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Page 1: Planning and Design Code for South Australia
Q1 Which part of the Planning and Design Code would
you like to make a submission about?(Please click the
circle to select which part of the Code you wish to
comment on. You can also see which council areas are
included in the rural and urban code via the links below.)

My submission relates to Statewide code

Page 2: Planning and Design Code for South AustraliaPersonal Details
Q2 Please provide your contact details below (Name, Postcode & Email are mandatory)Please be advised that your
submission will be made publicly available on the SA Planning Portal.
Name

Gabby Swearse

Company

-

Northern Areas Council

Address
Your Council Area

Northern Areas Council

Suburbs/Town

Jamestown

State

SA

Postcode

5491

Country

Australia

Email Address
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Q3 Which sector do you associate yourself with?

Local Government
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Q4 Please upload your PDF template for submission here (pdf only)
Michael Lennon P & D Code submission.pdf (752.2KB)
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Q5 Please enter your general feedback here

Respondent skipped this question
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NORTHERN AREAS
COUNCIL

P.O. Box 120, Jamestown SA 5491

Phone (08) 8664 1139

I

Fax (08) 8664 1085

Email ceo@nacouncil.sa.gov.au
Web www.nacouncil.sa.gov .au

26th November 2019
Mr Michael Lennon
Chairperson, State Planning Commission
GPO Box 1815
ADELAIDE SA 5001

Dear Mr Lennon
Consultation submission for SA Planning and Design Code
Thank you for providing Council the opportunity to provide our feedback regarding the draft
Planning and Design Code that has been released for public consultation.
Council have been offered a limited timeframe for the response to the Code and this has not
provided a reasonable opportunity to respond given that Council has only one Planning
Officer on staff.
We express our disappointment in the timeframe and the lack of understanding for Phase
Two Councils who have the most limited resources. Further, we are concerned that the
public engagement process undertaken for Phase Two Council areas means that the
general community has been poorly served and the engagement is at odds with the
Community Engagement Charter.
The attendance at Jamestown, the only one within our Council area, was not attended by
any of the public. This event was advertised only once in a local paper.
We ask the Commission and the State Government to reconsider all timeframes for Phase
Two Councils, changing Phase Two Councils to the . 1 July 2020 full implementation
timeframe.
We welcome your response to our concerns and ask that you speak to our Planning Officer,
Gabby Swearse, if you have any queries or if we can be of assistance to you.
Yours faithfully

~ t c;
Colin Byler
Chief Executive Officer

Gladstone Office:
Phone (08) 8662 2018
Fax (08) 8662 2394

Spalding Office:
Phone (08) 8845 201 7
Fax (08) 8845 2017

Northern Areas Council
Planning and Design Code Consultation

Comparative Policy Review - existing Development Plan and Planning & Design Code

1

General comment

P & D Code
consultation

It is virtually impossible to properly and thoroughly
identify the impact on Council's Development Plan of
the new Code provisions in the limited time provided in
the consultation period.

The consultation process be extended and
take place concurrent with the availability of
the proposed ePlanning system.

The Code runs to some 3,000 pages and without the
benefit of the new ePlanning system by which to
interrogate how the provisions fit and integrate with
each other, the task of providing meaningful and
detailed comment on the draft Code within the
consultation timeframe is not achievable.
It is pointed out that this Council has very limited
planning resource and staff cannot undertake the
exhaustive review of such a large and unwieldy
document within the time made available. It is a very
time-consuming task and, as the Code has not been
presented in its intended electronic format, the search
through the multiples of pages to try and locate the
'connections' between the existing Development Plan
policy and how the Code will accommodate this is
impractical. It is not an easy document to interpret.
A thorough policy-by-policy tracking between the
existing and the new has not been carried out because
of the enormity of the task. Even the Department admits
that the Code is still not complete and that there are
errors and inconsistencies in the text and the mapping.
Reliance on limited Council staff resource (in country
Councils in particular) to identify these and provide
corrections in the context of their own Development
Plan is not realistic.
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2

Terminology - names
of proposed new
zones

Based on SA Planning
Library (SAPPL)
terminology

The Code introduces zone names that are, in a rural/
regional context, bewildering and are out of place with
established standards of zoning commonly found
elsewhere. Planning authorities, the community and the
development industry are all familiar with current zone
names and their intended function, so why change
these for no practical planning/land use reasons?

Revert back to familiar terminology currently
used in the SA Planning Library.

Everyone can relate to the purpose of a residential or a
town centre or an industry zone. So why has the Code
created new zone names without any underlying
justification or explanation as to the rationale? Why is it
important that the terminology be turned on its head?
Some examples of the new terms v current terms
include• Suburban Neighbourhood Zone v Residential Zone
• Infrastructure (Airfield) Zone v Airfield Zone
• Suburban Employment Zone v Light Industry and
Commercial Zones
• Township Activity Centre Zone v Town Centre Zone
The introduction of these unfamiliar terms is confusing
and will complicate matters when dealing with the public
and applicants. It is apparent that the names have been
generated with a metro-centric mindset and do not
respect regional areas by promoting such terminology.
The use of descriptive and traditional names for zones
has worked in this State and elsewhere for many years,
and Council does not understand the motivation for
adopting unfamiliar names for no apparent good
reason.
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3

Terminology and
presentation

Based on SAPPL

Inconsistent terminology and formatting is found
throughout P & D Code. Also there are important gaps
in the policy expression, eg variables for lot
size/frontage and setbacks, overlay anomalies/
definitions etc are missing.

P& D Code be thoroughly reviewed to reflect a
consistent terminology and formatting
throughout the Code and that all information is
provided.

Code be rewritten to include page numbering
Also, the presentation of the consultation draft leaves
and headers for location purposes, if only for
genuine consultation/navigation purposes.
much to be desired. Not only are there gaps in the
policy data but it is also impossible to be guided through
the entire document in light of no page numbering either the document as a
whole or, alternatively, within the individual
modules
no headers giving module name
•
the confusing way in which the ordering of the
zones has been carried out with multiple
assessment tables and policy statements and
notifications etc
Council understands that in the ePlanning world this
presentation is not likely to be an issue as the computer
just interrogates policy to where it is directed, but in the
absence of that system it is frustrating to navigate the
document efficiently or sensibly.
This makes it extremely difficult to know where you are
or where you need to go, and this highlights the
difficulty in trying to understand the Code without the
ePlanning system being available in parallel.
This review process is not helped when the
presentation is not consistent, nor is it coherent. Table
header rows are missing in some modules, pages are
either landscape or portrait (at random it seems)
throughout the total document, the titles of the modules
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do not stand out at all making it unusable to skim
through to locate sections.

4

Implementation

5

Restricted
Development

Zone non-complying
lists

Phase 2 Councils are scheduled to be transferred to the
new Code on 1 April 2020. As the interactive ePlanning
system is not likely to be available until February 2020
(if then), Council does not believe that there is enough
time for staff to be trained and to become familiar in the
use of that system (especially as rural Councils are
expected to act as an 'agent' for applicants in lodging
their applications). With no training or education for
users, there will be confusion, frustration and
inefficiencies. On the other hand, the resource impact
on smaller rural Councils for staff to be properly trained,
attend workshops and the like, will be immense and will
need to be balanced with other tasks and roles those
officers also have.

A training/education program to be
undertaken in regional areas must be
implemented, preferably in a hands-on small
group format.

It has been noted that the Restricted Development
Tables for the respective zones have been slimmed
down considerably and only relate, generally, to a
handful of land uses/forms of development, unlike the
non-complying lists in existing Development Plan
zones.

Restricted Development Tables be reviewed
with an aim of extending the range of nonenvisaged development within particular
zones.

There is a potential resource issue for Councils
particularly smaller rural Councils in that, although the
Code policy framework may speak against certain types
of development, in the new Code world, these will be
performance assessed and not prohibited in the first
instance as non-complying development. If Council
refuses such development, there is then the prospect of
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defending the decision upon appeal to the Court. This
can involve substantial time and money costs which are
not currently the case.
This issue has not been addressed by the Department
but it can place significant cost pressures on local
government as a whole and especially rural Council, a
cost that they do not necessary face with the current
system.
6

Standardised policy

Local variations

A key intent of the new Code is to standardise policy on
a State-wide basis. This means that the provisions
apply across the board to all Councils. The structure of
the Code leaves little opportunity to incorporate the
local policy that suits local needs.

Reconsideration of a method for taking over
local policy content into the Code structure.

This one-size-fits-all approach results in policy gaps and
the loss of local content and the potential for 'dumbing
down' development outcomes, ones possibly not in the
best interests of the community.

7

Unauthorised
development

8

Infrastructure
(Airfield) Zone

Another concern of Council is the probability that people
who wish to build something will do so illegally in the
future because of the new Code provisions in
electronically lodging an application, meeting the
required standard of plans and information to be
submitted, trying to 'manage' the computerised system
and the like. This can lead to frustration and applicants
giving up if it is made all too hard or expensive. They
are more than likely to just build the structure leaving
Councils with the enforcement task. Again, this places a
resource penalty on country Councils especially who
are already planning resource poor.
Airfield Zone

Zone name misleading in that an airfield is not
infrastructure in its own right. It is a land use based on

A generic issue that needs to be considered
by the Department in setting up the ePlanning
system with an understanding that not
everyone is computer literate.

I Revert back to Airfield Zone.
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aircraft movement and servicing and allied activities etc
and public utilisation.
9

10

Employment (Bulk
Handling) Zone

I Suburban

Bulk Handling Zone
Commercial Zone

Zone name inappropriate for a country situation.

Light Industry Zone

Tourist accommodation listed as a desirable land use in
the Suburban Employment Zone which has been
Tourist accommodation removed as a
desirable land use in the Suburban
applied to industrial areas, inviting land use conflict,
sterilisation of industrial land and reduced economic
Employment Zone.
productivity

Employment Zone

Revert back to Commercial Zone and Light
Industry Zone.

11

Community Facilities
Zone

Community Zone

Council agrees with the greater flexibility in the range of The Code zone be amended by allowing
land uses allowable. However, Council would prefer to
scope for aged and similar accommodation.
see scope for aged care accommodation, nursing
homes, retirement villages and other forms of
community 'group' housing which could satisfy the
needs of the local community to be provided for in the
zone.

12

Home Industry Zone

Home Industry Zone

Needs to be amended to ensure that dwellings are the
primary land use and are located at the front of the
allotment, with industrial structures and activities being
located at the rear of lots.

Clarification and/or amendment to zone policy
required.
Apply 750sqm area and a 20m frontage to
TNV.

The TNV for this zone's minimum lot size shows
1,500sq m with 25m frontages (which reflects current
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policy), but Code zone DTS/DPF 4.1 specifies a
750sqm area and a 20m frontage. Which set of
parameters applies? Which has precedence? This has
the potential to be misleading and confusing as it
relates to the Jamestown zone.

13

Rural Zone

Primary Production
Zone
Rural Landscape
Protection Zone
Forestry Policy Area

Delete any application of the 'Limited Land
Council does not wish to have the 'Limited Land
Division Overlay' applied across its area, ie within either Division Overlay' in the transition to Council's
the existing Primary Production Zone or the Rural
Code zones.
Landscape Protection Zone. Council notes that the
Consultation Map Viewer brings this Overlay up for the
Rural Landscape Protection Zone which is wrong. This
does not reflect existing policy.
Council notes that the 'Dwelling Excision Overlay' has
The 'Dwelling Excision Overlay' be applied to
not been applied to the area covered by the existing
the existing Primary Production Zone area.
Primary Production Zone which currently has provisions
for excising an existing farm dwelling. This needs to be
rectified .
The Consultation Map Viewer does not reference a
minimum lot size for dwellings whereas the current
Primary Production Zone specifies a 20ha minimum.
The Rural Landscape Protection Zone allows for a
dwelling on any existing lot. The Viewer does not bring
this information up at all.

TNV data to be established within the Rural
Zone for minimum lot size for a dwelling in line
with existing Development Plan policy.

There are inconsistencies in the TNV data applicable
within and across the zone types, with errors and gaps
that need reviewing.

The TNV data be interrogated and crossreferenced to ensure that values reflect
current standards.

Council has two Concept Plan Maps (NW3 and 4)
which delineates buffer areas around firstly, the
explosives manufacturing facility at Beetaloo and
secondly, the Jamestown Sawmill. These maps have

Reinsert Concept Plan Maps NW3 and 4 into
Part 6.3 of the Index of Technical and
Numeric Variations.
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not been taken over yet contain very significant
interface implications that should be referenced in Code
policy. Council notes with interest that in the Index of
Technical and Numeric Variations part 6.3 brings back
reference to such plans as shown in the consultation
draft. In light of this, Council believes that its own
Concept Plans should be reinserted for ease of
reference. PO 14.1 in the zone allows for this.
The current Rural Landscape Protection Zone will be
incorporated into the new Rural Zone but will be subject
to the 'Significant Landscape Protection Overlay' . This
tiered policy network is reasonable in that it does restrict
wind farms (Table 4 of the Rural Zone) but it also will
not acknowledge the different land use requirements of
the explosives manufacturing facility as is covered by
Objective 4 in the existing Rural Landscape Protection
Zone. This is important policy and needs to be inserted
into the new Code format. If this is not practical, then
Council suggests that a different zone be delineated just
for the area affected. However, taking up an
Employment Zone or similar, for example, may open the
potential for other forms of industrial activity not
envisaged by this very specialised type of
manufacturing, which would not be appropriate.

Current Rural Landscape Protection Zone be
incorporated into the new Rural Zone but be
subject to the 'Significant Landscape
Protection Overlay'.
Allow dwellings if the allotment existed prior to
P & D Code implementation and
An allotment is created after that date and the
allotment is a least 20 hectares.
The Code zone to be rewritten (through an
Overlay or different appropriate zone) to
incorporate the existence and development of
the explosives manufacturing facility at
Beetaloo.

The inclusion of detached dwelling within the notification
table will have significant resource implications for
Council and will have little to no community interest.
This is not a notifiable form of development at present.
Council is unsure of the benefit or the need for
undertaking this notification.
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Forestry Policy Area is proposed to be incorporated into
Removal of detached dwelling from the
the Rural Zone
notification table

14

Rural Zone

Township Fringe Policy
Area

This Policy Area is proposed to be incorporated into the
Rural Zone which then places limitations on new
dwellings. The current policy allows for a dwelling as of
right on any existing lot regardless of size. This will be
undermined if the rural zoning is applied. Council is of
the view that this area should be incorporated into the
Rural Living Zone since this would be a better fit in
terms of policy and the development outcomes
envisaged currently than the Rural Zone. The current
policy will be changed (dramatically) in going to the
Rural Zone in any event, changing its destination to the
Rural Living Zone would be appropriate and not as
dramatic a change. This zone currently has varying
sized allotments that land owners have purchased with
the view of building a dwelling. The Rural Zone will
inhibit the building of dwellings on less than 20
hectares. This would have a detrimental effect on the
value of the land and also the future plans for many
land owners.

Transition the Township Fringe Policy Area to
the Code Rural Living Zone.

15

Suburban
Neighbourhood Zone

Residential Zone

Zone name inappropriate for a country situation.

Revert back to Residential Zone.
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Wastewater requirements for CWMS areas as opposed
to land requiring on-site waste treatment need to be
reflected in new lot sizes for land division and for
dwellings. Variation in minimum lot area should be
subject to TNV data set. Council has requirements of
600sqm and 1,200sq m minimum areas respectively.
Also, this difference is not captured for numerous forms
of DTS and performance assessed development eg
outbuildings in particular are regularly proposed over
areas of on-site waste disposal resulting in system
failure. Also, land division should further consider the
location of existing waste control systems.
Notification requirements for some forms of
development appear to be onerous, eg the site of the
development is adjacent to land in a different zone
(needs to be much more tightly applied rather than a
wide-sweeping notification for all developments,
including presumably a standard domestic shed) and
land division for more than 4 lots,
Why is 'Shop' (over 1,000sq m) a Restricted
Development and no other forms of development with
potentially greater impact, eg industry; waste treatment,
intensive animal keeping? This does not work well with
'shop' being the only land use identified.

TNV data to distinguish between minimum lot
sizes for CWMS and unsewered areas.
The capture of wastewater provisions
(Infrastructure and Renewable Energy
Facilities [Wastewater Services]: DTS 12.1,
12. 2) to apply to land division and to
outbuildings, ancillary structures and like
development to prevent encroachment over
CWMS systems.
Include a reference to the Wastewater Code
to ensure allotments are developable with
provision for appropriate wastewater
treatment.
Wastewater application should be required
prior to issuing Planning approval.

Deletion of land division creating 4 or more
allotments from the notification table.
Refinement of the wording for 'site of the
development is adjacent land to land in a
different zone'.

Other forms of development considered to be
inappropriate in a residential-based zone be
reviewed and also included in the Restricted
Development Table.
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16

I Rural Living Zone

17

Township Activity
Zone

Town Centre Zone

Zone name not informative.

Revert back to Town Centre Zone.

18

Township Zone

Township Zone

Council is of the view that, in light of the proposed Code
zones and their respective land use functions, and
naming conventions, the town of Spalding be redefined
and be contained within a single Township Zone. This
zone would better cater for future development
opportunities without being constrained by internal
zoning which has the effect of directing new
development only towards certain areas. With smaller
country towns not under development pressures or
constraints, Council feels that a Township Zone would
adequately provide for development growth in line with
good planning outcomes. Council does not believe that
this change would seriously undermine residents' rights
or expectations as to the nature of development that
potentially may take place. Smaller country towns are
generally over-zoned relative to their development
expectations.

The town of Spalding change to Township
Zone with the exclusion of Suburban
Employment Zone on Lots 6,7,8,9 Borve Hill
Road Spalding.

Rural Living Zone

Gladstone Town Centre zone change to
Township.
Laura Town Centre zone change to Township

The Town Centre zone in Gladstone would be better
suited as Township zone allowing for many vacant
shops to be converted to residence.
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19

I Suburban
Neighbourhood

I Residential Zone

20

I Community Facilities

I Community Zone

Public notification required for a range of minor
developments such as swimming pools and carports,
but not for more significant changes like a shop in a
residential area

Land Uses do not include:
•
•
•
•
•

Health facility hospital
Cemetery
Museum
Aged Care Accommodation
Caravan Park

Remove minor development from public
notification.

Include in DTS1 .1 Land Uses:
•
•
•
•
•

Health facility hospital
Cemetery
Museum
Aged Care Accommodation
Caravan Park

The proposed Community Facilities Zone encompasses
the land in Jamestown that houses the Hospital and
grounds, Cemetery, Museum and in Laura Aged Care
Accommodation and Caravan Park. It is important that
the ongoing operation of these important community
infrastructures are listed within the zones envisaged
land uses.
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