15 December 2020
Leif Burdon
Council/DPTI Transition Manager
Planning and Land Use Services
Attorney-General’s Department
GPO Box 1815
Adelaide SA 5001
Via email –
and
planningreformsubmission@sa.gov.au

Dear Leif

Submission on the Phase 3 Planning and Design Code
We refer to your email of 12 November 2020, seeking our comments on the draft Phase 3 Planning and
Design Code.
Our feedback is as follows:
1.

Complexity of the task

In providing our feedback we note that it has been difficult to make comment, given the considerable
complexity, volume and the online/spatial application of the Code as a whole.
2.

Need for better community engagement and auditing

Similar to the above, given there are many changes to the 2019 consultation version of the Code, we
have found it inherently difficult to reconcile the changes across two 3000 odd page documents –
more so, we are concerned how the Commission will communicate these changes to affected
landowners for their awareness and comment.
We consider that a statement of investigations that outlines the basis or justification for the changes
would have been helpful for Council and the community to understand and reconcile the changes.
Given the significant importance of the Code, we ask that the Commission undertakes a full and
thorough audit of the Code along with detailed road testing of policy.
3.

Urban residential and township type zones

Suburban Neighbourhood
This zone affects the built up residential areas of Murray Bridge.











We are concerned that for DTS pathway developments (as of right approvals), there is limited
urban design policy with regard to promoting good urban design and architectural outcomes,
materials, colours and the like – this risks poor quality design outcomes being DTS as of right.
Shops of less than 1000sqm are a Performance Assessed pathway. For shops, consulting rooms
and offices, DPF 1.3 gives policy on gross leasable floor area limits where located more than
500m from an Activity Centre, but there is no guiding policy for large scale developments less
than 500m from an Activity Centre.
We ask for better policy in DTS/DPF 2.1 for development in un-sewered areas that require a WCS
system and appropriate allotment sizes.
Having undertaken a SAPPA property enquiry for land along Hindmarsh Road, Murray Bridge,
we cannot see where the Commission has addressed our prior request for inclusion of Policy
Area 15 policies in relation to access onto Hindmarsh Road (PDC 4) which is a gazetted Bdouble route.
We are pleased to note that Concept Plan Map Mu/Br 13 - Hindmarsh Road has been retained.
We query why the Murray Darling Basin Overlay and the Native Vegetation Overlay applies to
this zone, given it urban/residential nature.

General Neighbourhood
This zone affects the urban lands generally bounded by Narooma Boulevard, Long Island Road and
Leslie Street, Murray Bridge.








We have similar concerns to that of the Suburban Neighbourhood Zone in relation to limited
urban design policy (with regard to promoting good urban design and architectural outcomes,
materials, colours and the like).
We have similar concerns to that of the Suburban Neighbourhood Zone in relation to policy for
shops, consulting rooms and offices.
We remain of the view that Concept Plan Map MuBr/7- Residential be retained as it relates to
infrastructure provision, appropriate access opportunities and clearly identifies the location of
an old quarry and wetlands.
We note that the Development Plan density policy has not been translated to this zone, and the
Code allows for a higher density than the Development Plan.
There are no policies in relation to the protection of views from the River Murray.

Housing Diversity Neighbourhood
This zone affects the residential area commonly known as Narooma, Murray Bridge, overlooking Sturt
Reserve and the river corridor – it also extends along the riverfront to Long Island reserve.





We have similar concerns to that of the Suburban Neighbourhood Zone in relation to limited
urban design policy (with regard to promoting good urban design and architectural outcomes,
materials, colours and the like).
We have similar concerns to that of the Suburban Neighbourhood Zone in relation to policy for
shops, consulting rooms and offices.
Having undertaken a SAPPA property enquiry, we note the TNV for maximum building height of
12m and levels at 3 levels – however, we note that no TNV appears to guide density and lot size,
and therefore DTS/DPF 2.1 (d)(e) provides for a net residential density of up to 70 dwellings per
hectare. This equates to 1 lot per 142sqm nett.
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We ask that Concept Plan Map MuBr/9 - East Side be reinstated.
We query how DTS/DPF 8.1 will operate in the event that (b) allows for 1200sqm lots that are unsewered, which is a smaller lot area than the TNV for specific locations may allow.

Rural Living Zone
This zone applies to a variety of areas in the Council district.







We are concerned that there is a Deemed to Satisfy pathway for shops of up to 100sqm – this is
too generous in the context of what is essentially a residential/living zone – there is also a
corresponding notification exemption – meaning a large 99sqm shop would be approved as of
right and with no notification.
In addition to the above, shops of 100-1000sqm are a Performance Assessed pathway – but
there is no detailed corresponding policy to assess such large scale developments, and again in
the context of what is essentially a residential/living zone – the Restricted Development pathway
only applies at 1000sqm.
Similar to the above point, we also raise issue with regard to offices, consulting rooms and light
industry with a DPF of 100sqm.
We thank you for clarifying that DTS/DPF 2.3 for kennels, stables, shelters and associated yards,
now only applies to the combined total floor area of 100sqm – however, current zoning provides
details of the number of dogs appropriate for intensive animal keeping developments within
particular locations. More guidance should be given in relation to appropriate numbers of dogs,
built form provisions, set back provisions and environmental impacts.

Rural Shack Settlement Zone
This zone affects the locations of River Glen and Woodlane.











As identified in our earlier submission, we request that the other shack areas be included in this
zone, not just River Glen and Woodlane, being Sunnyside (as shown on current Zone Map
MuBr/49) and also the shack area of Greenbanks.
As previously requested, we ask that these areas have policies to recognise the unique nature
of shack settlements with a focus on residential built form and river impacts – ideally via sub
zone.
We ask that Concept Plan Map MuBr/11 – River Murray Settlement Zone Woodlane, and
Concept Plan Map MuBr/12 - River Murray Settlement Zone (River Glen), be reinstated into the
Code.
We are not confident that current Development Plan policy for the two areas have been
translated into the Code via appropriate TNVs – please clarify – PDC 29 of Precinct 8 River Glen
is a case in point.
We ask that policies in relation to setback distances to the riverfront be reinstated.
We are pleased to note that the River Murray Flood Plain Protection Area Overlay now includes
policies and illustrations in relation to development for jetties, pontoons and moorings.

Deferred Urban
This zone affects western areas of Murray Bridge.
No specific comments.
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4.

Centre type zones

Urban Activity Zone
This affects the Large Retail policy area of the Regional Centre of Murray Bridge.




There is little policy guidance for large scale developments such as supermarkets, hotels and the
like.
Policy guidance appears to be confusing to interpret as it relates to shops and bulky goods in
PO 1.6 – confusion as to if the 500sqm policy exclusion applies to a shop and/or bulky goods.
As requested, we are pleased to note that the land bounded by West Terrace, North Terrace,
Fourth Street and Railway Terrace, has been removed from this zone and placed in the
Suburban Main Street Zone.

Suburban Main Street Zone
This affects the Retail Core and Mixed Use policy areas of the Regional Centre of Murray Bridge.


Specific policies which highlight the significance of Bridge and Sixth Street in terms of heritage
and cultural value are lost under the new zone. We remain of the view that these be included
in a Character Area Statement.

Local Activity Zone
This zone affects the smaller local centres at Murray Bridge.



5.

We are pleased to note that the Commission has considered our earlier submission and has now
zoned these areas as a Local Activity Zone rather than Township Main Street.
However, no floor area maximum guidelines exist for new commercial development in the
context of a local centre – meaning that it will be difficult to assess/refuse large scale
developments that are not normally envisaged in a local centre context – the current
Development Plan provisions restrict shops to a maximum floor area of 500sqm before they
become non-complying, however the Local Activity Zone provides no maximum floor area.
Commercial/industrial type zones

Strategic Employment Zone
This zone affects key commercial/industrial areas at Murray Bridge, Monarto and Brinkley Waste Facility.







We note the zone aims to provide for a range of higher-impacting land uses including general
industry, warehouse, transport distribution and the like.
DTS/DPF 1.3 provides for shops with a gross leasable floor area up to 250sqm, but has no limit for
a bulky goods outlet or a restaurant – we query such in the context of the zones intention –
furthermore, there is confusion with the Restricted Development entries, where a shop of
1000sqm or greater is Restricted but a Bulky Goods Outlet or a Restaurant is not.
The zone needs to recognise the specific aims for development at Monarto as described in the
Development Plan for the Urban Employment Zone, Concept Plan Map MuBr/3 - Monarto South
and Concept Plan Map MuBr/2 – General Industry Zone (Brinkley) – the Concept Plans should
be retained.
Current zoning incorporates a number of policies and provisions designed to protect existing
residential properties from the impact of development and to preserve the character of the
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Monarto area. These include specific setback provisions designed to reduce the visual impact
of development along Ferries McDonald Road - these should be retained, potentially via TNV’s.
Landscape buffers are currently specifically identified to assist in reducing the visual impact of
any development along Ferries McDonald Road and Old Princes Highway. These buffers should
be retained, potentially via TNV’s – this is also relevant to the small portion of the Employment
Zone at Monarto South.
We remain unclear as to what will happen to Table MuBr/6A which provides a specific
landscaping schedule for the Monarto area.
We query the minimum lot size for the zone being 2,500-3,000sqm as it relates to those parts of
the zone in the Urban Employment Zone of the current Development Plan which has a
requirement for 7,500sqm lots.
We also query the placement of the Brinkley Waste Facility in this zone, in favour of an
Infrastructure Zone.

Employment Zone
This zone also affects key commercial/industrial areas at Murray Bridge and Monarto.












There is lack of guiding policy to assess large scale developments such as industry, shops,
warehousing, bulky goods and the like - given the high intensity activities envisaged in the zone,
there is a lack of guiding policy for the assessment of such land uses.
We have similar concerns to that of the Strategic Employment Zone in relation to shops and
bulky goods outlets – noting that policies in the current Light Industry Zone seek to reduce the
size and impact of shops, identifying that those with a gross leasable area greater than 150sqm
are a non-complying form of development. The Code zone allows for Performance Assessed
shops up to 1000sqm, no limit applies in certain areas, Bulky Goods with no Restricted pathway
limit, and a DTS/DPF 1.2 for shops with a gross leasable floor area up to 100sqm with no limit for a
bulky goods outlet or restaurant. This is a significant departure from the current zoning policy.
Some locations in this zone contain existing developments that are ready for a more flexible
approach to redevelopment. One such locality is a portion of land located between the Town
Centre, Sturt Reserve and land which allows for community facilities. This portion includes
Ridley’s Mill which is a site of strategic importance to Council, given its locality and views to/
visibility from the river. This is a key site with significant development potential and Council
would like to see policies which enable a flexible response to land uses such as residential/
tourist accommodation/ distillery etc. This would best be achieved by a sub-zone, as per our
earlier submission.
Dwellings within the current Light Industry zone are a non-complying form of development unless
they are ancillary to an industrial development and located on the same allotment. This Code
zone appears to be quiet on dwellings, they are not envisaged, they are not restricted – there is
no guiding policy which is of concern to us.
This zone sits in localities with a variety of adjoining zones and buffers should be provided for this.
We note and support that the Restricted Development listing for ‘industry’ has been removed.
We thank you for reinstating Concept Plan Maps MuBr/1 – General Industry Zone and Concept
Plan Map Mu/Br 13 – Hindmarsh Road.

We are pleased to note that the Commission has responded to our earlier submission, by placing the
Freeway Service Centre Precinct 4 at Monarto into a Code subzone. However, the Development Plan
precinct identifies that shops within the service centre should have a combined gross leasable area of
2500m2. We now note that the sub zone seeks that shops be limited to 250sqm which is not a correct
transition of the Development Plan or the 250sqm may be a typo versus the intended 2500sqm.
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Infrastructure Zone
This zone affects the land to the west of Murray Bridge, occupying Mobilong Prison and adjoining lands.




The zone provides for a wide range of public infrastructure anticipated in the zone, such as
Electricity substation, Landfill (including gas extraction plant and equipment), water treatment
and supply, stormwater retention / detention basin, sewerage treatment facility and the like – yet
there is a lack of policy to assess such development against – there is also no Restricted
Development in the zone.
This zone also fails to recognize a prison as an envisaged land use, noting that the land has
been placed in this zone based on the predominant land use in this locality with a correctional
facility.

Commonwealth Facility Zone
This zone applies to the Murray Bridge Defense Reserve, east of Murray Bridge.



We are pleased to note that our earlier submission has been addressed with the Murray Bridge
Defense Reserve now being a separate zone.
This zone envisages major type developments, such as Electricity Substations, Waste Landfills,
Water Treatment Facilities, Sewerage Facilities, Waste Depots – yet there is no detailed policy to
guide such an assessment.

Infrastructure (Airfield) Zone
We note that this zone has not been applied to the district – we query as to why the Pallamana Airfield
has not been included in this zone.
6.

Rural, conservation and non-urban type zones

Rural Zone
This zone affects rural, agricultural and horticultural areas of the district.











Envisaged uses should have a corresponding entry in the Performance Assessment table –
Intensive Animal Husbandry is one of many examples – need specific policy to guide assessment
of envisaged uses in the zone.
DTS/DPF 3.1 – Horticulture – the provision that limits a greenhouse to 250 square metres needs
reconsideration as commercial greenhouse developments that are usually considerably larger
than 250 square metres.
DTS/DPF 4.1 - the 20ha minimum allotment size for the establishment of rural industry is
considered problematic and not realistic for a wide range of scenarios in rural/agricultural
areas.
DTS/DPF 5.2 - this provision still requires that more than one dwelling on an allotment is “located
on an allotment not less than 40ha in area” - this has not been addressed in the new version of
the Code. We are of the view that this size requirement is considered unworkable and will inhibit
the implementation of additional dwellings as envisaged by the policy.
We are pleased to note the term “secondary dwelling” has been replaced with the term “more
than one dwelling”.
DTS/DPF 6.3/6.5 restricts tourist accommodation to 100m2 and enables Function Centres to
provide dining for 75 seats. Given that these two land uses often co-exist in a rural environment
Council is concerned as to whether the relationship between floor area for tourist
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accommodation and seating numbers for function centres is appropriate – there is also no
justification provided as to how 75 seats was determined.
PO 9.1 - Renewable Energy Facilities – we are concerned that no detailed assessment criteria is
provided for large scale solar facilities within the Rural Zone, apart from setback distances
prescribed in the General Module - appropriate assessment criteria is needed.
DTS/DPF 9.2 - Small scale Renewable Energy Facilities - we note changes to policy for small scale
solar facilities of less than 30KW (for large domestic systems) - whilst these provisions are
worthwhile, apart from setback distances prescribed in the General Module, there appears to
be little policy guidance for medium scale solar facilities of greater than 30KW, noting that many
medium scale on-farm systems and on-farm exporting systems are commonly in the order of
1000-4999KW.
DTS/DPF 12.1 - Agricultural buildings – we support that the Code has increased the provision that
limits agricultural buildings, increasing from 250 square metres to 500 square metres.
DTS/DPF13.1 identifies that outbuildings have a total floor area not exceeding 150sqm and also
identifies that outbuildings be limited to no more than two outbuildings per allotment. This
should be reworded as it is not clear as to whether or not the 150sqm floor area is per
outbuilding or the combined total of both – 150sqm for an outbuilding is also extremely small in
the context of a rural area or farm.
The 100ha policy of the current Primary Production Zone for intensive animal keeping lots has
not been translated into the Code.
Shops of 1,000sqm or greater are identified as Restricted Development - there is an as of right
Deemed to Satisfy approval pathway for shops of up to 100sqm - therefore, shops of 1001000sqm are a Performance Assessed pathway, but there is quite limited corresponding policy
guidance to assess such large scale developments in this floor area range.
We are pleased to note that it is intended to exclude Frost Fans from the definition of
Agricultural Building, thereby averting the potential for an as of right Deemed to Satisfy
approval for development that needs careful consideration of noise and visual impacts.
PO 1.1 and its DTS/DPF 1.1 of the dwelling excision overlay are contradictory – the PO allows for
the creation of an additional lot in certain cases, whereas the DTS/DPF says ‘no additional
allotments are created’ - this needs simple refinement as the overlay is specifically intended to
allow additional lots in the circumstances.
Areas of Rural Zone adjacent to the South Eastern Freeway should retain policy that protects
development from impacts associated with the South Eastern Freeway - in particular policies
requiring buildings to be setback 100m from the South Eastern Freeway, which could be
managed by way of a TNV.
We query as to why the established township/rural livings areas along Old Swanport Road,
Murray Bridge, are within a Rural Zone, noting that in a similar context the land along the
Freeway in proximity to Unity College and the former Puzzle Park are is a Rural Neigbourhood
Zone.
Concept Plan Map MuBr/4 - Motor Sport Facility and Organic Composting Buffer Zone should be
retained as it provides protection for existing facilities including Costa Mushrooms from sensitive
development. Alternatively an overlay could be provided identifying Costa Mushrooms as a
significant industry and restricting development types in the surrounding locality.
This current zoning includes policies which seek to ensure that any development likely to impact
upon Monarto Safari Park be located a minimum of 500m from the current Monarto Zoological
Park Zone. This policy needs to be retained.
The current zoning provides policies which seek to protect against flooding associated with the
closeness of portions of the zone to the 1956 River Murray Floodplain boundary. These policies
need to be retained.
Policies which specifically protect the Kalparrin Community should be reinstated.
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There are a number of pockets of land currently zoned River Murray Fringe which are not of a size or
location to suitably transfer to Rural zoning. Land uses, such as horse keeping, farming or industry will
not be appropriate in localities that are bounded by the residential allotments and the River Murray.
Given the unique nature of these pockets of land and the development opportunities provided them
under the current River Murray Fringe zoning it is recommended that further discussions occur between
DPTI and Council to determine a zone of a better fit.
The area of Council known as Sturt Reserve is identified to be transitioned to a combination of
Conservation Zone and Rural Zone. In recent years Council has done a significant amount of work in
relation to the future potential for this space and the best opportunities for growth and development
that will be beneficial to Council’s community. This has resulted in two particular documents: The Rural
City of Murray Bridge Riverfront Strategy dated February 2016, and the Sturt Reserve Master Plan dated
October 2017. The Master Plan in particular separates the site into four key precincts each with their
own specific development opportunities. Council is keen to ensure that these development
opportunities will still be available under the Code and policies are flexible enough to enable
restaurants and eateries and other such tourism related development that take advantage of the
riverfront location. Council believes this could be achieved by way of either a Concept Plans,
Technical and Numeric Variation Overlay or identifying this locality as a specific Character Area with a
site specific sub-zone.
Rural Intensive Enterprise
This zone also affects the key site specific commercial/industrial area at Flagstaff Road.




Concept Plan Map MuBr/19 Allied Food Industry - Value Adding (Flagstaff Road) should be
retained as it identifies infrastructure such as the SEAGas pipeline location, access and egress
arrangements and a protective buffer to minimise impacts to adjoining land uses.
DTS/ DPF1.1 includes Intensive Animal Husbandry (piggeries and chicken farms) as a land use,
rather the zone seeks to encourage the value adding and processing components of those
type of activities.



The TNV’s relating to lot size minimum have been transferred to this zone, with a 40ha minimum.
These are not considered appropriate to enable the types of development envisaged in this
locality which are more commercial in nature and utilise smaller allotment sizes, especially
noting current Development Plan policy provides for land division for food industries.



DTS/DPF 5.1 and 6.1 are not at all relevant to the zone in question – in the context of the zone,
the location and its intent, limiting agricultural buildings to lots greater than 40ha, to a size of
250sqm, and outbuildings to 120sqm, is simply not appropriate or relevant policy for such a zone.



The new Thomas Foods International precinct, between Murray Bridge and Mannum, should be
placed in this zone, so as to protect that asset and to allow for future investment.



Refer also the submission from Costa Mushrooms which identifies their desire to be included in
this zone.

Conservation Zone
This zone affects the Conservation Parks and the majority of the River Murray corridor.



We note that the River Murray Flood Plain Protection Area Overlay now includes policies and
illustrations in relation to development such as jetties, pontoons, moorings.
We seek that the Visitor Experience Subzone be applied to the zone, so as to promote Tourist
Accommodation and investment into key areas, with need for further thought as to the
applicable areas possibly during the second generation of the Code.
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The note that the Conservation Zone now treats all forms of Renewable Energy Facilities as
Restricted.
As shown below, from the SAPPA Code Overlays, the Significant Landscape Protection Overlay
has not been applied to the Conservation Zone along the riverine areas, yet it has been applied
to a Freeway. We question the rationale for such.



We note that the 1956 flood mapping of the River Murray Flood Plain (that exists in the
Development Plan) is still not present in the Code. What exists in the Code is a River Murray
Flood Plain Protection Overlay (as shown below), but not the actual mapping of the 1956 flood
plain – the Hazard (Flooding) Overlay mapping also does not recognise this matter – nor does
the Prescribed Watercourse overlay recognise the River Murray - yet the SAPPA mapping GIS
overlay tool (not the Code) does show the 1956 flood plain boundary – these scenarios cause
much confusion.



The 1956 flood mapping is crucial to ensure the proper assessment of site constraints and to
avoid inappropriate developments occurring in potentially hazardous areas – the mapping
needs to be reinstated in the Code.

10







7.

Again, we ask that you refer to the Murraylands and Riverland LGA submission, 2019, that relates
to overarching River Murray aspects of the Code, scope for revised land use considerations and
the like.
Please also refer to the points made for Sturt Reserve in the Rural Zone, as much of Sturt Reserve
is also located in the Conservation Zone – the same request applies in that master planning for
Sturt Reserve be specifically recognised by a more suitable site specific zone or sub-zone.
Additionally Council is in receipt of an application for a Cable Watersport Park within this zone,
the zone provisions need to be flexible enough to enable for facilities such as this and to cater
for their future growth in specific and appropriate locations.
Open space and community type zones

Open space zone
The zone has limited application, for a small piece of parkland in the CBD of Murray Bridge.
We query the absence of any Restricted development in the zone, given the general conservative
development nature of the zone.
Recreation Zone
This zone affects key recreation areas on eastside, Murray Bridge, the railway lands and Hume Reserve
areas at Murray Bridge, and parts of the Equine Precinct at Murray Bridge.








The zone envisages major type developments, such as Indoor Recreation facilities, Motorsport
Park facilities, Racecourses, Shops, Stadiums, Tourist Accommodation – yet there is no detailed
policy to guide an assessment.
Shops are Restricted Development greater than 1000sqm – there is no Restricted pathway limit
on restaurants - we query how Performance Assessed applications for shops up to 999sqm will
be assessed given the lack of policy at a zone level, and noting that the relevant DPF 1.2 sets a
floor area criteria of 80sqm.
Consistent with our earlier submission, Concept Plan Map MuBr/5 – Recreation Zone (Murray
Bridge East) should be retained as it provides traffic management guidance and highlights
existing land uses and growth potential of the locality.
We query the zoning of some of the eastside areas along Long Flat Road that are not part of
the recreation facility locations.

Community Facilities Zone
This zone also affects community facility lands, but only a small number.



8.

In this zone it envisages major type developments, such as Shops, Hospitals, Indoor Recreation
facilities - yet there is no detailed policy to guide an assessment.
We have similar comments to those outlined for the Recreation Zone, but noting this zone has a
much higher DTS/DPF for shop at no greater than 250sqm.
Tourism type zones

Caravan and Tourist Park Zone
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We note that the Caravan and Tourist Park Zone has not been applied to the Council area, albeit it has
been applied in most other Council areas.
Long standing caravan parks at Avoca Dell, White Sands, White Hill, and Long Island should be
recognised.

Tourism Development Zone
This zone affects the Monarto Zoological Park.
There is limited guiding policies for the zone – with only guiding policies that relate to offices, shops,
signs, dwellings and land division.
Monarto Zoological Park is recognised with a sub-zone – we appreciate that this better recognises the
Park.
We ask that there be recognition of the Concept Plan Map MuBr/4 - Motor Sport Facility and Organic
Composting Buffer Zone (Murray Bridge - Primary Production).
We remain of the view that consideration be given to development specifically related to the Safari
Park/ Zoo activity being Deemed to Satisfy. Although the subzone has been established with DTS
policy, there is no call up in the Deemed to Satisfy Assessment Table that identifies zoo type activities
and ancillary activities as a Deemed to Satisfy pathway.
9.

Equine zones

The Murray Bridge Racing Club Equine Precinct relates to the relocation and expansion of the Murray
Bridge Racecourse and envisaged land uses related to and appropriate for this land use. These
included clubrooms and recreational facilities, sports grounds and associated facilities, horse agistment,
equine training centre, education facilities related to horse training.
The precinct is recognised in the following Code zones.




Master Planned Neighbourhood Zone
Suburban Activity Zone
Recreation Zone.

We are pleased to note that Concept Plan Map MuBr/15 – Equine Recreation has been included in the
Code. However, Concept Plan Map MuBr/14 also needs to be included.
In addition the Code version of the Concept Plan for the Equine Precinct has not included the buffer
area notations.
We are also not able to ascertain where the Development Constraints information contained in
Overlay Map MuBr/47, relating to the SeaGas pipeline and buffer areas, and the waste landfill buffer,
has been translated to in the Code.
Current zoning provides specific setback distances for dwellings adjoining Brinkley Road, these should
be retained by way of policy or a TNV. These also incorporate a 40m buffer from a boundary adjoining
the current Primary Production zone which should also be retained by way of policy or TNV.
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10.

Notification Tables

The Notification Table in most of the zones is confusing to interpret – we are advised by DPTI that the
separate entries in the table are to be read in isolation of each other, yet each entry says ‘subject to
1…..’ – the drafting needs to be altered to provide for easier interpretation. We note the Commission
has this correction in hand.
We compliment the changes relating to less restrictions on public notification in rural areas and for the
exemption for placing a sign on the land in designated zones.
11.

Concept Plans

Based on the SAPPA Code overlays, there are only three Concept Plans that have been applied to the
Council area, as shown below.

These appear to be for the Concept Plan Map MuBr/13 – Hindmarsh Road; the Concept Plan Map
MuBr/15 – Southern Area Residential; and the Concept Plan Map MuBr/20 – Rural Living (Swanport).
In addition to those already included, as per our earlier submission, we ask that the Concept Plan
below be reinstated:













Concept Plan Map MuBr/1 – General Industry Zone
Concept Plan Map MuBr/2 – General Industry Zone
Concept Plan Map MuBr/3 – Monarto South
Concept Plan Map MuBr/4 – Motor Sport Facility and Organic Composting Buffer Zone
Concept Plan Map MuBr/5 – Recreation Zone
Concept Plan Map MuBr/7 – Residential
Concept Plan Map MuBr/9 - East Side
Concept Plan Map MuBr/10 – Country Township Zone
Concept Plan Map MuBr/11 – River Murray Settlement Zone
Concept Plan Map MuBr/12 – River Murray Settlement Zone
Concept Plan Map MuBr/14– Equine Recreation
Concept Plan Map MuBr/19 – Allied Food Industry – Value Adding (Flagstaff Road)
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Some adaptation of the Concept Plans may be required to align with Code zone transition and Code
format.
12.

General comments

Lack of guiding policy
Right across the Code, there is a policy focus on minor types of developments (that have always been
easy and quick to assess), yet a lack of policy guidelines for large scale and major type developments
– for major developments this is likely to lead to confusion of interpretation, varying opinions,
challenges, appeals and the like – the policy focus seems out of balance.
There continues to be a lack of specific policies across most zones which clarify how development
types are intended to be established and give guidance to the public and council as to what to
expect within a particular locality, including but not limited to; lack of policies on good urban design,
landscaping, stormwater management, area specific WSUD policy, car parking requirements,
overlooking, overshadowing, visual amenity, impact upon the riverfront, climate change, and land
capability as it relates to land use.
Deemed to Satisfy vs Performance Assessment policy
We continue to question the use of Deemed to Satisfy criteria for Performance Assessment
developments, via use of the same Designated Performance Feature.
The manner in which Deemed to Satisfy criteria is expressed could lead to Performance Assessed
development applications being refused due to a lack of guidance as to what variations from
Deemed to Satisfy criteria are and are not appropriate in a Performance Assessment.
EFPA
It noted that under the provisions of the Planning and Design Code, that a Dwelling Excision Overlay
enables land division to occur in order to create an additional allotment that seeks to accommodate
an existing dwelling. This overlay appears to contradict the existing Environment and Food Production
Overlay (EFPA) which identifies that land division for residential purposes must not be supported.
Additionally certain localities that fall within the EFPA overlay should be reconsidered. The overlay
encompasses a number of areas containing allotments that have already been developed for
residential purposes or alternatively are of a size, location or soil type that makes them unsuitable for
rural or primary production land uses. These areas should be reviewed and potentially removed from
the EFPA.
Intensive Animal Keeping/ Horse Keeping
More policies are required to provide guidance in relation to Intensive Animal Keeping and Horse
Keeping. Development of these types are common in the Murray Bridge region with facilities such as
the Murray Bridge Race Club and the SA Greyhound racing facility increasing demand.
Policies should be provided with respect to location, what numbers of animals are appropriate in what
carrying capacities, what environmental impacts should be assessed (including noise impacts), what
separation distances are appropriate, what built form is appropriate and what management practices
are appropriate along with public notification requirements.
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Swimming Pools
Swimming pools do not require planning consent under Schedule 1A of the Development Regulations,
in many cases.
However, under the Code the pathway to approval seems more onerous than under the current
system.
The reason the pathway is more onerous (for what are minor types of development in a planning sense)
is due to the large variety of Overlays.
We ask that that the Code be amended to allow for a more straightforward assessment pathway for
minor domestic swimming pools.
Certificates of Title
We ask that the Commission recommends to the Minister that the PDI Act Regulations be altered, so as
for Certificates of Title to become mandatory information for applications – as many important LMAs,
trusts, encumbrances, easements, Crown Land dedications and the like apply to these areas (and all
areas of SA) that directly relate to a planning assessment.
SEAGas pipelines
We support the recommendation that SEAGas and other gas pipelines be mapped and a formal
referral mechanism be incorporated to enable more informed decision making by the relevant
authority.
COSTA Mushrooms
Council is aware that a separate submission has been lodged by URPS on behalf of Costa Mushrooms,
we note the desire for the site to fall within the Rural Intensive Enterprise Zone and support the
recommendations within the submission.

We look forward to your consideration and your response.
Yours sincerely

Geoff Parsons
Manager Development & Regulation
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