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 AGENDA 

FOR STRATEGIC PROPERTY DEVELOPMENT SUB COMMITTEE MEETING TO 
BE HELD ON 

11 MARCH 2020 AT CONCLUSION OF THE STRATEGIC AND INTERNATIONAL 
PARTNERSHIPS SUB COMMITTEE 

IN WITTBER & DR RUBY DAVY ROOMS, SALISBURY COMMUNITY HUB,  
34 CHURCH STREET, SALISBURY 

 
MEMBERS 

Cr N Henningsen (Chairman) 
Mayor G Aldridge (ex officio) 
Cr M Blackmore 
Cr L Braun 
Cr K Grenfell 
Cr D Proleta 
Cr S Reardon (Deputy Chairman) 
Cr G Reynolds  

 
REQUIRED STAFF 

Chief Executive Officer, Mr J Harry 
General Manager City Development, Mr T Sutcliffe 
A/Manager Strategic Development Projects, Ms S Klein 

  
APOLOGIES  

LEAVE OF ABSENCE    

PRESENTATION OF MINUTES 
Presentation of the Minutes of the Strategic Property Development Sub Committee Meeting 
held on 02 December 2019. 
Presentation of the Minutes of the Confidential Strategic Property Development Sub 
Committee Meeting held on 02 December 2019.  
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REPORTS 
SPDSC1 Future Reports for the Strategic Property Development 

Sub Committee ........................................................................................................ 9 
SPDSC2 Affordable Housing Implementation Plan ............................................................ 13 
SPDSC3 Tranche 2 - Boardwalk at Greentree Project Update .......................................... 323   

OTHER BUSINESS  
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CONFIDENTIAL ITEMS 
 

SPDSC4 Hoyle Green Tranche 2 - Status Update Report 
Recommendation 
Pursuant to section 83(5) of the Local Government Act 1999 the Chief Executive Officer has 
indicated that, if Council so determines, this matter may be considered in confidence under 
Part 3 of the Local Government Act 1999 on grounds that: 
1. Pursuant to Section 90(2) and (3)(b)(i) and (b)(ii) of the Local Government Act 1999, 

the principle that the meeting should be conducted in a place open to the public has 
been outweighed in relation to this matter because: 
-  it relates to information the disclosure of which could reasonably be expected to 

confer a commercial advantage on a person with whom the council is conducting, or 
proposing to conduct, business, or to prejudice the commercial position of the council; 
and 

-  information the disclosure of which would, on balance, be contrary to the public 
interest. 

2. In weighing up the factors related to disclosure, 
- disclosure of this matter to the public would demonstrate accountability and 

transparency of the Council's operations 
- would be a commercial disadvantage to the Council. 
On that basis the public's interest is best served by not disclosing the Hoyle Green 
Tranche 2 - Status Update Report item and discussion at this point in time. 

3. Pursuant to Section 90(2) of the Local Government Act 1999 it is recommended the 
Council orders that all members of the public, except staff of the City of Salisbury on 
duty in attendance, be excluded from attendance at the meeting for this Agenda Item. 
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SPDSC5 Lake Windemere Residential Update Report 
Recommendation 
Pursuant to section 83(5) of the Local Government Act 1999 the Chief Executive Officer has 
indicated that, if Council so determines, this matter may be considered in confidence under 
Part 3 of the Local Government Act 1999 on grounds that: 
1. Pursuant to Section 90(2) and (3)(b)(i) and (b)(ii) of the Local Government Act 1999, 

the principle that the meeting should be conducted in a place open to the public has 
been outweighed in relation to this matter because: 
-  it relates to information the disclosure of which could reasonably be expected to 

confer a commercial advantage on a person with whom the council is conducting, or 
proposing to conduct, business, or to prejudice the commercial position of the council; 
and 

-  information the disclosure of which would, on balance, be contrary to the public 
interest. 

2. In weighing up the factors related to disclosure, 
- disclosure of this matter to the public would demonstrate accountability and 

transparency of the Council's operations 
- a disadvantage to Council's commercial position. 
On that basis the public's interest is best served by not disclosing the Lake Windemere 
Residential Update Report item and discussion at this point in time. 

3. Pursuant to Section 90(2) of the Local Government Act 1999 it is recommended the 
Council orders that all members of the public, except staff of the City of Salisbury on 
duty in attendance, be excluded from attendance at the meeting for this Agenda Item. 
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MINUTES OF STRATEGIC PROPERTY DEVELOPMENT SUB COMMITTEE 
MEETING HELD IN COMMITTEE ROOMS, 12 JAMES STREET, SALISBURY ON 

2 DECEMBER 2019 

 

MEMBERS PRESENT 
Cr N Henningsen (Chairman) 
Mayor G Aldridge (ex officio) 
Cr L Braun 
Cr K Grenfell 
Cr D Proleta 
Cr G Reynolds  

 
OBSERVERS 

Cr C Buchanan (from 7.31 pm) 
 
STAFF 

Chief Executive Officer, Mr J Harry 
General Manager City Development, Mr T Sutcliffe 
Manager Strategic Development Projects, Ms C Milton 
Manager Governance, Mr M Petrovski 
Governance Support Officer, Ms K Boyd 

  
The meeting commenced at 7.22 pm. 

The Chairman welcomed the members, staff and the gallery to the meeting. 
 

APOLOGIES  
Apologies were received from Cr M Blackmore and Cr S Reardon.  

LEAVE OF ABSENCE    
Nil 
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PRESENTATION OF MINUTES 
 Moved Cr L Braun 

Seconded Cr K Grenfell 
The Minutes of the Strategic Property Development Sub Committee 
Meeting held on 09 September 2019, be taken and read as confirmed. 

 

  CARRIED 

 
 Moved Cr K Grenfell 

Seconded Mayor G Aldridge 
The Minutes of the Confidential Strategic Property Development Sub 
Committee Meeting held on 09 September 2019, be taken and read as 
confirmed. 

 

  CARRIED 

  

REPORTS 

SPDSC1 Future Reports for the Strategic Property Development 
Sub Committee 

 

 Moved Cr D Proleta 
Seconded Mayor G Aldridge 
1. The information be received.  

 

  CARRIED 
 
 

SPDSC2 Tranche 2 - Boardwalk at Greentree Project Update  
 Moved Cr D Proleta 

Seconded Mayor G Aldridge 
1. That the report be received and the update on the project delivery 

status for Boardwalk at Greentree, Walpole Road Stage 3, be 
noted. 

 

 

  CARRIED 
   

OTHER BUSINESS  
Nil 
  



 

Page 7 City of Salisbury 
Strategic Property Development Sub Committee Agenda - 11 March 2020 

 
M

in
ut

es
 o

f t
he

 S
tr

at
eg

ic
 P

ro
pe

rt
y 

D
ev

el
op

m
en

t S
ub

 C
om

m
itt

ee
 M

ee
tin

g 
2/

12
/2

01
9 

 

 

CONFIDENTIAL ITEMS 
 

SPDSC3 Hoyle Green Tranche 2 - Status Update Report  
 Moved Cr K Grenfell 

Seconded Mayor G Aldridge 
1. Pursuant to Section 90(2) and (3)(b)(i) and (b)(ii) of the Local 

Government Act 1999, the principle that the meeting should be 
conducted in a place open to the public has been outweighed in 
relation to this matter because: 
-  it relates to information the disclosure of which could reasonably 

be expected to confer a commercial advantage on a person with 
whom the council is conducting, or proposing to conduct, 
business, or to prejudice the commercial position of the council; 
and 

-  information the disclosure of which would, on balance, be 
contrary to the public interest. 

2. In weighing up the factors related to disclosure, 
- disclosure of this matter to the public would demonstrate 

accountability and transparency of the Council's operations 
- Non-disclosure of this matter would protect Council’s 

commercial position as public disclosure may provide third 
parties with a commercial advantage 

On that basis the public's interest is best served by not disclosing 
the Hoyle Green Tranche 2 - Status Update Report item and 
discussion at this point in time. 

3. Pursuant to Section 90(2) of the Local Government Act 1999 it is 
recommended the Council orders that all members of the public, 
except staff of the City of Salisbury on duty in attendance, be 
excluded from attendance at the meeting for this Agenda Item. 

 

 

  CARRIED 

The meeting moved into confidence at 7.32 pm. 
The meeting moved out of confidence and closed at 7.33 pm.  

CHAIRMAN……………………………………. 
 

DATE……………………………………………. 
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ITEM SPDSC1 

STRATEGIC PROPERTY DEVELOPMENT SUB 
COMMITTEE   

DATE 11 March 2020  

HEADING Future Reports for the Strategic Property Development 
Sub Committee 

AUTHOR Michelle Woods, Projects Officer Governance, CEO and 
Governance  

 
CITY PLAN LINKS 4.3 Have robust processes that support consistent service delivery 

and informed decision making. 

SUMMARY This item details reports to be presented to the Strategic Property 
Development Sub Committee as a result of a previous Council 
resolution.   

 

RECOMMENDATION 
1. The information be received. 
 
 

ATTACHMENTS 
There are no attachments to this report.  
 

1. BACKGROUND 
1.1 A list of resolutions requiring a future report to Council is presented to each 

sub-committee and standing committee for noting. 
1.2 If reports have been deferred to a subsequent month, this will be indicated, along 

with a reason for the deferral. 

2. CONSULTATION / COMMUNICATION 
2.1 Internal 

2.1.1 Report authors and General Managers. 
2.2 External 

2.2.1 Nil. 
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3. REPORT 
3.1 The following table outlines the reports to be presented to the Strategic Property 

Development Sub Committee as a result of a Council resolution: 

Meeting - 
Item 

Heading and Resolution Officer 

26/06/2017 Fairbanks Drive Reserve Update Report Chantal Milton 
2.9.1 Council has previously resolved this resolution to be 

confidential. 
 

Due: 
Deferred to: 
Reason: 

March 2020 
May 2020 
Matter to be addressed as part of the Strategic Land 
Review Update report. 

 

25/09/2017 Shoalhaven Strategic Development Project Update Chantal Milton 
2.9.1-
SPDSC4 

Council has previously resolved this resolution to be 
confidential. 

 

Due: June 2020  
23/04/2019 Salisbury Oval Residential - Expression of Interest Terry Sutcliffe 
2.9.3 Council has previously resolved this resolution to be 

confidential. 
 

Due: 
Deferred to: 
Reason: 

March 2020 
May 2020 
To be considered in context of a broader report on 
development pipeline. 

 

23/09/2019 Strategic Land Review Update Status Report Terry Sutcliffe 
2.5.3-
SPDSC2 

2.  That it be noted that an Elected Member workshop 
regarding the Strategic Land Review Bi-Annual Update 
will be scheduled for November 2019 ahead of 
reporting on the Update to the Strategic Property 
Development Sub-Committee in February 2020. 

 

Due: 
Deferred to: 
Reason: 

March 2020 
June 2020 
To enable further assessment of development pipeline. 

 

16/12/2019 Salisbury Oval Public Consultation Findings Terry Sutcliffe 
1.1.4 5.  A further report be brought back through the 

Strategic Property and Development Sub Committee by 
April 2020 regarding options for development of the 
‘Future Development Site’ designated in the revised 
Salisbury Oval Master Plan (portion of the former St 
Jays Site and the former Salisbury Bowling Club Land 
purchased by Council for development), having regard 
to development & recreation options identified in the 
Council’s community engagement process. This report 
is to include the former St Jays carpark being re-
established at similar capacity to service the recreational 
space and any future development as well as the 
inclusion of the significant trees lining the edge of the 
old carpark into the revised masterplan. 

 

Due: April 2020  
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4. CONCLUSION / PROPOSAL 
4.1 Future reports for the Strategic Property Development Sub Committee have been 

reviewed and are presented for noting. 

CO-ORDINATION 
Officer:   EXECUTIVE GROUP     
Date: 02/03/2020     
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ITEM SPDSC2 

STRATEGIC PROPERTY DEVELOPMENT SUB 
COMMITTEE   

DATE 11 March 2020  

PREV REFS SPDSC SPDSC6 12/02/2019 

HEADING Affordable Housing Implementation Plan 

AUTHOR Hiroe Terao, Strategic Planning, Policy & Development Planner, 
City Development  

 

CITY PLAN LINKS 1.4 Have well planned urban growth that stimulates investment and 
facilitates greater housing and employment choice. 
4.3 Have robust processes that support consistent service delivery 
and informed decision making. 

SUMMARY Council has contributed to affordable housing outcomes through a 
range of models. In March 2018, Council resolved to commission a 
research paper to identify options to expand our influence to deliver 
increased volumes and/or alternative models of low cost housing 
for the Salisbury community. 

 Holmes Dyer was engaged to undertake demographic research to 
validate what affordable / low cost housing affordability thresholds 
are for the Salisbury community and identify case studies and 
research into potential affordable housing solutions.  The report 
also identified potential partnerships with builders / community 
housing providers that could be considered. 

 In February 2019, Council resolved to develop an Affordable 
Housing Implementation Plan as part of the two-year minor review 
of the Strategic Land Review for Council consideration. 

 The Affordable Housing Implementation Plan has been prepared, 
aligned with the Strategic Land Review minor review that is 
currently underway, and to be considered in this broader context.  

RECOMMENDATION 
1. That the report be received. 
2. That the Affordable Housing Implementation Plan, as provided in Attachment 1 (Item 

SPDSC2, Strategic Property Development Sub Committee, 11/03/2020) be endorsed. 
 

ATTACHMENTS 
This document should be read in conjunction with the following attachments: 
1. Attachment 1 - Draft Affordable Housing Implemetation Plan  
2. Attachment 2 - Low Cost Affordable Housing Research Paper   
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1. BACKGROUND 
1.1 Council’s Strategic Development Project provides Council with a mechanism to 

provide high quality housing outcomes, demonstrate the commerciality of 
previously untested medium density housing outcomes within the Salisbury 
market including delivery of affordable housing. 

1.2 In March 2018, Council resolved to consider further action that could be 
undertaken to provide low cost housing for the Salisbury community.  Council 
resolved: 
“That a scoping report be presented to the Strategic Property Development Sub-
Committee on options for provision and management of low cost housing as a 
component of future Council strategic property development projects” (Item: 
SPDSC-OB1 Low Cost Housing – Role of Council, Resolution No. 2381/2018). 

1.3 This Council resolution should be read with the following affordable housing 
context: 
1.3.1 The State Government mandates that 15% of housing on new projects 

meet an affordable housing threshold of $332,000 for house and land and 
$149,000 for land only (at the time the Low Cost Affordable Housing 
Report was prepared). The State Government affordable price point was 
increased to $354,000 for house and land and $159,300 for land only, on 
23 November 2018. 

1.3.2 This threshold did not correlate to affordability for the Salisbury 
community, as it was higher than the median house price within the City 
of Salisbury which was $317,329 for houses and $235,408 for units in 
2017 (at the time the Low Cost Affordable Housing Research Report was 
prepared). Given the socio-economic profile of the City of Salisbury, it 
was considered likely, subject to further research, that there is a 
significant component of Salisbury community who cannot afford home 
ownership even under the State Government’s affordable housing 
program. 

1.3.3 Council has delivered a number of housing solutions with a price point 
below the State Government Affordable Housing threshold, including the 
following: 

 15 shared equity model affordable housing outcomes were delivered 
including 11 homes at Brahma Green, Brahma Lodge where eligibility 
criteria were set to prospective purchasers and Greentree Walk (also 
known as Walpole Road Stage 1), Paralowie. 

 Council was successful in securing Housing Affordability Grant 
Funding from the Commonwealth Government for a total of 
$3,020,000. This commonwealth funding is being returned in full as 
grants to purchasers in the Council land development projects to assist 
in affordability and entry into the housing market with the grants 
ranging in value from $10,000 to $12,000. 

 Three Habitat for Humanity homes have been constructed at 
Greentree Walk and The Reserve (also known as Diment Road), 
Salisbury North delivered via the Habitat for Humanity Sweat Equity 
Model. Council received full market value for the land but provided 
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flexible settlement terms to support the delivery of this housing, with 
construction commencing under license to occupy arrangements. 

 Development of affordable housing products through partnership with 
building companies e.g. low cost apartments at The Reserve – Diment 
Road where Council sold a community title development site. 

 A development partnership and associated development agreement 
between City of Salisbury and building companies to deliver custom 
designed integrated small lot housing products; Jewel Living at 
Boardwalk at Greentree, Paralowie which had a starting house and 
land price of $229,900 and awarded the National Urban Development 
Institute – Affordable Development Award in March 2019.  

 Delivery of a range of affordable housing packages and land 
advertised to eligible buyers through the South Australian Housing 
Authority Affordable Homes Program and via Homestart Finance. 

 Other community housing providers have been active on Council’s 
development projects including Community Housing Limited, who 
delivered a number of townhouses at Emerald Green (also known as 
Ryans Reserve), Parafield Gardens. 

1.4 The purpose of the Holmes Dyer Low Cost Affordable Housing Research Paper 
was to better understand the gap between what the Salisbury community can 
afford and the affordable housing threshold.  The paper identifies a wide spectrum 
of low cost affordable housing product types, delivery models, roles and 
opportunities that the City of Salisbury could choose to explore should Council 
decide to expand its involvement in the provision of low cost affordable housing.  

1.5 In February 2019, Council endorsed: 
1.5.1 “That an Affordable Housing Implementation Plan be developed as part 

of the two-year minor update of the Strategic Land Review for Council 
consideration”; and 

1.5.2 “That the Tranche 2 Lake Windemere project expression of interest 
process (Confidential Item: SPDSC6 – Lake Windemere Residential 
Update Report, Resolution No. 2077/2017) due to commence in early 
2019 be expanded to include approaches to key stakeholders identified in 
the Low Cost Housing Research Report with the outcomes reported to 
Council by mid-2019 (Resolution No. 0091/2019)”. 

1.6 Based on the above, the Affordable Housing Implementation Plan has been 
prepared for Strategic Property Development Sub-Committee’s consideration.  

2. CITY PLAN CRITICAL ACTION 
2.1 The Affordable Housing Implementation Plan supports the following City Plan 

directions: 
2.1.1 Have well planned urban growth that stimulates investment and 

facilitates greater housing and employment choice. 
2.1.2 Better use of our data and the research of others to support evidence-

based decision-making and policy. 
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3. CONSULTATION / COMMUNICATION 
3.1 Internal 

3.1.1 The development of the Affordable Housing Implementation Plan has 
included input from the following Divisions: 

 Economic Development and Urban Policy; 
 Development Services; 
 Social Policy; 
 Community Planning; 
 Community Health and Wellbeing; 
 Finance; 
 Governance; and 
 Property and Building. 

3.2 External 
3.2.1 Given that this document is an Implementation Plan, which is intended to 

provide directions to staff within the organisation, it is not envisaged to 
be released for public consultation.  

4. REPORT 
4.1 The Affordable Housing Implementation Plan identifies housing affordability 

issues affecting the City and recommends actions which will help inform 
Council’s priority actions and practical solutions that could contribute to 
increasing the affordable housing supply and facilitate better housing outcomes 
for Salisbury Community. 

Development Process 
4.2 The development of the Affordable Housing Implementation Plan has been 

undertaken through consideration of: 
4.2.1 The Low Cost Affordable Housing Research Paper, prepared by Holmes 

Dyer including demand; supply; affordability; low cost housing models; 
target market segments; locational opportunities for increasing the supply 
of affordable housing; preferred housing typologies and building 
methods; project delivery and management preferences; and 
recommendations;  

4.2.2 State strategic policy directions (e.g. Affordable Housing Program, Guide 
to the Draft Planning and Design Code, Our Housing Future 2020-2030); 

4.2.3 Council’s strategic and policy directions (i.e. City Plan, Growth Action 
Plan, Regional Public Health Plan, Intercultural Strategic Implementation 
Plan, Strategic Land Review Implementation Plan and City of 
Salisbury’s Affordable Housing Policy – Development of Surplus 
Council Owned Land); 
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4.2.4 Council’s existing projects and programs (e.g. existing forums including 
Housing Forum, Northern Homelessness and Violence Against Women 
Collaboration Network; development of Narrow Single Storey Home 
Development Guidelines and concept plans to guide orderly infill 
development); 

4.2.5 Demographic profile, level of affordability and housing stress, existing 
housing stocks and current development trends; and 

4.2.6 Review of what City of Salisbury delivered to date against the above to 
identify relevant and pragmatic actions in facilitating the provision of 
more affordable housing outcomes to the community. 

4.3 The Affordable Housing Implementation Plan also includes strategic 
consideration of the role Council can play and the realms in which Council may 
wish to operate in addressing housing affordability issues. 

City of Salisbury Snapshot 
4.4 Being an established middle-ring Council, the City of Salisbury’s greenfield 

opportunities are becoming scarcer and are typically found on land parcels that 
have been or currently are active market gardens or contain industrial uses. It is 
forecast that up to 4,500 additional dwellings may be constructed in the City by 
2036, largely through urban consolidation and infill development. Significant 
potential for further development exists along transit corridors, in our centres and 
older suburbs (such as Ingle Farm) that will be regenerated over time. Potential 
also exists to develop around 10,000 new dwellings on the Dry Creek Salt Pans. 

4.5 Infill development is increasing as a proportion of new housing, particularly in 
older suburbs with larger blocks. 

4.6 When looking at the housing prices in the State, City of Salisbury is considered to 
be affordable – our median house valuation was $326,577, which was $73,133 
lower than that for SA in 2018. Between 2017 and 2018, the median house 
valuation has increased for the City of Salisbury by 2.9% (+$9,248) while the 
State average only increased by 1.7% (+$6,883), indicating that the housing has 
become less affordable in our city compared to SA. However when looking at this 
in light of higher rates of socioeconomic disadvantage in our population, 48% 
(23,900) households across the city with a weekly income less than $1,250 cannot 
afford a typical 3 bedroom house with single garage within a new land division 
project.  

4.7 Fifteen percent (8,034) of households in the city experience housing stress (i.e. 
households in the lowest 40% of incomes who are paying more than 30% of their 
income on housing costs). Despite much of the policy interventions to address 
housing affordability being focused around facilitating home ownership, 14.9% 
(3,047) households in the city are under mortgage stress.  

4.8 Housing stress is disproportionally experienced by renters, with 34.3% (4,974) 
households experiencing rental stress. In 2019, rental affordability in Greater 
Adelaide surpassed that of Greater Sydney, as the second least affordable capital 
city in Australia. For very low income households, the proportion of income paid 
as rent is as high as 77% for a single person on benefits, and 50% for a single 
pensioner.  
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4.9 There is also a mismatch between existing housing stock and household 
demographics. In 2016, over 80% of houses were detached while large 
households only made up 26% of the community. This mismatch can lead to land 
being underused, and also results in higher price for housing that does not meet 
our community needs. 

4.10 The trend of single and two person households is expected to continue to increase. 
This suggests increased demand for a variety of housing forms, smaller houses 
and/or fewer bedroom houses in the future. However there is a strong preference 
for Torrens Title properties over Community Title. Trends towards smaller 
allotments driven by affordability are noted. For example, delivery of 2-3 
bedroom houses on allotments of less than 150 square metres, such as those 
available at Boardwalk at Greentree in Paralowie, reflect the changing 
demographic in the city and have been popular.  

4.11 Key opportunities for Council to deliver low cost and affordable market housing 
that broadens housing choices for the market segments including first home 
buyers, downsizing market, investment market, second home buyers and overseas 
migrants. 

Purpose and Council’s Role 
4.12 The Affordable Housing Implementation Plan provides Council, the general 

community and stakeholders directions on how the City of Salisbury can further 
explore ways to increase low cost and affordable housing supply. 

4.13 Goals of the Affordable Housing Implementation Plan are to: 
4.13.1 Achieve better housing outcomes for individuals and families; 
4.13.2 Facilitate delivery of inclusive communities where people of all ages, 

backgrounds and incomes have a place to call home; and 
4.13.3 Advocate for increased low cost and affordable housing outcomes that 

are responsive to current and future needs of our community. 
4.14 Council is in the unique position to be able to investigate opportunities to deliver 

housing on Council owned land that is deemed surplus to community needs. 
Every strategic development project seeks to deliver a broad set of objectives: 
4.14.1 Realise development profit returning a commercial return to pay down 

debt and increase Council financial capacity to fund major capital 
projects; 

4.14.2 Delivery of  a range of living options, including affordable housing that 
provides housing choice for the Salisbury community of all ages, 
backgrounds and budgets; 

4.14.3 Demonstrate best practice design with a high attention to detail setting an 
improved standard for infill development in Salisbury; 

4.14.4 Integration of projects within the existing community and provision of 
improved connection and open space areas for new and existing 
residents; 

4.14.5 Use of Council land holdings to build a pipe-line of projects that support 
the region’s economic growth and local construction industry, creating 
local jobs for local people; and 
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4.14.6 Partnering with appropriate agencies to deliver social outcomes in terms 
of access to services and affordable housing for target groups. 

4.15 The provision of affordable, stable and secure housing options for people who are 
unable to enter the housing market as purchasers is vital as a fundamental 
platform for economic and social participation, and as a pathway out of 
continuing socio-economic disadvantage. 

4.16 Council does not have direct or legislative responsibility to provide direct services 
to people experiencing homelessness, however the city has a long history of 
advocating to other levels of government on behalf of our community. For those 
people experiencing homelessness, or at increased risk of homelessness, there 
may be potential opportunity for City of Salisbury to seek funding to provide 
early intervention programs that reduce the risk of homelessness in vulnerable 
populations. 

4.17 Reflecting this, the Implementation Plan focus areas span the breadth of our roles 
– from facilitator, to policy maker, advocate, catalyst, partner and developer. 
Areas where the City of Salisbury can effectively be involved to address housing 
and homelessness issues are: 
4.17.1 Physically deliver low cost and affordable housing through developing 

surplus Council land for residential development; 
4.17.2 Undertake research and advocacy in support of greater social, affordable 

and low cost housing provision; and 
4.17.3 Facilitate affordable and low cost housing supply in private housing 

markets (e.g. through flexible and efficient development assessment 
processes, and Business Friendly Council agenda). 

4.18 In addition to the above direct roles, the city has an impact and influence upon 
housing affordability through other areas and actions: 
4.18.1 Provides significant resources and services to the community at low or 

nil cost to meet a range of community needs; 
4.18.2 Provides a Housing Support Service for senior community members 

needing assistance with finding secure and affordable housing; 
4.18.3 An efficient development assessment process and system reduces time 

and costs for the development industry; 
4.18.4 Related to the above, our Business Friendly Council agenda whereby 

interactions with Council by developers of affordable housing should be 
time and cost efficient; and 

4.18.5 A flexible development assessment allows consideration of new and 
innovative housing products, particularly medium density housing within 
the parameters of the Planning and Design Code policy. 

4.19 Having clarity around Council’s role in housing affordability is important so that 
resources and actions can be targeted. In this regard, following table aims to set 
out the realm in which Council will operate in addressing housing affordability 
issues: 
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 What is Council’s Role What is not Council’s role 

Seeking commercial return in 
developing surplus Council land to 
increase Council’s financial capacity to 
fund emerging community needs which 
could involve large capital projects 

Providing low cost / affordable housing 
without commercial return 

Making housing more affordable by 
developing custom designed housing 
products through partnership with 
building companies that meet the 
community demands applicable to each 
of the suburbs where the project will be 
delivered 

Delivering low cost / affordable homes 
that have no regard to the market 
demand 

Unique, innovative and quality built 
form design, with sustainability and 
efficiency of dwelling design 
consideration to assist in reduced long 
term operational costs of housing 

Poor quality built form that will cost a 
lot to operate in the long run 

Delivering diverse housing product 
types and affordability levels within a 
single development 

Providing a concentration of uniformed 
affordable housing, creating what is 
often described as ‘ghetto’ 

Providing the opportunity for 
organisations already operating in the 
delivery and operation of affordable 
and social housing to develop and 
manage affordable housing for sale or 
rent 

Becoming a direct manager of 
affordable / social housing 

Working in partnership with for-profit-
organisations, State Government and 
not-for-profit organisations to explore a 
range of housing types, delivery / 
finance models that would suit all 
parties 

Council delivering low cost and 
affordable housing on its own 

Facilitating the low cost / affordable 
housing provision through flexible and 
prompt development assessment within 
the parameters of the Planning and 
Design Code policy and providing 
guidance on how to improve built form 
design outcomes 

Mandating low cost / affordable 
housing provision to private owners 
through development policy 
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 Advocating for better housing 
outcomes for the Salisbury community 
and potential opportunity to seek 
funding to provide early intervention 
program that reduce the risk of 
homelessness in vulnerable populations 

Becoming a homeless shelter / 
emergency accommodation and 
associated services provider 

Having control over what Council 
would like to see when developing 
Council surplus land through the 
review of Council’s Affordable 
Housing Policy on Council Surplus 
Land 

Mandating Council’s Affordable 
Housing Policy on non-Council owned 
land 

Focus Areas 
4.20  The Housing Affordability Implementation Plan focusses on the following five 

areas: 
4.20.1 Demonstration Projects that highlight: the delivery of new affordable / 

low cost housing solutions (whether that be through new partnerships, 
financial/cost saving models, and / or new products); and is delivered as 
for-profit or not-for-profit project. It is intended that new product’s risk 
profile will be evaluated at the project outset to clarify the expectation 
and associated implications to Council. 

4.20.2 Program Delivery: Additional factors and learnings to be taken into 
consideration to assist delivery of low cost affordable housing.  This can 
be used as inputs to feasibility and business case processes that enable 
testing of Council’s appetite in balancing the financial and community 
benefits objectives of these projects. 

4.20.3 Product Development: in partnership with the commercial and not-for-
profit housing sector, development of new products and refinement of the 
innovative product types to cater for the needs of the Salisbury 
community. 

4.20.4 Advocacy to influence all stakeholders including private developers, 
existing forums and other government organisations in facilitating the 
delivery of low cost and affordable housing within the City and 
identifying strategic opportunities and challenges affecting the City. 

4.20.5 Strategic Investigations required to scope out the opportunities and 
recommendations identified in the City of Salisbury’s Low Cost 
Affordable Housing Research Paper and the State’s Our Housing Future.  

4.21 Council’s support for the ongoing delivery and return from the full development 
project pipeline, in line with the strategic development projects’ principles, is 
important if the outcomes of the Implementation Plan are to be achieved.  
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Review of the Plan 
4.22 Many actions in the Affordable Housing Implementation Plan are inter-related 

with priority actions in the Strategic Land Review Implementation Plan. 
Consequently the Affordable Housing Implementation Plan’s Action Plan Table 
will be updated at the same time as the Strategic Land Review to keep its currency 
through its minor two-year and major four-year review. The outcome of the 
review would be presented through the Strategic Property Development Sub-
Committee as a method to monitor progress and inform Divisional Business Plans 
and Annual Plan commitments.  

Key Actions 
4.23 Undertake demonstration projects to explore and test the delivery of new 

affordable or low cost housing solutions. Lake Windemere project is the first 
demonstration project as per Council resolution (Resolution No. 0091/2019).  

4.24 Review Council’s Affordable Housing Policy on Council Surplus Land to make 
the policy relevant to Salisbury Community by potentially setting the City of 
Salisbury’s affordable housing price thresholds. Additional consideration to be 
given on how to achieve: higher quality; increased housing diversity; and 
sustainable features that will reduce living costs in the long run. 

4.25 Explore new delivery models through partnership which achieve commercial 
returns as part of any future expressions of interest process and further investigate 
suitable mechanism to facilitate balanced outcomes that considers financial and 
non-financial benefits arising from the projects. This may include: 
4.25.1 Considering ways to reduce the upfront cost for partners to deliver long-

term supply of affordable housing by Council’s equity in land. This does 
not mean that Council will become a developer and holder of housing. 
Rather, commercial return may be sought from leasing land to low cost / 
affordable housing providers.    

4.25.2 Considering partnership with community housing providers who have 
access to Commonwealth Rent Assistance which can make the project 
feasible when it would not be otherwise. 

4.25.3 It is not recommended to providing land for sale at discounted price 
unless it helps achieve a range of agreed outcomes in a particular 
segment or to achieve Council’s strategic agenda, residential / built form 
outcomes in Salisbury City Centre for example. It is imperative to 
balance commercial return versus economic / social benefits to the 
community given that the underlying reasons Council seeks a 
commercial return is to increase Council’s financial capacity to fund 
emerging needs of the community. 

4.26 Consider a range of product types as part of a Business Case and investigate 
appropriateness, design, cost as required. To ensure commercial return, it is 
envisaged that unique, innovative affordable housing products that meet price 
points and market demand to suit the locality will be developed though 
partnership. 

4.27 Investigate State Government’s appetite regarding the neighbourhood renewal 
program to identify potential opportunity to partner, with initial priority focus 
around Para Vista, Ingle Farm and Pooraka. 
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4.28 Investigate opportunities to increase awareness of the outcomes of the Low Cost 
Affordable Housing Research Paper and affordable housing products; and 
encourage private land holdings in key locations to deliver low cost housing. 

4.29 Advocate for the community’s housing needs by continually monitoring and 
providing input into the discussions at the regional level and identify strategic 
opportunities and challenges affecting the community. 

4.30 Identify level of housing needs, investigate the interests of larger not-for-profit 
groups (e.g. Tier 1) investing in Salisbury and the circumstances under which they 
would be attracted. 

4.31 Investigate specific migrant group requirements for housing in the City, taking 
into consideration people’s capacity to pay, different values outside of what are 
provided by standard design. 

4.32 Investigate opportunities afforded through the State homelessness prevention fund 
to provide early intervention programs that reduce the risk of homelessness in 
vulnerable populations. 

4.33 Further details of the proposed actions are contained in the Action Plan Table 
within the Affordable Housing Implementation Plan, supplemented by the Low 
Cost Affordable Housing Research Paper.  

5. CONCLUSION / PROPOSAL 
5.1 The Affordable Housing Implementation Plan identifies housing affordability 

issues affecting the City and recommends actions which will help inform 
Council’s priority actions and practical solutions that could contribute to 
increasing the affordable housing supply and facilitate better housing outcomes 
for the Salisbury Community. 

5.2 Undertaking actions identified in the Implementation Plan will help inform future 
Council decisions on where the organisation wishes to sit on this spectrum of 
affordable housing as it relates to Council’s strategic agenda. A wide spectrum of 
low cost affordable housing product types, delivery models, roles and 
opportunities that the City of Salisbury could choose to explore should Council 
decide to expand our involvement in the provision of low cost affordable housing 
as a component of future Council strategic property development projects. 

5.3 The Affordable Housing Implementation Plan has been prepared to address the 
housing affordability issue facing the Salisbury Community, strategic direction 
and policies, findings of the Low Cost Affordable Housing Research Paper and its 
recommendations for Council consideration. The Affordable Housing 
Implementation Plan has been prepared in ways to align with the Strategic Land 
Review minor review which is currently under development to the Strategic 
Property Development Sub-Committee and to ensure any further investigations 
are prioritized and their progress monitored. 

CO-ORDINATION 
Officer:   EXECUTIVE GROUP      
Date: 02/03/2020      
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ITEM SPDSC3 

STRATEGIC PROPERTY DEVELOPMENT SUB 
COMMITTEE   

DATE 11 March 2020  

HEADING Tranche 2 - Boardwalk at Greentree Project Update 

AUTHOR Sharee Klein, Project Coordinator Strategic Development Projects, 
City Development  

 

CITY PLAN LINKS 1.4 Have well planned urban growth that stimulates investment and 
facilitates greater housing and employment choice. 

SUMMARY This report summarises the current status of the first Tranche 2 
Strategic Development Projects to reach construction delivery and 
completion of sales at Boardwalk at Greentree (Walpole Road 
Stage 3). 

 

RECOMMENDATION 
1. That the report be received and the update on the project delivery status for Boardwalk 

at Greentree, Walpole Road Stage 3, be noted. 
 

ATTACHMENTS 
This document should be read in conjunction with the following attachments: 
1. Lot Status Plan - Boardwalk at Greentree   

1. BACKGROUND 
1.1 Council is undertaking a number of residential subdivision opportunities 

identified as Tranche 2, scheduled to follow on from the Tranche 1 program 
currently in the stage of final project completion. This report provides an update 
on the first of these projects to reach construction delivery and sales, Boardwalk at 
Greentree (Walpole Road Stage 3). 

1.2 The current status of Boardwalk at Greentree is: 

Project Name Scope of Project Project 
Status 

Walpole Rd Stage 
3, Paralowie 
(Boardwalk at 
Greentree)  

Project civil construction complete and 
landscape construction substantially 
advanced, sales commenced and first project 
settlements occurred in late August 2016. 

Stage 4 – 
Project Sales 
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2. REPORT 
2.1 Since the last update report in December 2019, progress has continued at 

Boardwalk at Greentree with 80% of the project sold. The project’s first resident 
moved into their new home in early March 2017. 

2.2 Since settlements commenced on the project in late August 2016, as of 31 January 
2020, the project had achieved 93 settlements with a return of $11.96 million being 
received. 

2.3 The status of revenue and costs for the whole of life project for Boardwalk at 
Greentree is summarised in the attached table. 
Boardwalk at Greentree  
Project Summary 

Council 
Endorsed 

Budget BR1 
17/18(1) 

Current 
Forecast 

December 2019 

Percentage 
Change from 

Endorsed 
Budget 

Project Cost $9,627,357 $9,627,357 0.0% 
Sales Revenue  $15,083,136 $15,083,136 0.0% 
Commonwealth HAF Grant 
Revenue 

$710,000 $710,000 0.0% 

Rebates Revenue $270,020 $270,020 0.0% 
GST Saving (Margin Scheme 
Revenue) 

$44,577 $44,577 0.0% 

Net Proceeds on Cost (excl. 
Land Cost & MOSS Payback) 

$6,480,377 $6,480,377 0.0% 

(1) Council Endorsed Budget – includes land sales revenue, project costs to produce assets - 
some of which Council will retain ownership of (footpaths, drainage) - plus sales/marketing 
and holding costs, and costs associated with the provision of the HAF Grant to purchasers. 

(2) In respect to endorsed gross project revenue, this is a total project revenue not representing 
revenue for any one financial year. 

3. COSTS 
3.1 Civil Construction 

3.1.1 Civil construction is complete with the project having received the final 
completion following the 12 month defect liability period.  A 
reconciliation of the contingency budgets for the civil contract works will 
be completed as part of the project close-out.  Savings are expected to be 
returned to Council as the contingency was not fully expended, subject to 
reconciliation and costs incurred for marketing and project management 
fees to close out the completion of sales (refer section 4.0 for the strategy 
to achieve this result). 

4. SALES/MARKETING 
4.1 Sales at Boardwalk at Greentree have slowed in comparison to the project launch 

with the completion of sale of the conventional larger allotments, and the project 
transitioning to a focus on integrated built form product that require builder 
partners to complete the town cottages, park front town houses and small lot 
housing products remaining in the project. Refer to Attachment 1 for the lots 
remaining to be sold in the project. 
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4.2 A close-out sales strategy workshop was held with senior staff in Connekt Urban 
Projects.  A lot by lot approach was identified, and specific actions and timelines 
established to move the negotiations with a collection of builder partners to 
develop product, with the objective to achieve the close out of the project in 
respect to sales.  

4.3 Parkfront Townhouses 
Strategic Development Projects staff worked closely with a builder partner to bring 
the park front townhouses to market with a development agreement signed with 
Normus Urban Projects in late 2018.  The product had a soft launch to market pre-
Christmas 2018 to build an enquiry database with the formal release of stage 1 
containing five of the ten products formally released in early 2019.  The project 
contracted two lots in the first stage; however the purchasers experienced 
significant difficulty in securing finance with valuation challenges.  Unfortunately 
this resulted in both the initial contracts cancelling in late March 2019.   
Both the builder and Council are committed to the product, but securing a build 
price that can align with the broader suburb valuation is critical.  Council has been 
advised that our land value is acceptable; the build price on the dwellings is causing 
the issue, pushing total cost to a point where valuations undertaken for lending 
purposes are impacted.  
To this end, Connekt Urban Projects has received independent valuation advice that 
confirms the above. The advice has been provided to Normus who are now working 
on the re-design to come up with a product that meets valuation. Depending on the 
outcome of the re-design Council may need to look at alternative solutions for this 
site. 

4.4 Town Cottages 
There are currently two remaining town cottage allotments available for sale. These 
products can be sold as either land only or via a house and land package.  A range 
of builders have been identified who have existing home designs that fit this 
allotment type, and Connekt are negotiating a range of fixed ‘House and Land’ 
packages to be promoted through the builders’ databases to seek to secure the sale 
of the final allotment(s). 

4.5 Small Lot Housing 
The 30 lot Jewel Living Housing has been very successful at Boardwalk.   
In addition, the original design allowed for an additional five small lots located on 
the corners of traditional allotments within the Boardwalk project.  Finding the 
right builder partner and build price has proven challenging to date.  A solution to 
small lot housing and affordable two storey homes in smaller configurations will be 
important in the future Strategic Property Projects.  Connekt are currently 
discussing options with a Not-for-Profit group as well as builders to investigate 
how we can work together to come up with a design on these allotments.  
Depending on pricing and valuations Council may need to look at a mix of single 
and double storey homes on these allotments. 



ITEM SPDSC3   

Page 326 City of Salisbury 
Strategic Property Development Sub Committee Agenda - 11 March 2020 

 It
em

 S
PD

SC
3 

 

5. CONCLUSION / PROPOSAL 
5.1 Pricing of remaining land at Boardwalk at Greentree will continue to be 

monitored and adjusted for any new land placed to market, and contract 
cancellations to secure further revenue uplift, subject to market conditions. 

5.2 The nature of Strategic Development Projects means that projects extend over 
multiple financial years including both expenditure and income with forecasting 
updated regularly to respond to actual project costs and market conditions. 

 

CO-ORDINATION 
Officer:   EXECUTIVE GROUP      
Date: 02/03/2020      
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