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b) The Code Amendment is prepared by a person with qualifications and 
experience that is equivalent to an Accredited Professional—Planning Level 
1 under the Act.  

c) Prior to the adoption of the Code Amendment, the Designated Entity must 
demonstrate, to the satisfaction of the Minister for Planning, that all 
necessary agreements or deeds are fully executed as required to secure the 
funding and/or delivery of all infrastructure required to accommodate  
the development of the affected area, to the satisfaction of all relevant 
infrastructure providers. 

d) Explore the application of the Suburban Neighbourhood Zone or other similar 
zones from the Code as an alternative to the Established Neighbourhood 
Zone. The Established Neighbourhood Zone is generally applied where 
limited change is expected in established areas and has no Concept Plan 
functionality and fewer Deemed-to-Satisfy pathways available. 

2.2 Recommends that Walton Rural Pty Ltd be the Designated Entity responsible for 
undertaking the Code Amendment process.  

3. Specify that the Designated Entity consults with the following nominated individuals 
and entities, under section 73(6)(e) of the Act: 

o Department for Education 

o Affordable Housing Unit of the SA Housing Authority 

o Department for Environment and Water  

o Department for Infrastructure and Transport 

o Department of Primary Industries and Regions 

o Environment Protection Authority (EPA) 

o South Australian Country Fire Service 

o Utility providers including SA Power Networks, ElectraNet, APA Group, SA 
Water, Epic Energy, NBN, and other telecommunications providers 

o State Members of Parliament for the electorates in which the proposed Code 
Amendment applies. 

4. Specify the following further investigations or information requirements under 
section 73(6)(f) of the Act in addition to those outlined in the Proposal to Initiate:  

o A comprehensive infrastructure analysis by an appropriately qualified expert 
(or experts) that identifies all future infrastructure works required to 
accommodate the development of the affected area as proposed by the Code 
Amendment and provides a strategy which offers a funding and delivery 
solution for all required infrastructure works (noting that Light Regional Council 
has stated that it expects that Infrastructure Deed/s will be required). 

o Stormwater investigations to ensure there is no run-off to the existing township 
nor the surrounding allotments. 

o Conduct a search of the Register of Aboriginal Sites and Objects (Taa wika) to 
identify any identified Aboriginal heritage considerations, including any 
identified cultural sites and objects. 
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5. Recommend that the Minister approve the initiation of the Code Amendment by 
signing the Proposal to Initiate (Attachment 1) and approval letter(s) with 
conditions (Attachment 2 and 3). 

6. Approve and authorise the Chair of the Commission to sign the advice to the 
Minister as provided in Attachment 4. 

7. Authorise the Chair to finalise any minor amendments to the advice and 
attachments as required. 

 

Background 

Section 73(2)(b)(vii) of the Act provides that a proposal to amend the Code may be 
initiated by a person who has an interest in the relevant land with the approval of the 
Minister, acting on the advice of the Commission, in relation to the following matters: 

 Strategic assessment against the State Planning Policies and The 30-Year Plan for 
Greater Adelaide: 2017 Update. 

 Any person or body that must be consulted by the Designated Entity, pursuant to 
section 73(6)(e) of the Act. 

 Any investigations to be carried out or information to be obtained by the Designated 
Entity, in accordance with section 73(6)(f) of the Act. 

The purpose of this report is therefore to provide the Commission with advice to be 
provided to the Minister in relation to the Proposal to Initiate submitted by Walton Rural Pty 
Ltd (Attachment 1).  

 

Discussion   

Scope of the Amendment 

It is proposed to rezone approximately 20 hectares of land currently located within the 
Rural Zone to a neighbourhood type zone (zone choice still to be determined) to facilitate 
the expansion of low-density residential development to the west of the Freeling Township. 
It is anticipated that approximately 180 allotments could be delivered. The affected land is 
held in single ownership by Walton Rural Pty Ltd. The affected area and current zoning are 
shown in the figure below. 
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Figure 1: Proposed Freeling West Code Amendment 
- Affected Area and Current Zoning 
 

Historic Development Plan Amendments (not completed)  

The area affected by this Code Amendment formed part of the previous developer funded 
Freeling (West) Development Plan Amendment (DPA) undertaken between 2009-2014 by 
the Light Regional Council.  

The Freeling (West) DPA sought to rezone a significantly larger area on the western side 
of Freeling (within the then ‘Planned urban lands to 2038’ boundary) to Residential 
(Freeling) Zone. 

Following consultation in 2012, the Light Regional Council decided to not progress the 
DPA but rather focus on further investigations to explore the potential future growth of 
Freeling. 

The area affected by this Code Amendment therefore represents a significant reduction in 
the amount of land included in the previous DPA and represents a more compact and 
orderly extension to Freeling. 

 

Freeling Code Amendment (in progress) 

The Freeling Code Amendment is currently being progressed by Windy Acres Pty Ltd and 
Terese Enterprises Pty Ltd as the Designated Entity and seeks to rezone 30 hectares of 
Rural zoned land on the eastern side of Freeling (refer to figure below) to Suburban 
Neighbourhood Zone to allow for up to 230 new residential allotments. 

Planning and Design Code Zoning 

The affected area is located within the Rural Zone. 
 
The following Overlays apply to the land: 
 Hazards (Flooding)  
 Hazards (Bushfire – General) 
 Hazards (Flooding – General) 
 Hazards (Flooding – Evidence Required) 
 Native Vegetation 
 Traffic Generating Development 
 Urban Transport Routes 
 Water Resources. 

 
The following Technical and Numeric Variations 
(TNVs) apply in the Rural Zone: 

 Minimum site area is 33 ha. 
 
Land surrounding the affected area to the west and 
north is within the Rural Zone. Land to south and east 
is within the Established Neighbourhood Zone. 
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Figure 2: Freeling Code Amendment - Affected Area and Current Zoning 

The Freeling Code Amendment recently completed engagement on 5 December 2023. 

 

Advice to the Minister 

The attached advice to the Minister sets out the statutory and procedural elements that 
must be considered as part of the initiation of a Code Amendment (Attachment 4). 

The advice recommends that the Minister approve the initiation of the Code Amendment 
for the following reasons and subject to conditions (as set out below). 

 

Strategic considerations 

The proposed Code Amendment will support the provision of additional housing in the 
established township of Freeling (approximately 185 dwellings), with the affected area 
within the Planned Urban Boundary to 2045. The proposed expansion is considered to 
represent orderly development that would enable the cost-effective delivery of 
infrastructure, supporting projected growth whilst also maintaining the existing township 
boundary. The Proposal is also considered to be consistent with the strategic intent of 
relevant SPPs and The 30-Year Plan for Greater Adelaide: 2017 Update. In addition, the 
affected area is not within the Environment and Food Production Areas or Barossa 
Character Preservation District. 

Together with the abovementioned Freeling Code Amendment, the two proposals could 
deliver in the order of 415 new residential allotments in the short term. This is considered 
appropriate given the areas affected are a logical extension to the existing urban form and 
will assist in the meeting Housing Accord targets in the Outer North Region. 
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Further strategic considerations and discussion are provided in the attached advice to the 
Minister (Attachment 4).  

 

Procedural considerations 

The Proposal meets all procedural requirements, as detailed in the attached advice to the 
Minister (Attachment 4). 

 

Conditions proposed and items specified 

Several conditions have been recommended to be specified by the Minister, pursuant to 
sections 73(5)(b) of the Act. In addition, it has been recommended that the Commission 
specify persons or bodies to be consulted with by the Designated Entity under section 
73(6)(e) of the Act, as outlined in the advice to the Minister (Attachment 4). 

 

Attachments: 

1. Proposal to Initiate the Freeling West Code Amendment (#20670271) 

2. Draft approval letter addressed to Walton Rural Pty Ltd (#20808998) 

3. Draft approval letter addressed to Light Regional Council (#20809664) 

4. State Planning Commission Advice to the Minister (#20809063) 

 

Prepared by:   Andrew Mitchell 

Endorsed by:  Brett Steiner 

Date:  18 December 2023 
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1.0 INTRODUCTION 

The Proponent, Walton Rural Pty Ltd, is proposing to initiate an amendment to the Planning and Design 
Code (the Code Amendment) as it relates to land located on the western side of Freeling township 
(hereafter referred to as the Area Affected).  

The Area Affected is situated on the western side of Freeling township in the Rural Zone between 
Templers Road and Stockport Road, directly adjacent to the Established Neighbourhood Zone that exists 
along Derby Street and on the southern side of Templers Road. The Area Affected is approximately  
20 hectares in area and is shown on the Area Affected Plan in Attachment A. 

The purpose of this Proposal to Initiate is to seek approval of the Minister for Planning (the Minister)  
to initiate the Code Amendment under section 73(2)(b) of the Planning, Development and Infrastructure 
Act 2016 (the Act).  

The Proponent is Walton Rural Pty Ltd, the registered proprietor for the whole of the Area Affected.  

The ownership details are specified in Table 1 and copies of the Certificates of Title are in Attachment B. 

This Proposal to Initiate details the scope, relevant strategic and policy considerations, nature of 
investigations to be carried out and information to be collected for the Code Amendment. It also details 
the timeframes to be followed in undertaking the Code Amendment, should this Proposal to Initiate be 
approved by the Minister. 

The Proponents acknowledge that the Minister may specify conditions on approving this Proposal to 
Initiate, under section 73(5) of the Act. In the event of inconsistency between this Proposal to Initiate and 
any conditions specified by the Minister, the conditions will apply. 

1.1. Designated Entity for Undertaking the Code Amendment  

In accordance with section 73(4)(a) of the Act, the Proponents will be the Designated Entity responsible 
for undertaking the Code Amendment process. As a result: 

1.1.1. The Proponent acknowledges that they will be responsible for undertaking the Code Amendment 
in accordance with the requirements Act. 

1.1.2. The Proponent declares that they have not and do not intend to enter into an agreement with a 
third party for the recovery of costs incurred in relation to the Code Amendment under section 
73(9) of the Act. If the Proponent does enter into such an agreement, the Proponent will notify 
the Department prior to finalising the Engagement Report under section 73(7). 

1.1.3. The Proponents contact person responsible for managing the Code Amendment and receiving all 
official documents relating to this Code Amendment is: 

David Lake, MasterPlan SA Pty Ltd 
davidl@masterplan.com.au   
08 8193 5600 
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Alternative contact person is:  

Julie Jansen, MasterPlan SA Pty Ltd 
juliej@masterplan.com.au    
08 8193 5600 

1.1.4. The Proponent intends to undertake the Code Amendment by engaging the services of 
MasterPlan SA Pty Ltd. Julie Jansen is a Fellow of the Planning Institute of Australia, is an 
Accredited Professional - Planning Level 1 and will be responsible for overseeing preparation of 
the Code Amendment. David Lake is a highly experienced town planner and will prepare the  
Code Amendment.  

The Proponent acknowledges that the Minister may, under section 73(4)(b) of the Act, determine that the 
Chief Executive of the Department will be the Designated Entity responsible for undertaking the Code 
Amendment. In this case, the Proponent acknowledges and agrees that they will be required to pay the 
reasonable costs of the Chief Executive in undertaking the Code Amendment.  

1.2. Rationale for the Code Amendment 

The objective of the Code Amendment is to rezone the Area Affected to a residential zone to allow for the 
growth of Freeling, consistent with the directions of the 30-Year Plan for Greater Adelaide. 

As shown in Attachment A, the Area Affected comprises land in two (2) allotments located on the 
western side of Freeling township. One of the allotments (Allotment 209 in Filed Plan 174110) makes up 
nearly all of the Area Affected. A 1,200 square metre portion of Allotment 208 in Filed Plan 174109 is also 
part of the Area Affected – this allotment extends into the adjoining Established Neighbourhood Zone 
and has frontage to Derby Street. 

The Area Affected is situated in the Rural Zone between Templers Road and Stockport Road, directly 
adjacent to the Established Neighbourhood Zone that exists along Derby Street and on the southern side 
of Templers Road.  

The Area Affected is approximately 20 hectares in area. The allotments are currently used for farming 
(livestock grazing and cereal production). The allotments are relatively flat and there is a shallow 
watercourse that passes through the land in a north-westerly direction. As the Area Affected has been 
cleared for farming there is no significant intact native vegetation present.  

Land directly to the south-west, west and north-east (across Stockport Road) of the Area Affected is also 
used for farming purposes and is zoned Rural. There is one (1) dwelling on the northern side of  
Stockport Road opposite the Area Affected, and a small transport depot is located near the Area Affected 
to the south-west on Templers Road. 

Whilst zoned Rural, the allotments are not located within the Environment and Food Production Area nor 
the Barossa Character Preservation District. 

Figure 1 shows the zoning that currently applies to the Area Affected and surrounding land.  
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Figure 1:  Current Zoning. 

Since 2010 the 30-Year Plan for Greater Adelaide has identified urban growth areas for Greater Adelaide, 
including urban boundaries for individual townships beyond the metropolitan area. The boundaries have 
been put in place to guide urban growth that ensures there is adequate supply of zoned urban land in the 
future while protecting valuable agricultural, tourism and environmental assets. The 30-Year Plan seeks to 
ensure “new urban fringe growth will occur only within designated urban areas and township boundaries 
and will make efficient use of existing infrastructure” (2017 Update to the 30-Year Plan for Greater 
Adelaide, page 15). 

The designated urban growth boundary for Freeling is shown in Figure 2 and includes a significant 
expansion of the township to the west as well as smaller expansions to the east and south. The Area 
Affected is located centrally within the designated urban growth boundary on the western side of 
Freeling. 
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Figure 2:  Excerpt from the Land Supply Report for Greater Adelaide – Part 1:  Greenfield showing  

the urban growth boundary for Freeling. 

A review of the supply and demand analysis described in the Land Supply Report for Greater Adelaide – 
Part 1: Greenfield (Plan SA, June 2021) indicates there is likely to be a shortfall in “development ready” 
allotments in Freeling beyond mid-2025. This is due to the current rate of dwelling construction (average 
of 30 dwellings per year) and the limited availability of development ready allotments in the short to 
medium term - see Section 3.4.1 below for a more detailed discussion.  

Consequently, it is timely for additional residential land to be made available within the designated urban 
growth boundary to support the growth of Freeling. 

The Area Affected is the logical starting point when considering which land within the designated urban 
growth boundary should be made available for growth. The Area Affected is centrally located in close 
proximity to the existing town centre, represents a compact and orderly expansion of the town and could 
be serviced with an augmentation of the town’s infrastructure, including water, electricity and waste water. 

This would in turn support subsequent provision of infrastructure to the other undeveloped portions 
within the urban growth boundary on the western side that are less centrally located. 
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The Code Amendment will seek to rezone the Area Affected to a ‘neighbourhood’ type zone that will 
allow the area to be developed with a range of housing types but with a built form and character that is 
sympathetic to the existing residential areas in the town.  

The existing residential areas within Freeling are zoned Established Neighbourhood, including the land on 
the western side of town that is directly adjacent to the Area Affected.  

Local variations in the Established Neighbourhood Zone are prescribed which specify a building height of 
one (1) level and a minimum site area of 800 square metres. The Historic Area Overlay applies to the 
central portion of the current residential area, as well as the town centre. Dwellings in the Established 
Neighbourhood Zone are assessed following the Performance Assessed pathway. 

The Area Affected is approximately 20 hectares in area. Based on a density similar to that in the town’s 
Established Neighbourhood Zone it is estimated the area will yield approximately 185 additional 
allotments, considering land required for public infrastructure (roads, open space, drainage etc).  
At current rates of construction (average of 30 dwellings per year) this will provide Freeling with an 
additional six (6) years land supply. 

Development of the Area Affected with a housing density consistent with the existing Established 
Neighbourhood Zone will also assist when managing the interface with farming land and addressing 
bushfire risk, as opposed to a zone that requires a higher density of development.  

The Area Affected formed part of a previous ‘developer-funded’ Development Plan Amendment (DPA) 
progressed between 2009 and early 2014 by Light Regional Council. The Freeling (West) Residential DPA 
sought to rezone a significantly larger area on the western side of Freeling (within the ‘Planned urban 
lands to 2038’ boundary) to Residential (Freeling) Zone – the area affected by the DPA is shown in  
Figure 3. 
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Figure 3:  Excerpt from the Freeling (West) Residential DPA (not finalised) showing the area affected by the DPA. 
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The report estimates that in June 2021 there were 1,200 “development ready” allotments available in the 
region’s townships, which means another 700 allotments will need to become ready for development by 
2030 to meet the high growth scenario. 

The report also estimates there are an additional 2,900 allotments that could be created on land already 
zoned residential across the townships. From a region-wide perspective this indicates there may be 
sufficient supply to meet demand under the high growth scenario, however there is no guarantee that this 
land will become “development ready” and hence available to market by 2030. This may impact land 
supply in some townships more than others.  

A more detailed consideration of the Freeling township supports the case for rezoning and developing 
more land within the designated urban growth boundary for residential development. 

The report states that over the last ten (10) years an average of 30 dwellings per year have been built in 
Freeling. The majority of recent development activity in Freeling has been focussed on Freeling Estate 
(now complete) and Schuster Estate (nearing completion). 

The report estimates that in June 2021 there were 59 “development ready” allotments in Freeling, and 
sixty vacant allotments. At the current rate of dwelling construction this supply will be fully developed by 
mid-2025, assuming all the allotments are made available.  

The report also estimates that there are 362 allotments that could be created on land already zoned 
residential within Freeling. These allotments are predominantly in three (3) areas located on the  
north-eastern, western and southern edges of the township. Figure 2 shown previously is a copy of the 
land supply map for Freeling from the report, and shows the urban growth boundary, Freeling Estate and 
Schuster Estate, and the three (3) areas of land already zoned residential (in green) but not fully 
developed. 

An initial review of the three (3) areas already zoned shows that the majority of the north-eastern and 
western areas are fragmented, in multiple ownership and already developed with dwellings built on larger 
allotments. The southern area is used for farming purposes, as part of a larger property holding. It is 
understood there has been little interest in re-development in the three (3) areas for many years. 

It is considered unlikely that land in the three (3) areas will become sufficiently available (in part or fully) in 
the short to medium term to meet the demand for new dwellings within Freeling at current development 
rates, which is likely to lead to a shortfall in “development ready” allotments beyond mid-2025.  

Consequently, it is our view that rezoning additional land within the designated township boundary is 
desirable and timely. 

The Area Affected is approximately 20 hectares. As previously stated, based on a density similar to that in 
the town’s Established Neighbourhood Zone it is estimated the area will yield approximately 185 
additional allotments, considering land required for public infrastructure (roads, open space, drainage 
etc). At current rates of construction (average of 30 dwellings per year) this will provide Freeling with an 
additional six (6) years land supply.  
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A further analysis of supply and demand for residential allotments will be undertaken as part of the Code 
Amendment, including consideration of new investigations (if available) being undertaken by PLUS as part 
of the review process for the Greater Adelaide Regional Plan (noting that the Greater Adelaide Region Plan 
Discussion Paper released for public consultation in August 2023 states that Freeling will be investigated 
for modest township growth within existing infrastructure capacity. 

It is noted that another Code Amendment is being considered for land on the eastern side of town near 
the Freeling Cemetery. This land is also within the urban growth boundary and the Code Amendment 
proposes to change the zoning from Rural to Established Neighbourhood. Should the Code Amendment 
be approved it will result in an additional 192 residential allotments becoming available. When combined 
with the Freeling West Code Amendment, at the current rate of construction this will provide Freeling with 
a total additional 12 years supply of “development ready land” which is considered to be an appropriate 
level of supply of land generally for any township.  

3.4.2 Freeling Urban Design Framework (Light Regional Council, 2005) 

Council’s 2005 Freeling Urban Design Framework (UDF) was prepared as a management tool to coordinate 
infrastructure projects, private investment and policy changes over a ten-plus year timeframe.  

The UDF was more focused on the established areas of Freeling, however it was based on a broad 
structure plan showing the preferred direction for future growth. In regard to a growth boundary for the 
town the UDF states: 

Freeling represents a lop-sided town with a majority of development occurring to the east. 
A more balanced form of development would involve rezoning land to the west for 
residential purposes. This has the advantage of creating residential living within close 
proximity to the town centre, and preserving rural land to the west that serves as a visual 
buffer. The impact of servicing this land will need further investigation. 

The Structure Plan is shown in Figure 5 below and clearly indicates development of the Area Affected as 
part of the longer-term growth strategy for the town. 
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Figure 5:  Broad Structure Plan, Freeling Urban Design Framework 2005. 

3.4.3 Freeling Town Centre Activation Report (Light Regional Council, 2022) 

Council commissioned the 2022 Freeling Town Centre Activation Report as it was recognised that the 
Freeling town centre has entered into a major state of renewal, including the replacement of the 
supermarket on Hanson Street, development of consulting rooms and recent activation of dormant shops, 
supported by residential development in Freeling Estate and Schuster Estate. The report is an addendum 
to the 2005 Freeling Urban Design Framework. 
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In summary, the following matters were raised by the Council in a letter dated 4 February 2022: 

• Council considered the proposal at a meeting on 25 January 2022 and resolved to: 

- Acknowledge the Walton Rural P/L proposal to lodge a Code Amendment affecting 
nominated land to the west of Freeling; and 

- Provide relevant background information. 

The background information Council provided addressed the following: 

• Background and history on the previous Freeling (West) Residential DPA. Council separately 
provided copies of the consultation version of the DPA, the summary of submissions and the 
specialist reports that supported the investigations. 

• A list of the issues DPTI sought further clarification on following consultation on the DPA, relating 
to demand for the rezoning, traffic investigations and road network design and upgrades, 
infrastructure provision and funding arrangements, a nearby potential aeroplane landing area on 
land to the west, and further detail on site contamination. 

• Council noted that the Land Supply Report for Greater Adelaide will need to be considered when 
the State Planning Commission consider the Code Amendment. 

• Council noted that Walton Rural P/L do not own all the land in the affected area, but 
acknowledged that other landowners will be engaged as part of the ‘Proposal to Initiate’. 

Council did not raise any objections to the proposal and the investigations that will be undertaken to 
inform the Code Amendment will address the issues provided in Council’s comments. A copy of Council’s 
correspondence is attached at Attachment C. 

Council was consulted again in July 2023 given the passage of time and that the extent of the Area 
Affected has reduced to that shown in Attachment A with the second area south of Templers Road no 
longer included. 

In a letter dated 4 September 2023 Council’s CEO advised that Council considered the amended proposal 
at a meeting on 22 August 2023 and authorised the CEO to provide a response to Walton Rural Pty Ltd via 
MasterPlan SA Pty Ltd:  

• Acknowledging the amended Walton Rural P/L proposal to lodge a Code Amendment affecting 
nominated land to the west of Freeling; and 

• Providing further background information based upon the content of the agenda report. 

The background information provided relates to a desktop review of the current infrastructure and 
services within the area that was undertaken by Council staff to provide more targeted advice for the area 
now nominated for rezoning. The advice provided relates to: 

• Stormwater; 

• Wastewater; 
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The Engagement Plan and the Engagement Report will also be considered by the State Planning 
Commission during the final stages of the Code Amendment process. The Commission will provide a 
report to the Environment, Resources and Development Committee of Parliament under section 74(3) of 
the Act. The Commission’s report will provide information about the reason for the Code Amendment, the 
consultation undertaken on the Code Amendment and any other information considered relevant by the 
Commission. 

5.3. Code Amendment Timetable 

The Proponent (where it is also the Designated Entity) commits to undertaking the Code Amendment in 
line with the timeframe outlined Attachment E. If a timeframe is exceeded (or expected to be exceeded) 
the Proponent agrees to provide an amended timetable to the Department with an explanation of the 
delay, for approval by the Minister of an extension of time for the Code Amendment. 
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ATTACHMENT A 
Map of Area Affected 
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ATTACHMENT B 
Certificates of Title 

 

  



  
The Registrar-General certifies that this Title Register Search displays the records
maintained in the Register Book and other notations at the time of searching.

Certificate of Title - Volume 5797 Folio 515
Parent Title(s) CT 778/4

Creating Dealing(s) CONVERTED TITLE

Title Issued 11/08/2000 Edition 1 Edition Issued 11/08/2000

Estate Type
FEE SIMPLE

Registered Proprietor
WALTON RURAL PTY. LTD. (ACN: 007 545 128)

OF GRAY STREET FREELING SA 5372

Description of Land
ALLOTMENT 209 FILED PLAN 174110
IN THE AREA NAMED FREELING
HUNDRED OF LIGHT

Easements
NIL

Schedule of Dealings
NIL

Notations
Dealings Affecting Title NIL

Priority Notices NIL

Notations on Plan NIL

Registrar-General's Notes NIL

Administrative Interests NIL

Product Register Search (CT 5797/515)

Date/Time 16/03/2022 04:08PM

Customer Reference 52408

Order ID 20220316009385

Land Services SA Page 1 of 2
Copyright: www.landservices.com.au/copyright | Privacy: www.landservices.com.au/privacy | Terms of Use: www.landservices.com.au/sailis-terms-of-use



Product Register Search (CT 5797/515)

Date/Time 16/03/2022 04:08PM

Customer Reference 52408

Order ID 20220316009385

Land Services SA Page 2 of 2
Copyright: www.landservices.com.au/copyright | Privacy: www.landservices.com.au/privacy | Terms of Use: www.landservices.com.au/sailis-terms-of-use



  
The Registrar-General certifies that this Title Register Search displays the records
maintained in the Register Book and other notations at the time of searching.

Certificate of Title - Volume 5782 Folio 949
Parent Title(s) CT 4068/497

Creating Dealing(s) CONVERTED TITLE

Title Issued 16/06/2000 Edition 1 Edition Issued 16/06/2000

Estate Type
FEE SIMPLE

Registered Proprietor
WALTON RURAL PTY. LTD. (ACN: 007 545 128)

OF GRAY STREET FREELING SA 5372

Description of Land
ALLOTMENT 208 FILED PLAN 174109
IN THE AREA NAMED FREELING
HUNDRED OF LIGHT

Easements
NIL

Schedule of Dealings
NIL

Notations
Dealings Affecting Title NIL

Priority Notices NIL

Notations on Plan NIL

Registrar-General's Notes NIL

Administrative Interests NIL

Product Register Search (CT 5782/949)

Date/Time 16/03/2022 04:12PM

Customer Reference 52408

Order ID 20220316009473

Land Services SA Page 1 of 2
Copyright: www.landservices.com.au/copyright | Privacy: www.landservices.com.au/privacy | Terms of Use: www.landservices.com.au/sailis-terms-of-use



Product Register Search (CT 5782/949)

Date/Time 16/03/2022 04:12PM

Customer Reference 52408

Order ID 20220316009473
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In addition, the Commission has specified under section 73(6)(e) of the Act that the 
Designated Entity must consult with the following stakeholders: 

• Department for Education 

• Affordable Housing Unit of the SA Housing Authority 

• Department for Environment and Water  

• Department for Infrastructure and Transport 

• Department of Primary Industries and Regions 

• Environment Protection Authority (EPA) 

• South Australian Country Fire Service 

• Utility providers including SA Power Networks, ElectraNet, APA Group, SA 
Water, Epic Energy, NBN, and other telecommunications providers. 

• State Members of Parliament for the electorates in which the proposed Code 
Amendment applies. 

 
Further, the Commission has, under section 73(6)(f) of the Act, resolved to specify 
the following further investigations or information requirements in addition to that 
outlined in the Proposal to Initiate: 

• A comprehensive infrastructure analysis by an appropriately qualified expert 
(or experts) that identifies all future infrastructure works required to 
accommodate the development of the affected area as proposed by the Code 
Amendment and provides a strategy which offers a funding and delivery 
solution for all required infrastructure works (noting that Light Regional Council 
has stated that it expects that Infrastructure Deed/s will be required). 

• Stormwater investigations to ensure there is no run-off to the existing township 
nor the surrounding allotments (or such other arrangements as may be agreed 
to by Council, Designated Entity and the affected land owners). 

• Conduct a search of the Register of Aboriginal Sites and Objects (Taa wika) to 
identify any identified Aboriginal heritage cultural sites and objects. 

• Ensure the Concept Plan outlines a layout that ensures future township growth 
is not constrained including consideration of connectivity to existing and 
potential future residential areas and pedestrian connectivity, possibly along 
the watercourse into the township.  

 
In addition, it should be noted that further investigations may be required in response 
to feedback or advice received through the engagement process. 
 
Pursuant to section 44(6) and 73(6)(d) of the Act, consultation in writing must be 
undertaken with: 

• Light Regional Council 

• Owners or occupiers of the land and adjacent land, in accordance with 
Regulation 20 of the Planning, Development and Infrastructure (General) 
Regulations 2017. 
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TO: MINISTER FOR PLANNING  

RE: PROPOSAL TO INITIATE THE FREELING WEST CODE AMENDMENT BY 
WALTON RURAL PTY LTD – FOR INITIATION 

 

PURPOSE 

To recommend that you approve, with conditions, the Proposal to Initiate the Freeling West 
Code Amendment (the Proposal). 

 

BACKGROUND 

Section 73(2)(b)(vii) of the Planning, Development and Infrastructure Act 2016 (the Act) 
provides that a proposal to amend a designated instrument may be initiated by a Proponent 
with your approval, acting on the advice of the State Planning Commission (the 
Commission). 

Walton Rural Pty Ltd (care of MasterPlan) has lodged a Proposal to Initiate the Freeling 
West Code Amendment to amend the Planning and Design Code (the Code) as it relates to 
the affected area (Attachment 1). 

The Commission considered the Proposal to Initiate (the Proposal) at its meeting of 1 
February 2024 and resolved to support the Code Amendment, subject to conditions. 

 

DISCUSSION 

The following sets out the strategic, policy and procedural considerations in relation to the 
Proposal, including conditions that are recommended should you agree to initiate the Code 
Amendment. 

 

Proposal 

The Proposal seeks to rezone approximately 20 hectares of land at Freeling from the Rural 
Zone to a neighbourhood type zone (exact zone to be confirmed following investigations), 
to accommodate up to 185 allotments for residential development, providing Freeling with 
an additional six (6) years of land supply. 

The affected area is located in the Light Regional Council (the Council) on Ngadjuri Country. 

Introduction of a concept plan will be explored to ensure key aspects such as open space, 
land use interface management and appropriate infrastructure are included in the design for 
future development.   

The land is located within the existing urban growth boundary for Freeling and is situated 
outside the Environment and Food Production Area (EFPA) and the Barossa Character 
Preservation District (BCPD). 
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The affected area and current zoning are shown in the figure below. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 1: Affected Area and Current Zoning 

 

Strategic considerations 

The following sets out the strategic considerations relating to this proposal and rationale for 
the Commission recommending support for the Code Amendment.  

An assessment against the State Planning Policies (SPPs) and relevant Regional Plan are 
provided in Appendix A. 

 

Strategic advice 

The proposed Code Amendment will support the provision of additional housing as an 
extension to the established township of Freeling, with the affected area located within the 
Planned Urban Boundary to 2045. The proposed expansion is considered to represent 
orderly development that would enable the cost-effective delivery of infrastructure, 
supporting projected growth whilst also maintaining the township boundary. 

The affected area is not within the EFPA or the BCPD. Although the proposed rezoning will 
result in the loss of existing primary production land, it is generally considered to represent 
a logical extension to Freeling. The interface of the affected area with rural land to the south, 
west and north will, however, need to be considered as part of further investigations. 

Planning and Design Code 
Zoning 

The affected area is located primarily 
within the Rural Zone with a small 
portion of land (1,200m2) extending into 
the adjacent Established 
Neighbourhood Zone. 
 
The following Overlays apply to the 
land: 
 Hazards (Flooding)  
 Hazards (Bushfire – General) 
 Hazards (Flooding – General) 
 Hazards (Flooding – Evidence 

Required) 
 Native Vegetation 
 Traffic Generating Development 
 Urban Transport Routes 
 Water Resources. 

 
The following Technical and Numeric 
Variations (TNVs) apply in the Rural 
Zone: 
 Minimum site area is 33 ha. 
 
Land surrounding the affected area to 
the west and north is within the Rural 
Zone. Land to the south and east is 
within the Established Neighbourhood 
Zone. 
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Given that there is a projected demand for additional residential land, the proposal is 
deemed appropriate. Further specific reasons are provided below: 

 The area proposed for a neighbourhood type zone is adjacent to an existing 
Established Neighbourhood Zone in Freeling. 

 The Proposal is considered to be consistent with the strategic intent of a number of 
the SPPs and The 30-Year Plan for Greater Adelaide, which has a focus on 
strategically planned township growth.  

 The Proposal will complement another Code Amendment (the Freeling Code 
Amendment) which is currently being progressed by a separate landowner to rezone 
rural land on the eastern side of Freeling for future residential development. 

 

Residential land supply 

The affected area is located within the Northern Adelaide and Barossa region of the Greater 
Adelaide Planning Region (GAPR), with population projected to grow between 12,069 
(medium) and 16,558 (high) over the next 20 years to 2041. The majority of this growth will 
be located in towns such as Freeling. 

The current supply of ‘development ready’, residential zoned broadhectare land is 
approximately 450 allotments. Given the projected growth analysis for the region, it would 
be prudent to consider the rezoning of additional land for residential development to the west 
of Freeling, especially as the township has been averaging 20 dwelling completions per year 
since 2017 and there is currently less than 50 ‘development ready’ allotments available for 
new housing in Freeling. 

It should be noted that the separate Freeling Code Amendment is in progress to rezone rural 
zoned land to the east of Freeling (also located within the town’s urban growth boundary) 
for future residential development purposes.  

The Freeling Code Amendment seeks to rezone 29.8 hectares of land to Suburban 
Neighbourhood Zone to provide 230 new allotments for housing. This Code Amendment 
recently concluded engagement on 5 December 2023. This Proposal should consider 
applying the Suburban Neighbourhood Zone (or similar zone) to ensure consistency with 
the Freeling Code Amendment. 

Together with the abovementioned Freeling Code Amendment, the two proposals could 
deliver in the order of 415 new residential allotments in the short term. This is considered 
appropriate given the areas affected are a logical extension to the existing urban form and 
will assist in the meeting Housing Accord targets in the Outer North Region. 

 

Land use characteristics 

The whole site (comprising 2 allotments) is currently used for farming (livestock grazing and 
cereal production) and is relatively flat with a shallow watercourse running through the land 
in a north westerly direction.  

As the affected area has been cleared for farming there is no significant intact native 
vegetation present.  

Land directly to the south-west, west and north-west (across Stockport Road) is used for 
farming purposes and is zoned Rural. 
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There is one (1) dwelling on the northern side of Stockport Road opposite the affected area, 
and a small transport depot is located to the south-west on Templers Road. 

Whilst zoned Rural, the affected area is not located within the EFPA or the BCPD, and the 
proposed rezoning to a neighbourhood type zone will be directly adjacent the Established 
Neighbourhood Zone in Freeling, to the south and east. 

 

Transport and access 

The affected area is easily accessed by existing road infrastructure. The site is bound by 
main roads on two sides. Stockport Road lies to the north of the site and Templers Road to 
the south. Both Stockport Road and Templers Road are sealed, single carriageway roads. 

Further proposed investigations include a traffic study to determine the impacts of the 
rezoning on surrounding road networks and the timing of road upgrades to support future 
development. 

 

Services and infrastructure 

The Proposal includes further investigations to identify the upgrades required to service the 
site. The Proponent must factor in stormwater investigations to ensure the pattern of 
proposed development does not result in runoff towards the existing township or the 
surrounding allotments. 

 

Hazards – bushfire and flooding 

The affected area and surrounding land are located within the Hazards (Bushfire – General) 
Overlay. No change to the existing Overlay is proposed and consultation will be undertaken 
with the Country Fire Service. The affected area is also located in the Hazards (Flooding), 
Hazards (Flooding – General) and Hazards (Flooding – Evidence Required) Overlays. No 
change to the spatial application of these Overlays is proposed. 

 
Native vegetation 

The affected area is located within the Native Vegetation Overlay and is largely cleared of 
vegetation, but there remain some isolated areas of vegetation scattered along the 
watercourse that runs through the property in a north-westerly direction. Any proposed 
clearance of native vegetation will trigger the provisions of the Native Vegetation Act 1991. 
An assessment of native vegetation is proposed as part of the supporting investigations and 
will identify if there are any threatened or endangered native species on the land. 

 
Site contamination 

The affected area is in the Rural Zone and may have been subject to pesticides and other 
chemicals during use. Further proposed investigations include a Preliminary Site 
Investigation (PSI) to determine any site contamination issues that may affect future 
development. 
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Interface Management 

The affected area is surrounded by several different land uses, some of which could be 
impacted by, or impact upon the affected area.  

A review of how Code policy will facilitate the management of interface conflicts that may 
arise between sensitive land uses will be undertaken. Preparation of a concept plan will also 
be considered to assist with guiding development outcomes, as well as the positioning of 
stormwater infrastructure and other community facilities. 

 

Cultural and Aboriginal Heritage  

Desktop investigations into Aboriginal heritage on the affected area were last undertaken in 
2011. It is considered that further investigations into Aboriginal heritage should be 
undertaken to ensure that there are no items of Aboriginal heritage significance present. 

 

Procedural considerations 

The following sets out the key procedural considerations that satisfy the legislative 
requirements. Pursuant to section 73(5) of the Act, approval for a Proposal to Initiate may 
be given on conditions prescribed by the regulations (there are none at this time) or as 
specified by you, as Minister for Planning. As such, several conditions are recommended by 
the Commission as set out below. 

 

Information requirements 

In accordance with Practice Direction 2 – Preparation of Amendment of Designated 
Instruments, the mandatory information requirements have been met, and therefore, the 
Proposal is of a suitable form to be considered by you. 

 

Consistent with the State Planning Policies and Regional Plan 

The Code must be consistent with the principles of the SPPs and should be consistent with 
the directions of the relevant Regional Plan, which, in this instance, is The 30-Year Plan for 
Greater Adelaide: 2017 Update.  

This assessment is provided in Appendix A. A more detailed analysis is also located in the 
Proposal. In summary, the Proposal is consistent with the SPPs and Regional Plan. 

 

Designated Entity 

As this proposal is by a private proponent, under section 73(4) of the Act, you may decide 
to enable the Proponent to be the Designated Entity and conduct the Code Amendment 
processes, or alternatively, you can give the Chief Executive of the Department for Trade 
and Investment the responsibility for undertaking the processes, in which case the Chief 
Executive can charge the person or entity reasonable costs associated with doing so 
(pursuant to section 73(4)(b)) of the Act. It is recommended that the Proponent undertake 
the Code Amendment.  
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The documentation should, however, be prepared by a suitably qualified person to ensure 
statutory procedures and good planning outcomes are addressed. 

 

Investigations to support the Amendment 

The investigations undertaken to date are outlined in the Proposal (Attachment 1). 

The Proponent has identified further investigations to support the Code Amendment, 
including: 

 Undertaking a traffic investigation to identify the increase in vehicle volumes and / or 
necessary road augmentation. 

 Identifying any required infrastructure and services upgrades including the provision 
of water, electricity, gas, telecommunications, stormwater, and wastewater for the 
proposed neighbourhood type zone. 

 Selection of the most appropriate neighbourhood type zone that will allow the area 
affected to be developed with a range of housing types but with a built form and 
character sympathetic to the existing township. 

 Consideration of any additional community and recreational facilities that will be 
required to accommodate a growing population. 

 Conducting a Preliminary Site Investigation (PSI) to identify possible site 
contamination issues. 

 Undertaking an assessment to quantify the productive value of the land for farming. 

 Assessing the extent of native vegetation and fauna to identify the existence of any 
threatened or endangered native species in the affected area. 

 Identifying any measures including the suitability of existing Code policy to manage 
the interface between the affected area and adjoining rural land. 

 Consideration of bushfire risk including access arrangements and the interface with 
adjoining rural land. 

The Commission has resolved that these investigations are suitable; however, has 
recommended that these be further supported by additional investigations under section 
73(6)(f) of the Act, as detailed below:  

 A comprehensive infrastructure analysis by an appropriately qualified expert (or 
experts) that identifies all future infrastructure works required to accommodate the 
development of the affected area as proposed by the Code Amendment and provides 
a strategy that offers a funding and delivery solution for all required infrastructure 
works (noting that Council has stated that it expects that Infrastructure Deed(s) will 
be required). 

 Stormwater investigations to ensure there is no run-off to the existing township nor 
the surrounding allotments (or such other arrangements as may be agreed to by 
Council, Designated Entity and the affected land owners). 

 Conduct a search of the Register of Aboriginal Sites and Objects (Taa wika) to 
identify any relevant Aboriginal heritage considerations, including any identified 
cultural sites and objects. 
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 Ensure the Concept Plan outlines a layout that ensures future township growth is 
not constrained including consideration of connectivity to existing and potential 
future residential areas and pedestrian connectivity, possibly along the watercourse 
into the township.  

 

Application of the Code 

The Proposal seeks to rezone land from the Rural Zone to one of the neighbourhood type 
zones (zone selection to be investigated) to support additional residential development.  

Consideration will also be given to applying the Affordable Housing Overlay consistent with 
the adjacent Established Neighbourhood Zone.  

The selection of a neighbourhood type zone policy framework is consistent with the existing 
urban area of Freeling and, in principle, is considered appropriate. It is, however, 
recommended that the Proponent should investigate application of the Suburban 
Neighbourhood Zone or other similar zone, noting that the Established Neighbourhood Zone 
is generally applied to areas where the predominant streetscape character and prevailing 
development pattern should be maintained (and not to greenfield sites). There is further no 
Concept Plan functionality and fewer Deemed-to-Satisfy (DTS) pathways available within 
the Established Neighbourhood Zone. 

Accordingly, it is proposed that a condition to this effect be imposed on the approval to 
initiate the Code Amendment. 

 

Engagement 

The Proponent has undertaken preliminary consultation with the Light Regional Council on 
two separate occasions – the first being September 2021 (for a broader area affected) and 
the second being July 2023 regarding the current proposal submitted, which contains a 
reduced area. 

The Light Regional Council did not raise any objections to the Proposal, but did advise that 
the following investigations to support the Code Amendment are critical: 

 Stormwater and wastewater management of the site to be appropriately addressed. 

 Traffic Management Assessment to be undertaken to understand the impacts of any 
rezoning on the local and arterial road network. 

 Pedestrian linkages within the site should connect with any existing pedestrian 
infrastructure found within Derby Street. 

 The Code Amendment should consider measures (e.g., public reserves) to assist with 
managing interface with abutting primary production activities and bushfire risk. 

 A zone commensurate with the character of the immediate locality should be selected 
to ensure a seamless integration with the existing township and features.  

 Rezoning should not occur until appropriate infrastructure deeds are negotiated/ 
drafted, executed, and secured against the subject site via a Land Management 
Agreement (like recent practice for other areas including the Roseworthy Township 
expansion). 
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 A Concept Plan should be considered to ensure that interface buffers, connectivity, 
stormwater channelling and bushfire safety treatments are captured to assist with 
future development assessment. 

 A range of other matters relating to existing and future infrastructure / service 
provision were identified. 

In accordance with the Community Engagement Charter, the Designated Entity is required 
to prepare an Engagement Plan that will outline how, when and with whom it engages with 
regarding the proposed Code Amendment. Engagement is scheduled to commence in mid-
2024. 

The Commission has determined to specify the following further persons or bodies that the 
Designated Entity must consult with in relation to the proposed Code Amendment, as 
permitted under section 73(6)(e) of the Act: 

 Department for Education  

 Affordable Housing Unit of the SA Housing Authority 

 Department for Environment and Water  

 Department for Infrastructure and Transport 

 Department of Primary Industries and Regions 

 Environment Protection Authority (EPA) 

 South Australian Country Fire Service 

 Utility providers including SA Power Networks, ElectraNet, APA Group, SA Water, 
Epic Energy, NBN, and other telecommunications providers. 

 State Members of Parliament for the electorates in which the proposed Code 
Amendment applies. 

In addition, in accordance with sections 44(6) and 73(6)(d) of the Act, consultation must be 
undertaken with: 

 Light Regional Council 

 Owners or occupiers of the land and adjacent land in accordance with the Planning, 
Development, and Infrastructure (General) Regulations 2017. 

 

RECOMMENDATIONS 

It is recommended that you: 

1. Note the advice of the State Planning 
Commission provided to you as required under 
section 73(2)(b) of the Act. 

 
NOTED   /   NOT NOTED 

 
 

2. Note that the State Planning Commission has, 
under section 73(6)(e) of the Act, specified that 
the Designated Entity must consult with the 
following nominated individuals and entities, and 
advise the Designated Entity accordingly: 

 
 

NOTED   /   NOT NOTED 
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 Department for Education 

 Affordable Housing Unit of the SA Housing 
Authority 

 Department for Environment and Water 

 Department for Infrastructure and 
Transport 

 Department of Primary Industries and 
Regions 

 Environment Protection Authority South 
Australian Country Fire Service 

 Utility providers including SA Power 
Networks, ElectraNet, APA Group, SA 
Water, Epic Energy, NBN, and other 
telecommunications providers.  

 State Members of Parliament for the 
electorates in which the proposed Code 
Amendment applies. 

3. Note that the State Planning Commission has, 
under section 73(6)(f) of the Act, resolved to 
specify the following further investigations to that 
outlined in the Proposal to Initiate, and advise the 
Designated Entity accordingly: 

 A comprehensive infrastructure analysis by 
an appropriately qualified expert (or experts) 
that identifies all future infrastructure works 
required to accommodate the development 
of the affected area as proposed by the 
Code Amendment and provides a strategy 
that offers a funding and delivery solution for 
all required infrastructure works (noting that 
Light Regional Council has stated that it 
expects that Infrastructure Deed(s) will be 
required). 

 Stormwater investigations to ensure there is 
no run-off to the existing township nor the 
surrounding allotments (or such other 
arrangements as may be agreed to by 
Council, Designated Entity and the affected 
land owners). 

 Conduct a search of the Register of 
Aboriginal Sites and Objects (Taa wika) to 
identify any relevant Aboriginal heritage 
considerations, including any identified 
cultural sites and objects. 

 
 

NOTED   /   NOT NOTED 
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 Ensure the Concept Plan outlines a layout 
that ensures future township growth is not 
constrained including consideration of 
connectivity to existing and potential future 
residential areas and pedestrian 
connectivity, possibly along the watercourse 
into the township. 

 
4. Approve initiation under section 73(2)(b) of the 

Act, subject to the following conditions, under 
section 73(5) of the Act: 

a) The scope of the proposed Code 
Amendment does not include the creation 
of new planning rules, and is limited to the 
spatial application of zones, subzones, 
overlays, or technical and numerical 
variations provided for under the 
published Planning and Design Code on 
the date the Amendment is released for 
engagement.  

b) The Code Amendment is prepared by a 
person with qualifications and experience 
that is equivalent to an Accredited 
Professional—Planning Level 1 under the 
Act. 

c) Prior to adoption of the Code Amendment, 
the Designated Entity must demonstrate 
to the satisfaction of the Minister for 
Planning that all necessary agreements or 
deeds are fully executed as required to 
secure the funding and/or delivery of all 
infrastructure required to accommodate 
the development of the affected area, as 
proposed by the Code Amendment, to the 
satisfaction of all relevant infrastructure 
providers. 

d) Explore the application of the Suburban 
Neighbourhood Zone or other similar 
zone from the Code as an alternative to 
the Established Neighbourhood Zone, 
noting that the Established 
Neighbourhood Zone is generally applied 
to areas where limited change is 
expected (and not to greenfield sites), 
there is no Concept Plan functionality and 
fewer Deemed-to-Satisfy pathways 
available.  

 
APPROVED   /   NOT APPROVED 
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5.  Under section 73(4)(a) of the Act, approve the 
initiation of the Code Amendment on the basis 
that the Proponent will undertake the Code 
Amendment processes (as the Designated 
Entity) required under the Act. 

 
 

APPROVED   /   NOT APPROVED 
 

6. Agree to sign the Proposal to Initiate the Freeling 
West Code Amendment (Attachment 1). 

AGREED   /   NOT AGREED 
 

7. Agree to sign the attached letters to the 
Proponent (Attachment 2) and the Light 
Regional Council (Attachment 3) advising of 
your approval and conditions. 

 
AGREED   /   NOT AGREED 

 

   

   
____________________ 

         NICK CHAMPION MP 
   /     / 2024    

 
 
 
 
 
 
 
CRAIG HOLDEN 
Chair, State Planning Commission 
23 / 02 / 2024 
 

 

Attachments: 

1. Proposal to Initiate the Freeling West Code Amendment (#20670271) 

2. Suggested letter to Walton Rural Pty Ltd (#20808998) 

3. Suggested letter to the Light Regional Council (#20809664) 

 

Appendices:  

A. Assessment against the State Planning Policies and Regional Plan (#20809756) 

 

 

Contact:  

Tel No:  




