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9.1 PLAYFORD HEALTH PRECINCT - STATEMENT OF INTENT FOR 

DEVELOPMENT PLAN AMENDMENT 
 
Contact Person: Mr Greg Pattinson 
 
 
Why is this matter confidential? 
 
Subject to an order pursuant to Section 90 (3) (m) of the Local Government Act 1999, this 
matter is confidential because this Development Plan Amendment has yet to be released for 
public consultation. 
 
The Statement of Intent includes proposals for the rezoning of land. It is appropriate that 
members of the community who own land in this area or nearby are informed and provided 
with accurate information through engagement and consultation as part of the DPA process.  
 
 
A. COUNCIL/COMMITTEE TO MOVE MOTION TO GO INTO CONFIDENCE 

 
No action – this motion passed in the open section. 

 
 
B. THE BUSINESS MATTER 
 

9.1 PLAYFORD HEALTH PRECINCT - STATEMENT OF INTENT FOR 
DEVELOPMENT PLAN AMENDMENT 

 
Responsible Executive Manager : Mr Greg Pattinson 
 
Report Author : Mr Paul Johnson 
 
Delegated Authority : Matters delegated to the Committee. 
 
Attachments : 1⇩ .  Draft Statement of Intent 

2⇩ .  Current Zoning 
3⇩ .  Proposed Zoning 
4⇩ .  Overall Precinct Plan 
5⇩ .  Playford Health Precinct Prospectus 
  

 
PURPOSE 
 
This report is intended to seek approval to submit a Statement of Intent to the Minister for 
Planning to enable the preparation of a Development Plan Amendment. A Development Plan 
Amendment is the means of undertaking the rezoning of land under the Development Act, 
1993 to enable land to facilitate changes in the use of the land. 
 
 

STAFF RECOMMENDATION 
 

1) That Council supports the Statement of Intent (attachment 1) for the preparation of the 
Playford Health Precinct Development Plan Amendment pursuant to Section 25(1) of the 
Development Act for the purposes of reaching agreement with the Minister for Planning. 
 

2) That the CEO is authorised to make minor amendments not affecting the general intent of 
the Statement of Intent as may be necessary to reach agreement with the Minister. 
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EXECUTIVE SUMMARY  
 
The City of Playford has established a health precinct around the Lyell McEwin Hospital 
(LMH) in Elizabeth Vale, with a master plan prepared in 2011 and rezoning undertaken in 
2013. The rezoning of the former Bi-Centennial tennis court site and some residential land on 
the northern side of Oldham Road, provided the potential for a broad range of new facilities in 
a mixed use area around the hospital with a particular focus on allied health services and 
facilities. Investigations undertaken by Council indicate that by building on the advantages of 
one of the three tertiary hospitals in Adelaide (the LMH), the Precinct has great potential to 
develop into a significant economic ‘cluster’. This has also been recognised with the inclusion 
of the precinct in the 30 Year Plan 2017 update (a volume of the State Government’s 
Planning Strategy) as a Business and Industry Cluster. 
 
Success in attracting new development to the precinct means that there is now the need to 
provide additional land with potential for development, and this would be zoned as Suburban 
Activity Node. There are several new developments or proposed new developments in the 
precinct, which will mean that very little land would be available for development until land is 
rezoned. This report recommends that agreement is sought from the Minister for Planning to 
a Statement of Intent (See attachment 1). The Statement of Intent is essentially a brief for the 
rezoning work to be undertaken to commence the Development Plan Amendment process, 
enabling the rezoning of additional land in close proximity to the hospital. 
 
 
1. BACKGROUND 
 
The Playford Health Precinct is a priority project for the City of Playford. The LMH is the 
foundation and anchor of the precinct, serves an extensive regional catchment including 
parts of the mid-north of South Australia and is one of the three major hospitals in 
Metropolitan Adelaide. It has been the subject of major investment over many years by the 
State Government including a relatively recent $336 million upgrade completed in the last 
few years. The State Government is investing a further $52.5 million on the expansion of the 
hospital’s emergency department. 
 
Council has been driving the development of a health and innovation precinct focussed on 
the area around the LMH, in order to take advantage of the major opportunities for ‘spin-off’ 
developments that a facility like this presents. These opportunities have been confirmed 
through independent research undertaken for Council. Potential new development around 
the hospital presents opportunities for additional employment and better facilities for the local 
and regional communities. Already approximately 3,100 people are employed in and around 
the Precinct, of which 2,100 live in the northern suburbs. The hospital is the largest employer 
in Playford. 
 
In 2011 a Master Plan for the precinct was prepared for Council and in 2013 Council rezoned 
land to enable the precinct to start developing around the hospital (see attachment 2 – 
current zoning). The Master Plan and rezoning was supported by SA Health and the State 
Government. The rezoning was modest in terms of additional land area and the following 
development has either been undertaken or is considered likely to develop since the land 
was rezoned: 
 

 ACH development on the northern section of a 2.5 ha site which was formerly owned 
by Council (former Bi-Centennial tennis courts) and for which Council specifically 
sought a major allied health development. This is a multi-million dollar project to 
establish a substantial aged care and allied health development, expected to 
commence in 2019. 
 

 Elizabeth Vale Shopping centre site (1.5ha). Recent discussion has been held with 
new site owners regarding their recent acquisition of the property and their intentions 
for development. 
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 The $8 million four storey Fluid Solar office development on Haydown Road which is 
also off grid (power provided entirely by solar PV and wind tubines) and completed in 
2017. 
 

 Three developments have been completed on the northern side of Oldham Road on 
former residential land / house sites, including two private specialist / consulting room 
developments and a car park (privately owned pay parking), occupying a total of four 
residential allotments (out of the total of 14 allotments zoned in 2013 as part of the 
precinct on Oldham Road).  

 
The majority of the land within the precinct which was rezoned in 2013 as part of a mixed use 
zone called a Suburban Activity Node Zone has now been occupied or is expected to be 
occupied (as discussed above), leaving only 10 residential allotments on the northern side of 
Oldham Road. 
 
Additional land is required to be zoned and included in the precinct to enable ongoing 
development of the precinct. 
 
 
2. RELEVANCE TO STRATEGIC PLAN  
 
3: Smart Jobs and Education 
Outcome 3.1 Growth and diversification of local jobs matched with relevant education and 
training. 
Outcome 3.2 Commercial and industrial growth. 
 
6: Smart Health 
Outcome 6.1 Access to quality, local health services. 
Outcome 6.2 Increased employment opportunities in health, disability and aged sectors. 
 
The health precinct offers the potential to help realise a significant range of Council’s 
objectives. 
 
 
3. PUBLIC CONSULTATION  
 
The Development Plan Amendment process under the Development Act includes a 
requirement for considerable public consultation. It is intended that all land owners within the 
area to be rezoned would be directly contacted through correspondence. It is also intended 
that a range of other techniques would be used to provide the opportunity for community and 
stakeholder input. Government agencies and local Members of Parliament are also required 
to be informed. Council will have the opportunity to review all submissions as part of the 
process. 
 
 
4. DISCUSSION 
 

4.1 Staff have been cognisant of the State Government’s upcoming transition to a new 
Planning and Design Code which will replace Council’s current Development Plan 
(zoning document). Discussions with the Department of Planning Transport and 
Infrastructure (DPTI) about the transition process indicate that there will be the 
ability to transition desired zoning changes to the Health Precinct into the Code, 
provided that the DPA has progressed past the public consultation phase of the 
process and preferably been considered after consultation by Council. 
 

4.2 Two areas are recommended for rezoning. The first area is approximately 4.3 
hectares of Council owned land (see attachment 3) which is located to the west of 
Mark Road and includes land adjacent John Rice Avenue and at the corner of 
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Philip Highway which provides a gateway into the precinct from Salisbury Highway. 
It is a prominent, strategic parcel within the precinct and provides Council with the 
opportunity to attract significant developments that would complement the hospital 
and ACH development (noting that the ACH development has been facilitated by 
Council in this manner). The removal of the community land designation of the land 
has already been approved by the State Government. There are no other large 
undeveloped parcels in such close proximity to the hospital.  
 

4.3 The 2011 master plan identified a very broad range of development that could 
potentially locate within the precinct. More recent advice from strategic property 
advisers Oryx has confirmed the strategic importance of this land. Potential 
opportunities may include a university or research facility, private hospital or a 
broad range of allied health or other facilities which may not have been foreseen at 
this stage. Finding and attracting such uses to the area is likely to take time and 
considerable ongoing effort from Council. 

 
4.4 The zoning proposed for the area is a mixed use zone called Suburban Activity 

Node which would enable a broad range of activities including those mentioned 
above. The zoning is used for the whole of the existing precinct.  

 
4.5 The second area proposed for rezoning is an area of land to the north of Oldham 

Road (see attachment 3) and east of Haydown Road. As discussed previously, a 
number of the allotments along Oldham Road have been developed and there is 
currently limited opportunity for acquisition of relatively small parcels of land for 
allied health and other forms of development such as consulting and specialist 
rooms and hospital related accommodation. As discussed, Council’s land on Mark 
Road has the potential to attract development which is more strategic in nature and 
likely to require larger areas of land. 

 
4.6 Typically, few if any residential allotments in the rezoned area are on the market at 

one time. There are many residents who do not necessarily wish to sell 
immediately, or dwellings that have been purchased for longer term investment 
purposes. The proposed mixed use zoning recognises that existing and new 
residential development can and should be an integral part of the zone. The first 
objective for the Suburban Activity Node zone indicates: ‘A zone that includes a 
range of medium and high density residential development supported by a mix of 
compatible land uses’. Given that residential development is intended to be an 
integral part of the area there is a need for a larger number of allotments to provide 
an ongoing supply of land for development of the commercial elements of the 
health precinct. 

 
4.7 Through rezoning, the availability of more potential ‘mixed use’ allotments in this 

area would provide the opportunity for amalgamation of allotments to create 
deeper and/or wider sites which would accommodate a broader range and scale of 
development than the relatively small residential allotments. The unpredictability of 
the likely pace of development (particularly of the small allotments north of Oldham 
Road) makes it difficult to recommend the extent of the additional area to be 
rezoned. The area proposed is approximately 6.6ha in area and includes 70 
allotments currently used for residential purposes. While attachment 3 indicates 
the potential extent of the zone extension to the north of Oldham Road and east of 
Haydown Road, it is intended that this will be reviewed by consultants as a part of 
the DPA preparation. 

 
4.8 A variety of locations throughout Australia with health precincts or similar have 

been considered in making these recommendations. While efforts have been made 
to draw conclusions from these comparisons for Playford in terms of land areas 
that should be rezoned and set aside for future development, there are many 
varying factors that influence the development of land in such areas, including the 
extent to which land is available and the manner in which opportunities are 
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promoted. However, it is clear that a number of trends are driving the growth of 
facilities and services in the Playford Health Precinct including: 

 

 Population growth within Playford and in the northern region (Region to 
grow from 360,000 to 454,000 by 2036) and increases in patient demand. 

 

 Low self-sufficiency of the Northern Areas Local Health Network Catchment 
(61% of services met compared to 80 to 90% in other metropolitan health 
networks). 

 

 An ageing population and high levels of chronic disease. 
 

The lack of available zoned land combined with the factors likely to continue 
driving demand, means that there is a compelling case for the rezoning of both the 
Mark Road land and additional land north of Oldham Road and east of Haydown 
Road. This would provide a potential supply of relatively large undeveloped land 
(Mark Road) and smaller parcels of currently residential land to provide for a 
diversity of sizes and forms of development. 

 
4.9 Economic clusters such as the Playford Health Precinct have the potential to 

‘snowball’ with additional development attracted by the opportunities offered by 
additional activities in the precinct. There is a need to provide every reasonable 
opportunity to fully capitalise on potential to provide better facilities for the 
community and enhance economic and employment opportunities without 
compromising on good planning outcomes. 
 

4.10 Precincts/innovation districts or economic clusters are recognised as drivers of 
economic activity. Australian research by SGS Economics and Planning shows 
that density of employment creates significant increases in productivity (wages, 
salaries, profits and taxes). The Deloitte Report (see attachment 4) indicates: 
‘Innovation Districts represent an intentional effort for the establishment of new 
products and services, the bringing together of new technologies, as well as 
market-based solutions through the convergence of numerous, sometimes 
disparate, sectors and specialisations. Innovation Districts emphasise geographic 
compactness, accessible and walkable spaces and a digitally connected urban 
environment that combines commercial, retail and residential to generate 
complementary economic activity.’ As a result of Council’s efforts, the Playford 
Health Precinct has been designated as a business and industry cluster in the 
State Government’s 30 year Plan 2017 (a part of the Planning Strategy for SA). 

 
4.11 The potential for further rezoning and development of the Precinct has been 

supported by investigations into the capacity of infrastructure in the area 
undertaken by staff and investigations undertaken by AARB consultants into traffic, 
parking and transport. Generally the area is well provided with physical 
infrastructure such as storm-water, gas and electricity. The road system is well 
suited to further development of the precinct, while noting that intersection 
upgrades by the Department of Planning, Transport and Infrastructure and Council 
will be required as the area is developed over time. Public transport to the area is 
satisfactory with a number of bus routes servicing the area. Current consideration, 
facilitated by Council staff, is being given to the development of a ‘super stop’ for 
buses where all services would converge to provide a single good quality shelter 
and location for patrons to catch services. Development of the Mofflin Reserve at 
the corner of Mofflin Road and Oldham Road to service the needs of the precinct 
and the surrounding residential areas is high on the list of Council’s open space 
development priorities. 
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4.12 Additional investigations which will be undertaken in preparing the Development 
Plan Amendment and are included in the Statement of Intent include to: 

 

 Review the extent of the area of land proposed to be rezoned from 
Residential to Suburban Activity Node to the north of Oldham Road and to 
the east of Haydown Road. 

 

 Identify any constraints related to existing industry (such as noise or 
emissions) in the area to the west of the Precinct through the inclusion of 
the additional Council land on Mark Road and on John Rice Avenue at the 
corner of Phillip Highway. 

 

 Identify opportunities and constraints for access and egress in relation to 
the Council owned land at and near the corners of Mark Road, John Rice 
Avenue and Philip Highway. 

 
4.13 Attachment 5 illustrates the overall configuration of development in the Health 

Precinct including both current and future zoned areas and importantly the 
relationship with surrounding areas of land. Two key features of the plan are as 
follows: 

 

 The area to the south-west of the hospital site bounded by Trembath Road, 
Mark Road and John Rice Avenue, has been retained as Residential Zone 
based on the investigations for the 2011 Master Plan, enabling long term 
expansion of the hospital. Residential zoning of this area continues to be 
preferable to any alternative given the potential for increases in land value 
under the Suburban Activity Node or a Commercial Zone (for example) to 
create increases in land value and potential obstacles to future hospital 
expansion. 

 

 The industry area shown on attachment 5 to the west of Mark Road and 
east of Philip Highway is currently zoned as Light Industry. The current 
zoning would enable health related industries to be established, but does 
not encourage commercial / office or consulting rooms and similar which 
are integral to the health precinct. While consideration has been given to 
the rezoning of the industry area south of Coglin Road into Suburban 
Activity Node, it has not been recommended. It is considered very likely that 
the transition to the Planning and Design Code will introduce the Urban 
Employment Zone which would potentially facilitate a range of activities in 
addition to industry such as those anticipated for the health precinct. This 
assists with a more straight forward process for the remainder of the 
rezoning process. 

 
4.14 The Statement of Intent provides the brief for the rezoning process discussed 

above that requires the Minister for Planning’s agreement. The following 
recommendation would enable the Statement to be forwarded to the Minster. 

 
 
5. OPTIONS 
 
Recommendation 

 
1) That Council supports the Statement of Intent (attachment 1) for the preparation of the 

Playford Health Precinct Development Plan Amendment pursuant to Section 25(1) of the 
Development Act for the purposes of reaching agreement with the Minister for Planning. 
 

2) That the CEO is authorised to make minor amendments not affecting the general intent 
of the Statement of Intent as may be necessary to reach agreement with the Minister. 
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Option 2 
 
1) That Council supports the Statement of Intent (attachment 1) for the preparation of the 

Playford Health Precinct Development Plan Amendment pursuant to Section 25(1) of the 
Development Act for the purposes of reaching agreement with the Minister for Planning, 
subject to the following amendments: 

 
a)________________ 
b)________________ 

 
2) That the CEO is authorised to make minor amendments not affecting the general intent of 

the Statement of Intent as may be necessary to reach agreement with the Minister. 
 
 
6. ANALYSIS OF OPTIONS  

 
6.1 Recommendation Analysis 
 
6.1.1 Analysis & Implications of the Recommendation 
 
The recommendation for Council endorsement of the Statement of Intent pursuant to Section 
25(1) Development Act, 1993: 
 

1) Enables the Statement of Intent (attachment 1) to be submitted for agreement by the 
Minister for Planning to Council’s proposals including further investigations. 
 

2) Will be provided to consultants for the preparation of a Development Plan 
Amendment after the Minister’s approval. 

 
A Development Plan Amendment for rezoning of land to form part of the Health Precinct 
would be presented to Council following approval of the Statement of Intent by the Minister, 
enabling ‘fine tuning’ of the approach, prior to public consultation or after public consultation 
(enabling consideration of submissions by Council). However, any substantial concerns 
should be resolved at the present stage if possible.  
 
As discussed above, there are very strong arguments in support of extension of the health 
precinct to include additional land. These include the potential employment, economic 
development and additional facilities for the community that is likely to be attracted to the 
precinct. If any evidence is required of the potential outcomes, the ACH development and 
acquisition/proposals for the development of the Elizabeth Vale shopping centre site are 
sufficient evidence that positive ‘spin-offs’ are driven by a major facility such as Lyell McEwin 
Hospital when land is available with appropriate zoning. The potential for additional 
development is only likely to increase as these developments are under construction, 
finalised and marketing is undertaken. 
 
6.1.2 Financial Implications 
 
Funding for preparation of the Development Plan Amendment is available from the Strategic 
Projects budget.  
 
There are a number of intersection upgrades likely to be required in the precinct which may 
be required in the precinct regardless of the proposed rezoning, based on development that 
is already occurring. Car parking in the precinct will require ongoing monitoring and attention 
over time and is likely to be the subject of future reports to Council. These matters will require 
consideration and funding allocations through the Annual Business Planning process. 
 
The health precinct is an important initiative and will require Council’s commitment for the 
long term.  
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6.2 Option 2 Analysis 
 
6.2.1 Analysis & Implications of Option 2 
 
Option 2 provides Council with the potential to make changes if required. However, for the 
reasons discussed above it is considered that there are very good reasons to proceed with 
the Statement of Intent in its current form. 
 
6.2.2 Financial Implications 
 
Likely to be similar to those detailed above from option 1 (dependent on the amendments 
made to the resolution). 
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C. COUNCIL/COMMITTEE TO DECIDE HOW LONG ITEM 9.1 IS TO BE KEPT IN 
CONFIDENCE 

 
 
Purpose 
 
To resolve how long agenda item 9.1 is to be kept confidential. 
 
 

STAFF RECOMMENDATION 
 
Pursuant to Section 90(2) and Section 91(7) of the Local Government Act 1999, the Council 
orders that the following aspects of Item 9.1 be kept confidential in accordance with Council’s 
reasons to deal with this item in confidence pursuant to Section 90 (3) (m) of the Local 
Government Act 1999: 
 

 Report for Item 9.1  

 Attachments 1, 3 and 4 for Item 9.1  

 Decision for Item 9.1  
 
This order shall operate until the commencement of the public consultation period, or will be 
reviewed and determined as part of the annual review by Council in accordance with Section 
91(9)(a) of the Local Government Act 1999, whichever comes first. 
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