28 February 2020
Department of Planning, Transport and Infrastructure
GPO Box 1815
ADELAIDE SA 5001
Via Email: DPTI.PlanningReform@sa.gov.au

Dear Sir/Madam
Re: Submission – Planning and Design Code – Phase 3
Flagstaff Road, White Sands
MasterPlan provides this submission on behalf of Mr Greg Toop, who has an interest in land located at
Flagstaff Road, White Sands.

On behalf of our client we request the zone and associated policies associated with their site and broader
locality be amended to better reflect the needs of the developing industrial and agricultural value adding
facilities in the precinct.

Our client generally supports the transition of their land from the Primary Production Zone (Central Policy
Areas Policy Area 3 (Policy Area) & Flagstaff Road Precinct 23 (Precinct)) to the Rural Intensive Enterprise

Zone, however the changes in policy proposed by the current draft Planning and Design Code (PD Code)
do not adequately address the current constraints imposed by the Zone, Policy Area and Precinct under
Council’s Development Plan, particularly in respect of land division.

Our client has an interest in number of land holdings in the existing Precinct, and is, therefore concerned
as to the development of the precinct as a whole.

The Precinct comprises a mix of land uses including Big River Port, Sun Pork, Ingham and Hampel Poultry,
vacant land and a small number of dwellings. At present the land parcels in the Precinct are typically of a
large, albeit irregular size and configuration, with the SEAGAS pipeline running through the Precinct.
The location of the precinct, in close proximity to significant transport routes, large areas of primary

production land and a significant workforce makes in an ideal location for large industrial uses which add
significant value to the regional economy and generate significant employment. In addition, the future of

the precinct should include a variety of ancillary and supporting uses which ensure that the large uses can
operate effectively.

The Locality Plan attached, displays the industrial Precinct in context with the surrounding locality.
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Figure 1 below is an excerpt of the Locality Plan displaying the location of the Primary Production Zone

and boundary of the Precinct.

Figure 1: Aerial image of the land in context with Norton Summit township

In review of the PD Code, the boundary of the Flagstaff Road Precinct 23 will transition to the

Rural Intensive Enterprise Zone, as shown on Figure 2 below:

Figure 2: Proposed zoning

The existing Flagstaff Road Precinct 23 will transition entirely into the Rural Intensive Enterprise Zone and
be wholly surrounded by the Rural Zone, for the exception of the Rural Shack Settlement Zone to the
north-east.
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Our client is committed to improving the development potential and economic capacity of the existing
Precinct. The current policies under Council’s Development Plan, however, do not assist in promoting
ancillary and allied activities of a smaller and more subservient scale than those large industries.

To date, this has limited the existing Precinct’s ability to meet its economic potential and therefore
hindered development progress in the area.

The following table below compares the key desired outcomes and procedural implications prescribed
with in the land’s current zone versus the incoming PD Code zone, specifically for land division.
Current System – Primary Production Zone

PD Code - Rural Intensive Enterprise Zone

Procedural Matters

Procedural Matters

Nature of Development

Nature of Development

The following forms of Development are
non-complying:

Land Division will be a Performance Assessed
Development.

Land division creating allotments less than
40 hectares within Central Policy Area 3,
East Policy Area 4, North Central Policy Area 5,
North West Policy Area 6 or South West Policy Area 8.

Public Notification

Except where either (a), (b), (c) or (d) apply:
(a)

(b)
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only one additional allotment is created which
contains a habitable dwelling that existed on
the 6 December 1990 and this allotment:

The following forms of development would require
public notification:
All classes of performance assessed development are
excluded from notification except where they involve
any of the following:
(h)

has sufficient land for a roadway to
connect the allotment to the nearest
existing trafficable public road

the site of the development is adjacent to land
in a different zone

(i)

is divided from an allotment
contained on a separate Certificate of
Title existing on 6 December 1990

development identified as “all other code
assessed development” in Rural Intensive
Enterprise Zone Table 3

(j)

detached dwelling

(k)

renewable energy facilities

(l)

wind farm

(m)

wind monitoring mast

(i)

does not exceed 2 hectares

(ii)

(iii)

(iv)

has a current Valuer General’s record
which indicates that the dwelling
exists on the property and Council
records do not indicate that the use
of this dwelling has changed

(v)

has a dwelling that was erected
initially as a dwelling or has been
approved for use as a dwelling

it involves a boundary realignment and where
the number of resulting allotments less than
40 hectares remains the same as existed prior
to the realignment.
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Current System – Primary Production Zone
(c)

it involves the creation of an allotment or
allotments within Central Policy Area 3 for
the purpose of accommodating direct allied
food industries, including stock slaughter
works.

(d)

it involves the creation of an allotment or
allotments within Precinct 23 Flagstaff Road
for the purpose of accommodating direct
allied food industries, including stock
slaughter works, or ancillary allied food
industries.

PD Code - Rural Intensive Enterprise Zone

Public Notification
The Zone lists the following as Category 2:
Direct and ancillary allied food industries, including
stock slaughter works in Central Policy Area 3.
Land division for direct and ancillary allied food
industries including stock slaughter works, in
Central Policy Area 3.
Policy Area

Zone Policy
DTS/DPF 4.1

10

Land may be divided where:
(a)
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the proposed allotment or allotments
are to accommodate an existing
allied food industry (value adding)
activity associated with primary
production, including stock slaughter
works; or

(b)

part of a joint land use/land division
Development Application for an allied
food industry (value adding) activity
associated with primary production,
including stock slaughter works; and

(c)

for both (a) and (b) the allotment or
allotments:
(i)

are of an appropriate size
and shape for the intended
use

(ii)

can be connected to
required infrastructure
services

(iii)

can accommodate the use
without detriment to
adjoining land

Allotments have an area not less
than that specified in the Minimum
Allotment Size Technical and
Numeric Variation Overlay.

Limited Land Division Overlay Policy:
DTS/DPF 1.1

No additional allotments are
created
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As detailed above, land division in the current Precinct must be for the purpose of accommodating direct
allied food industries, including stock slaughter works, or ancillary allied food industries, otherwise it is a

non-complying development. This significantly limits additional and ancillary industries that only require

smaller allotments. As a result, large areas of land within the Precinct is underutilised or vacant.

The new PD Code classifies all land division as Performance Assessed Development, subject to a number
of Overlay, Zone and General policies. The key overlay we have identified is the Limited Land Division
Overlay, of which will not permit the creation of an additional allotment. We consider that this would
ultimately constrain the existing Precinct further and potentially prevent any form of land division
occurring, outside a boundary alignment.

Our review of the PD Code suggests that the existing Precinct will become more constrained by policy
that prevents land division for the purpose of creating an additional allotment. This is a significant
concern to our client.

In review of the current Desired Character for the Precinct, the Development Plan focuses on:
It has been established to recognise existing activities in the area, including stock slaughter

works, feed mill and intensive animal keeping, and to accommodate other allied food

industries (both direct and ancillary) which will provide for value adding activities associated
with primary production.

Direct allied food industries may include activities such as washing/processing/packing of

produce, stock slaughter works, bulk commodity storage and feed/hay processing mills.
Ancillary allied food industries may include activities such as agricultural chemical resellers,
cold storage, transport and logistics, and food manufacturers.

In review of the new desired outcomes, the Rural Intensive Enterprise Zone will focus on:
Multi-purpose intensive agricultural production, processing facilities and supporting ancillary
industries that are important economic and employment assets to the State.

Our review suggest that the intent of the current and new zone polices are largely consistent and

ultimately, therefore, limiting of ancillary and allied uses. Our client seeks that the intent of the policy be

reviewed to better facilitate more ancillary and modest forms of industrial activities where they support or
are reasonably associated with the larger industries in the Zone. We would contend that such a change to

policy should ensure better utilisation of the land available in the existing Precinct and will promote
greater growth and development opportunities for the area.
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Whilst our client supports the transition from the Primary Production Zone to the Rural Intensive
Enterprise Zone, we request that:
•

the Limited Land Division Overlay be removed from Table 3 – Applicable Policies for Performance

Assessed Development for land division development; and
•

the policy intent be reviewed to better promote a greater mix of industry and agricultural value

adding land uses that will ultimately create greater opportunities and economic outcomes for the
area.

In summary, we do not consider the changes in policy proposed by the current draft PD Code adequately
addresses the current constraints imposed by the existing zoning, and that this is likely to further

constrain development opportunities for this area. Appropriate amendments to ensure that envisaged
uses, including appropriate forms of development ancillary and allied to the large agricultural value

adding uses, in the locality and also to permit appropriate land division to support the development of

the area would result in improved outcomes.

Should you require any further details on this submission, please do not hesitate to contact the
undersigned.

Yours sincerely

Michael Richardson
MasterPlan SA Pty Ltd
enc:
cc:

Locality Plan.
Mr Greg Toop (by email).
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