FROM THE OFFICE OF THE MAYOR

Ref:

3/CON/SUR/1/MM

24 February 2020

Mr Michael Lennon
Chairperson
State Planning Commission
GPO Box 1815
ADELAIDE SA 5001

Dear Mr Lennon,
Consultation Submission - Planning and Design Code
Mid Murray Council refer to the release of the Planning and Design Code (the “Code”) by the State
Planning Commission (the “Commission”), for public consultation. In doing so, Council wishes to take
this opportunity to thank and acknowledge the excellent assistance of Leif Burdon (Transition
Manager) and other staff of the Commission in helping to explain and educate Council on the
proposed Code.
Council staff has undertaken a thorough review of the Code and provide the following
comments/feedback under the following headings.
General Policy Modules
Climate Change
There is a greater need for significant recognition of climate change issues and water preservation
policy in the Code.
The Code generally relies on overarching policy, but clear and measureable policy is required to
mandate (not just promote) better building ESD principles, water retention and reuse and wastewater
retention and reuse.
As an example, it is considered that the Code should ensure that less reliance is put on dwellings
accessing and using mains water as a default position – it should be mandated to capture roof-water
for reuse, not in insufficiently sized tanks which are a requirement under the Building Code but with
large domestic tanks (25,000-50,000 litre tanks) and large commercial tanks for commercial, industrial
and business uses. The Code must make more than tokenistic attempts to change people’s building
and site design outcomes.
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There is also a need for better demarcation of bushfire risk areas and impacts of drought and climate
change – we note the Commission plans to review bushfire risk areas in the next few years, but this
should be given a higher priority and be reviewed annually.
Visual Privacy
DTS/DPF 19.1 – The requirement to obscure or screen windows below 1.5 metres sill height is
supported. However, Mid Murray Council requires clarity to specify that upper level windows also
include windows on the elevated level of dwellings in the Rural Shack Settlement Zone.
Interface between Land Uses
The Code must ensure policy relating to buffer setbacks for dwellings from horticultural activities and
vice versa is included and clear, so as to minimise impacts from sprays, dust and noise – taking into
account vegetated buffers, the nature of adjoining development, prevailing winds, topography and
physical barriers.
Wastewater
A significant issue for Mid Murray Council is to ensure there is better consideration given to the
assessment of onsite wastewater systems at a development application stage. This is often
overlooked by private certifiers and in such cases this puts Councils and land owners in a difficult
position when having to resolve building siting and design issues post a Development Approval stage.
It is therefore imperative, that the Code policy be amended to place a stronger requirement for onsite
wastewater to be assessed at a development application stage, and that Deemed to Satisfy and
Performance Assessed assessment tables be strengthened to ensure Development Approvals are
not issued in advance of detailed wastewater assessments by qualified wastewater engineers.
Code Zones – River Murray Related
It is widely accepted that the Mid Murray Development Plan had some of the more detailed policy
when it comes to managing development in the River Murray flood plain. This is largely due to Mid
Murray having the largest concentration of ‘holiday homes’ compared to any other Council – some
2500 sites.
The existing River Murray Zone/Shack Settlement Policy Area is replaced with the Rural Shack
Settlement Zone and River Murray Floodplain Overlay. The following is noted:
-

It is supported that no development can be considered ‘accepted’ within the River Murray
Floodplain Overlay.
It is considered that dwelling additions and outbuildings should refer to the River Murray
Floodplain Overlay. This is critical if the works involve additions at the ground floor level.
Council has concerns with the public notification trigger in the Rural Shack Settlement Zone being:
o

All classes of performance assessed development is excluded from notification except where
they involve any of the following: (a) the site of the development is adjacent land to land in a
different zone.
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The entire Rural Shack Settlement Zone adjoins the River Murray which is zoned Conservation Zone
meaning every type of development would require public notification. This needs to be amended
within this Zone so that only certain types of development are captured in the public notification trigger
such – retaining walls, dwellings located closer to the main channel of the River Murray than adjoining
dwellings or similar. Within the proposed Zone Mid Murray Council makes the following
notes/suggestions:
-

-

-

-

-

DTS/DPF 2.2 – Consider the addition of ‘or as wide as practically possible’ given that many
dwellings exist within the 50 metre suggested setback. This allows flexibility to consider a
reduced reserve area.
DTS/DPF 3.1 – This criteria needs to be reworded. At present it suggests a dwelling needs to be
elevated but provides no minimum. Therefore, a dwelling could be elevated 300mm above the
ground and meet the criteria, yet be well within known flood levels. Suggest amended to ‘has a
floor area with an average underfloor clearance height of 2.5m when measured from natural
ground level’. Mid Murray considers this to be of upmost importance.
DTS/DPF 4.2 – Suggest increasing wet area to 15 square metres as many wet areas will now also
incorporate laundry facilities. In addition, consider including limit on under croft storage areas to
60 square metres (or similar). Otherwise this potentially allows the entire underside of a dwelling
to be enclosed and in practical terms, many dwellings do not use roller doors or removable panels
and this creates ongoing compliance issues for Council. Limiting the area at least reduces the risk
in the event of a flood.
DTS/DPF 4.3 – Request inclusion of maximum outbuilding size in the floodplain. Currently
maximum area is 54 square metres. Suggest increasing to 60 square metres and capping wall
height to 3.3 metres. Council continually receives requests for outbuildings of considerable sizes
as people’s boats and number of watercraft increase in size and number.
DTS/DPF 7.9 – Suggest addition of ‘not within 100m of Rural Shack Settlement Zone’ to avoid
conflict between houseboats and recreational users (boating/fishing) and impact on Council
wastewater infrastructure.

The River Murray Zone/Recreation and Tourism Policy Area has been transitioned to Recreation
Zone. Mid Murray Council previously had considerable policy promoting tourist style development to
support economic development within the Council area. This appears to have been lost in the
transition to a Recreation Zone. It is important this policy is not lost, as it also includes the Mannum
Caravan Park, and suggest a tourism sub-zone could apply to affected areas.
To give the proposed policy some context, Council’s planning officers assessed an existing DA
against the previsions of the Code and note the following:
-

Development Plan Assessment: Merit assessment, Category 1, Referral to DEW;
Code Assessment: Performance Assessed, Public notification (as land abuts different zone),
referral to DEW.

Many of the Performance Outcomes could not be found in the new Code (as listed below). Some of
the Performance Outcomes were categorised under a different name and some weren’t listed at all:
•
•
•
•
•
•

Design and Siting [Visual Privacy] PO 6.1
Design and Siting [Transportable Buildings] PO 11.1
Design and Siting [On-site Waste Treatment Systems] PO 16.1
Infrastructure and Renewable Facilities [On-site Water Supply and Wastewater Services] PO
11.1 to 11.5
Interface between Land Uses [Overshadowing] PO 3.1 to 3.2
Interface between Land Uses [Activities Generating Noise or Vibration] PO 4.3 and 4.4
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•
•

Residential Liveability [Amenity] PO 1.1 and 1.2
Residential Liveability [Private Open Space] PO 2.1 and 2.2.

One of the requirements for dwellings specified in the River Murray Flood Plain Overlay is DPF 3.1
which states buildings and structures should not be closer than 50 metres from the waterfront. This is
unachievable for many building sites, particularly those with a direct frontage to the river.
The lack of any reference to façade lines or setbacks from the river to new dwellings or dwelling
alterations is concerning. If there are no setback requirements, there will be no restrictions to avoid
blocking views of the river. The current Mid Murray Development Plan is quite stringent in the
implementation of policies to regulate the façade lines of dwellings fronting the river. It is suggested
that there is a performance outcome added to the River Murray Flood Plain Overlay section specifying
that the façade of dwellings (fronting the river) should be sited so as to not obstruct views or be closer
to the river than adjoining dwellings. One way of achieving this is to establish a façade line between
the dwellings either side of another dwelling. It is noted that if there are no current dwellings either
side of the subject site, this façade line should not be applied. Performance Outcome PO 3.1 of the
River Murray Flood Plain Overlay requires the following:
Buildings and structures are sited and designed to be unobtrusive when viewed from the River
Murray and nearby public roads.
This Performance Outcome is vague and does not articulate or reference any façade line, potentially
allowing a varied setback to the river.
There is no reference to floor area restrictions on the elevated levels of shacks which means that
there could potentially be no reasons to refuse a 10 bedroom 500 square metre dwelling along the
river. Currently, the Mid Murray Development Plan specifies a 300 square metre floor limit which
restricts the size and seeks to maintain (as far as practical) the natural setting of the River Murray.
In addition to the above, please also refer to the attached Murray River Alliance submission on the
general aspects of the Code as it relates to the River Murray.
Code Zones – Other
Rural Zone
It appears as if the majority of Council’s minimum allotment sizes and general policy intent have been
transitioned across which is supported.
DTS/DPF 1.1 should be amended to include a wider range of envisaged uses such as wind farms,
renewable energy facilities, worker’s accommodation etc. Renewable energy facilities are important
as Council have received an increasing number of applications within the Rural Zone for solar farms
and have previously considered three (3) wind farm applications.
Employment Zone
There is an error in the Employment Zone, where General Industry is marked as Restricted yet
Special Industry is not – this should be corrected and be drafted the other way around.
The Employment Zone identifies Consulting Rooms and Office in the Deemed to Satisfy assessment
table, yet they are not envisaged uses in the principal land use DTS 1.1 – this anomaly should be
addressed.
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Given the high intensity activities envisaged in the Zone, there is a lack of guiding policy for the
assessment of such land uses.
Conservation Zone
The use of the Conservation Zone to protect the main channel of the River Murray is supported.
Recreation Zone
The Recreation Zone has replaced the Recreation and Tourism Policy Area. There is little emphasis
on Tourism in this new Zone, which was the primary intent of the previous policy area. Suggest
addition of tourism sub zone to those areas within Mid Murray Council located within the Recreation
Zone.
Suburban Neighbourhood
A large portion of the Mannum Township is within the Suburban Neighbourhood’ Zone, this is
generally supported. However, there is a portion of land along River Lane that is proposed to be
zoned Recreation. See image below:

This land was previously zoned Urban Waterfront (Floodplain) which has been a problematic zone for
many years. This area is largely residential and the majority of allotments within the Zone are used
for residential or tourist accommodation purposes. It is considered that making the length of River
Lane Suburban Neighbourhood better reflects existing development and future development.

Page 6

The former Residential Escarpment Zone has been transitioned to the Suburban Neighbourhood
Zone. This Zone previously had specific development policy restricting land division and building
height given its prominent location in the township of Mannum and potential for considerable visual
impact if unrestricted. Suggest TNV be included to limit building height to 5.5 metres above natural
ground level and limited land division overlay be applied.
General Neighbourhood Zone
The Residential (Marina) Zone within the Mannum Waters development is being transferred to the
General Neighbourhood Zone. It is recommended that a TNV applies to all waterfront allotments
prescribing a minimum flood height of 5.3AHD to ensure protection from floodwaters. This detail is
currently within the Development Plan and has not been included in the Code transition.
The residential area known as Paddlesteamer Estate in Mannum would be better suited to the
Suburban Neighbourhood Zone rather than the General Neighbourhood Zone particularly when it
comes to minimum frontages and allotment sizes. Any intensification of development in this area
would result in considerable pressure on Council’s already at capacity stormwater infrastructure.
Caravan & Tourist Park Zone
Mid Murray Council has five (5) existing primary caravan parks. Question why none of these main
parks are proposed to be located within the designated zone to facilitate and streamline future
development of these parks. Opportunity to re-zone these parks into the Caravan & Tourist Park
Zone.
Opportunities
In October 2019 an area within the Mid Murray Council was designated as an International Dark Sky
Reserve. It is the first Dark Sky Reserve in Australia and one of only 16 worldwide.
The reserve measures 3,250 square kilometres, which makes it the fifth largest Dark Sky Reserve in
the world. A copy of the River Murray International Dark Sky Reserve map is attached. A large
portion of the reserve consists of the Swan Reach Conservation Park to be located within the
Conservation Zone, which will limit development, owned by the Department of Environment and
Water, which offers critical land use restrictions to control light pollution. A key part of maintaining
accreditation is to regulate light sources from private development. Assistance through the Code
which would act to regulate light pollution from development would ensure this is achieved and
accreditation can be maintained.
Council have developed and adopted a Light Management Plan, which was endorsed at the 9 April
2019 Council meeting. A copy is attached. Council will also work with other State Government
departments to ensure other forms of lighting (schools, ferries etc.) are also retro-fitted over a period
of time to become ‘dark sky’ compliant.
Mid Murray Council propose that a River Murray International Dark Sky Overlay be introduced to offer
additional protection and official recognition within the Planning and Design Code to ensure its future
protection from light pollution. Council is willing to work with the Department to develop basic policy.
As an example the following could apply within any overlay:
-

Lights with greater than 500 lumens must be fully shielded to prevent any light being emitted at or
above the horizontal plane.
Be fitted with motion sensors or timers where possible.

Page 7

-

Have a coordinated colour temperature (CCT) less than 3000 K.
Be switched off when not needed.
Not emit light on white or other reflective surfaces.

The River Murray International Dark Sky Reserve has enormous economic development potential
through general tourism and astro-tourism that will be critical to the success of the region moving
forward. The Dark Sky Reserve also has strong connections with local Indigenous groups noting that
the Ngaut Ngaut Conservation Park is located within the Reserve.
Council staff have raised this thought with its Transition Manager and other DPTI staff during the
Chief Executive Officer/Mayor visit and all have agreed it would best fit as an overlay or Character
Preservation District.
Mapping
General Comments
-

See reference to River Lane, Mannum and suggest amendment above.
Existing Transport Industry Zone is being amended to Employment Zone. Suggest amalgamating
into adjoining Rural Zone given the surrounding land uses and likely future land use.
Suggest extending Suburban Employment Zone along Walker Avenue to include the large site
comprising Mannum Storage, see image below.
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-

-

-

-

Allotments on the north-west side of the river along Purnong Road, just out of Mannum – some
allotments are split between the Rural Zone and Rural Settlement Zone. Would be a good
opportunity to fix this up (including properties at the corner of Purnong Road and Shearer Heights
Road), so that the small-medium sized residential allotments are within the Rural Settlement Zone
and the large rural allotments behind are within the Rural Zone.
Existing Kia Marina and Rivershare Marina zoned ‘Recreation’. Suggest amending to
Infrastructure (Ferry and Marina Facilities) to better suit the current and intended land use.
Perseverance Court, Younghusband – Minor boundary anomaly that sees rear of allotments ‘cut
off’ and placed in Rural Zone. Amend to include whole of allotments within the Rural Settlement
Zone.
Extend Rural Settlement Zone along Gowling Court to include all allotments of average size
(proposed to change to Rural Zone).
The portion of the Rural Settlement Zone closest to the river (north) at Gowling Court,
Younghusband does not align with the allotment boundaries closest to the river (north). Realign
Zone boundary to match northern allotment boundaries.
Township Zone boundary in Sedan needs to include all township allotments.
The Greenways Irrigation Area is to be split between Rural Zone and Rural Horticulture Zone.
Given the similarity of the land uses suggest all of the area is Rural Horticulture Zone.
One allotment located on the south-western side of Church Crescent, Palmer contains a dwelling
but is zoned Rural – suggest including this allotment within the Township Zone.

Please note that Council staff would be willing to meet with DPTI staff to work through the proposed
mapping changes given the number of suggestions/amendments/errors that have been identified.
Flood Mapping
It is noted that the 1956 flood mapping that exists in the Development Plan has not been transferred
to the Code. The River Murray Flood Plain Overlay replaces 1956 flood mapping, and this area is
based on the River Murray Water Protection Area. This area is a much larger catchment than the
1956 flood plain and as such triggers more environmental management and referrals than what has
been experienced under the Development Act. It is Council’s opinion that mapping the 1956 flood
event (or alternate event) is crucial to ensure accurate and robust assessment of development within
the flood plain.
The current River Murray Water Protection Area excludes certain townships (Mannum, Morgan) but
not others (Blanchetown, Swan Reach). Suggest exclusions apply to townships except for those
parts of the town located in the Rural Shack Settlement Area or within the 1956 flood plain.
Definitions
Mid Murray Council generally support the amended and updated land use definitions. They are clear
and easy to follow; this will be particularly important for the public. The following notes are made for
consideration:
Agricultural building – The inclusion column specifies a pump shed is defined as an agricultural
building. Question - Does this mean that a pump shed for water extraction along the river for
domestic purposes is an agricultural building? Also, suggest inclusion of ‘grain shed’ as an included
use.
Horse keeping – The deletion of the reference to hand feeding is supported and is more easily
applied.
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Outbuildings – The inclusion of an outbuilding being ‘non habitable’ is supported. It would be also of
assistance to specify the difference between a garage and non-garage in the Performance Outcome
tables in the River Murray Flood Plain Overlay.
Tourist Accommodation – There is no reference to the type of built form, so a dwelling could
potentially be tourist accommodation. What is the distinction or at what point does a dwelling become
tourist accommodation? i.e. shacks primarily used for self-residence but also rented out on a regular
basis.
Administrative Definitions
Total Floor Area – It is good to see clarification that the floor area includes the external walls.
Referrals
Department for Environment and Water (DEW)
Outbuildings:
- The inclusion of enclosed outbuildings located outside the flood plain being exempt from DEW
referral is supported.
- The floor limit to be exempt from a referral is 60 square metres. A Government Gazette has
previously exempted farm buildings up to 100 square metres which are located above the 1956
flood plain from a DEW referral. Suggest including a similar exemption policy to allow for farm
buildings or outbuildings up to 100 square metres and located above the flood plain to be exempt
from a referral. For this to be applicable the mapping needs to show the 1956 flood plain.
Alterations and additions of an existing dwelling:
- Support inclusion in the exemption criteria. It would be of assistance to have some
clarification/guidance on what is minor (e.g. extending the dwelling a further 50% of total floor
area)?
In-ground pool above 1956 flood plain:
- Support inclusion within the list of exemptions.
Suggestions:
- Inclusion of dependent accommodation in exemption criteria if outside of flood plain and not sited
between dwelling and river.
- Is referral for solar panels required? Suggest inclusion within exemption list.
General comment:
There will still be a number of applications sent to DEW as the referral list defaults to all development
in the River Murray Protection Area requiring a referral unless explicitly exempted.
The River Murray Protection Area excludes certain towns (Mannum, Morgan) which is supported.
However, consideration should be given to including other main towns within the exemption list
including Swan Reach (with the exception of the designated shack area) and Blanchetown (with the
exception of the designated shack area). This will streamline applications within these towns by
removing a possible referral trigger.
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Environment Protection Authority (EPA)
-

-

Dwellings within the River Murray Flood Plain and not connected to CMWS/sewer no longer
trigger a referral to the EPA.
One of the referral triggers is based on the amount of human wastewater generated from a peak
loading capacity (capacity of 40 persons or more than 6000 litres/day) rather than all development
which is non-complying and not connected to CMWS. This altered referral trigger could potentially
mean that dwellings in the flood plain which are not connected to a CWMS or STEDS would not
be referred to the EPA. This change would require stringent wastewater policy within the Code to
ensure Council has the ability to refuse an application if the wastewater is not adequately
managed on the site.
An application is complicated if there is no CWMS scheme yet in place. Does this mean that the
relevant assessment authority is entirely responsible for ensuring waste is adequately managed
with no consultation with the EPA?

General comment:
The number of EPA referrals will be reduced as there is no reference to restricted development with
no CWMS/sewer connection requiring a referral. This is a good outcome as currently there are
swimming pools, jetties and other similar development located in the River Murray Protection Area
requiring a referral when there will be no real impact on the onsite waste systems or the River Murray.
Non Spatial Referrals
Environment Protection Authority (EPA)
The inclusion of 10m3 of excavation as a minimum to trigger a referral will reduce the number of
referrals that are potentially inconsequential to the riverbank (i.e. boat ramps which would be referred
to DEW regardless of the EPA referral).
Commissioner of Highways
Referrals to the Commissioner of Highways are prescribed in Overlays within the new Code rather
than being non-spatial:
-

Future Road Widening Overlay
Advertising Near Signalised Intersections Overlay
Key Outback and Rural Route Overlay
Major Urban Transport Route Overlay
Noise and Air Emissions Overlay
Traffic Generating Development Overlay
Urban Transport Routes Overlay.

The major transport routes within the Mid Murray Council have been included in the Key Outback and
Rural Route Overlay. The inclusion of the referral trigger in the Overlay section of the Code is a good
outcome as the mapping shows which allotments are applicable to the referral trigger.
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General Matters
A Store in the General Neighbourhood, Suburban Neighbourhood, Housing Diversity Neighbourhood,
Residential Neighbourhood, Deferred Urban and Rural Living Zones is not Restricted whilst in the
current Development Plan it is non-complying in equivalent Zones. Under the Code, a Store will be
Performance Assessed, but there is inadequate policy to limit and/or guide key built form aspects
such as size and height of Stores and to guide the circumstances where they might be supported or
opposed, and to avert a potential high probability of appeals where such are refused.
As you would respect, Stores on vacant land are not an orderly development outcome, and poses a
serious issue in regional SA with the proliferation of people living in sheds and leading to visual,
amenity, public health (wastewater issues) and illegal changes in land use. It is suggested that more
detailed and robust policy is included to discourage Stores being constructed where not envisaged.
It appears that the ‘Dwelling Excision Overlay’ which was initially applicable to Mid Murray Council
has since been removed. Suggest that this applies to the Rural Zone as it is becoming more frequent
that larger land holdings have no use for existing dwellings.
Thank you for the opportunity to provide feedback on the Draft Planning and Design Code. Mid
Murray Council also would like to commend the State Planning Commission for its work in delivering
planning reforms.
Should you require any further information or clarification please contact Council’s Director –
Development & Environmental Services, Jake McVicar, at the Cambrai office on
or via
email at
.

Yours faithfully,

David Burgess
MAYOR

Enc.

Murray River Alliance Submission
River Murray International Dark Sky Reserve Map
Light Management Plan

Murray River Alliance
2018-0317
18 November 2019

Murray River Corridor Policies:
Transitioning to the Code:
Submission in Response to the
Release of the Draft Planning and
Design Code.

Murray River Corridor Policies:
Submission in Response to the Release of the
Draft Planning and Design Code.
18 November 2019

Lead consultant

URPS

Prepared for

Murray River Alliance

Consultant Project Manager

Grazio Maiorano, Director
Suite 12/154 Fullarton Road
(cnr Alexandra Ave)
Rose Park, SA 5067
Tel: (08) 8333 7999
Email:

URPS Ref

Report Version #4

Document history and status
Revision

Date

Input

Reviewed

Details

1

September 2019

AC

GM

Draft Report 1

2a

October 2019

AC

GM

Draft Report 2 – following comments
from client

3

24 October 2019

GM

GM

Consideration of Councils’ comments

4

18 November 2019

GM

GM

Endorsement of Committee

© URPS
All rights reserved; these materials are copyright. No part may be reproduced or copied in any way, form or by any means without prior
permission.
This report has been prepared for URPS’ client. URPS and its associated consultants are not liable to any person or entity for any damage or
loss that has occurred, or may occur, in relation to that person or entity taking or not taking action in respect of any representation,
statement, opinion or advice referred to herein.

www.urps.com.au
ABN 55 640 546 010
H:\Synergy\Projects\18ADL\18ADL-0317 River Murray Policy Review\Draft Reports\Report - Stage 2 Version #4.docx

URPS
Murray River Corridor Policies:
Submission in Response to the Release of the Draft Planning and Design Code.

Contents

Contents
1.0

Introduction ............................................................................................................................1
1.1 Background................................................................................................................................ 1
1.2 Code Engagement and Implementation ................................................................................... 1
1.3 Purpose of this Paper ................................................................................................................ 1
1.4 Scope of Work – Stage 2............................................................................................................ 2
1.5 The Study Area .......................................................................................................................... 2

2.0

Policy Comparison ...................................................................................................................3
2.1 Identified Issues......................................................................................................................... 3
2.2 Proposed Policy – Planning and Design Code ........................................................................... 3

3.0

Conclusions ........................................................................................................................... 13

www.urps.com.au

i

URPS
Murray River Corridor Policies:
Submission in Response to the Release of the Draft Planning and Design Code.

Introduction

1.0 Introduction
1.1

Background

In 2018, URPS was engaged by Regional Development Australia Murraylands and Riverland (RDAMR) and
Murray River Alliance SA (MRA) to undertake a review and provide strategic advice on how current
Development Plan policy for the Murray River “corridor” should be transitioned into the initial version of
the Planning and Design Code (Code). In addition, this advice considered what broader amendments
might be considered in any future review of the Code.
This culminated in the preparation of the Murray River Corridor Policies: Transitioning to the Code report
dated 20 December 2018 (previous report).

1.2

Code Engagement and Implementation

The Planning and Design Code is being consulted and implemented in two phases depending on the
location and characteristics of the Council in question. Since the release of the initial report the timing for
community engagement and Code implementation has become clear.
The following summarises the implementation of the Code across the original study area Councils:
Phase 2 Councils (Rural Areas) – Implementation April 2020:
•

Berri Barmera Council

•

Coorong District Council

•

District Council of Karoonda East Murray

•

District Council of Loxton Waikerie

•

Renmark Paringa Council

Phase 3 Councils (Urban Areas) – Implementation July 2020:
•

Alexandrina Council

•

Mid Murray Council

•

Rural City of Murray Bridge

Councils located within Phase 2 implementation have until late November 2019 to make submission,
whilst Phase 3 Councils will have until late February 2020 to make submission. These periods align with
the implementation schedule noted above.

1.3

Purpose of this Paper

This paper represents the “Murray River Alliance SA (MRA)” submission to the draft Planning and Design
Code for Phases 2 and 3. Noting that the MRA may provide an updated submission associated with Phase
3 only. This submission should be considered by the Department of Planning, Transport and Infrastructure
(DPTI) in addition to other submissions being prepared by local governments and allied associations.
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1.4

Scope of Work – Stage 2

Stage 2 of the River Murray Corridor Policies Project builds upon the original report and provides a
comparison between current Development Plan policy, draft Planning and Design Code policy, and
highlights areas of difference between those policy amendments highlighted initially and the policy as
released by DPTI. This information provides an opportunity for the provision of both collective and
individual submissions to the DPTI and State Planning Commission (SPC).

1.5

The Study Area

The study area associated with Stage 2 encompasses policies for the following zones that abut the Murray
River:
•

River Murray Flood Zone (within Berri-Barmera, Coorong District, Karoonda East Murray, Land not
within a Council area (Riverland), Loxton, Waikerie, Murray Bridge and Renmark Paringa Council
Development Plans.

•

River Murray Fringe Zone (within Berri-Barmera, Coorong District, Karoonda East Murray, Land not
within a Council area (Riverland), Loxton Waikerie, Murray Bridge and Renmark Paringa Council
Development Plans.

•

River Murray Zone (within the Mid Murray Council Development Plan).

•

Conservation Zone (within the Alexandrina Council, Development Plan).

2
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Policy Comparison

2.0 Policy Comparison
2.1

Identified Issues

In preparing the initial report, a collection of current River Murray policy issues were identified. This arose
from a range of sources and previous work and provided a snapshot of the consistent issues/areas of
contention which have resulted from various policy amendments along the River over time.
In addition to the identification of issues, a series of possible solutions were made for consideration of the
DPTI in preparing the draft and final Code which would assist in achieving consistency and addressing
policy conflict.

2.2

Proposed Policy – Planning and Design Code

The following tables include a comparison between the issues raised in the initial report and the resulting
policy approach implemented via the release of the Draft Code (Table 1) and additional matters raised
throughout the process and the Codes proposed response (Table 2).
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Table 1: Issues Comparison
Topic
Issue
Identification
of Areas Prone
to Flooding

Many types of development are restricted
from developing/expanding into the area
identified as subject to flooding.
While there is a need to promote
appropriate economic activity, policy
makers also must be cognisant of the
need to manage environmental and
heritage (both First Peoples and
European) impacts.

Options for Possible Solutions

P&D Code Policy Proposal

Within a risk matrix framework (e.g.
consideration of likelihood and
consequence) of proposed developments,
consider increasing the list of envisaged
land uses and minimising the current list of
non-complying developments. These
recommendations can then be incorporated
within the Code.

The Code proposes a new zone structure which is to
be affected by the River Murray Flood Plain Overlay
discussed below.

Potential exceptions to non-complying land
uses identified in the 2013 Land Use Study
and Development Plan Review for the Lower
Murray Flood Plain included (subject to
conditions):
•

Horticulture;

•

Caravan park, motel and tourist
accommodation;

•

Some forms of shops;

•

Some forms of industries;

•

Land based aquaculture;

•

Commercial forestry.

With or without conditions, consider
processes that minimise referrals and/or
permit appropriately designed buildings in
these areas.
Changes to assessment approaches should
be based on appropriate investigations to
ensure unintended environmental
consequences are minimised.

The primary zone affecting the river channel and
backwaters is the Conservation Zone which is a
consolidation of those areas currently zoned River
Murray Flood Zone, parts of the River Murray Zone
or Conservation Zone under current Development
Plans.
Proposed Conservation Zone
The Conservation Zone is intended to conserve and
enhance the natural environment and limit
development. In many cases, the current policy
allows for the replacement of a detached dwelling in
the River Murray Flood Zone and certain Policy Areas
within the River Murray Zone. The proposed
Conservation Zone removes this exception and
represents a significant shift in the policy approach
applied in these specific circumstances.

Required Action

• Seek the reinstated of policy
which permits the replacement
of existing detached dwellings
in-line with current policy
controls. This could be via a
modified Dwelling Subzone.
• There is a “Rural Shack
Settlement Zone”. This Zone
should be considered for
application over shack areas.
• Dwellings in Rural Shack
Settlement Zone / shack areas
should be performance
assessed.

Proposed Rural Zone
Areas currently zoned River Murray Fringe Zone have
been absorbed into a range of other zones, primarily
the Rural Zone. These areas will be subject to the
River Murray Flood Plain Overlay. A review of the
Rural Zone confirms that a range of additional land
uses are identified as Deemed-to-Satisfy, irrespective
of the Overlay, subject to compliance with the Code.
These include, but are not limited to:
• Horticulture
• Tourist Accommodation
• Shop

4
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Table 1: Issues Comparison
Topic
Issue
Many Development Plans use the 1956
Flood Level/line as the extent of flooding.
It is understood that some Development
Plans do not accurately reflect the actual
1956 flood level event.

The “River Murray Flood Plain Area” of
the “River Murray Protection Area”
established under the River Murray Act
2003 is wider in extent than the 1956
flood plain of the Murray River. This
means that referrals pursuant to Schedule
8 of the Development Regulations mean
that some development applications on
land located outside of the 1956 flood
level are still referred to the Minister for
the River Murray. While the referral may
be justified, it adds a level of complexity
to interpreting “the flood plain” for
applicants and planning authorities.

The SPC “Natural Resources and
Environment: Policy Discussion Paper”
(Aug 2018) identifies the following
questions:
a)
Should we instead use the 1956
flood data as an indicator of risk
in the future?

b)

www.urps.com.au

Should sheds be made an
exemption from the requirement
to refer notice under the River
Murray Act 2003.

Policy Comparison

Options for Possible Solutions

P&D Code Policy Proposal

In collaboration with the Department for
Environment and Water and DPTI update
Development Plan / Code maps to reflect
the accurate boundary of the 1956 Flood
Level.

In addition, the majority, if not all, of the previous
the River Murray Fringe Zone is subject to the
provisions of the Limited Land Division Overlay. This
Overlay restricts the creation of new allotments and
is largely consistent with the current policy
approach.

Where practical, consider the pros and cons
of:
•
Creating greater consistency with the
1956 Flood Level with the River Murray
Protection Area;
•
Minimise referrals of certain
development on sites located outside
of the 1956 Flood Level but within the
River Murray Flood Plain Area.
In collaboration with the Department for
Environment and Water and DPTI review if
the 1956 Flood Level is an appropriate level
to be concerned about flooding (e.g.
Councils have typically considered avoiding
development within parts of the 1:100 ARI
flood level). Consideration of a risk
management framework for certain forms
of development based on previous flood
levels as follows:
•
Above 1956 Flood Level – green light
•
Between 1956 and 1974 Flood Levels –
amber light
•
Below 1974 Flood Level – red light.

Flood Mapping
The draft Code has sought to standardise the
application of planning policies across the State. In
doing so, a single River Murray Flood Plain Overlay
has been applied for the length of the Murray River
which identifies areas subject to flooding and the
application of the Overlay.
It is noted that the extent shown as being subject to
the provisions of the Overlay match that of the ‘River
Murray Protection Area’ as delineated in the River
Murray Act 2003 and associated River Murray
Regulations, 2017. This boundary differs from the
identified 1956 Flood Plain Boundary which is either
shown as in existing Development Constraint Maps
or identified via zoning and policy area controls. It is
highlighted that the 1956 Flood Level is not
delineated in the new Code, however plays a crucial
role in properly assessing site constraints and to
avoid inappropriate developments occurring in
potentially hazardous areas. It is noted however that
Overlay content specifically references the flood
level when providing guidance on DTS provisions.
The result of this broader Overlay application is a
‘trigger’ of the policies contained in the Overlay for a
greater number of zones and proposed land uses.
This is particularly evident in the Riverland Councils.
Hazard Exposure
As noted, the Code does not attempt to identify the
actual 1956 Flood Plain Area, rather opting to utilise
the River Murray Protection Area. It is understood
that current mapping may not accurately identify the
extent of a 100-year ARI event and is a somewhat

Required Action

• Seek clarity from DPTI on the
rationale for the use of the River
Murray Protection Area as
opposed to current 1956 flood
mapping contained in
Development Plans.
• Seek reinstatement of the 1956
flood level (e.g. demarcation of
the extent) within the overlay as
an additional element. This will
provide clarity and remove
reliance on mapping held by
individual Council’s.
• The areas of Renmark and other
townships, urban area s and
caravan parks within the flood
levee protection area should be
excluded from the flood
mapping.
• Work with DPTI and DEW to
determine both the accuracy
and currency of 1956 flood plain
mapping and to introduce
elements of exposure and
vulnerability. In doing so,
consider the inclusion of new
mapping to address identified
flood risk arising from the 1974
flood. This will provide greater
understanding of flood
characteristics and potentially
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Policy Comparison

Table 1: Issues Comparison
Topic
Issue

Options for Possible Solutions

P&D Code Policy Proposal
rudimentary test which does not seek to delineate
exposure, which is recognised to vary significantly
across the flood plain.
Restricted Development
The Conservation Zone includes a “Visitor Experience
Subzone”. The Conservation Zone lists “Tourist
Accommodation” as restricted development in the
Subzone. Councils’ preference is that Tourist
Accommodation should be listed as a performance
assessed development.

Required Action
delineate between areas of risk,
in turn facilitating development
across the flood plain.
Remove “Tourist Accommodation
in the Visitor Experience Subzone”
from the Conservation Zone’s
restricted development
classification.

Referrals
There is little change to legislative requirement for
referral to the Prescribed Body where an application
is located within the River Murray Floodplain Area
(as defined in the River Murray Act, 2003). It is
noted that most exceptions to referral as currently
prescribed in the Development Regulations, 2008
carry through to the Code; however there appears to
be a softening of language to provide greater levels
of discretion to the relevant authority to determine a
development to be ‘minor in nature’. It is important
to note that, given the wider application of the
Overlay over areas which were previously not
identified as being subject to referral, there is a risk
that development within additional areas will
prompt referral.
River Murray
Fringe Zone

The Fringe Zone is contained within the
Berri Barmera, Coorong District, Karoonda
East Murray, Land not within a Council
area (Riverland), Loxton Waikerie, Murray
Bridge and Renmark Paringa Councils
Development Plans.
At this stage, it appears that there are
minimal differences between the policies
contained in the Fringe Zone and the
River Murray Flood Zone. The additional
zone may not serve any practical

6

Consider, incorporating the Fringe Zone into
an updated River Murray Flood Zone, or
where appropriate, into neighbouring
Primary Production Zone.

As described above, those areas currently zoned
River Murray Fringe have been rezoned Rural Zone.
In addition, the provisions of the River Murray Flood
Plain Overlay apply.

The draft Code has addressed a
number of the initial issues
identified.

In addition to the consideration of a merged
zone, it may be appropriate to prepare an
“Overlay” in association with the new Code.
At this preliminary stage, it is considered
that both an overlay or merged zone can be
effective.
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Table 1: Issues Comparison
Topic
Issue

Conservation
Zone

Options for Possible Solutions

purposes.

Another option, identified in the 2013 Land
Use Study and Development Plan Review for
the Lower Murray Flood Plain, was to
remove some forms of development from
the non-complying list to allow on merit
assessments, and to provide a consistent list
of exceptions.

The Conservation Zone is contained
within the Alexandrina Council
Development Plan. The zone provisions
are based on those for the Conservation
Zone in the SAPPL, with an extensive
number of local additions. Objectives for
the Zone include:
•
The conservation and enhancement
of the natural environment and
natural ecological processes for their
historic, scientific, landscape, faunal
habitat biodiversity and cultural
values.
•
Provision of opportunities for the
public to experience and appreciate
the significance of the native
vegetation and original remnant
natural habitat of the area through
low impact recreational activities
and interpretive facilities.
•
The maintenance of the water
quality of Lake Alexandrina, the
Murray River and associated
waterways.

Options include consider reviewing
boundary of the Conservation Zone with the
objective to retain the Zone and/or
incorporating the Conservation Zone into an
updated River Murray Zone / Overlay, or
where appropriate, into neighbouring
Primary Production Zone with associated
policy. For instance, appropriately designed
and implemented primary production can
be undertaken in the Conservation Zone.

Policy Comparison

P&D Code Policy Proposal

Required Action

Land currently zoned Conservation in the Coorong,
Lower Lakes and Murray Mouth remains zoned as
such under the proposed Code.

The draft Code has addressed a
number of the initial issues
identified.

This compares with Objectives for the
River Murray Flood Zone which include:
•
Buildings and structures excluded
from the zone where they are likely
to impede or be damaged by
floodwaters and/or fluctuating pool
levels of the River Murray.
•
The conservation and improvement
of water quality that sustains the

www.urps.com.au
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Policy Comparison

Table 1: Issues Comparison
Topic
Issue

•

River Murray
Zone

Conservation Policy Area
Flood Plan Policy Area
Primary Production Policy Area
Recreation and Tourism Policy Area
River Settlement Policy Area
Shack Settlement Policy Area
Cadell (Horticulture) Policy Area
➢ Cadell Basin Area (Horticulture)
Precinct 1
➢ Rim Area (Rural Living) Precinct 2
➢ Settlement Precinct 3.

A number of policies within the River
Murray Zone, which are considered to
provide better policy guidance and
development outcomes, are not
replicated in other Development Plans
along the River.

8

P&D Code Policy Proposal

Required Action

There is potential to rationalise some of
these policy areas by either:
• Consolidating them into zone policies
(e.g. combination of Flood Zone /
Primary Production Zone)
• Creating a new Zone (e.g. Settlement
Zone or similar)

The Code consolidates all existing River Murray
zoning across Mid-Murray Council into one of the
following:
• Conservation Zone (River Murray Zone,

The draft Code has addressed a
number of the initial issues
identified.

natural environment and natural
ecological processes associated with
the Murray River in areas as defined
by the River Murray Act, 2003.
Conservation of the natural features
of the river environment.

The River Murray Zone is contained within
the Mid Murray Council Development
Plan and contains the following Policy
Areas and Precincts:
•
•
•
•
•
•
•

Options for Possible Solutions

It is noted, Mid-Murray Council is keen to
ensure the Shack Settlement Policy Area (or
some similar zone/overlay) should be
retained given the large number of sites
(e.g. over 2000 shack sites) in the MMC
area.

Policies within the River Murray Zone,
relating to:
•
River structures (jetties/pontoons);
•
Moorings;
•
Retaining walls;
•
Dwelling/shack design;
•
Underfloor clearance heights;
•
Benchmark for acceptable practice for
waste disposal in the floodplain
should be considered for inclusion in the
Code to apply generally for such
development along the River.

Floodplain Policy Area & Conservation Policy
Area)
• Rural Zone (River Murray Zone - Primary

Production Policy Area)
• Rural Shack Settlement Zone (River Murray

Zone - Shack Settlement Policy Area)
• Rural Settlement Zone (River Murray Zone –

River Settlement Policy Area)
Current non-complying controls relating to dwellings
contained in the River Murray Zone, Floodplain
Policy Area (e.g. replacement dwelling only) carry
through to the Conservation Zone via the Dwelling
Subzone. This subzone allows for the consideration
of a replacement dwelling.
The introduction of the River Murray Flood Plain
Overlay has included number of policies to guide the
design and siting of retaining walls, floating pontoons
and jetties. This is further emphasised via guiding
figures and diagrams, similar to those contained in
the Mid Murray Council Development Plan currently
.
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Table 1: Issues Comparison
Topic
Issue
Land Uses

It is understood that the release of the
new Code will be accompanied with new
land used definitions1. However, in the
meantime, the industry will continue to
use land use definitions contained in the
Development Regulations and commonly
accepted dictionary definitions.

Policy Comparison

Options for Possible Solutions

P&D Code Policy Proposal

Required Action

Within a risk managing context (that is,
consider consequences and likelihood
before necessary listing developments as
non-complying (or Restricted in the new
system), it is recommended to:

Part 7 of the Code is dedicated to ‘Land Use
Definitions’ and replaces the current definitions list
contained in Schedule 1 of the Development
Regulations 2008. This list includes the land use term
definition and those activities which are included or
excluded from the respective definition.

Given the shift of a number of
developments from non-complying
to performance assessed, it
highlights the importance of having
comprehensive policy guidance on
what forms of development are
appropriate and how they should
be designed etc.

•

Reduce the number of non-complying
development applications;

•

Potentially increase the quality of
planning policies that can be used to
assess on-merit application;

•

Increase the list of envisaged land uses
in planning policy (this in itself does not
mean that the land use must / will be
approved – it still needs to comply with
a range of policy).

A review of the Code confirms that all land uses
occurring within the Conservation Zone will be either
Performance Assessed (roughly translating to Merit
in the current system), except for very few land uses
identified as Restricted. Where a land use is not
specifically identified as belonging to a specific
assessment pathway the ‘default’ will be
Performance Assessed.

Mid Murray in particular have
comprehensive policy on retaining
walls, jetties, mooring facilities etc.
which should to be replicated and
complemented with other policies
relating to tourism and farming /
horticulture.

The Performance Assessed pathway is supported by
a substantial suite of general policies which will apply
in addition to the Zone controls.

Local council and DPTI planners continue to
collaboratively address these issues in the
new Code and aim to minimise
inconsistencies.
Emerging Land
Uses.

There are a number of emerging land uses
that are becoming more prominent within
the region. Once of these land uses
appears to be solar renewable energy
facilities.
Although there are a number of State
level renewable policies, they are
generally (but not exclusively) focussed on
guiding the development of wind
turbines. Additional policy guidance is
need to guide the development of solar
facilities.

1

Increase policy guidance for a range of
emerging land uses, in particular solar
facilities.

In July 2019, the State Commission Assessment Panel
(SCAP) released its discussion paper titled Discussion
Paper on Proposed Changes to Renewable Energy
Policy in the Planning and Design Code’. In this Paper
the SCAP recognised the evolving nature of
renewable energy facilities, the largely mixed
technology approach and the lack of policy around
facilities other than wind farms (e.g. solar and
battery storage).

The draft Code has addressed a
number of the initial issues
identified.
Seek greater clarity if renewable
energy facilities, particularly solar
facilities in a flood prone area are
appropriate.

Part 7 of the Code provides a new definition for
‘Renewable Energy Facility’ which broadens the
current approach which is wind farm focussed to
include development in the form of:
• Battery storage facility

Refer to https://www.saplanningportal.sa.gov.au/__data/assets/pdf_file/0007/435787/Introduction_to_Technical_Discussion_Paper_-_Future_land_use_definitions_and_classes.pdf
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Policy Comparison

Table 1: Issues Comparison
Topic
Issue

Options for Possible Solutions

P&D Code Policy Proposal

Required Action

• Pumped hydro

Greater focus needs to be placed with
respect to understanding local
implications of climate change.

• Solar power facility
• Wave power generator
• Wind farm

Monitor and
Evaluation

Having regard to the fact there will be
several generations of the Code, this
framework provides an important
opportunity for Council’s and DPTI to
monitor the impacts of the Code and
respond.

Establish a framework within Council / DPTI
to regularly monitor and evaluate the
practical implications of policies contained
within the New Code and incorporate
updates in the second generation.
There may be an opportunity to log issues in
a common Council database/webpage that
are discussed at regular regional planning
meetings

This new approach is supported by the introduction
of new General Code Content in the form of
‘Infrastructure and Renewable Energy Facility’.
There has been little information released about 1)
the opportunity for Councils to seek amendment to
the Code and 2) the process to amend the Code
following its implementation.

• Record Code issues/areas of
concern and actively engage
with DPTI to seek regular and
timely updates.

It would be advantageous for:
• issues/areas of concern that are raised via the
draft Code consultation process to be recorded
• new issues which arise following implementation
to be recorded and reported to DPTI
• Actively pursue key amendments via the Regional
Planning/Joint Planning Board process which align
with the region’s future direction.

In addition to the above, a number of additional matters were raised post the preparation of the Stage 1 report. These are addressed below in Table 2.
Topic

Issue

P&D Code Policy Proposal

Required Action

Acknowledgement
of existing
Settlements

Current Development Plan policy does
not acknowledge Blanchetown and
Murbko as Settlements in their own
right.

The Code replaces the existing Murray River Zone (Shack Settlement Policy Area) at Murbko and
Blanchetown with the Rural Shack Settlement Zone.

Nil

Acid Sulphate
Soils

Question basis for the inclusion of new
mapping of Acid Sulphate Soils, noting
that there is no information to explain
this inclusion within the Code.

The Code proposes the inclusion of the ‘Hazards (Acid Sulfate Soils) Overlay. This overlay is intended
to provide policy control to those activities.

• Confirm with DPTI the basis of
mapping and review frequency.

10
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Topic

Issue

Policy Comparison

P&D Code Policy Proposal

Required Action

It is assumed that the information used to inform the Overlay is based on previous work undertaken
in approx. 2009 by Department of Environment and Water (DEW) in the form of “Acid Sulfate Soil
Potential’. This study was based on an interpretation of soil landscape map units which were
classified according to the proportion of area susceptible to the development of acid sulfate soils. It
would appear from reviewing this initial map that the Code only identifies area with a susceptibility
of 30% or greater.

• Seek clarity for a review of the
currency and accuracy of this
mapping.

Australian Height
Datum (AHD)
Policy

A number of Development Plans along
the Murray River corridor reference
Australian Height Datum (AHD) as a
benchmark for minimum the siting of
new development.

The use of AHD information is absent in the Code which may lead to unintended circumstances /
consequences, particularly in the absence of other guiding policy such as the inclusion of the 1956
flood level.

• For those Council’s where a
known minimum AHD has been
determined, request DPTI to
insert a ‘Technical and Numeric
Variation’ Overlay to insert these
levels.

Proliferation of
pumps

How can planning authorities control
the proliferation of pumps.

• Seek clarification from DPTI.

Townships and
urban areas
within the River
Murray Flood
Overlay Area

Minor deemed to satisfy developments
from being tripped in performance
assessed

The Flood Resilience policy in the River Murray Flood Overlay is supported, however, there is
concern how a planning authority can appropriately manage the proliferation of pumps under DTS
7.3.
The Code includes townships and urban areas within the River Murray Flood Overlay Area. These
townships and urban areas should be excluded to avoid minor deemed to satisfy developments from
being tripped in performance assessed.

Conservation Zone

Inconsistency of approach.

For instance, a petrol filling station is performance assessed and a dwelling is restricted? Why is a
petrol; filling station performance based?

• Request DPTI to address
inconsistencies.
• Request DPTI to update
Conservation Zone policies to
also have regard to riverine
environments.

Further, policy should be riverine reference based, not just coastal based.

Climate Change

Insufficient policy direction.

• Request DPTI to exclude the
River Murray Flood Overlay Area
from townships and urban areas.

There are many examples through Phase Two of improvements from Phase One and good
•
approaches to mitigating climate impacts. However, there is still inadequate reference to the
consideration of risks now and into the future, given the projected increasing frequency and intensity
of extreme weather events. The Coastal Overlay refers to current and future hazards which is
commended however this is not the case for all other hazards.
The Draft Phase One PDC included Performance Outcomes relating to Environmental Protection or
Hazard Risk Minimisation. It is understood the intent is that these issues be managed through the
overlays including those relating to native vegetation and water (for environmental protection) and
hazards including bushfire and flood

Reinstate the hazard risk
minimisation Performance
Outcome for all zones where
personal or public safety may be
an issue and add a reference to
future hazards. E.g. “Habitable
buildings designed and sited to
manage the risks of natural
hazards on personal and public
safety and property.”

•

www.urps.com.au

11

URPS
Murray River Corridor Policies:
Submission in Response to the Release of the Draft Planning and Design Code.

Policy Comparison

Topic

Issue

P&D Code Policy Proposal

Required Action
•

12

Recommend a consistent
approach to identifying the
impact of climate change on
future risks be applied to all
bushfire and flood hazard
overlays.”
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Conclusions

3.0 Conclusions
This paper represents the “Murray River Alliance SA (MRA)” submission to the draft Planning and Design
Code for Phases 2 and 3. Noting that the MRA may provide an updated submission associated with Phase
3 only. This submission should be considered by DPTI in addition to other submissions being prepared by
local governments and allied associations.
The draft Code has adopted several of the policy recommendations associated with the Stage 1 report
and has certainly reduced the number of non-complying (now referred to as “Restricted” developments).
However, DPTI should be encouraged to address the following issues in the draft Code:
•

In areas identified as being subject to flooding, seek the reinstatement of policy which permits the
replacement of existing detached dwellings in-line with current policy controls. This could be via a
modified Dwelling Subzone (or via the Rural Shack Settlement Zone in shack areas which have not
already been included in this zone).

•

Seek clarity from DPTI on the rationale for the use of the River Murray Protection Area as opposed to
current 1956 flood mapping contained in Development Plans.

•

Seek the reinstatement of the 1956 flood level (e.g. demarcation of the extent) within the overlay as
an additional element. This will provide clarity and remove reliance on mapping held by individual
Council’s.

•

Existing townships a (including Renmark), urban areas and Caravan Parks (e.g. Paisley, Loxton,
Waikerie, Renmark and Berri etc), within the flood levee protection area should be excluded from
the flood mapping.

•

Work with DPTI and DEW to determine both the accuracy and currency of 1956 flood plain mapping
and to introduce elements of exposure and vulnerability. In doing so, consider the inclusion of new
mapping to address identified flood risk arising from the 1974 flood. This will provide greater
understanding of flood characteristics and potentially delineate between areas of risk, in turn
facilitating appropriate development across the flood plain.

•

With respect to the inclusion of the ‘Hazards (Acid Sulfate Soils) Overlay, seek clarity for a review of
the currency and accuracy of this mapping.

•

For those Council’s where a known minimum AHD has been determined, request DPTI to reinsert a
‘Technical and Numeric Variation’ Overlay to insert these levels.

•

Request DPTI to address inconsistencies in policy. For instance, with the Conservation Zone a petrol
filling station is performance assessed and a dwelling is restricted? Why is a petrol filling station
performance based?

•

Request DPTI to update Conservation Zone policies to also have regard to riverine environments.

www.urps.com.au
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•

Continue to monitor and evaluate Code issues/areas of concern and actively engage DPTI to
undertake regular and timely updates.

•

Provide greater policy framework relating to adapting to climate change.

14
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1
3
5
7
9
11
13
15

Bear Fence Lookout
Towitta Reserve
Big Bend Lookout
Cambrai Oval
Shell Hill Reserve
Maynards Lookout
Palmer Lookout
Purnong Lookout

2
4
6
8
10
12
14

Blanchetown Oval
Sedan Oval
Meldanda
Black Hill Cemetery
Kroehns Lookout
Walker Flat Lookout
Younghusband Lookout (East front Road)

LIGHT MANAGEMENT PLAN
River Murray Dark Sky Reserve
Information contained within this document has been reproduced and altered from the ‘Dark Sky Planning
Guideline- Protecting the observing conditions of Siding Spring’, produced by the Department of Planning and
Environment, NSW. Permission has been granted from the Department of Planning Environment to reproduce
this information.

INTRODUCTION
This Light Management Plan has been developed to ensure that the proposed “River Murray
Dark Sky Reserve” satisfies the criteria set by the International Dark Sky Association and
should be read in conjunction with the Dark Sky Policy adopted by the Mid Murray Council.
The Plan is required to ensure that the already naturally dark sky in this region is not only
protected, but also further enhanced, through various measures, including lighting education
programs, a reduction in the number of lights and modifications to existing outdoor light
fittings and globes. The “River Murray Dark Sky Reserve” is a community project, largely
driven by Mid Murray Landcare SA Inc.
AIMS
The aims of this Light Management Plan are –
1) To raise community awareness of the “River Murray Dark Sky Reserve” and seek
their assistance in maintaining the Dark Sky.
2) To ensure that Council, other Government bodies and private landholders within the
“River Murray Dark Sky Reserve” understand how they can assist in preserving,
enhancing and promoting the Dark Sky Reserve concept.
3) To ensure all new public lighting meets International Dark Sky Standards.
4) To retrofit existing outdoor public lighting to meet the International Dark Sky
standards.
This Light Management Plan conforms to all local, regional and national legislation. It
provides additional policy not mentioned in the following legislation:
1. The Development Act 1993 and Development Regulations 2008.
2. The Mid Murray Council Development Plan.
3. Australian Standards for public lighting AS 4282 (Control of the obtrusive effects of
outdoor lighting), AS 1158 (Lighting for roads and public spaces) and AS 2560
(Sports lighting).
WHERE THIS DOCUMENT APPLIES
This document applies to the geographical area to be known as the “River Murray Dark Sky
Reserve”. As shown in figure 1, this area spans between the eastern and western boarders
of the Mid Murray Council area and includes the southern portion of the Council area
(excluding Mannum). The northern boundary of the reserve includes the township of
Blanchetown.

1

Figure 1: Map of Mid Murray Dark Sky Reserve

2

WHY A DARK SKY?
Light pollution has a detrimental effect on the ability to view the night sky and poses a threat
to the native fauna and flora. Excess lighting impacts on nocturnal animals and
unnecessarily wastes energy. The Dark Sky Reserve aims to preserve, protect and enhance
the night sky of the Mid Murray region.
WHAT IS GOOD LIGHTING?
Good lighting directs light where it is needed, does not cause glare and is only needed for its
intended use. Good lighting does not shine above a horizontal plane and is appropriately
contained so that it does not cause nuisance to neighbours.
EXISTING LIGHTING IN THE MID MURRAY DARK SKY RESERVE
There is a wide variety of existing outdoor lighting within the “River Murray Dark Sky
Reserve”. A positive aspect of the location of this Reserve is that it is in an area which is not
subject to large development pressures, and therefore it is unlikely any new substantial
arrays of lighting will be developed in this area in the coming years.
Conservation Parks
There are five conservation parks within the Dark Sky Reserve area; Swan Reach
Conservation Park, Marne Valley Conservation Park, Ridley Conservation Park, Brookfield
Conservation Park and Ngaut Nguat Conservation Park. The Swan Reach Conservation
Park is the core site of the reserve. Development is restricted in these sites for conservation
purposes. There is no current outdoor lighting in the conservation parks.
Ferries
There are three ferries which operate within the Reserve area 24 hours a day. Ferries
operate at Walker Flat, Purnong and Swan Reach. Due to safety requirements, the lighting
on these ferries is required to be bright. These lights will be retrofitted to meet the
International Dark Sky Standards for outdoor lighting within 10 years of Dark Sky
Accreditation.
Shack areas and Townships
Street lights are located within some shack areas and townships in the Dark Sky Reserve.
All street lighting in these areas will be retrofitted to meet the International Dark Sky
Standards for outdoor lighting within 10 years of Dark Sky Accreditation.
Commercial properties
As the area contains some commercial operations, some level of commercial lighting will be
required to be maintained, however Mid Murray Council and the Mid Murray Landcare SA
Inc. will work with owners of commercial premises to ensure outdoor lighting and illuminated
advertising signage meet the International Dark Sky Standards.
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Rural areas
The Mid Murray Council has many rural farming properties. These areas are generally free
of streetlights and outdoor lighting.

MANAGEMENT OF LIGHTS
Given the vast expanse of the proposed “River Murray Dark Sky Reserve”, and the complex
land tenure arrangements (many hundreds of privately owned parcels of land), it is proposed
that this matter be approached from a community education perspective, with all private
landowners being encouraged to upgrade existing external lights to be compliant with the
International Dark Sky standards.
Demonstration site- Cambrai
To raise awareness of the reserve and educate the Mid Murray community about good
lighting, the main street of Cambrai will be established as a demonstration site which will
display different types of lighting which are deemed to be compliant. With a population of
under 300, Cambrai is home to Council offices, a general store, a hotel and local services
including a school and swimming pool. Cambrai is a central destination in the Reserve.
Statutory requirements
The Mid Murray Council has a statutory role regarding new development in accordance with
the Development Act 1993, Planning, Development and Infrastructure Act 2016, the Building
Code of Australia and the Mid Murray Council Development Plan. The Mid Murray Council
will liaise with the Department of Planning, Transport and Infrastructure to integrate lighting
policy in the statutory development policies.
Lighting Standards and Guidelines in the Mid Murray Dark Sky Reserve
Installation of all outdoor public lighting on Council owned land and public street lighting shall
be ‘Dark Sky friendly’. Outdoor lighting needs to meet the following criteria to be considered
‘Dark Sky friendly’.
•
•
•
•
•

Lights with greater than 500 lumens must be fully shielded to prevent any light being
emitted at or above the horizontal plane.
Be fitted with motion sensors or timers where possible.
Have a coordinated colour temperature (CCT) less than 3000 K.
Be switched off when not needed.
Not emit light on white or other reflective surfaces.

The following principles are adopted for all outdoor lighting within the Reserve:
Principle 1: Only use light when needed
Outdoor public lighting should only be installed when deemed necessary and should only be
activated when needed. Motion sensors and timers should be installed, where practical, to
ensure that outdoor lighting is only used when needed. If there are no motion sensors and
timers installed, lights should be switched off when not in use.
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Principle 2: Use energy efficient globes
Lighting should be energy efficient to reduce carbon footprint. Lighting should have a
maximum correlated colour temperature (CCT) limit of 3000k to be considered ‘dark sky
friendly’. It is recommended that the CCT value does not exceed 2000K. ‘Warm’ lighting has
a lower CCT value, causes fewer disturbances to wildlife and reduces sky glow.
Principle 3: Avoid light spill
All outdoor lighting should be directed downwards so that spill light is avoided. Spill light is
light that falls outside the area that is intended to be lit. Light which is directed above the
horizontal plane creates artificial sky glow and wastes energy. Light should be directed
downwards and in any case less than a horizontal pane, preferably up to 30 degrees below
the horizontal. Lighting used for night operations and industry should be directed
downwards, be a warm light and be shielded.

Figure 1: Light spill

1

Light spill can be avoided by:
•
•

Installing light fittings with an opaque cover and flat glass, mounted horizontally on
both axes, or
Mounting the light under part of a building, verandah or roof so light is blocked from
shining above the horizontal plane.

Principle 4: Shield lights.
Shielded lights do not allow any light above the horizontal plane. Non-shielded light bulbs
exposes light to shine in all directions and should be avoided. Fittings which shield light so
that it is directed downwards is preferred. Figure 2 and 3 shows appropriate shielding of
light.

1

These images are reproduced from The Dark Sky Planning Guideline June 2016 with the permission of the
NSW Department of Planning and Environment © State of New South Wales and Department of Planning and
Environment, 2016.
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Figure 2: Shielding of light

Figure 3: Floodlights fitted with different shielding design.

Figure 4: Exposed bulb that allows light to shine in all directions and a fitting designed to minimise
2
light spill by only allowing downward projection of light.

2

These images are reproduced from The Dark Sky Planning Guideline June 2016 with the permission of the
NSW Department of Planning and Environment © State of New South Wales and Department of Planning and
Environment, 2016.
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Principle 5: Avoid over lighting
Lighting should be installed to be appropriate for the activity taking place. The amount of
light produced (lumen) is the most important consideration to ensure an area is not over lit.
The intensity of outdoor lighting should be appropriate for its intended use. Unshielded lights
should be limited to 500 lumens.
Table 1: Intensity of lighting for various activities
Activity type
Dwelling
Single porch light
Tennis court (domestic)
Farm building
Single security light
Swimming pool
Public open space/small car park
Small sports oval (single field)
Road lighting
Rural Industries
Stockyards (commercial)
Mining and extractive industries
Advertising signage (externally lit)
Small motel or commercial building
Recreational, decorative, promotional and
special events lighting
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Lumens emitted
1800-7200
900
100 000
1800-7200
900-4000
1200
1200
1 000 000
Refer to AS/NZS 1158
<1 000 000
<1 000 000
>5 000 000
1800-7200
12 000
No greater than necessary.

Principle 6: Use asymmetric beams for floodlighting
Floodlights are required for sporting facilities and commercial stock yards. Where floodlights
are proposed, the light fittings with asymmetric beams should be used. The fittings should
direct light down toward the surface being lit to prevent light spill.
Flat glass fittings should be installed with the glass horizontal to make efficient use of the
brightest part of the beam and to eliminate light spill.
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These images are reproduced from The Dark Sky Planning Guideline June 2016 with the permission of the
NSW Department of Planning and Environment © State of New South Wales and Department of Planning and
Environment, 2016.
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Figure 6: Appropriate light fixtures for floodlighting.
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Restricted lighting
Lighting on advertisement signage is prohibited, except where it can be demonstrated that it
meets the principles of ‘Dark Sky Friendly Lighting’.
The use of searchlights is prohibited within the Swan Reach Conservation Park, except
when used by emergency personnel.
COMPLIANCE
To ensure compliance with the Light Management Plan and the overarching guidelines of
the International Dark Sky Association, the following is required to occur -
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•

A commitment from Mid Murray Council and South Australian Power Networks when
renewing/replacing public outdoor lighting in the “River Murray Dark Sky Reserve”
that meet the principles of ‘Dark Sky friendly lighting’.

•

All outdoor public lighting which is non-compliant and needs replacing must be fitted
with compliant fixtures. If a light can be made complying by replacing the light bulb,
this must be done when the lamp dies.

These images are reproduced from The Dark Sky Planning Guideline June 2016 with the permission of the
NSW Department of Planning and Environment © State of New South Wales and Department of Planning and
Environment, 2016.
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By 2024, (or 5 years after designation), 90% of outdoor lighting within the Mid Murray
Reserve will be compliant with this Light Management Plan.
By 2029, (or 10 years of designation), 100% of outdoor lighting within the Mid Murray
Reserve will be compliant with this Light Management Plan.
REPORTING
An annual report will be submitted to the International Dark Sky Association, detailing the
progress done to achieve the IDA goals and provide monitoring of dark sky measurements
within the Reserve. This annual report will be undertaken by the Mid Murray Landcare
Group Inc. with assistance as required from Mid Murray Council.
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