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Further information

Affordable Housing and 
Market Solutions

Contact the team via email to discuss 
your development and options for 
delivery of affordable housing:  
homeseeker.partners@sa.gov.au

Planning and Building

Visit the PlanSA Portal, South Australia’s 
online planning and development system 
managed by DHUD.

Providing your feedback about  
this toolkit

The Department for Housing and Urban 
Development (DHUD) hopes you find 
this toolkit a useful resource when developing 
affordable housing products in South Australia.

If you have any feedback on the document 
or the affordable housing development 
process, please contact DHUD via email:  
homeseeker.partners@sa.gov.au

Disclaimer: All website links provided are ‘as is’ and 
the Government of South Australia does not sponsor, 
endorse or necessarily approve of any material on 
website links in this document and does not make any 
warranties or representations regarding the quality, 
accuracy, merchantability or fitness for purpose of any 
material on website links in this document. 

The information provided in the Affordable Housing 
Developer Toolkit should be considered general in 
nature and is complementary to specific advice from 
planning, surveying, design and technical experts 
contained within development applications.

Originally published April 2023  
Last updated April 2026

Front cover: Image showing Kidman Park 
properties to be constructed for the SA Housing 
Trust’s Affordable Housing Initiative.
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What is the Affordable Housing Developer Toolkit 
and who is it for?

The Affordable Housing Developer Toolkit has been 
produced by the Department for Housing and Urban 
Development (DHUD) to help developers and other 
industry professionals build affordable housing and 
provide the housing product that creates strong and 
diverse communities. 

It is designed to complement your due diligence 
and feasibility studies. Past experience shows 
good planning and outcomes are achieved when 
affordable housing is considered from the earliest 
stages of a development application.

This toolkit is designed to help decisions around 
dwelling type and mix, addressing the development 
process step-by-step. To help you deliver affordable 
housing, you can start at the beginning of this toolkit 
and work your way through the document.

Alternatively, if you have successfully used planning 
incentives, gained development approval, and 
are ready to list affordable housing on the market, 
you can refer to the toolkit to learn more about 
the marketing benefits of the HomeSeeker SA 
affordable homes website. 

As a developer, you may choose to engage 
the services of other professionals to explore 
development options. A register of accredited 
professionals can be found on the PlanSA website.

More information about the State Government’s 
role in affordable housing delivery can be found in 
the affordable housing section of the department’s 
website dhud.sa.gov.au 

What is Affordable Housing?

Affordable housing should be considered as one of 
the ways that land can be developed for residential 
purposes to meet growth demands and diversity 
of dwelling types across South Australia. State 
Planning Policy 6 – Housing Supply and Diversity 
acknowledges housing as an essential part of 
people’s health and wellbeing.

Affordable housing is expected to be housing that 
supports liveability, and your development should 
consider innovative layouts, design and materials as 
part of your feasibility considerations.

Affordable housing can be delivered as:

•	 Home ownership
•	 Build to rent
•	 Rent to buy
•	 In partnership with a Community 

Housing Provider
•	 Other types of affordable rental; or 
•	 Other innovative solutions as negotiated.

https://dhud.sa.gov.au/housing-roadmap/affordability-and-public-housing
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Affordable housing definition based on income

Affordable housing is accommodation where a low- or moderate-income household pays 
no more than 30% of their annual income to rent or buy.

This ensures that affordable housing is appropriate 
for the needs of a range of very low to moderate 
income households and priced so that these 
households are also able to meet other basic living 
costs such as food, clothing, transport, medical care 
and education.

In South Australia, the criteria to determine what 
is considered affordable housing is set out under 
the South Australian Housing Trust Regulations 
2025 and updated regularly via publication of a  
Notice in the Government Gazette. In brief, 
it defines affordable housing as a dwelling or 
land where:

•	 a developer or landowner is legally obliged to 
ensure that the provision of affordable housing 
complies with State Government requirements as 
set out in the Government Gazette Notice; and

•	 it is offered for sale to an eligible home buyer 
through the HomeSeeker SA program at or below 
a nominated affordable sale price (refer Table 1 
below); or 

•	 it is provided for affordable lease or rent by 
an eligible rental provider such as community 
housing providers, the SA Housing Trust, or an 
affordable rental provider which has a legally 
binding agreement with the relevant Minister.

Table 1: Affordable Sale Prices established by the South Australian Government including 
price variances available to developers

Sale Prices for  
home ownership 

Affordable 
Sale Price

Price 
Variance 
(+ 5%)

Price 
Variance 
(+ 10%)

Price 
Variance 
(+ 15%)

Shared 
Equity 
Cap

Greater Adelaide 
– Dwelling prices, including house 
and land, and apartments

$522,000 $549,000 $575,000 $601,000 $696,000

Greater Adelaide  
– Land only purchase price $235,000 N/A $259,000 N/A N/A

Rest of State 
– Dwelling prices, including house 
and land, and apartments

$401,000 $422,000 $442,000 $462,000 $535,000

Rest of State 
– Land only purchase price $181,000 N/A $200,000 N/A N/A

Available on proximity to public transport only. All prices are Inclusive of GST.

Note: in addition to the above criteria, the Minister responsible for administering the South Australian Housing 
Trust Regulations 2025 may, by their discretion, determine that land or dwelling constitutes affordable housing.

The boundaries of Greater Adelaide are defined in The 30-Year Plan for Greater Adelaide as the Greater 
Adelaide Planning Region. Refer to Appendix C in this document for a map of the region.

https://governmentgazette.sa.gov.au/
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Why would I develop affordable housing?

Affordable housing has important social, 
environmental and economic benefits for 
South Australia and is supported by a range of State 
Government policies and initiatives.

These initiatives extend to developers, and 
include financial incentives, tax reductions, planning 
concessions and marketing benefits. These are 
all intended to provide for improved development 
feasibility and quicker sales, while providing liveable 
outcomes for low to medium income households. 

Affordable housing incentives include:

•	 Allowances for increased height and density, and 
reduced car parking ratios;

•	 Reduced land tax; and
•	 Access to the HomeSeeker SA website to provide 

free property listings to reach potential buyers.

How to include affordable housing in your development 
application

To assist you as a developer, the remaining 
sections of the toolkit are divided into four parts:

PART1: 
Development Application Feasibility

PART 2: 
Development Application Process

PART 3: 
Delivering your affordable housing

PART 4: 
Reporting requirements
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Key points:
•	 The Planning and Design Code includes an 

Affordable Housing Overlay. The Overlay 
envisages that residential developments 
comprising 20 or more dwellings or residential 
allotments on land located within the Overlay 
will provide at least 15 per cent affordable 
housing.

•	 Developers who incorporate affordable 
housing into their developments through the 
Overlay can access additional height and 
density allowances (i.e. smaller allotments) and 
reduced car parking requirements. 

•	 DHUD calculates maximum affordable sale 
prices, which are reviewed every six months 
with notification of the prices published on the 
HomeSeeker SA website.

•	 On application, developers can vary the price 
by up to 15 per cent if dwellings meet criteria 
relating to:

	» environmental efficiency;
	» proximity to public transport;
	» innovative finance.

Planning incentives
The feasibility of your development may be 
enhanced through utilising the planning incentives 
outlined in this section.

The Planning and Design Code (code.plan.sa.gov.au) 
is the single source of planning policy for assessing 
development applications across South Australia. 
It provides the rules for development assessment 

across the State, with overlays prevailing over zones 
and sub-zones in the hierarchy of policy. 

The Affordable Housing Overlay has been applied 
across local government areas throughout South 
Australia, with a focus on Greater Adelaide and 
residential zones of regional towns.

The Affordable Housing Overlay planning policies 
are designed to encourage developers to deliver 
affordable housing. The incentives allow for:

•	 A reduction of the minimum site area for a 
dwelling by up to 20%, or the maximum density 
per hectare increased by up to 20%

•	 An increase in the maximum building height by 
one building level or up to 30 per cent (dependent 
on zone and overlays)

•	 A reduction in car parking requirements in 
locations near public transport.

The planning incentives are outlined in greater detail 
on the next page.

PART 1: Development Application Feasibility

Table 2: comparison of incentives available to developers for activity within and 
outside the Affordable Housing Overlay

Within affordable housing overlay

	 Increased density

	 Increased height

	 Reduced car parking

	 Land tax reduction

	 HomeSeeker SA marketing

Outside affordable housing overlay

	 Increased density

	 Increased height

	 Reduced car parking

	 Land tax reduction

	 HomeSeeker SA marketing
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Site area and density

You can increase the density of a residential 
development when including affordable housing 
through the planning incentives available in the 
Affordable Housing Overlay.

These incentives are normally applied in one of 
two ways: 

1.	 Reducing the minimum site area by up to 
20 per cent per affordable dwelling, or

2.	 Increasing the maximum density per hectare by 
up to 20 per cent across several dwellings. 

Using a minimum site area example, a developer 
who wants to divide a 3,600m2 parcel of land to 
deliver residential housing must adhere to the 
300m2 minimum allotment site area in the General 
Neighbourhood Zone. A typical land division in 
this scenario could only create a maximum of 
12 allotments. 

300m2 300m2 300m2 300m2

300m2 300m2 300m2 300m2

300m2 300m2 300m2 300m2

Using the affordable housing incentives available in 
the Overlay, developers may reduce the minimum 
allotment size by 20 per cent – enabling production 
of an additional three allotments for a total of 
15 allotments on the same parcel of land.

240m2

240m2

240m2

240m2

240m2

240m2

240m2

240m2

240m2

240m2

240m2

240m2

240m2

240m2

240m2

The maximum density per hectare incentive works 
in a similar way. As an example, the 70 dwelling 
per hectare maximum stipulated by the Urban 
Renewal Neighbourhood Zone can be increased to 
84 dwellings per hectare when delivering at least 
15 per cent affordable housing as outlined in the 
Affordable Housing Overlay.

Building height

The Affordable Housing 
Overlay incentives also include 
additional height allowances 
for residential apartment 
buildings that incorporate at 
least 15 per cent affordable 
housing. 

For example, a developer 
wants to deliver a residential 
building with 26 apartments 
over 7 building levels or 
25.5 metres, the maximum 
height within the Urban 
Corridor (Boulevard) Zone.

Using the incentives in the Affordable Housing 
Overlay and committing to deliver at least 
15 per cent affordable housing under the Affordable 
Housing Overlay, additional building height of up 
to 30 per cent can lift the maximum height up to 
33 metres, which in this case allows an extra level, 
delivering 30 apartments over 8 levels. 

Affordable Housing incentives

The applicability of the incentives will depend 
on the subject land’s location within particular 
Zones or Overlays. For example, the minimum 
allotment size reductions are applicable except 
where the development is located within the 
Character Area Overlay or the Historic Area 
Overlay. There are also limitations on the 
building height incentive.

BONUS 
STOREY
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Car parking

Using the previous example, if a developer is to 
deliver 30 apartments in the Urban Corridor 
(Boulevard) Zone, Table 1 – General Off-street 
Car Parking Requirements (within the Planning 
and Design Code) stipulates that 30 off-street car 
spaces must be delivered (that is, one per dwelling). 

Using car parking incentives in the Affordable 
Housing Overlay (and provided the site is close to 
public transport), you can reduce the required car 
parks to 0.3 per dwelling (a total of 9 when rounded) 
– significantly reducing the overall project cost. 

How to apply the planning incentives to your development

To understand whether planning incentives apply 
to your development, visit code.plan.sa.gov.au or 
sappa.plan.sa.gov.au to confirm that the subject 
site is within the Affordable Housing Overlay and 
that no exemption applies (e.g., land located in the 
Character Area Overlay or the Historic Area Overlay 
will not get the benefit of the reduction in minimum 
site area incentive).

Prior to lodging a development application, it’s 
important to undertake early engagement with the 
local council or relevant authority to discuss how the 
incentives can be best utilised at a specific location 
to ensure a good balance of built form and available 
car parking.

Once confirmed, the documentation submitted 
in your development application must be explicit 
that the incentives are being used and affordable 
housing will be provided.

Affordable sale price 

The affordable sale price is the maximum price 
affordable housing can be sold for unless a 
developer is granted approval by DHUD to increase 
the price, based on certain buyer benefits as 
described below. 

DHUD reviews the affordable sale price 
automatically every six months and communicates 
the outcome of each review via publication on the 
HomeSeeker SA website in April and October 
each year. It is calculated on the basis that low- and 
moderate-income households can afford housing 
without spending more than 30 per cent of their 
income on costs.

As a developer, you can apply to DHUD to vary the 
price by a maximum of 15 per cent if your affordable 
housing project meets one or more of the following 
criteria:

•	 environmental efficiency
•	 proximity to public transport
•	 innovative financing options

The price variation helps to provide better quality 
affordable housing by reducing ongoing living costs 
for the eventual occupant of the home.

You can seek approval to increase the affordable 
sale price by up to 10 per cent for any one variance, 
and up to a maximum of 15 per cent for any two 
variances combined.

The following sections provide more information 
about each of these variances.
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Environmental efficiency measures

Increasing the environmental efficiency of a dwelling 
can reduce overall housing costs for occupants 
of the home. The affordable sale price can be 
increased by up to 10 per cent when environmental 
efficiencies are incorporated into the design. 

There are two types of environmental variances 
supported by DHUD:

1.	 Environmental Variance 1  
(up to 5 per cent variance) 

Applies to dwellings that are certified by an 
approved house energy rating assessor as achieving 
a seven-star rating or above. You can find out more 
about energy rating assessors here.

2.	Environmental Variance 2  
(up to 5 per cent variance)

Applies to dwellings that incorporate all the following 
features:

•	 All electric appliances (which must have parts 
available and serviceable within Australia); and

•	 Heat boosted or electric boosted solar hot water 
system; and

•	 Inclusion of a photo-voltaic electricity generator 
(over and above the seven-star rating) of at least 
1.5kW if the residence has two or fewer bedrooms, 
or 2.0kW if the residence has three 
or more bedrooms.

Environmental variances 1 and 2 can be added 
together to achieve a 10 per cent price variation. 
This variance can only be applied to affordable 
dwellings (completed homes, off-the plan homes, 
or house-and-land packages).

Public transport

A public transport variance recognises that 
proximity to high frequency public transport can 
reduce housing costs by eliminating the costs 
associated with owning a motor vehicle. The 
affordable sale price can be increased by up to 
10 per cent where a home is near suitable public 
transport options.

This variance applies to a dwelling or land allotment 
that has: 

•	 An allotment size less than 250m2 (or average 
allotment for multi storey developments); 
and either

•	 Within 400m walking distance from the dwelling/
allotment to an Adelaide Metro ‘Go Zone’ bus 
stop, as detailed at adelaidemetro.com.au, or

•	 Within 800m walking distance from the dwelling/
allotment to an Adelaide Metro tram stop or train 
station, as detailed at adelaidemetro.com.au.

Affordable housing developments within the 
Adelaide City Council area automatically qualify for 
this variance due to proximity to public transport 
and provision of higher density living.
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Land tax savings

If you provide affordable housing under the 
framework of the Affordable Housing Gazette 
Notice you are eligible for relief on your land tax 
liability through the State Government’s affordable 
housing land tax concession. 

To be eligible for the land tax concession: 

•	 The subdivision creating the affordable housing 
allotment must have already occurred; and

•	 The allotment meets the affordable housing 
criteria under the South Australian Housing 
Trust Regulations 2025 and published in the 
Government Gazette.

More information about the land tax concession can 
also be found on the RevenueSA website.

Innovative financing options

The innovative financing price variance relates to 
specialised finance products that are designed to 
lower the barriers to home ownership or to increase 
the buyer’s purchasing power. The affordable sale 
price can be increased by up to 10 per cent where 
a home is offered for sale in conjunction with a 
specialised finance product.

Any specialised finance product must ensure  
that no more than 30 per cent of income is  
spent on mortgage costs for a low- or moderate-
income buyer. 

Dwellings must be offered in conjunction with a 
specialised home financing product, for example a 
shared equity loan through HomeStart or another 
participating lender. Where a shared equity price 
variance is approved, the maximum sale price of the 
home is capped. See the Affordable Sale Price table 
on page 3 for more information. 

Applying for price variances

A price variance application form is available from 
DHUD via homeseeker.partners@sa.gov.au which 
also provides instructions on how to complete and 
submit the form. 

Variance requests will be assessed on a case-by-
case basis. If you request a variance, you must 
specify the following: 

•	 proposed sale price;
•	 basis of the price variation requested (that is, 

which variation option);
•	 appropriate plans and supporting documentation 

(as outlined in the request for variance form 
template); and

•	 allotments for which the variation is sought.

The total price including the variance must not 
exceed fair market value of the property, and DHUD 
may seek a qualified valuation to assess fair market 
price. Approval of price variances is at the discretion 
of DHUD.
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To claim the concession you need to submit 
an online application form, which is available 
on the RevenueSA website at the Affordable 
Housing Land Tax Concession page.

You will need to provide the following details as 
part of your online application:

•	 Certificate of Title of the subdivided parcel 
of land which meets the affordable housing 
criteria; and

•	 A copy of the Land Management Agreement or 

similar arrangement, between you and DHUD.

Information you provide to RevenueSA will be 
verified with DHUD before the relief is applied to 
your land tax assessment.

Applications must be received by RevenueSA 
between 1 July and 31 March of the applicable/
relevant financial year.

How is affordable housing land tax relief calculated?

The value of the land tax relief is equal to the 
difference between your actual land tax liability, and 
the tax you would be liable for on each affordable 
housing parcel, if they were assessed individually and 
not aggregated with other land you own.

In effect, where the affordable housing land 
tax concession applies, each affordable housing 
allotment is not subjected to aggregation. The relief is 
limited to one financial year for each allotment.

RevenueSA’s land tax calculators are a useful tool 
that can be used to estimate the value of land tax 
relief available to you.

In the following example, a developer can reduce 
the total amount payable on their land tax bill from 
$4,040 to $2,040, as they are eligible for $2,000 of 
relief to be applied to their land tax assessment.

The developer intends to build a single dwelling on 
each allotment. The dwelling on Parcel C meets all 
affordable housing criteria and will be eligible for 
the affordable housing concession. 

Using the general rates of land tax in the  
2022–23 financial year, the concession is 
calculated as follows:

•	 Total land tax assessed on A, B and C 
jointly ($4,040)

•	 Subtract land tax assessed on A and B jointly 
($2,040)

•	 Subtract land tax assessed on C only ($0)
•	 Equals the value of the concession ($2,000)

Developer XYZ Pty Ltd is eligible for $2,000 
of relief to be applied to their $4,040 land tax 
liability.

Example

Developer XYZ Pty Ltd owns a single block 
of land. 

As at midnight 30 June, the developer has 
subdivided the block into 3 allotments: 

Parcel A, which has a site value of $500,000, 
Parcel B, which has a site value of $400,000 and 
Parcel C, which has a site value of $200,000.

A
Site value

$500,000

B
Site value

$400,000

C
Site value

$200,000
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Planning referrals to DHUD 

Key points:

•	 A planning referral occurs through the 
development assessment process.

•	 The relevant planning authority (Council or 
the State Planning Commission) refers a 
development application which provides for 
affordable housing to DHUD for the purpose 
of enabling DHUD to provide direction on the 
conditions required to secure the provision of 
dwellings or allotments for affordable housing.

•	 DHUD has 20 business days to respond to the 
assessing body (not including any time waiting for 
further information from the developer).

•	 DHUD can send a request for further information 
to the developer within 10 days of the referral if 
further clarification is needed. 

What is a planning referral?

The South Australian planning system provides 
online lodgement and assessment of development 
applications against the Planning and Design Code, 
with referrals to Government agencies and Councils 
as required.

A referral will typically allow the Government 
agency to provide technical advice and comments 
to the planning authority about the proposed 
development.

A full guide to development assessment is available 
from PlanSA – Guide to Development Assessment.  

When will a referral occur?

The planning authority undertakes a verification 
process for each development application. The 
referrals are generally issued following verification.

Referrals are made when your development 
application states affordable housing will be 
provided and your proposal is within the Affordable 
Housing Overlay.

Key points:

Engaging early with DHUD will assist the 
integration of affordable housing within your 
development proposal and avoid delays during 
the development assessment process. 

Part Two of this toolkit provides information 
about:

•	 The planning referral process, and
•	 Legally enforceable obligations. 

Your development proposal will be referred 
to DHUD via the Development Application 
Processing (DAP)  system.

To secure the affordable housing commitment 
in your development, DHUD will request your 
agreement to a legally enforceable obligation 
to provide affordable housing. Your agreement 
with  DHUD serves as evidence of your affordable 
housing commitment, which will be assessed 
by the relevant authority in the development 
assessment process.

PART 2: Development Application Process
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What is a request for further 
information and how can it 
be avoided?

DHUD has 10 business days after receiving the 
planning referral to decide whether enough 
information has been supplied to undertake its 
referral response (i.e. number of lots and clear 
identification of the number of proposed affordable 
housing lots.) 

If further information is required, the assessment 
period ‘clock’ will pause. 

If affordable housing is not being delivered, a 
rationale should be included in the documentation.

Figure 1: Assessment timeframes in the planning system

How long will a referral 
take?

DHUD has 20 business days to respond to a 
referral from the date when all required information 
is provided by the applicant for assessment. 
However, the assessment period can be paused if 
further information is required. The development 
assessment process is illustrated below.

 

 

N
eed m

ore help? 

To find out m
ore visit w

w
w

.plan.sa.gov.au, em
ail PlanSA@

sa.gov.au or call the PlanSA Service 
D

esk on 1800 752 664.  

Source: https://plan.sa.gov.au/our_planning_system/instruments/assessment_pathways
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What is a Land Management 
Agreement?

Land Management Agreements (LMAs) under 
sections 192 and 193 of the Planning, Development 
and Infrastructure Act 2016 are used by the 
Government of South Australia to provide terms 
relating to development, including securing 
affordable housing commitments as outlined in the 
Government Gazette Notice.

LMAs are legally enforceable obligations that are 
registered on the Certificate of Title when executed 
by a developer and DHUD (as delegate for the 
Minister for Planning).

DHUD has an established LMA template for the 
delivery of affordable housing that can be supplied 
to you on request.

 1. 
A developer 
contacts DHUD 
to advise their 
intent to provide 
affordable housing.

 2.
The LMA is 
executed by 
the developer 
and DHUD and 
registered on 
the Certificate of 
Title by DHUD’s 
conveyancer.

 3.
A proposal plan is 
lodged and referred 
to DHUD for review 
(planning referral).

 4.
The relevant 
planning authority 
uses the LMA 
as evidence of a 
legally enforceable 
obligation for the 
developer to deliver 
affordable housing.

 5.
Development 
approval is granted 
(i.e. planning and 
building rules 
consents).

 6.
Land division 
lodged (by stage).

 7.
Land division 
Certificate of 
Approval issued 
(by stage).

 8.
The developer 
contacts DHUD to 
request rescission 
of LMA (by stage).

 9.
DHUD executes 
rescission 
documentation 
which is returned 
to the developer 
for lodgement by 
the developer’s 
conveyancer.

 10.
Certificates of 
Title are issued.

A typical LMA process can include the following:

 Legally Enforceable 
Obligations 

Key points:

•	 Affordable Housing is primarily secured 
through Land Management Agreements 
(LMAs).

•	 An LMA is a mechanism used to set out rules 
relating to the development, management, 
preservation or conservation of land.

•	 Other legally enforceable obligations 
include development deeds, development 
agreements and conditions of 
planning consent.

DHUD is available throughout the entire LMA process 
to assist you in ensuring your project is delivered in 
accordance with the affordable housing criteria. 
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Attaching

Planning authority 
determination

Certificate of  
approval issued

LMA
AH Plan by stage

Attaching

The LMA process (figure/timeline)

Developer Signature

Developer proposes 
Affordable Housing Plan 

(AH Plan)

Developer lodges division 
plan identifying AH

Developer lodges division 
plan identifying AH

Developer lodges 
Development Application 

with planning authority

Minister for Planning / 
delegate signature

Land Management 
Agreement (LMA)

DHUD Feedback 
on AH Plan

Planning authority 
determination

DHUD response:  
Does or does not  

satisfy LMA

Final AH Plan agreed by 
DHUD and Developer

DHUD response:  
Meets requirements

DHUD response:  
Meets requirements

Planning authority 
determination
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Why do I need to sign a Land Management Agreement?

LMAs signed by the developer and DHUD on behalf 
of the State Government, can be used to secure the 
delivery of affordable housing.

An LMA is registered on the Certificate of Title 
and only removed once DHUD is satisfied that the 
affordable housing is being delivered in line with the 
LMA.  

A Land Management Agreement is required:

•	 To secure an affordable housing commitment on 
the sale of government land; or 

•	 If there is a complex arrangement of affordable 
housing delivery that requires a legally 
enforceable obligation.

A relevant authority cannot make a final 
determination on an application unless a Land 
Management Agreement has been registered on 
the Certificate of Title.

At the discretion of DHUD, commitments to provide 
affordable housing may be secured via alternative 
legally enforcable obligations, including conditions 
of planning consent or other types of legally binding 
agreement.

Contact DHUD at  
homeseeker.partners@sa.gov.au for further 
information on these possibilities.

Changing a Land Management Agreement

If you want to alter any of the terms in a Land 
Management Agreement, you should contact 
DHUD via homeseeker.partners@sa.gov.au 
to discuss and consider a potential amendment to 
the LMA.

Having a LMA registered on the Certificate of Title 
requires you to have the LMA rescinded and/or 
having DHUD consent to the plan of division of land 
for each development stage. 

Your conveyancer or legal representative can 
contact DHUD directly to handle these requests 
on your behalf, however you may be contacted 
for clarification if there are any queries about the 
delivery of affordable housing under the terms of 
the LMA.

To commence the rescission process, your 
representative should email DHUD at  
homeseeker.partners@sa.gov.au and provide 
the following information: 

•	 The unique Development Application number or 
project name/address;

•	 Development stage details;
•	 Deposited plan and lot numbers, identifying 

affordable housing blocks;
•	 Allotment numbers for blocks which require the 

LMA to be rescinded;
•	 Indication of whether a Certificate of Consent 

for the deposit of a plan of division is required or 
whether rescission of the LMA is sufficient; and

•	 Advise if you have ordered a Premium 
Management Service (request for urgent 
processing) from Land Services SA. 

Preparation and execution of an Application to Note 
Rescission of a LMA may take up to 10 business 
days for an ordinary request, and you should provide 
DHUD with as much notice as practicable.

Rescission of a Land 
Management Agreement 

Key points: 

•	 Once affordable housing obligations have 
been met by the developer, compliance with 
the legally enforceable obligation is achieved.

•	 Where there is a LMA, it is rescinded from 
the Certificate of Title.

mailto:homeseeker.partners%40sa.gov.au?subject=
mailto:homeseeker.partners%40sa.gov.au?subject=
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Part Three outlines the affordable housing 
delivery process, including detail on how to reach 
eligible home buyers through advertising on the 
HomeSeeker SA website and other affordable rental 
delivery options.

The HomeSeeker SA website is DHUD’s platform to 
advertise affordable home ownership opportunities 
for sale to eligible buyers. The website connects 
developers creating affordable housing with eligible 
buyers looking to purchase a home.

Affordable housing may also be delivered as an 
afforable rental property, where the land or dwelling 
will be provided for affordable lease or rent by an 
eligible rental provider. Eligible rental providers 
include the SA Housing Trust and Community 
Housing Providers.

Key points:
•	 Affordable housing can be delivered via sales 

to eligible buyers through the HomeSeeker 
SA website or as affordable rental through an 
eligible rental provider, such as a Community 
Housing Provider.

•	 For purchase under the HomeSeeker SA 
program, homes must be offered exclusively 
to eligible buyers at a fixed price for at least 
60 days. 

•	 The HomeSeeker SA program can support 
your development with assisted marketing 
and promotion.

HomeSeeker SA affordable housing website 

Key points:
•	 Developers delivering affordable housing  

can use the State Government’s HomeSeeker 
SA website at no cost to reach eligible home 
buyers.

•	 HomeSeeker SA provides developers with 
free targeted marketing of their affordable 
properties through its customer database – 
potentially reducing overall time on market.

•	 Affordable properties must be listed for at 
least 60 days, to give potential home buyers 
sufficient time to arrange finance and purchase 
the property.

•	 Supported early promotion, such as through 
the HomeSeeker SA’s ‘Coming Soon’ page and 
newsletters, can also help potential purchasers 
to be prepared and able to act as soon as 
properties are listed for sale.

PART 3: Delivering your affordable housing
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Benefits for developers using HomeSeeker SA

HomeSeeker SA provides the following benefits to 
developers:

•	 Free online listings on the HomeSeeker SA 
website;

•	 Free online listings on the realestate.com.au 
website (vacant land excluded); and 

•	 Targeted marketing of selected properties 
via regular e-newsletters to thousands of 
HomeSeeker SA subscribers.

HomeSeeker SA properties are exclusively available 
for sale at a fixed price to eligible buyers for a 
limited period (minimum of 60 days). The eligibility 
criteria for prospective buyers are detailed on the 
HomeSeeker SA eligibility page. 

If a product has not been purchased by an eligible 
home buyer at the end of the exclusive listing period, 
the listing can be either extended, or sold on the 
open market at the same price and still count as an 
affordable outcome.

HomeSeeker SA has established a database of 
thousands of prospective eligible home buyers. 
DHUD can assist you to reach this database 
through various marketing activities including the 
HomeSeeker SA ‘Coming Soon’ webpage and 
regular e-newsletters.

Listing process

When you have a property which is ready to be 
listed, contact the HomeSeeker SA team via 
homeseeker.partners@sa.gov.au to access this 
free marketing service.

You will be provided with a listing form, which needs 
to be completed for each property.

If you have multiple listings at one time, you may 
be required to spread these listings over a period 
of time.

To advertise on HomeSeeker SA, you will need to 
provide:

•	 Contact details of your sales agent;
•	 Property information (price, address, bedrooms, 

bathrooms, car spaces);
•	 When the property is to be advertised for sale;
•	 Marketing copy (a description of the residential 

and development details);
•	 Images (at minimum one high-quality elevation 

image and a floor plan).

The HomeSeeker SA team will notify you once your 
property has been published on the website.

https://homeseeker.sa.gov.au/properties
https://www.realestate.com.au/
mailto:homeseeker.partners%40sa.gov.au?subject=
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Exclusive listing period for 
affordable homes and land

The exclusive listing period is the time in which the 
properties can only be sold to eligible home buyers. 
The exclusive listing period begins on the date a 
property is first advertised on HomeSeeker SA, and 
ends a minimum of 60 days after the listing goes 
live, or once the property goes under contract to an 
eligible home buyer. 

Once the exclusive listing period has commenced, 
properties must be offered for sale at a fixed price 
and must only be sold to an eligible home buyer. A 
fixed price means that the home can be delivered 
for the price quoted on the listing, and additional 
costs are not incurred for items such as footings to 
enable the home to be built. See the HomeSeeker 
SA Turn Key Standard for more detail.

During the exclusive listing period on HomeSeeker 
SA, DHUD may simultaneously advertise homes 
on realestate.com.au at no cost to you. DHUD also 
encourages you to undertake your own marketing to 
support the HomeSeeker SA listing, provided that 
during the exclusive listing period any buyer satisfies 
the HomeSeeker SA eligibility criteria.

If no offers are received from an eligible home buyer 
during the exclusive listing period, then the property 
will be automatically removed from the HomeSeeker 
SA website after 60 days, and the property may be 
sold to a non-eligible buyer on the open market. 

To meet your requirement to provide affordable 
housing as part of your development, any 
property sold on the open market must be at or 
below the affordable sale price or listing price 
(whichever is greater) to count towards your 
affordable housing obligation.

First-in-line process for 
eligible buyers 

To ensure fairness to eligible home buyers, a first-in-
line sales method applies to the sales process. This 
means homes are offered for sale to the first eligible 
home buyer who can prove to the selling agent that 
they have finance pre-approval and are willing to 
sign a Declaration of Eligibility to verify that they 
meet the eligibility criteria. 

The requirement to demonstrate evidence of 
finance pre-approval is to ensure that your sales 
agent can be satisfied that any interested parties 
are serious and are ready to follow through with 
a purchase.

If you anticipate high demand for your property 
listing, a ballot system can be used in accordance 
with HomeSeeker SA procedures.

Affordable rental 
opportunities 

Key points:
•	 You may provide affordable housing as 

affordable rental accommodation.
•	 This may be through selling properties 

to a property manager who will provide 
affordable rental, such as a Community 
Housing Provider.
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Partnering with a Community Housing Provider to deliver 
affordable rental 

If you as a developer sell a property to a Community 
Housing Provider, the sale price does not have to be 
under the Affordable Sale Price.

This is because CHPs provide affordable rental 
opportunities by ensuring that the property is leased 
at an affordable rental price. 

You are encouraged to engage with CHPs early in 
the development process to help you consider if 
partnering with, or selling to, a CHP will support the 
delivery of affordable housing in your project.

Each CHP has its own business model.  
Understanding these models for affordable rental 
housing may assist your feasibility analysis. CHPs 
may also be able to access special finance for 
affordable housing through Housing Australia.

A list of Community Housing Providers is available 
on sa.gov.au – community housing providers.

https://www.sa.gov.au/topics/housing/renting-and-letting/renting-from-a-community-group/list-of-housing-associations
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Affordable Housing Plans 
An Affordable Housing Plan is a staging plan in the 
form of a simple spreadsheet that outlines how your 
project will meet its affordable housing requirement 
across each stage of your development. 

It is a critical piece of communication between you 
and DHUD that provides key information that is used 
when DHUD is processing planning referrals and 
clearances, requests to consent to subdivision, and 
to check against your six-monthly reporting.

The plan should take into consideration the location 
of allotments, indicative pricing, and target tenure 
mix of the affordable housing (for example, either 
home ownership or affordable rental). 

The plan must be provided to DHUD to supplement 
a LMA or other legally enforcable obligation to 
provide affordable housing. A template is available 
from DHUD on request.

The plan may be required to identify specific 
allotments but must include the total number 
of dwellings in each stage. It can be revised and 
amended to reflect changes as your project 
progresses. 

An example of an Affordable Housing Plan is shown 
in Appendix D.

Key points:
•	 DHUD will request information from you as a 

developer to confirm the amount of affordable 
housing you intend to deliver, and that the 
affordable housing has been delivered. 

•	 This is normally in the form of an Affordable 
Housing Plan and half-yearly and final 
sales reports. 

•	 An Affordable Housing Plan outlines how many 
affordable houses/allotments are intended to 
be delivered on a stage-by-stage basis. 

•	 When all affordable housing has been sold/
rented as per your agreement with DHUD, 
it must be reported to DHUD.

This section outlines the affordable housing 
reporting process and offers a step-by-step 
process for completing the reporting paperwork 
required by DHUD. 

Once affordable housing has been sold or rented, 
you must provide evidence to fulfil your legal 
obligation. 

If a Land Management Agreement was used to 
secure affordable housing, this information will 
allow the LMA reference to be removed from the 
Title.

PART 4: Reporting requirements
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Half-yearly and final reports to DHUD
The Affordable Housing and Market Solutions team 
in DHUD tracks the delivery of affordable housing 
through regular six-monthly reporting. This enables 
DHUD to track how projects are progressing 
to meet their affordable housing obligations as 
identified in their Affordable Housing Plan and LMA, 
and ensures that there is ongoing communication 
channel between developers and DHUD.

Developers are sent a spreadsheet, asked to 
verify the information provided, and update the 
information where necessary. To assist developers, 
any properties listed on HomeSeeker SA are pre-
loaded by DHUD into the reporting spreadsheet. 
Properties sold to CHPs or for other types of 
affordable housing need to be identified by the 
developer and added to the spreadsheet.

This reporting enables the team to monitor the 
progress of a project in line with the LMA, raise any 
delivery issues, help to coordinate any marketing, 
and assess pathways for future stages.

If you have questions about correctly completing 
these important reports, please contact the 
Affordable Housing and Market Solutions team.

Data is collated by DHUD and used to report 
on the 15% Affordable Housing Policy in the 
planning system.

Southwark  Grounds (Artist impression)
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Topics Description and Link

HomeSeeker SA 
– Developers

Information including detailed fact sheets for the residential development industry about 
the creation of affordable housing

homeseeker.sa.gov.au/developers

Community Housing 
Providers

A list of Community Housing Providers in South Australia

sa.gov.au/topics/housing/renting-and-letting/renting-from-a-community-group/
list-of-housing-associations

Development 
Application 
Processing

Lodge your development application

plan.sa.gov.au/development_applications/lodge_an_application/lodge_online

Development 
Application 
Lodgement wizard

Find out which pathway your development application will use to be assessed.

plan.sa.gov.au/development_applications/lodge_an_application/find_out_where_
to_lodge

Energy efficiency 
assessments

Compliance with the Building Code of Australia.

sa.gov.au/topics/business-and-trade/building-industry/building-rules-
regulations-and-information/sustainability-and-efficiency-regulations/energy-
efficiency-assessments

Guide to 
Development 
Assessment

A guide to assist in undertaking development in South Australia.

plan.sa.gov.au/__data/assets/pdf_file/0008/699353/Guide-to-Development-
Assessment-PDI-Act.pdf

HomeSeeker SA The website used to market affordable housing to eligible buyers.

homeseeker.sa.gov.au

Planning and Design 
Code

Find out which policies apply to your site.

code.plan.sa.gov.au

Revenue SA Find out about land tax concessions offered for affordable housing

revenuesa.sa.gov.au/landtax/LTExemptions/affordable-housing-developers-
concession

SA Integrated Land 
Information System 
(SAILIS)

South Australia’s online land titles system.

landservices.com.au/products-and-services/sailis-factsheets-and-support

SA Planning Portal Find out about the State’s planning system

plan.sa.gov.au

SA Property and 
Planning Atlas

Find out if your site is within the Affordable Housing Overlay

sappa.plan.sa.gov.au

Appendix A
Useful links and documents 
This is a list of all the websites and links provided in the above document.

https://www.homeseeker.sa.gov.au/developers
http://sa.gov.au/topics/housing/renting-and-letting/renting-from-a-community-group/list-of-housing-associations
http://sa.gov.au/topics/housing/renting-and-letting/renting-from-a-community-group/list-of-housing-associations
http://plan.sa.gov.au/development_applications/lodge_an_application/lodge_online
http://plan.sa.gov.au/development_applications/lodge_an_application/find_out_where_to_lodge
http://plan.sa.gov.au/development_applications/lodge_an_application/find_out_where_to_lodge
http://sa.gov.au/topics/business-and-trade/building-industry/building-rules-regulations-and-information/sustainability-and-efficiency-regulations/energy-efficiency-assessments
http://sa.gov.au/topics/business-and-trade/building-industry/building-rules-regulations-and-information/sustainability-and-efficiency-regulations/energy-efficiency-assessments
http://sa.gov.au/topics/business-and-trade/building-industry/building-rules-regulations-and-information/sustainability-and-efficiency-regulations/energy-efficiency-assessments
http://plan.sa.gov.au/__data/assets/pdf_file/0008/699353/Guide-to-Development-Assessment-PDI-Act.pdf
http://plan.sa.gov.au/__data/assets/pdf_file/0008/699353/Guide-to-Development-Assessment-PDI-Act.pdf
https://homeseeker.sa.gov.au/
https://code.plan.sa.gov.au/
https://www.revenuesa.sa.gov.au/land-tax/LTExemptions/accordian-pages/tax-concessions-to-promote-new-housing-opportunities
https://www.revenuesa.sa.gov.au/land-tax/LTExemptions/accordian-pages/tax-concessions-to-promote-new-housing-opportunities
https://www.landservices.com.au/products-and-services/sailis-factsheets-and-support/
https://plan.sa.gov.au/
https://sappa.plan.sa.gov.au/
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Appendix B 
Case study: Large-scale Master Planned Community

Riverlea 
A transformational project showcasing affordability and design excellence

The award-winning Riverlea, situated adjacent to 
the Gawler River approximately 35km north of 
the Adelaide CBD, is an outstanding example of 
how a master-planned community can seamlessly 
integrate affordable housing with market-priced 
homes.

When driving or walking along the well-maintained 
streetscape at Riverlea, the HomeSeeker SA 
affordable homes are difficult to distinguish from 
more expensive homes.

Part of the secret at Riverlea is the high-quality 
facades throughout the development, which 
feature the construction of affordable and market-
priced homes on blocks with similar frontages. 
HomeSeeker SA’s affordable price points are 
achieved through innovative planning and design 
solutions, rather than lower-quality construction or 
reduced amenities. 

Walker Corporation, a leading national developer, 
is proud to be delivering South Australia’s largest 
master planned community at Riverlea, which began 
construction in 2021. Riverlea will become South 
Australia’s largest master-planned community 
– a transformational project that is redesigning 
the northern Adelaide housing landscape.

The Riverlea community is already home to more 
than 2,000 residents, living within a vibrant and 
growing neighbourhood that is delivering a new 
level of urban amenities, community facilities and 
services include parks, playgrounds, an extensive 
saltwater lake system, pedestrian and cycle 
networks a supermarket, café and restaurants, 
child care centre, medical centre, indoor recreation, 
gyms, offices, shops, and more.
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Walker describes Riverlea as playing a key role 
in addressing South Australia’s housing supply 
gap, with an average of 45 new sales per month 
forecasted across the next two years. 

This momentum reflects both the quality of the 
community assets and Riverlea’s role in delivering 
diverse and affordable housing options for first-
home buyers, growing families, and downsizers alike.

In September 2025, Riverlea was announced as 
the winner of the 2025 Property Council Award 
for South Australia’s Development of the Year, 
recognising the community’s quality, scale and 
positive impact on local families.

Riverlea is a transformational project that is 
reimagining the housing landscape in the northern 
suburbs of Greater Adelaide. The opportunity 
to present the affordable product in Riverlea 
demonstrates how affordability and design 
excellence can coexist.

Through Walker’s partnership with HomeSeeker SA, 
Riverlea is setting a new benchmark for how the 
private and public sectors can collaborate to provide 
real housing choice for South Australians.

Walker strives to work in collaboration with State 
Government agencies, the local Council, and 
the community to deliver outstanding master-
planned developments that serve the respective 
communities well, incorporating a diversity of 
housing (including affordable housing), community 
services and facilities, and ecologically sustainable 
development practices.

As of December 2025, Riverlea has sold more than 
1,600 lots, and over 800 homes have been built, with 
an additional 300 homes under construction.

By the time Walker sells the last block, 
Riverlea is forecast to comprise12,000 homes 
and accommodate about 40,000 residents. 
This number could grow significantly (possibly 
exceeding 50,000) as future planning introduces 
medium-density and mixed-use solutions to meet 
the surging demand for accessible, well-connected 
housing in northern Adelaide, particularly along the 
north-western spine.
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Appendix B
Case study: Medium-scale mixed-use development

Fort Largs 
An award-winning project incorporating high quality affordable housing

Fort Largs is a landmark masterplanned community 
that developer Peet is confident has redefined 
Adelaide’s coastal living, blending heritage 
conservation with innovative urban design.

Located on the Lefevre Peninsula at Taperoo, this 
development comprising 220 homes – including 33 
affordable dwellings sold through HomeSeeker SA 
– transformed a dormant former military and police 
training site into a thriving residential, retail and 
cultural destination.

Led by Peet, the project overcame complex 
planning, environmental and heritage challenges 
to deliver a cohesive, inclusive and sustainable 
community. The restored 150-year-old Fort, once 
inaccessible to the public, is now a vibrant precinct 
featuring seven commercial tenancies, event spaces 
and community markets. 

Peet describes this revitalisation as sitting at 
the heart of the community and anchors the 
surrounding open spaces and housing.

The masterplan delivers a diverse product mix from 
affordable terrace homes to premium beachfront 
residences, underpinned by high architectural 
quality, coastal resilience and sustainability. Heritage 
elements are preserved and celebrated while 
passive design principles, rooftop solar and WSUD 
infrastructure ensure long-term liveability and 
environmental stewardship.

Demolition works began on site in late 2021 with 
all homes sold by January 2026, ultimately set to 
create a community of around 550 residents when 
construction is completed in 2027.
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The project saw outstanding market response with 
more than 10,000 expressions of interest and a 
93.9% customer satisfaction rate.

In 2025, Fort Largs won two of the most prestigious 
accolades at the UDIA SA Awards for Excellence 
– ‘Project of the Year’ and ‘Masterplanned 
Development of the Year’.

These awards recognise the best in South 
Australia’s urban development, celebrating projects 
that set new benchmarks for design innovation, 
community connection, and sustainability.

Peet says affordable housing was embedded into 
the masterplan from the outset. Key locations were 
identified to deliver affordable housing outcomes 
across all six stages, to ensure affordable outcomes 
were available in market throughout the project 
lifecycle.

The majority of the affordable housing outcomes 
were comprised across two main dwelling types – 
the Heritage Collection and the Coastal Collection. 
These homes were 2 & 3 bed Torrens titled 
terrace homes, priced from around $470,000 
(in 2021) to $675,000 (in 2025), all of which were 
launched alongside premium product ranges 
(being beachfront homes priced in the $1.5M – 
$2.3M range).

To guide first home buyers, Peet’s marketing 
campaign included an educational seminar, 
supported by HomeStart, to explain the 
HomeSeeker SA and shared equity process. 
Ultimately this fostered clear understanding and 
helped buyers navigate the process with confidence.

Behind the scenes, Peet found the HomeSeeker 
SA team highly collaborative and supportive of the 
objectives, for both affordable housing outcomes, 
as well as the overarching Fort Largs vision. Formal 
endorsement of proposed pricing was assessed 
quickly at each stage, contributing to a progressive 
sales release, ensuring affordable housing options 
were available at each stage of the development 
sales lifecycle.

Peet says through collaboration, community 
engagement and design excellence, Fort Largs 
sets a new benchmark for adaptive reuse and 
masterplanned coastal development in Australia.
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Appendix B
Case study: Small-scale Infill Development

Chatham Road, Keswick 
An outstanding demonstration of inner-city affordable infill 

Nestled in a quiet, leafy street less than 3 kilometres 
west of Adelaide’s CBD, is a small community of 
11 stylish townhouses, all delivered as affordable 
homes via a private developer participating in the 
State Government’s HomeSeeker SA initiative. 

The development, located at Chatham Road in 
Keswick, is one of a growing number of projects 
being developed across Adelaide’s suburbs, 
revealing the positive impact of South Australia’s 
Affordable Housing Overlay, HomeSeeker SA and 
HomeStart’s Shared Equity Option

South Australia’s incentive-based approach to 
affordable housing delivery means that many 
developers are proactively looking to deliver 
affordable projects. Langford Hewett, the developer 
of Chatham Road, has now completed three 
affordable projects by early 2026.

The Chatham Road project is located in the Housing 
Diversity Neighbourhood Zone, which supports 
well-located, medium density development, 
and is enhanced by the reduced carparking 
requirements and increased density allowable in 
the Affordable Housing Overlay. Close to the city 
and well connected to public transport, the location 
in Keswick offers residents convenient access to 
employment, services and amenities.

Langford Hewett says every detail of the project was 
thoughtfully considered from the earliest stages of 
planning and design, including the contemporary 
facades and building materials to bathroom 
configurations.
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The developer engaged experienced partners to 
help deliver the project, bringing on Alliance 
Development & Construction as builders and Ray 
White Projects SA for sales and marketing expertise.

Ray White Projects SA, a local sales agency 
with experience and market knowledge in the 
HomeSeeker SA process, was able to provide early 
advice on feasibility, pricing strategy and buyer 
demand.

All 11 homes were offered for sale at $660,000 with 
HomeStart’s Shared Equity Option, a loan product 
that enables homebuyers to purchase a property 
with up to 25 per cent of the purchase price as an 
interest-free, repayment-free loan (until the home is 
either sold or refinanced).

Langford Hewett says engaging an experienced 
sales agent helped educate potential home buyers 
about the unique benefits of HomeSeeker SA 
and HomeStart. As a package, the combination 
of priority access for eligible buyers to affordably 
priced homes, increased borrowing power, first 
home buyer grants and stamp duty relief removes 
many of the most significant barriers to home 
ownership.

In late 2025, residents began moving into their 
stylish homes to create a new community. For the 
eligible buyers at Chatham Road, HomeSeeker SA 
was an opportunity to enter or re-enter the housing 
market when they might have otherwise been 
locked out.

The Chatham Road project is an outstanding 
demonstration of how South Australia’s mix of 
initiatives to support home ownership come 
together to help more South Australians into secure 
and affordable housing.
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Appendix C 
Greater Adelaide Planning Region
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