents how
stormwater will be managed to accommodate future growth in the Study Area
catchment, improve the levels of service of the existing stormwater drainage
infrastructure to reduce the risk of flooding, improve the quality of stormwater
runoff, maximise harvesting and reuse of stormwater runoff and maintain or
improve the health of existing natural and engineered watercourses.

There are several significant rural and urban watercourses within the existing urban
area of Gawler that have not been assessed with respect to the risk of flooding or
the establishment of the water quality impacts on receiving waterways. Likewise
there has been no detailed assessment of the risk of flooding within areas outside of
Gawler likely to experience residential and employment land growth.

This report has been prepared by Jensen Planning + Design, in collaboration with
Tonkin Consulting, to identify the full development potential of the Study Area in
order to inform stormwater modelling and future Development Plan policy. This is
necessary to consider the relationship between stormwater management and levels
of imperviousness in the urban and rural living areas across the Study Area.

This report has had regard to key strategic policy directions for future growth of
Adelaide and particularly the Barossa region of the 30-Year Plan for Greater
Adelaide, as well as existing Development Plan policies relating to achievable
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densities, levels of site coverage possible and stormwater management policies
guiding development outcomes.

Specifically, this report considers:

= Development potential and likely population growth — based on
o Department of Planning, Transport and Infrastructure (DPTI)
population projections.
o Additional population growth based on major new developments
(primarily residential and industrial)
o Additional population growth based on infill opportunities in existing
residential and industrial zoned land
o Information on constraints such as heritage listed properties, flood
plain and zones.
= Council Development Plans, Strategic Plans and Infrastructure Plans
= [mplications of development potential for imperviousness
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2 STUDY AREA

The project Study Area, as shown in Figure 1, lies within the four jurisdictions of the
Town of Gawler, Light Regional Council, City of Playford and The Barossa Council.
The study area includes:

= The Town of Gawler, north of the Evanston catchment area that
discharges to the Smiths Creek catchment.

= Gawler Belt, Hewett and Kingsford within Light Regional Council.

= The future Concordia growth area and Kalbeeba, within The Barossa
Council.

The natural watercourses within the Study Area are also shown in Figure 1. The
natural watercourses typically have catchments extending to the east and are
bounded by the foothills of the Mount Lofty Ranges. The North Para River and the
South Para River are the dominant natural watercourses, converging within the
Town of Gawler to form the Gawler River, which ultimately discharges to the Gulf St
Vincent.

Stormwater runoff within the Study Area is captured and conveyed by a range of
methods including; stormwater pits and underground pipes, box culverts and open
channels. There are stormwater detention basins scattered throughout the Study
Area to reduce peak flow rates. To a lesser extent there are water quality treatment
devices in the form of sediment basins, wetlands and gross pollutant traps, to
improve stormwater quality discharging to the receiving waterways. Additionally, the
Gawler River and South and North Para Rivers carry some stormwater run off.

There is a significant amount of new and proposed development within the study
area. The Gawler Water Reuse Scheme (GWRS) has constructed infrastructure within
the study area to provide a stormwater harvesting and non-potable water supply to
selected areas including the Bunyip Water pipeline. The Gawler River Floodplain
Management Authority (GRFMA) has undertaken floodplain mapping of the North
and South Para Rivers and the Gawler River, within the study area.
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Land within the study area comprises a range of activities characterised by the
central business district of Gawler with the dominant form outside of this area
comprising residential, rural residential and primary production, as well as areas of
industrial / commercial, reserve and recreation / open space, predominantly around
the Gawler township (refer Figure 2).

Kingsford Regional Industrial Estate forms the majority of the industrial land use
within the study area, and is currently zoned ‘Industry’ under the Light Regional
Council Development Plan.

The existing land use reflects the existing zoning in the area, with the majority of the
Study Area covered by primary production, residential and rural living zones (refer
Figure 3). The Roseworthy Township Expansion DPA is currently being finalised and
as such the future Residential Zone, Suburban Neighbourhood Zone and
Employment Zone are respectively not shown on the zoning map. The area subject
to the DPA is not within the study area and as such is not considered as part of this
Discussion Paper.
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There are a number of state and local heritage places located within the Study Area
as shown in Figure 4. The majority are located within and surrounding the township
of Gawler.

Some of the Study Area which lies within the jurisdiction of the Barossa Council is
covered by the Character Preservation District, as well as the northern most portion
of the Study Area within the Light Regional Council.

The Character Preservation District seeks to protect the natural form and landscape
character of the land. Specifically, it seeks to retain scenic and rural landscapes,
ensure that development does not diminish rural character and heritage, and the
long term use of land for primary production is promoted. The contribution to
tourism is also promoted. The policies encourage residential development to occur
within townships, settlements and rural living areas, with no expansion of rural living
and settlement zones outside of townships.

The proposed Environment and Food Production Area (EFPA) surrounds the built up
area of Adelaide from the north of the Gawler River, following the foothills
southwards, along the western boundary of the McLaren Vale Preservation District
and back towards the coast south of Sellicks Beach. Some of the study area lies
inside of the EFPA boundary, including the Gawler Belt area and Bibaringa. The EFPA
is part of the Planning, Development and Infrastructure Bill that was ascended to in
April 2016, and will be legislated when the Act is enacted. Areas within the EFPA will
only be able to be developed for urban purposes if both Houses of Parliament agree.
Land divisions to produce additional residential allotments within the EFPA will only
be approved if the land is within a ‘rural living area’, and all of the following criteria is
met:

= The application is lodged within 2 years of operation of the Act

= The allotment size sought is the same as or larger than that allowed by

planning rules that applied on 1 December 2015
= The local Council and State Planning Commission concur on the approval.

As a result of the EFPA (when it is enacted), there will be little change to the existing
built form to the areas within the Study Area that are subject to it.

Figure 5 illustrates the extent of the Character Preservation District and the EFPA. It
is noted that the urban growth area of Concordia is not included within the
Character Preservation District or the EFPA.
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2.4.1 Conservation Zones

Areas within the Town of Gawler include various Historic (Conservation) Zones,
shown in Figure 6 below. Historic (Conservation) areas within the Study Area are not
likely to experience any significant development, with the majority of any
development likely to be in the form of additions and outbuildings.

These areas form approximately 20% of the total area of the Town of Gawler, and it
can be expected that due to the limitations placed on development through Council
policy, the resulting increase in imperviousness for these areas will be nominal.

There are no further Conservation Zones outside of the Town of Gawler within the
Study Area.

RH(C) - Residential Hitoric (Conservation) Zone
TCeH(C) - Town Centre Historic (Conservation) Zone
MUH(C) - Mixed Use Historic (Conservation) Zone

Figure 6 - Heritage Conservation Zones within Study Area
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3 EXISTING POPULATION

3.1 2011 Population

Table 1 provides an overview of the population in 2011 within the Study Area using
ABS census data. As the Study Area does not follow the boundaries of the smallest
population statistics available (State Suburbs or SSCs), a visual analysis has provided
estimates of the population living with the Study Area, and has been discounted
from the overall population (see Figure 7 for boundaries). While some SSCs have
approximately 50% of their area within the Study Area, the percentage of population
living within the area may differ, and as such may result in more or less of the
population living within the Study Area.

The estimated number of dwellings is based on the average people per household
(based on 2011 ABS census data), and is as follows:

= Town of Gawler: 2.4 per household

= Light Regional Council: 2.8 per household

= Barossa Council: 2.5 per household

= Playford Council: 2.6 per household

Table 1 - Population Statistics (Source: ABS Census Data 2011)

Town of Gawler
Gawler 688 v 688 287
Gawler South 2435 v 2435 1015
Gawler West 1003 v 1003 418
Gawler East 4740 v 4740 1975
Kudla 694 X 0 0
Hillier 796 X 0 0
Evanston 1988 v 1988 828
Evanston Park 4001 v 4001 1667
Evanston 921 50% 460 192
Gardens
Willaston 3294 v 3294 1372
Subtotal 20,560 18,609 7,754
Jensen Page 12
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Table 1 (cont.) - Population Statistics (Source: ABS Census Data 2011)

Light Regional Council
Roseworthy” 1216 20% 20 7
Hewett 2755 N4 2755 984
Gawler Belt 954 50% 800 286
Buchfelde* 359 50% 180 64
Subtotal 5,284 3,755 1,341
Barossa (DC) — Barossa
Kalbeeba” 375 50% 375 150
Concordia 140 50% 140 56
Sandy Creek 439 20% 439 174
Cockatoo Valley | 517 20% 10 4
Subtotal 964 384
Playford Hills (C)
Bibaringa 347 50% 250 96
Total 27,662 23,578 9,575
Notes:

TThere is no SSC data available for Kingsford (which is partially within the study area) as it is a Gazetted Locality of
the wider Roseworthy SSC.

*there is no SSC data available for Reid (which is wholly within the study area), as it is a Gazetted Locality of the
wider Buchfelde SSC. It is estimated that half of the population living within Buchfelde lives within the study area.
Athe Kalbeeba area includes a large amount of land to the south of the border outside of the study area, however
from a visual analysis, the amount of properties outside the study area is nominal.
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Local Government Boundary = — = — -

SSC Boundary
Study Area

Figure 7 - State Suburb Boundaries for Population Data

In the absence of data being available specifically for the Study Area, and utilising a
visual estimate and census data available for 2011, it is estimated that the
population living within the study area in 2011 was approximately 23,578.

3.2 Population Projections to 2016 (current)

Table 2 provides an estimation of the 2016 population based on the latest DPTI
figures available. Data is available for the Town of Gawler as a whole only, and
doesn’t exclude the areas of Kudla and Hiller that lie outside of the Study Area. To
accommodate this, we have estimated that the area of Kudla and Hillier will have a
growth rate of approximately 50 people per year, and have discounted the 2011
population from the population projection data.
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Table 2 - 2016 Population Estimates

Town of Gawler (within Study Area)

18,609

21,382*

Other areas within Study Area

4,969

5,2227

*This figure assumes a 2.8% increase per annum as per DPTI figures
AThis figure assumes an approximate 0.5% increase per annum (Jensen Planning + Design

estimate)
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4 LONG TERM POTENTIAL FOR GROWTH
WITHIN STUDY AREA

It is important to gain an understanding of the actual location and nature of any
future development sites planned in the Study Area. As identified within the 30-Year
Plan for Greater Adelaide, growth projects within the Study Area include:

= An additional 7,500 - 10,000 households to be located within Concordia
= An additional 4,000 households within Gawler East

The exact timing of growth within Concordia is unknown, and part of the site within
Gawler East (Springwood) is currently under construction. An overview of each major
development site is provided in the following sections.

As discussed in Section 2.4, the Town of Gawler includes Historic (Conservation)
zones where there will be limited infill development (e.g. alterations / additions,
replacement of homes that do not contribute to the heritage character, some
medium density housing on larger sites (refer Section 6.1.2), etc).

The residential areas within the Town of Gawler comprise two different typologies.
The first is the older parts of the town that generally consist of larger allotments with
smaller homes and low site coverage. As time evolves it can be expected that these
properties will be redeveloped at higher densities and higher site coverages.

The second typology comprises more recent housing subdivisions and estates
(generally post 1980’s), where allotments are generally smaller and houses larger.
Given the more recent construction and higher site coverage it is expected that
future development will largely comprise alterations and additions, with minimal
redevelopment at higher densities. Within these more established areas there are
still some smaller pockets of vacant land suitable for significant subdivision, including
an area south of Ryde Street and east of Jack Cooper Drive.

Other areas that do allow for growth within the Town of Gawler are those areas
zoned Industrial and to a lesser extent, Rural Living.

Jensen Page 16
PLANNING
+ DESIGN



Gawler + Surrounds Stormwater Management Plan
Discussion Paper

A large amount of “green-field” land within the Town of Gawler has recently been
rezoned from rural to Residential and Deferred Urban. This land was identified in the
30-Year Plan for Greater Adelaide as Planned Urban Lands to 2038, with the Housing
and Employment Land Supply Program Report 2010 suggesting the urban land
supply identified for Gawler was considered unlikely to meet the projected demand
over a 15 year period.

While the economic downturn slowed Gawler’s residential growth rate in 2011 with
only 158 new dwellings approved, dwelling approvals in 2012 increased by 58% to
268, which is comparable with the residential growth rate anticipated in the Housing
and Employment Land Supply Program Report 2010.

Gawler has approximately 350ha of ‘greenfield’ land zoned Residential and 100ha of
land zoned Deferred Urban (located outside of the Study Area). This Deferred Urban
land has been earmarked for potential residential development and represents the
next logical step in delivering orderly and sequential development in the Evanston
Gardens / Hillier area. All of this land is required to meet Gawler’s predicted growth.:

The Town of Gawler’s Residential Zone stipulates that site coverage should not
exceed 50% in low hazard flood risk areas, 40% in medium hazard flood risk areas,
and 30% in high hazard flood risk areas.

The significant amount of rural living allotments within the Study Area is important
to consider, given that these allotments are typically capable of on-site stormwater
management.

New South Urban Area
An additional 3,000 dwellings are anticipated to be developed within the Evanston

Gardens area. A very small portion of this development lies within the Study Area (in
the south-west).

1 Town of Gawler, 2013, Strategic Directions Report
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Gawler East

Since the review of the State Government’s urban boundary in 2007, the Gawler East
area has been rezoned and is now being developed. ‘Springwood’, a 220ha site,
involves the planned construction of a master-planned community that will house
approximately 2,000 — 2,500 households upon completion. The site is located 1.2km
from the main street of Gawler along Calton Road. The development was initiated by
Lend Lease (refer to Figure 8 for the original Lend Lease Master Plan), but is now
being completed by a new development company.

4! -
Future Village
- &«

| GAWLEREAST

PRELIMINARY
DRAFT CONCEPT
STRUCTURE PLAN

North

) 200 250m
——

August 2011

Figure 8 - Springwood Master Plan (source: Lend Lease)

Within the Gawler East area most recently rezoned to residential is another 130
hectares (approx.) of land located north of Potts Road and either side of Gawler-One
Tree Hill Road) which will lead to another potential 1000-1500 dwellings (noting that
most of this land is undulating).

Gawler East lies wholly within the Town of Gawler, and as such its drainage strategy
is largely regarded to be the Councils responsibility. The Barossa Council has noted
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that a portion of the stormwater discharge from the Gawler East ( “Springwood”)
area flows through private properties in the Kalbeeba West Area within the Barossa
Council, and continues to create issues for property owners. The water re-enters the
Town of Gawler area near the railway crossing on the Barossa Valley Way.

4.2.3 Population and Dwelling Projections for the Town of Gawler within the Study
Area

Table 3 provides a long term population and dwelling projection for the Town of
Gawler, excluding the areas of Kudla and Hillier as they do not lie within the Study
Area. The estimated increase in dwellings is based on the population data, at a rate
of 2.4 persons per dwelling (the 2011 ABS Census average for the Town of Gawler).

Table 3 - Long Term Population and Dwelling Projections for Town of Gawler (Source:
Based on DPTI population projections)

2011 \ 2016 2021 2026 2031
Population | 18,609 21,382 23,411 25,495 27,147
Dwellings 7,753 8,909 9,754 10,622 11,311

4.2.4 Non-Residential Infill
Industry Zones

Gawler has approximately 14 hectares of land zoned General Industry and
approximately 18 hectares of land zoned Light Industry (see Figure 9). While there
appears to be a number of vacant allotments in the General Industry Zone, the
number of vacant sites in the Light Industry Zone is substantially less.

In order to accommodate additional employment targets and demand for industrial
activity to service the larger population, consideration has been given to further
utilising the existing industry zoned areas within the Study Area.
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Figure 9 - Industry Zones within the Town of Gawler (Source: Gawler Development Plan)

Commercial and Centre Zones

Gawler has a number of existing commercial/retail precincts including:

Name Gross Floor Area (sqm) Vacancy Rate (approx.) \
Cheeky Shopping Centre | 1,050 12.4%
Gawler’s Town Centre 49,440 3%
(Main North Road/Potts

Road)

Gawler Park 11,170 3%
Hewett 860 16%
Main North Road 900

Gawler By-Pass Motel 550 0%
Willaston 2,850 9%
Gawler Green 5,900

Source: Town of Gawler, Strategic Directions Report 2013-17, p. 21

Gawler also has a number of planned commercial/retail precincts including:

Name Potential Gross Floor

Area (sqm)
Gawler East 10,000

Trinity area Local Shops 1,500

Source: Town of Gawler, Strategic Directions Report 2013-17, p. 21
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Many of the commercial and centre zones that exist within the Study area are
located along the corridor identified for growth within the 30 Year Plan. To
accommodate the demand for employment and service needs of the growing
population, it is expected that these locations would be developed to their full
potential. It is therefore likely that, similar to industry land, the bulk of these areas
would have near complete coverage of land for buildings, access ways, car parks and
other hardstand areas for servicing of retail and commercial uses. Permeable areas
are likely to be limited to landscaped areas within car parks, along road frontages
and where small plazas and other gathering areas are proposed. These spaces are
anticipated to be less than 10% of the overall site.

Open Space Zones

It is assumed that Open Space Zones would stay as is, including the Gawler Sport and
Recreation facility. These will increase in importance into the future as population
density increases. It has also been assumed that open spaces identified within
master planned growth development (and those reflected within existing Concept
Plan Maps in Development Plans) will be retained for such purposes, and within the
identified scale and format.

Council is establishing an open space corridor along Main North Road on the
entrance to Gawler within the land zoned for urban purposes. This land is primarily
in public ownership.

The location of the Open Space corridor is depicted in Councils’ Development Plan in
MAP Ga/1 (Overlay 1) Enlargement H (Evanston Gardens/Evanston South Structure
Plan) as shown below in Figure 10.

The open space corridor will be approximately 45 hectares in area and straddle Main
North road with a linear reserve of between 100 -200 metres either side of the road.
Approximately 95% of this land is currently being vested in Council’s care and control
through land division processes. Council has indicated that it intends to utilise the
land for a combination of active and passive recreational activities, in an open
landscape character.
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The Concordia township is identified as a future growth area in the State
Government’s 30-Year Plan for Greater Adelaide. The planning strategy envisages
future urban development to the order of approximately 580 hectares of land.

Masterplanning for the Concordia development is underway, and is expected to
result in a largely self-contained and finite development comprising housing, a town
centre, community facilities, and open space / drainage network and local centres
serving individual neighbourhoods. Designed to preserve and enhance the qualities
and character of the Barossa Valley and its townships, Concordia will accommodate
the majority of the Barossa Valley’s forecast growth. This strategy will significantly
reduce demand for additional urban land on the fringes of the Barossa Valley’s
existing townships.

There have been various estimates of future population expectations for Concordia,
but the latest estimate suggests that a long term population of approximately
20,000, equating to approximately 8,500 dwellings.

It is expected that the Concordia development area will drain into the North Para
River upstream of the Gawler Township and downstream of the Bruce Eastick flood
mitigation dam, via a number of gullies that discharge directly to the River, and a
major creek on the northern side of the disused railway line.

A drainage strategy will be formulated as part of the masterplanning work. The
potential for the Concordia development to increase the risk of flooding in Gawler is
recognised and it is expected that there will be a need to continually review
stormwater detention / retention requirements throughout the planning process.

Following the urban boundary change and the Gawler East rezoning, The Barossa
Council received various requests from property owners in the Kalbeeba area to
either rezone their land or to review existing rural living policies to allow smaller lots.
Following these requests, The Barossa Council has now commenced the ‘Kalbeeba
Infill Investigations’ study to investigate the potential for infill development within
the ‘Precinct 26 Kalbeeba West’ rural living area as well as development
opportunities within adjoining Primary Production zoned land to the east. The study
area of the investigations is shown in Figure 11.

Barossa Council is currently finalising its study of the Kalbeeba area and
consideration is being given to increasing the development density by reducing the
minimum lot size in this Rural Living Zone. The additional dwellings that may result if
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the proposal proceeds are nominal in comparison to the other growth areas, such as
Concordia. Improvements to drainage infrastructure may be required, particularly
north of Lawson Road and north of Sunnydale Avenue.

It is expected that a minimum allotment size to 1,200m? will create an additional 150
allotments.
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Figure 11 - Kalbeeba Infill Investigations Study Area (Source: Barossa Council)
4.4 Light Regional Council

4.4.1 Gawler Belt (55C)

The Gawler Belt area lies within the Light Regional Council area. The area that is
within the Study Area is comprised largely of Rural Living and Primary Production

zones.

There may be an intensification of development and an increase in impervious areas
within the Gawler Belt areas, due to a change in Development Plan Policy that will
allow for land division creating allotments of a minimum of 1 hectare and a
maximum of 2 hectares within Precinct 31 — Rural Living Gawler Belt, and a minimum
of 1 —4 hectares (dependent of location) within Precinct 32 — Rural Living Gawler

Belt West.

The Roseworthy Township Expansion DPA currently under consideration sits outside
the Study Area. The affected area of the DPA is shown in Figure 12, with the border
of the Gawler Stormwater Study Area abutting the DPA Affected Area at the
southern extent. For the purposes of this study it is assumed that all stormwater
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from this area (if developed in the future) will be managed such that it does not
impact on areas within the study area (through appropriate stormwater detention /
retention / reuse).

Figure 12 - Area Affected by Roseworthy Township Expansion DPA (Source: Explanatory
Statement and Analysis, Light Regional Council)

It is expected that the remainder of the Gawler Belt locality within the Study Area
will not have a large amount of infill development long term, pending any rezoning in
the future.

4.4.2 Kingsford Regional Industrial Estate

The Kingsford Regional Industrial Estate is located within the Light Regional Council

area, in the northern portion of the Study Area. This is a designated industrial estate
within the Industry Zone. The Concept Plan for the area (refer Figure 13), illustrates
the anticipated development of this land for industrial purposes.

It is envisaged that allotments within the Kingsford North Precinct 7 should have a
minimum average allotment area of 50,000 square metres (5 hectares), and
allotments within Kingsford South Precinct 8 should have a minimum average
allotment area of 2,500 square metres (0.25 hectares). The Development Plan seeks
the retention of stormwater to be provided on-site in order to limit run-off to levels
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consistent with the capacity of existing drainage works external to the site. The
Concept Plan includes the provision of several stormwater retention basins along the
south-eastern boundary of the estate, along with three distinct stormwater
catchment areas.

The development of the Kingsford Regional Industrial Estate is only partially
developed, and is considered to be a major economic project as it has the potential
to contribute significantly to employment growth in the region. Additionally, it is
ideally located in terms of major road and rail links.

NOTE:

N

——(a). All stormwater leaving the site should
be drained-to-the_east. No stormwater
drainage is to be directed westerly
across Thiele Highway.

(b) Stormwater within catchment A and B
should be directed east and/or south
easterly into the swale drain and a
retention basin, [

(c) Stormwater within t‘:“atchment C should
be directed southerly into a permanent
retention basin. |/

(d) Kingsford Regional Industrial Park —

Policy Area 16 is jllustrated by

catchment area A/ while Policy Area 17

is illustrated by catchment areas B and C.

—

(e) alandscape buffer (reserve) is required
along the Thiele Highway, Argent Road
and the Sturt Highway frontages for the
purposes of screening development and
restricting addi‘tional direct allotment
access. [

denotes stormwater
retention/basin

K{W%‘?Q FLAT Rp I

' | Stommwater
| network

| o
| southerly
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Figure 13 - Kingsford Regional Estate Concept Plan Map (Source: Light Regional Council
Development Plan)
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Any long term expansion of industrial development to the north-west of the
Kingsford Regional Industrial Estate is assumed to accommodate all future
stormwater run off without impacting on stormwater drainage systems to the south
(i.e. through on site detention / retention / reuse).

The area of Playford Hills within the City of Playford that is situated within the Study
Area is not expected to experience growth in the long term. The areas are zoned Hills
Face and Primary Production. Development in these zones is typically in the form of
dwellings associated with low-intensity agriculture or primary production, and land
division is typically not undertaken. Development, therefore, is likely to consist
mainly of outbuildings and additions to existing properties.
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5 REVIEW OF STRATEGIC,
INFRASTRUCTURE AND DEVELOPMENT
PLANS

5.1 Implications of the Residential Development Code

The Development Act, 1993 and Development Regulations, 2008 were changed in
2009 to incorporate a number of measures to reduce red tape and speed up
approvals for some forms of residential development. Referred to as the ‘Residential
Code’, the changes allowed for some forms of new housing and additions to be
‘complying’ (as of right) forms of development. This means that assuming they
achieve certain design parameters, there is no direct level of control or influence by
planning authorities on them.

Selected areas of the Town of Gawler are covered by the Residential Development
Code. The criteria have implications for the levels of imperviousness within the
identified catchment as one of the criterion for qualification of Residential Code
development relates to the extent of site coverage of buildings on any site of up to
60 per cent. This figure is typically higher than those within Residential Zones in the
relevant areas of the Town of Gawler (where the Residential Code applies). The
Gawler Development Plan states that site coverage should allow for pedestrian and
vehicle access and vehicle parking, storage and clothes drying, private open space
and landscaping, and appropriate front, side and rear boundary set-backs. In
achieving this, Design Technique 251.1 suggests the following maximum site
coverage (depending on allotment size):

Site area (m?) Maximum site coverage (%) \
<300 55
301 -450 50
451 - 800 45
>800 40

Source: Town of Gawler Development Plan

It is also important to note that as the site coverage only relates to roofed areas, it is
likely that total impervious areas will exceed this level to include all pathways,
driveway, courtyard areas and outbuildings around the building. Potentially these
can add an additional 10 — 15% imperviousness to the site.

Over time, due to infill development and alterations / additions, the imperviousness
of the Residential Zone could be expected to reach level of 75% in a worst case
scenario.
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The Town of Gawler’s Development Plan provides policy direction relating to
stormwater management and flooding at the Council Wide and zone levels. Policies
are targeted to both land division and existing sites.

Residential Zone

= The design of a dwellings should minimise the impact of a 1in 100 ARI
flood event
= Dwellings within a flood risk area must be certified by a qualified engineer
to minimise the impact of a 1 in 100 ARI flood event.
= Have a minimum finished floor area of 300mm or more above 1 in 100 ARI
level
= In low hazard flood risk areas:
- Site coverage should not exceed 50 percent
- Setback of 1 metre to side boundaries, and 4 metres to rear boundaries
= |n medium hazard flood risk areas:
- Site coverage should not exceed 40 percent
- Setback of 2 metres to side boundaries, and 5 metres to rear
boundaries
® |n high hazard flood risk areas:
- Site coverage should not exceed 30 percent
- Setback of 3 metres to side boundaries, and 6 metres to rear
boundaries
= Ground floor additions to dwellings should not exceed 40 sqm increase in
floor area, be at same or higher finished floor level.
= Additions in excess of 40 sgm should be in the form of upper level
additions, or have a finished floor level of at least 300mm above 1 in 100
ARl level.
= A dwelling within the Gawler Rivers Floodplain Area is non-complying,
except for:
- detached dwellings
- other forms of dwelling where the application includes a report from a
suitably qualified engineer expert which states that the proposed
dwelling(s) will be located above the predicted level for a 1 in 100 year
ARI event and will not exacerbate the risk of flooding on any other land
in the surrounding area.

Land Division

= Land division should:
- Facilitate major storm drainage
- Incorporate onsite stormwater detention, retention and reuse (where
practicable)
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- Provide for onsite infiltration
- Allow access to all components of the drainage system for maintenance
and not cause damage on site or adjoining properties
= Land division should facilitate a minor storm drainage system that:
- Maximises retention and removal of pollutants, ensures healthy and
diverse wetland environments, and minimises potential for sewage
overflows.

Water Sensitive Urban Design

= Development should maximise conservation, minimise consumption and
encourage reuse of water

= Development should:
- Capture and reuse stormwater
- Minimise surface water runoff
- Prevent soil erosion and pollutions
- Protect water flows and quality

= Water discharged from a site should be of a physical, chemical and
biological condition equivalent to or better than its pre-developed state
and not exceed the rate of discharge from the site as it existed in pre-
development conditions.

= Development should include stormwater management systems to
mitigate peak flows and manage the rate and duration of stormwater
discharges from the site

= Stormwater management systems should utilise one or more of the
following harvesting methods:
- the collection of roof water in tanks
- the discharge to open space, landscaping or garden areas, including

strips adjacent to car parks

- theincorporation of detention and retention facilities
- aquifer recharge
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The majority of the General provisions within the Barossa, Light Regional and
Playford Councils’ Development Plans relate to the minimisation of flooding and
inundation, the avoidance of any impact on watercourses or flow of floodwaters,
and the retention, detention and treatment of stormwater runoff.

Hazards Module

The Hazards Module focuses on the prevention of development on land subject to
flooding, and the impediment of the flow of floodwaters. In summary, the policies
include:

= Development should not be undertaken in areas liable to inundation by
tidal, drainage or flood waters unless:
- itis developed with a public stormwater system capable of catering for
a 1-in-100 ARI event
- buildings are designed and constructed to prevent the entry of
floodwaters in a 1-in-100 ARI event.
= Development should not:
- impede the flow of floodwaters through the land or other surrounding
land
- increase the potential hazard risk during a flood event
- aggravate the potential for erosion or siltation or lead to the
destruction of vegetation during a flood
- cause any adverse effect on the floodway function
- increase the risk of flooding of other land
- obstruct a watercourse

The Light Regional Council and Playford Council Development Plans includes several
additional flooding policies within the ‘Hazards’ module, and relate to the Gawler
River Flood Plain. The policies include a delineation of a minimum floor level of
dwellings 300 millimetres above the 1-in-100 year average return interval flood
event. PDC 9 also stipulates a maximum filling of land to 100 millimetres above
natural ground level.

Similarly, the Playford Council Development Plan includes an additional policy in this
module relating to the Gawler River Flood Plain in which development should be
designed and sited to minimise the varying potential flood impacts that occur within
‘Flood Hazard Zones 1, 2 or 3’, as shown on the Gawler River Flood Hazard Map .
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Land Division Module

The land division module includes various policies relating to the drainage of
stormwater and the suitable design and layout of land division to minimise
inundation and impact on drainage. These include:

Land division layout should keep flood-prone land free from development
When land is divided, stormwater should be capable of being drained
safely and efficiently from each proposed allotment and disposed of from
the land in an environmentally sensitive manner

Land division should allow for the protection for existing vegetation and
drainage lines

Within defined townships and settlements land division should make
provision for a reserve or an area of open space that is at least 25 metres
wide from the top of the bank of a watercourse and that incorporates land
located within the 1-in-100 ARI event area.

Playford Council provides additional policies in this module. These relate to:

Division of land with a frontage to the Gawler River should include a
reserve at least 100 metres wide, measured from the centre line of the
river

Allotments within the Gawler River Flood Plain on land outside ‘Flood
Hazard Zones 2 and 3’ should contain sufficient area to accommodate the
uses for which the land is intended

The development of drainage networks should be designed to provide an
open space system of linear parks, wetlands, aquifer storage and re-
charge sites

Natural Resources Module

The policies within the Natural Resources module focus on the physical, chemical
and biological condition of stormwater runoff, as well as the protections of natural
ecological systems, and the sustainable use of water.

Key policies include:

Water discharged from a development site should:

- be of a physical, chemical and biological condition equivalent to or
better than its pre-developed state

- not exceed the rate of discharge from the site as it existed in pre-
development conditions.

Development should include stormwater management systems to protect

it from damage during a minimum of a 1-in-100 year average return

interval flood.

Development should include stormwater management systems to

mitigate peak flows and manage the rate and duration of stormwater
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discharges from the site to ensure the carrying capacities of downstream
systems are not overloaded.

Development should include stormwater management systems to
minimise the discharge of sediment, suspended solids, organic matter,
nutrients, bacteria, litter and other contaminants to the stormwater
system.

The location and construction of dams, water tanks and diversion drains
should:

- occur off watercourse

- not take place in ecologically sensitive areas or on erosion-prone sites
- provide for low flow by-pass mechanisms

- not negatively affect downstream users

- minimise in-stream or riparian vegetation loss

- incorporate features to improve water quality

- protect ecosystems dependent on water resources.

Light Regional Council’s Development Plan includes additional flooding policies
within the ‘Natural Resources’ module. These include:

Stormwater runoff directed to the Gawler River or North Para River should
first be filtered on-site before reaching the river.

Where stormwater is used for industrial purposes, break tanks should be
incorporated to prevent any back contamination with process liquids.

Additional policy within Playford Council’s Development Plan states that stormwater
runoff directed to the Gawler River should first be filtered by wetlands along the

river.

Zone Level Policies

Light Regional Council’s Development Plan includes specific non-complying controls
within the Primary Production Zone and Rural living Zone.

The Barossa Council’s Residential (Gawler East) Zone includes a specific policy
targeted at the detention and/or retention basins. In particular, these basins should:

allow sediments to settle so as to treat stormwater prior to discharge
ensure human health and safety

ensures the control of mosquitoes and nuisance insects

where wetlands are used for the cleaning of stormwater it is advisable
that the storage is able to retain the 1-in-25 year average return interval,
24 hour rainfall event.
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Light Regional Council, The Barossa Council and Playford Council Development Plans
have adopted the SA Planning Policy Library (SAPPL) suite of modules. The Town of
Gawler has not adopted the modules, having not undergone a Better Development
Plan DPA.

Whilst all zones within the three Development Plans adopting the SAPPL modules
provide guidance on site coverage (and therefore the extent of imperviousness built
form on sites), they also contain policies that discuss the management of
stormwater, both in terms of quantity and quality of run-off from development.
Some of the key policies seek the following:

= minimise surface water runoff

= not exceed the rate of discharge from the site as it existed in pre-
development conditions.

= Design of a stormwater management system that can accommodate a
minimum of a 1-in-100 year average return interval flood

= where practical capture and re-use stormwater

The Town of Gawler applies the following site coverage parameters to residential
development across the whole of the Council (other than in the Residential (Gawler
East) Zone:

Site area (m?) Maximum site coverage (%)
<300 55
301-450 50
451 - 800 45
>800 40

Residential Zone (Evanston / Evanston Park Policy Area)

No minimum lot areas apply, however site coverage should not exceed the Council
Wide maximum site coverages.
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Residential Zone (Gawler East Policy Area)

An area where the existing housing stock is maintained and the number of dwellings
is increased through development of vacant large parcels. Any undeveloped land can
be expected to be developed for residential purposes, with medium density being
located in proximity to the Town Centre or Cheek Avenue shops. No minimum lot
sizes apply, however site coverage should not exceed the Council Wide maximum.

Residential Zone (Gawler South Policy Area)

No minimum lot sizes apply (however site coverage should not exceed the Council
Wide maximum), except a small escarpment within the Policy Area where the
minimum lot size is 2000m?.

Residential Zone (Evanston Gardens / Evanston South / Hillier Policy Area)

There is a minimal amount of this Policy Area that lies within the Study Area,
however for the portion that lies within the Study Area, it can be expected that
vacant land will be developed at low - medium density, and although minimum lot
sizes do not apply site coverage is limited to the Council Wide maximum.

Residential Zone (Hillier Road Residential Policy Area)

This area has been identified for potential infill development within the areas not
affected by the Gawler Flood Plain. While minimum lot sizes do not apply, site
coverage should not exceed the Council Wide maximum.

Residential Zone (Gawler West Residential Policy Area)

Infill development is identified for areas not identified as being prone to flooding.
While minimum lot sizes do not apply, site coverage should not exceed the Council
Wide maximum.

Residential Zone (Wheatsheaf Policy Area)

The minimum allotment size within this Policy Area should not be less than 2000m?.
Maximum building site coverage should not exceed 40% of the site, and it is
expected that this area be used for detached dwellings only, although granny flats
(that are attached to dwellings) will be considered.

Residential Zone (Willaston Policy Area)
The Willaston Policy Area is not identified for major residential expansion other than

infill of vacant land parcels or residential use of very large gardens or former
agricultural plots. These areas are expected to have the potential to increase
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Willaston’s capacity by 200 dwellings (or 50%). A small southern section of the
Willaston Policy Area is identified as being flood prone. Minimum lot sizes are not
identified, however site coverage should not exceed the Council Wide maximum.

Residential (Gawler East) Zone

The area includes the broad hectare land under the Springwood development area
that is expected to support approximately 2000 — 2500 homes.

Land division should not exceed 1000 allotments (outside of Springwood) until the
following infrastructure has been constructed:
- A collector road between Calton Road and One Tree Hill Road, and
- Acollector road between One Tree Hill Road and Potts Road, and
- An upgrade of Potts Road and its intersection with Main North Road to
accommodate the traffic flows associated with further continued
development.

Development with frontages to the eastern side of the Gawler — One Tree Hill scenic
road should be 1000m? or more.

Land located west of the South Para River should not be divided for additional
allotments unless part of an integrated development scheme.

Where development is undertaken, land division can occur up to a minimum of
250m?Z — however allotments of this size should be located within the Local Centre
Policy Area.

Residential Hills Zone

Development of semi-detached dwellings and land division for such purposes should
only occur when the gradient of each semi-detached dwelling site is no steeper than
1-in-8.

Development with frontages to the eastern side of the Gawler — One Tree Hill scenic
road should be 1000 square metres or more.

Land division should not exceed 1000 allotments until the following infrastructure
has been constructed:
= A collector road between Calton Road and One Tree Hill Road, and
= A collector road between One Tree Hill Road and Potts Road, and
= An upgrade of Potts Road and its intersection with Main North Road to
accommodate the traffic flows associated with further continued
development

Dwellings should have a minimum site area of the following:
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Dwelling type Site area (square
metres)

Detached 250 minimum

Semi-detached 250 minimum

Group dwelling 250 minimum

Residential flat building 250 average

Row dwelling 200 minimum

Residential Historic (Conservation) Zones
Development within the Gawler Rivers Floodplain Area will not result in an increase
in densities or site coverage. Detached dwellings should only be developed where it

does not exceed a site coverage of 50% in low hazard flood risk areas, 40% in
medium hazard flood risk areas, and 30% in high hazard flood risk areas.

Residential Zone (Residential Gawler Belt Policy Area)

Minimum lot sizes apply as per the following table:

Dwelling type Site area
(square metres)

Detached 500 minimum
Semi-detached 400 minimum
Group dwelling 300 minimum
Residential flat building 250 average
Row dwelling 250 minimum
Supported accommodation 175 minimum

Maximum site coverage on all allotments should not exceed 50%, with the dwelling
itself covering no more than 35% of the site.

Rural Living (Precinct 31 Gawler Belt)

Land should only be divided when all allotments created conform to a minimum of 1
hectare and a maximum of 2 hectares.
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Rural Living (Precinct 32 Gawler Belt West)

Land should only be divided where it can meet the minimum allotment area within
the locations specified below:

Location Minimum allotment area (hectares)

West of Clancy Road and 2
north of Ward Belt Road

East of Clancy Road 1

South of Ward Belt Road 4

Rural Living (Precinct 21 Cockatoo Valley)
Land division should not result in allotments of less than 1 hectare.
Township Zone

The Desired Character Statement identifies Sandy Creek as a small settlement, and
that this characteristic is to be retained, and additional development should reflect
the low density. Land division within this area should create allotments with a
minimum site area of not less than 1200m?.

A number of other elements of the way the catchment is developed can have an
influence on the degree of imperviousness on any given piece of land. This is
demonstrated within the examples provided above, however can also include the
following trends:

= desire for rural living allotments

= |arger outdoor entertaining areas — generally covered or paved — may
include outdoor kitchen, dining and lounge spaces

= increase in installation of swimming pools / lap pools

= smaller rear yards

= garaging of vehicles (including associated driveways) — noticeable in front
yards which have historically been large impervious areas

= |ess pervious garden spaces (more paving)

= |ess desire for gardens due to rising costs of water and increased potential
for droughts and water restrictions — evidenced through use of artificial
lawns

Some of the aspects listed above are not easily controlled by the planning system in
South Australia (for example paving your rear or front yard in itself is not
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development) and therefore difficult to influence within existing statutory
frameworks.

Whilst the above listed trends are applicable to some areas within the Study Area,
they are experienced to a lesser extent when compared to metropolitan Adelaide.
This is due to a preference for rural living allotments within the Study Area, and a
generally lower density of dwelling development. The median lot size within the
Study Area is likely to be greater than that of Greater Adelaide (given the presence of
rural living allotments). This has a significant impact on the amount of impervious
area within the Study Area.
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6 IMPLICATIONS FOR IMPERVIOUSNESS

The 30 Year Plan for Greater Adelaide identifies net residential dwelling yield ranges
for determining densities. Net residential yield excludes land required for roads,
open space and other non-residential uses. These definitions have been used within
this report due to an inconsistency between Council Development Plan’s use of the
terms medium and high density. It is also the range used to inform the SA Planning
Policy Library. Densities are defined as follows:

= Low Density — less than 35 dwellings units per hectare
= Medium Density — between 35 and 70 dwelling units per hectare
= High Density — more than 70 dwelling units per hectare

These densities are reflected within the SA Planning Policy Libraries within the
growth corridor and the fringe growth policy modules namely:

Urban Core Zone 150 — 250 dwellings / hectare (net)

Suburban Activity Node Zone 45-70 dwellings / hectare in transition areas
over 70 dwellings / hectare in core areas

Urban Corridor Zone between 45 and 200 dwellings / hectare (net)

Suburban Neighbourhood 30-45 dwellings/hectare

Zone 45-70 dwellings/hectare where adjacent activity
centres

It is noted that the Urban Core Zone, Suburban Activity Node Zone and Urban
Corridor Zone do not currently exist within the Development Plans within the study
area. However, given the identified ‘major corridor’ through the Town of Gawler
within the 30-Year Plan, it is possible that these zones may be included in a future
revision of the Town of Gawler’s Development Plan.

Illustrated below are examples of differing densities and residential built form that
have previously been developed within the study area. These examples are provided
as a guide to how increasing density has the potential to profoundly impact on the
provision of permeable private open space and permeability across sites in general.
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6.1.1 High Density Development

Whilst there are limited examples of high density development within the Study
Area, the projected growth and corridor development may contribute to higher
residential densities within Gawler.

In the example below, private open space is confined to balconies, and car parking is
located at the rear within the building envelope. Figure 14 is a site in Unley (outside
Study Area) and is taken from the ‘Understanding Residential Densities:

A Pictorial Handbook of Adelaide Examples’ publication.

Developments, such as aged care accommodation and retirement villages can also
yield high densities with a high site coverage.

Figure 14 - Medium Density Development — Charles Street, Unley

Charles Street, Unley

Site area: 2,147 m?

Built form: Two storey residential flat buildings

No of dwellings: 18

Net density: 85 dwellings per hectare

Average lot area: 117m?

Average impervious surface coverage: Approx. 95 - 100%
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6.1.2 Medium Density Development

There have been a limited number of medium density forms of development that
have occurred throughout the Study Area. The ‘Riverwalk on Eighth’ development
and 1-3 Fifteenth Street (both in Gawler South) are two examples of infill
development close to commercial zones and open space (refer Figure 15).

Medium density development typically consists of detached and semi-detached
dwellings, and could also accommodate group dwellings, row dwellings and
residential flat buildings, typically between one and three storeys.

Example 1: Consolidated site — Eighth Street, Gawler South

2,147m?

Figure 15 - Medium density development - 'Riverwalk on Eighth'

‘Riverwalk on Eighth’, 21A Eighth Street, Gawler South

Site area: 2,147 m?

Built form: Two storey group dwellings

No of dwellings: 9

Net density: 42 dwellings per hectare

Average lot area: 238m?

Average impervious surface coverage: Approx. 95%
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Example 2: Consolidated site — Fifteenth Street, Gawler South

X

o "\ o~ ‘ ‘v‘

A\ -
nt, 1-3 Fifteenth Street, Gawler South

Figure 16 - Medium density developme

1-3 Fifteenth Street, Gawler South

Site area: 1,779 m?2

Built form: Two storey residential flat building
No of dwellings: 12

Net density: 67 dwellings per hectare

Average lot area: 148m?

Average impervious surface coverage: Approx. 95%

Observations

= [nfill and consolidated site development include a significant area of
imperviousness due to the provision of driveways/roadways.

= Large proportions of private open space areas are impervious due to
paving treatments.

= The above two examples in Gawler South are located in the Residential
Historic (Conservation) Zone, indicating that medium density
developments that are not “in character” with the general heritage
character are being approved and developed on larger sites that do not
incorporate heritage places.
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= Large, medium density developments will generally be restricted to larger,
undeveloped (or under-developed) sites in the Residential Zones.

6.1.3 Low Density Development
Suburban allotments in established areas

These areas represent typical residential development patterns, with their land
division pattern and extent of site coverage limited and protected by policy within
Development Plans. These areas contain predominantly single storey (with some
two-storey) detached dwellings set on larger allotments with protections on land
division pattern and extent of site coverage within Development Plan policy.

Within areas that are not identified as being of low, medium or high flood risk,
maximum site coverage should not exceed:

Site area (m?) Maximum Site Coverage (%)
<300 55
301-450 50
451 - 800 45
> 800 40

Based on the above, an average maximum site coverage of 50% could be assumed.

It is noted that there are small areas within the residential zones of the Town of
Gawler that lie within medium or high flood risk areas, where lower site coverage
requirements prevail.
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Example 1: Traditional subdivision, Fourth Street, Gawler

] oS

Figure 17 - Low dénsity housing, Gawler

Fourth Street, Gawler

Site area: 14,910m?

Built form: Single storey detached dwellings

No of dwellings: 15

Net density: 10 dwellings per hectare

Average lot area: 994m?

Average impervious surface coverage: Approx. 50%
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Example 2: Master planned housing estate — Explorer Parade, Hewett

Figure 18 - Low density housing, Gawler

Explorer Parade, Hewett

Site area: 11,323m?

Built form: Single storey detached dwellings
No of dwellings: 16

Net density: 14 dwellings per hectare
Average lot area: 707m?

Average impervious surface coverage: Approx. 75%

New Greenfields Communities

The conversion of greenfields land into new suburban communities will result in
increased site coverage in the form of new roads as well as new buildings and
associated paved surfaces.

Generally, within a new community approximately 20% of the land area is taken up
by road reserves, with road pavements and paved footpaths comprising
approximately 60% of the road reserve area. This results in approximately 12% of the
total area being taken up with new roadways.
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Approximately 12.5% of greenfields land is attributed to public open space, and this
percentage can increase where greenfields areas incorporate creek lines that are not
included within the public open space allowance, or designated areas for stormwater
drainage that are not allocated as part of the 12.5% open space provision. For the
purposes of this study, therefore, an average allowance of 15% for public open space
/ undeveloped land could be allowed for.

Site coverage for dwellings and associated paved surfaces will be similar to new
residential communities that incorporate a mix of allotment sizes and generally
higher site coverage.

Observations

= Newer housing developments, including housing estates, tend to have a
higher density of dwellings, due to smaller allotment sizes.

= Traditional subdivision layouts allow for higher proportion of private open
space, and therefore have less impervious surface coverage (as a
percentage).

= Masterplanned housing estates tend to have smaller allotment sizes (less
than 500m?) and greater site coverage, leading to higher impervious
surface coverage (as a percentage).

= Low density does not necessarily equate with low site coverage, due to
comparatively small rear gardens and larger building footprints.

= |nfill development density controls are quite flexible, meaning that the
extent of potential infill is largely governed by the age/quality of existing
houses (older homes more likely to be replaced by more than one), the
availability of vacant land in any particular location, the size of existing
allotments relative to the size of the home (ie older areas more likely to
have larger lots and smaller homes and hence more potential for infill /
redevelopment), and whether or not the land is affected by flooding.

Large areas within the Town of Gawler are located within Historic (Conservation)
Zones. In these areas new development is likely to be in the form of alterations and
additions (which could include some increase in site coverage), as well as
replacement of non-contributory buildings with new buildings (which could result in
some increase in site coverage). As outlined above, where there are larger sites in
these areas, Council is approving medium density development with very high site
coverage.

The Development Plan provides for a maximum site coverage of:

= 50% in low hazard flood risk areas
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= 40% in medium hazard flood risk areas
= 30% in high hazard flood risk areas

within the Residential Historic (Conservation) zones, and a preliminary review of
existing coverage suggests that most buildings do not currently have this extent of
site coverage.

6.1.5 Rural Living (Very Low Density)
Rural living allotments are characterised by low-density living areas with a rural

character. Often these allotments incorporate a range of agricultural activities
including small hobby farms.

Figure 19 — Rural living housing, Gawler

Sailplane Court, Gawler

Site area: 468,027m?

Built form: Single storey detached dwellings

No of dwellings: 12

Net density: 0.3 dwellings per hectare

Average lot area: 39,002m?

Average impervious surface coverage: Approx. 5%
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Figure 20 — Rural living housing, Gawler West

Ryde Street, Gawler West

Site area: 29,896m?

Built form: Single storey detached dwellings
No of dwellings: 4

Net density: 5 dwellings per hectare

Average lot area: 7,474m?

Average impervious surface coverage: Approx. 10%

Observations

Rural living allotments allow for low impervious site coverage, given the larger
allotment sizes. Rural living allotment sizes can vary in size, depending on policy
direction. The Gawler Development Plan’s Rural Living Zone seeks a minimum
allotment size of four hectares within the zone. Whilst the existing allotments are
typically greater than this minimum allotment size, as illustrated in the examples
above, allotments of four hectares would still allow for a very low impervious site
coverage.
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For the purpose of determining the amount of an industrial site that could be
covered with impervious surface, we have assumed existing industrial land would be
utilised to its full potential. This most likely means that there would be near
complete cover of impervious surfaces, either in the form of buildings, hard stand
areas or car parking areas. It is noted that within the Barossa Council Area there is a
policy within the Development Plan which seeks 10% of the site for landscaping
purposes within the Light Industry Zone. The Light Regional Council seeks a minimum
of 5% landscaping within the Industry Zone. Whilst the Town of Gawler Development
Plan does not include policy relating to industry site coverage, Council expects a
minimum of 10% of industry sites to be reserved for landscapingz. Therefore, a
maximum degree of imperviousness of up to 90% is expected for industrial
development within the Study Area, while a reasonable average long term
expectation could be in the order of 75%.

As outlined in Section 6.1, the Study Area and the wider stormwater catchment
comprises a range of land uses, each with different implications for establishing
stormwater runoff coefficients. These include:

= Residential areas (established neighbourhoods)
= Historic (Conservation) residential areas

= Rural living areas

= Industrial areas

= Commercial areas

= Greenfields residential areas

= QOpen space areas

In addition, some areas have a high potential for further development, while others,
such as areas within the Gawler Flood Plain, have minimal or less potential.

To assist in the formulation of future stormwater runoff coefficients for land within
the Study Area and within the catchment, land use / zoning maps have been
prepared that provide an indication of the likely level of increase in stormwater
runoff in the longer term. This assessment has been based on factors such as:

= Existing zoning

= Existing land use / built form / site coverage

* Flood liability

= Likelihood of redevelopment due to age of development

= Typical coefficients for undeveloped areas with potential for major change

2Town of Gawler, 2015, ‘Industrial/Commercial and Retail Development’, <http://www.gawler.sa.gov.au/page.aspx?u=610>
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Figures 21 - 26 and Table 4 indicate the potential for change, and show that there
are quite large areas where there is significant scope for change (but where new
stormwater management infrastructure is likely to minimise downstream flooding
potential), while there are other areas in established parts of Gawler (in particular)
where there will be minimal change through increased intensity of development or
where infill development will result in increases in stormwater runoff.

Areas that have not been highlighted in figures 21 — 26 are likely to remain
undeveloped (in terms of analysis for the Stormwater Management Plan).

Jensen Page 51
PLANNING
+ DESIGN



Gawler + Surrounds Stormwater Management Plan
Discussion Paper

Figure 21 - Development Potential Analysis (refer to Figures 23 - 27 for enlargements)
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Figure 23 - Deelopment Potetial Analysis Enlargement)
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Figure 24 - Development Potential Analysis (Enlargement)

10
Figure 25 - Development Potential Analysis (Enlargement)
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Figure 26 - Development Potential Analysis (Enlargement)
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Table 4 - Potential for Change in Imperviousness by Area

1 Gawler Belt — Policy Area 7 Low — typical new suburban
(Light Regional Council)

2 Residential Zone - Willaston Medium — infill potential on many larger
Policy Area residential lots

2a Residential Zone - Willaston Low / medium — infill potential but within
Policy Area — Flood Risk a flood risk area

3 Residential Zone — Gawler East | Low / medium — infill potential but only
Policy Area 6 on vacant (or larger) lots

4 Residential Zone - Wheatsheaf | Low —2000m? minimum lot size and area
Policy Area is fully developed

5 Residential (Gawler East) Zone | High —transition from greenfield to

residential

6 Residential Zone — Gawler Low — medium
West

6a Residential Zone — Gawler Low — flood prone land but infill sites
West — Flood Risk available

7 Residential Zone - Hillier Road Medium — infill potential on many larger
Policy Area residential lots

7a Residential Zone — Hillier Road | High — assuming development on flood
Policy Area — Flood Risk risk vacant land is approved

8 Residential Zone — Gawler Low — fully developed newer homes
South Policy Area
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8a Residential Zone — Gawler Low — fully developed new homes
South Policy Area (minimum lot size of 2000m?)

8b Residential Zone — Gawler Low / medium — infill potential on larger
South Policy Area residential lots

9 Local Centre Zone High — currently vacant

10 Residential (Hills) Zone

High — assuming transition from rural
living to residential

11 Residential Zone — Evanston /
Evanston Park Policy Area

Low — fully developed new homes

12 Residential Zone — Evanston
Gardens / Evanston South /
Hillier Policy Area

High — mostly vacant (transition to
residential)

13 Town Centre Historic
(Conservation) Zones

Low — fully developed

14 Residential Historic
(Conservation) Zones

Low / medium — infill potential on larger
sites and sites without heritage /
contributory places, but within Historic
(Conservation) Zone

(Conservation) Zones

14a Residential Historic Low
(Conservation) Zones
14b | Residential Historic Low

15 Rural Living Zones (including
Light Regional Council)

Low — rural living, fully developed
residential (although some additional
land division may occur), flood prone

16 Township Zone (Barossa
Council)

High — further residential potential on
1200m? lots

17 Rural Living — Precinct 21
Cockatoo Valley (Barossa
Council)

Low — fully developed rural residential
(minimum lot size of 1ha)
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