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Proposed development and Construction of 
Housing for Defence at Largs North, Port Adelaide 

(Bayriver) 
 

Need for Works 

 

Identified Need 

1. There are currently about 740 Defence members with dependents who reside in 

the greater Adelaide area including the Adelaide hills. The majority of these 

personnel work at RAAF Base Edinburgh, at Woodside Army Barracks or in 

CBD locations such as Keswick Barracks.  

2. This number of Defence personnel in Adelaide will grow as a result of the 

relocation of the Seventh Battalion, Royal Australian Regiment (7RAR) from 

Darwin to Adelaide and also because of increased numbers of Royal Australian 

Navy personnel expected to be posted to the Air Warfare Destroyer (AWD) 

project.  The current Defence Housing Forecast anticipates a requirement to 

house up to 1,300 members and their families by 2013/14, and this number will 

increase further when Navy finalises its numbers for the AWD project.  

3. DHA currently manages about 850 dwellings in and around Adelaide and has a 

large construction program underway, mainly in the northern suburbs of 

Adelaide proximate to RAAF Base Edinburgh where 7RAR will be located.  By 

June 2014, the portfolio is expected to number more than 1,100 dwellings 

including those that will accommodate 7RAR families starting in 2011.  Private 

rental accommodation will be used to supplement the DHA portfolio with 

members housed this way receiving their subsidy in the form of Rent Allowance 

(RA).  The desired level of RA is 15% of the total housing requirement  

4. In addition to the absolute increase in its Adelaide portfolio to accommodate 

7RAR and an expanded Navy presence, DHA must cope with the ‘churn’ 

created by leased houses reaching end of lease and needing to be replaced. 

While every effort is made to extend leases on suitable houses1, there remains 

                                                 
1 In 2006, Defence introduced its New Housing Classification Policy that increased the minimum 
standard for Defence housing.  Some of DHA’s portfolio does not comply with the new minimum 
standard. Leases on these dwellings cannot be renewed, adding to the ‘churn’. 
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a substantial number that need to be replaced by new constructions, additional 

leases and direct purchases.  Land supply for new constructions in the right 

locations at reasonable prices is thus a prerequisite to a balanced housing 

supply pipeline.  This is the context for the Bayriver development. 

5. The proposed Bayriver development at Largs North in Port Adelaide will add to 

locational diversity and will assist DHA to meet the Defence requirement for 

some housing to be in higher rent bands to meet the needs of different rank 

groups in the Australian Defence Force (ADF).  The proposed additional houses 

will also help DHA to maintain RA in Adelaide at the desired level of 15%.  

6. Options considered for meeting the need 

6. The acquisition of ‘broadacre’ sites like Bayriver followed by development and 

construction is DHA’s preferred delivery method because of the economies of 

scale associated with bulk procurement of new constructions, the surety of 

supply associated with larger development pipelines, and the higher 

development margins associated with wholesale rather than retail land 

purchase. This delivery method is even more attractive when the land involved 

is well-located for Defence families, such as in this proposal. 

7. Other options for Defence housing include construction on-base where 

opportunity presents, the purchase of developed land where available followed 

by construction, the purchase of suitable established houses, and the direct 

leasing of suitable housing where possible.   

8. There is only limited opportunity in the Adelaide area to construct housing on-

base. Additionally, Defence prefers that ADF family housing be provided off-

base within the broader community. DHA then depends upon a combination of 

new construction on developed land (mostly ‘greenfield’ land in the Northern 

suburbs), purchase of suitable housing where economically viable and direct 

leasing wherever possible. In the Adelaide market these alternatives have not 

been able to keep pace with the Defence housing requirement and the churn 

created by the need to replace existing houses at end of lease.  

9. Bayriver is located in a part of Adelaide that is growing and where there are few 

‘broadacre’ development opportunities. DHA is fortunate to have been invited to 
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acquire the development rights for this site, which will provide an important 

benefit to Defence families.  

Historical background 

10.  The Largs North site is owned by the Land Management Corporation of South 

Australia (LMC). Originally Meyer Oval, the site has been historically vacant. A 

sulphuric acid manufacturing plant operated on the adjacent Snowden’s Beach 

land (to the east) and tailings and other waste products were deposited across 

the eastern portion of the site (Supplementary Item 4).  

11. In the early 1990s, the property was ear-marked for the now defunct Multi-

function Polis (MFP) initiative.  Although zoned MFP, the site is surrounded by 

residential development to the north, south and west. In 2009 the site was 

identified for affordable housing to be delivered through Housing SA and funded 

from the Nation Building – Economic Stimulus Plan (NB-ESP). A development 

approval was fast-tracked by the LMC as a ‘Crown development’.  

12. However, Housing SA withdrew its support from the initiative because of the 

difficulty in achieving expenditure within NB-ESP timeframes.  Because it is 

precluded under legislation from selling the land as is, the LMC invited DHA to 

develop the land on its behalf. Having already expressed interest in a take out 

from the development, DHA accepted the LMC invitation. 

Heritage impact 

13. The site is not noted as being an item of heritage significance by the Local 

Council, and does not appear on State or Federal Heritage Registers.    

Environmental impact 

14. The site contains no flora or fauna of environmental significance.  Originally low 

lying mudflats, the area was reclaimed in the 1930s using dredging material 

from the Port Adelaide River. A sulphuric acid plant that operated on the 

adjacent Snowden’s Beach used the eastern part of the site to spread waste 

from its tailings dam2.  The western part of the site was developed for 

recreational purposes in the 1950s and was used for this purpose through until 

the 1980s (Meyer Oval). 

                                                 
2 According to a report prepared for the Land Management Corporation, fill disposed onto the site from 
the sulphuric acid plant, and the nearby ICI plant, included contaminating materials. 
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15. At the instigation of the Land Management Corporation of South Australia, 

52,000 m3 of impacted fill material was removed from the eastern part of the 

site in 2004 and backfilled with clean imported fill. Small amounts of 

contaminated fill associated with easements on the northern and southern 

boundaries remain in-situ.  The southern easement is associated with a sewer 

main that will be replaced with a new main in the adjacent road reserve. The 

Land Management Corporation will remove the existing sewer and fully 

remediate the land. The northern easement is for a high pressure gas mains 

pipeline.  The Environmental Management Plan prescribes appropriate actions 

to manage this area of contamination including removal of impacted fill over the 

easement at the start of development or covering the easement with permanent 

paving material. The site will then be fully remediated.  

16. Extensive groundwater investigations have been undertaken by various 

consultants over the period 1994-2007.  These investigations have been 

supported by groundwater monitoring events from approximately 20 

groundwater monitoring wells disposed around the site.  While residual 

contamination remains in groundwater following soil remediation works, a 

statutory environmental audit determined that groundwater impacts had been 

cleaned up to the extent practicable and that residual contamination did not 

present any risk to human health.3 

Key legislation 

17. The following key legislation is relevant to this project: 

a. Environmental Protection and Biodiversity Conservation Act 1999;  

b. Defence Housing Australia Act 1987; and 

c. Building and Construction Industry Improvement Act 2005. 

Impacts on local communities 

18. The local community has been briefed on the proposed development and 

welcomed the positive economic and social impact.  At a public forum held on 

12 July 2010, concerns were raised about the potential noise impact of the rail 

                                                 
3 Dr Wayne Drew, an Environmental Auditor (Contaminated Land) was appointed pursuant to the 
Environment Protection Act 1970 (SA) to conduct a Statutory Environmental Audit. He reported on   
18 December 2008...‘Overall the site is considered suitable for the proposed land use, ie. 
residential…subject to certain conditions’.  Those conditions are elaborated in his report and relate 
principally to restrictions on ground water use and ongoing groundwater monitoring.  
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freight line on the eastern side of the site. Measures to address these concerns 

are identified under Acoustics on page 11.  

Consultation with stakeholders 

19. DHA’s development of the Bayriver site will be in accordance with the 

Development Approval (DA) sought by the Land Management Corporation of 

South Australia (LMC) as owner of the site.  In preparation of the DA, the LMC 

consulted extensively with the City of Port Adelaide Enfield through its Special 

Projects Group, and the Urban Projects Coordination Group.  The DA has been 

on public exhibition and a representative community forum has been briefed. 

20. In addition to the City of Port Adelaide Enfield, organisations consulted in 

relation to the Bayriver DA include: Department of Transport, Energy and 

Infrastructure; Environment Protection Authority South Australia, and SA Water. 

Since acquiring the development rights, DHA has consulted with: Chief of Navy; 

Director of Relocations and Housing, Department of Defence (see 

Supplementary Item 5); National Convenor, Defence Families Australia;  

Commanding Officer, Seventh Battalion, Royal Australian Regiment (see 

Supplementary Item 6); and Base Commander, RAAF Base Edinburgh. 
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Purpose of Works 

Project location 

21. Bayriver is an 8.8 hectare property on the eastern side of the narrow Lefevre 

Peninsular that separates Port Adelaide from the adjacent Gulf St Vincent.  It is 

18 kilometres from the centre of Adelaide and 4 kilometres from the vibrant 

commercial precinct of Port Adelaide. The Australian Submarine Corporation 

facilities at Osborne are 2 kilometres distant and RAAF Base Edinburgh is 25 

kilometres away.  Within walking distance on the western side of the peninsular 

is a continuous stretch of fine, white sand beaches.  

22. The property consists of the former ‘Meyer Oval Reserve’ on Strathfield Terrace 

in the Adelaide suburb of Largs North. It is bound by Strathfield Terrace to the 

north, Wandilla Street to the south and Mersey Road (unmade) to the east. It 

adjoins the Marten Retirement Village positioned immediately to the west. The 

majority of adjoining development comprises a variety of older detached and 

semi-detached brick dwellings of modest size and standard, developed by the 

SA Housing Trust in the 1960s and 1970s. Small pockets of more recent infill 

redevelopment have occurred to the south-west.   Many are now in private 

ownership. 

23. Bayriver lies within a 1 kilometre radius of most local facilities including 

convenience shopping, schools and public transport. The Port River and Largs 

North Marina are positioned just to the east. The major commercial/retail 

facilities for the area are contained within the commercial centre of Port 

Adelaide which lies approximately 4 kilometres further to the south via Victoria 

Road with alternate facilities provided along Semaphore Road at Semaphore 

which lies a similar distance to the south-west.    

Project objectives 

24. The key objectives for this project are to: 

d. develop the site for residential housing; 

e. construct 35 houses for Defence families; and 

f. sell surplus lots to the general public including for affordable housing. 
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Project description and scope of works 

25. The proposal is for DHA to develop the Bayriver site for residential construction 

in accordance with a Development Approval (DA) lodged with the Development 

Assessment Commission of South Australia by the Land Management 

Corporation of South Australia (LMC).  If approved, the site will yield 112 

standard lots and 11 medium density lots.  The proposal also includes the 

construction by DHA of detached homes on 35 of the 112 standard lots.   The 

construction of dwellings on the balance of the standard lots and on the medium 

density lots is not part of the proposal. A copy of the subdivision plan is at 

Supplementary Item 7. 

Details and reasons for site selection 

26. DHA was offered development rights for Bayriver after Housing SA withdrew its 

support for a proposal to develop the site for affordable housing under the 

Nation Building – Economic Stimulus Plan. DHA has worked closely with the 

LMC in connection with the land required to support a large construction 

program for 7RAR and the replacement of dwellings with expiring leases and 

had previously expressed interest in acquiring lots from Bayriver.  While the 

majority of 7RAR housing is in the northern suburbs of Adelaide, Bayriver will 

provide an attractive alternative, especially in the higher rent bands that 

Defence requires.  Bayriver is also very close to the Osborne facilities of the 

Australian Submarine Corporation where up to 100 personnel from the Royal 

Australian Navy may eventually work on the Air Warfare Destroyer and 

submarine projects.   

27. Under its agreement with the LMC, DHA will develop the Bayriver site. In 

exchange for the right to develop and sell the 123 lots, DHA will pay LMC a 

development rights fee that includes the lots to be purchased by DHA. 

Ownership of lots in the development remains with the LMC until transferred to 

DHA (for lots that it purchases) or until sold to third parties. Under the 

agreement with the LMC, 15% of the lots must be sold as affordable housing. 

The agreement with the LMC also includes a revenue share arrangement for 

revenue above an agreed threshold.    
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Public transport 

28. The area is moderately well served by public transport (bus and rail). There are 

four bus stops within a 400 to 500m walking distance of the Bayriver site. A bus 

route to/from the city services these stops every 30 minutes Monday to Friday 

and every 60 minutes at other times. The Draper Street train station on the 

Outer Harbour to City line is located within 800m walking distance of Bayriver. It 

is serviced every 30 minutes Monday to Friday and every 60 minutes at other 

times.  

Local road and traffic concerns 

29. The Bayriver street layout has been planned in accordance with the Port 

Adelaide Enfield Council Development Plan. The street layout: 

 Promotes Strathfield Terrace as the primary access road (three access 

points) with limited access off Wandilla Street to the south; 

 Provides street lengths of less than 200m except for the local road running 

parallel to Wandilla Street; and 

 Provides street widths of 7m in road reserves of 15m width, as appropriate 

for expected traffic volumes of 2000 to 3000 vehicles per day. 

30. The Port Adelaide Enfield Development Plan prescribes a minimum of two on-

site car parking spaces for detached, semi-detached and ‘row-dwellings’ of up 

to 3 bedrooms and one covered car parking space for group dwellings and 

residential flats.  The Bayriver development will meet these minimum 

requirements.  Furthermore, the development will comply with Council 

requirements in respect of visitor parking using a combination of on-site and 

street parking.  

Zoning, local approvals and land acquisition  

31. The Development Application (DA) responds to the specific requirements of this 

classification but seeks a residential zoning outcome consistent with 

surrounding residential development. The DA is framed accordingly. The DA 

acknowledges the presence of industrial sites to the north and east and 

provides for an open space buffer along the eastern boundary pending 

clarification of the future use of these areas.   
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32. DHA is not acquiring the Bayriver land which will remain in LMC ownership until 

lots are sold, including those that will be acquired by DHA.  Instead, DHA is 

acquiring development rights including the right to retain the proceeds of sale of 

the 123 lots that will result from the development subject to a profit-sharing 

arrangement above an agreed threshold.  

Planning and design concepts 

33. The subdivision plan (Supplementary Item 7) incorporates a variety of medium 

and higher density ‘standard lots’ ranging between 189 and 571 m2.  The plan 

also identifies a number of ‘super lots’ as being retained for the development of 

higher density semi-detached dwellings or for the establishment of multiple 

terraces. These lots have site areas ranging from 960 to 2582 m2 with 

individual allotment configuration and orientation varying through the site.  

34. DHA expects that designs tendered for its dwellings will be contemporary using 

a mix of different external materials and finishes with a view to diversity in the 

DHA housing in the Bayriver estate.  Typical DHA housing typologies are at 

Supplementary Item 8.    

35. The Bayriver development is to provide 15% of dwelling outcomes to meet 

‘affordable housing’ requirements including high needs housing that will be 

owned by the Affordable Housing Trust.  As an indicative outcome, it is 

expected that a total of 18 affordable housing solutions will be disposed across 

the development; six will be standard lots with the balance to be in the larger 

unit or super lot (terraces) sites.    

Structural design and civil works 

36. All design and construction works carried out as part of this project will comply 

with or exceed Local Government, State and Federal Government controls and 

requirements, and all housing works will meet the requirements of the Building 

Code of Australia.  

37. Civil works will be certified by the Port Adelaide Enfield City Council.  All 

building construction requiring certification will be undertaken by approved 

Private Certifiers and all contractors used for civil works and construction of 

houses will be accredited by the Federal Safety Commission.   
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Utilities, stormwater, soils and flood control 

38. High voltage power supplies and appropriate gas and telecommunications 

infrastructure are available at site boundaries.  Sewerage and potable water 

facilities are also available on or at the boundaries of the site.  

39. The Bayriver development will not seek to harvest stormwater. The relative 

volume of stormwater run-off generated on the site and the technical difficulties 

associated with groundwater quality combine to make harvesting of stormwater 

not viable.  However, it is a general requirement under South Australian 

legislation that new construction housing incorporate a minimum 1000L water 

tank for harvesting rain water from 50% of the available roof area. The DHA 

dwellings will comply with this requirement.  

40. The site was originally in an area of low lying mudflats that were reclaimed 

using dredge material from the Port Adelaide River.  In the period of the 1950s-

70s, the eastern two thirds of the site was covered with contaminated fill 

material from nearby industrial sites.  This area was subsequently remediated 

to the extent practicable with 52000 m3 of contaminated soil being removed and 

replaced with ‘clean’ fill.  Some contaminated fill will remain on an easement on 

the northern boundary of the site associated with a high pressure gas mains 

pipeline.  This contaminated fill is expressly dealt with in the environmental 

audit and management plan and subject to management in accordance with the 

EMP, does not constitute a risk to use of the site for residential purposes.  

41. The site is not prone to flooding under normal climatic conditions.   The DA 

acknowledges that development controls imposed by Port Adelaide Enfield 

Council require a land elevation of 2.4m above the Australian Height Datum 

(AHD).  The DA proposes that the majority of building lots will meet this criterion 

without committing to this height datum across the whole site, based on the 

minimum elevations required to meet stormwater flooding requirements. 
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Electrical services, fire protection and home security 

42. Houses constructed for DHA will conform to Australian standards and the 

Building Code of Australia. Combined security / insect screens will be fitted to 

all external doors, including sliding doors, and security screens will be fitted to 

all opening windows in accordance with Defence requirements.  

Acoustics 

43. The eastern boundary of the site is proximate to a freight rail line, with a light 

industry zone some distance further to the East. The site is separated from the 

rail line by a road reserve of at least 60 metres width to provide an acoustic 

buffer.  In addition, in the detailed design phase, DHA will seek options for a dirt 

mound to be built along the line of the Mersey Road to the East of the site, and 

an acoustic attenuation wall along the eastern boundary of the site.  The former 

is subject to Government approvals.  The acoustic wall option will be 

constructed if the mound is not approved.  

Landscaping 

44. The DHA Performance and Design Requirements (Supplementary Item 9) will 

deliver private outdoor spaces for individual lots that either meet or exceed the 

space requirements of the Port Adelaide Enfield Development Plan. 

Landscaping of these spaces will be in accordance with the DHA Specification 

using native plant species appropriate to the Adelaide climate.   

Water and energy conservation measures 

45. Reduction of demand on the potable mains supply by DHA houses will be 

achieved through a combination of water efficient shower heads, flow regulators 

to basins and sinks, and dual-flush toilet cisterns. As noted earlier, it is also a 

requirement under South Australian legislation that new construction housing 

incorporate a minimum 1000L water tank for harvesting rain water from 50% of 

the available roof area. The DHA dwellings will comply with this requirement. 

46. DHA constructed dwellings will comply with DHA’s Performance and Design 

Requirements (see Supplementary Item 9).  In particular, these dwellings must 

achieve a minimum six-star Energy Efficiency Rating (EER) as certified by an 

independent accredited assessor, using NatHERS or other equivalent method.     
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Demolition and disposal of existing structures 

47. There are no existing structures on the site.  

Zone planning 

48. The Port Adelaide Enfield City Plan 2010-2016 provides five goals to guide the 

development of the city as follows:  

 A strong and sustainable local economy; 

 A vibrant and attractive City, well planned and accessible, with safe and 

healthy places to live, work and play; , 

 Natural and urban environments: clean air, soil, water and biodiversity; 

 A healthy and connected community that supports and values people, 

culture and place; and 

 Committed and accountable governance.   

49. The LMC Development Approval (DA) application for Bayriver reflects the 

above goals.  The development of 123 lots and construction of dwellings and 

the families who will occupy them will contribute to an expanding local 

economy.  The site has been remediated and declared safe for residential 

purposes and will provide for open spaces for recreation and community use. 

Pedestrian and cycle traffic will be encouraged. The DA requires a high 

standard of building design with variety in dwelling type, and many directly 

addressing the open space to encourage safety and security.  

Provisions for people with disabilities 

50. In accordance with Defence policy, Defence families with special needs will be 

taken care of by either modifying existing homes, or by renting properties that 

are already modified or that can be modified to meet the particular requirements 

of the family.   This approach reflects the reality that the number of houses 

needing to be modified is few in number. For example, in the Adelaide portfolio 

of some 800 dwellings, 18 (less than 3%) have been modified to accommodate 

families with special needs.  
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51. For this project, DHA will meet the Silver Level of the Government’s Livable 

Housing Design Guidelines4 on the 35 dwellings to be constructed by DHA.  

Under the Guideline, the Silver Level will provide for: 

g. a safe and continuous pathway from the street and/or parking area to the 

entrance of the dwelling; 

h. at least one level entrance to the dwelling; 

i. comfortable and unimpeded movement within the dwelling; 

j. a step free shower recess; and 

k. shower, bath and toilet walls to be reinforced to provide fixing surface for the 

safe installation of grab rails.    

Community facilities, childcare and schooling 

52. The Bayriver site is well served by nearby social infrastructure.  The major 

commercial/retail facilities for the area are at Port Adelaide/Semaphore which is 

approximately 4km to the south of Bayriver via Victoria Road.  The Adelaide 

CBD is only 18km away.  

53. The proposed development includes an open space buffer along the eastern 

boundary and a modest central reserve or open space, the detailed design of 

which will be undertaken in conjunction with the Port Adelaide Enfield Council. 

The preliminary concept makes provision for a mix of play areas including an 

active ‘kick-about’ space, playground and passive spaces (See Supplementary 

Item 7).   

54. The Bayriver area has sufficient places in child-care centres, primary and 

secondary schools to accommodate this development. In particular, there are 

four child care centres on the peninsular to the north of Bayriver and several 

more in the vicinity of Port Adelaide and Semaphore to the south. The Ocean 

View College is a public school (K-12) located less than 2km from Bayriver and 

a K-7 Catholic primary school (Our Lady of the Visitation) is less than 1km away 

on Victoria Road.  

                                                 
4 The Livable Housing Design Guidelines are published by the Department of Families, Housing, 
Community Services and Indigenous Affairs at 
http://www.fahcsia.gov.au/sa/housing/pubs/housing/Pages/LivableHousingDesignGuidelines.aspx 
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Occupational health and safety measures 

55. Development and construction for DHA-led projects of this magnitude are 

governed by the requirements of the Federal Safety Commissioner (FSC).  

Industrial safety will be enhanced with all contractors required to be accredited 

by the FSC. 
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Cost-effectiveness and public value 

Outline of project costs 

56. The estimated overall project cost is $38.2 million including GST and the cost of 

land. The cost of the project will be met from DHA equity and debt funding and 

will be recovered through sale of individual lots and the sale of DHA constructed 

housing through its Sale and Lease Back program.  

Details of project delivery system 

57. The civil and infrastructure works for the site will be put to a public tender and 

tenderers will be required to meet DHA's code and performance requirements. 

The tenderers will be required to provide a fixed price lump sum tender for the 

works. 

58. Construction packages for DHA dwellings will be contracted on a fixed price 

lump sum basis to a select panel of builders who will have been successful in 

addressing the selection criteria from a publicly advertised open call for 

expressions of interest.  The successful construction tenderer will be required to 

comply with the DHA Performance and Design Requirements (Supplementary 

Item 9), and with architectural guidelines aimed at delivering homes that are 

sympathetic to the general character of the area.    

Construction schedule 

59. Subject to Parliamentary approval by February 2011, the significant milestones 

to achieve completion of the project by December 2012 are: 

 
Date Milestone 
  
February 2011 PWC Approval 
  
April 2011 Commence Civil Construction 
  
October 2011 Complete Civil Construction 
  
November 2011 Commence Housing Construction 
  
January 2012 to 
October 2013 

Settle Land Sales 

  
December 2012 Complete Housing Construction 
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Public value 

60. This proposal will contribute ‘public value’ by adding to the stock of housing 

used to meet Defence obligations to members of the Australian Defence Force 

and their families, enhancing key objectives for retention of personnel.  More 

broadly, Bayriver will bring to the South Australian housing market additional 

developed lots including a proportion ear-marked for affordable housing 

initiatives.  

Revenue 

61. Details of the financial aspects of the project are included in a separate 

commercial in confidence briefing to the PWC (Submission 1.1).  
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