26th February 2020

Mr. Michael Lennon
Chairman
State Planning Commission

Dear Michael,
RE: SUBMISSION ON PHASE 3 OF THE PLANNING & DESIGN CODE – REZONING
OF LOT 76 LEMMEY ROAD, LOWER LIGHT
I write on behalf of Mr Fred Azzurro (my Client) and owner of land at Lot 76 Lemmey
Road, Lower Light (the subject land) to respectfully request that the subject land be
converted to Employment Zone or Green Industry Zone instead of Rural so as to facilitate
the orderly and economic development of the site for Green Industry development
purposes adjacent to the Integrated Waste Management Services Pty. Ltd. (IWS P/L)
landfill.
Background
My Client has owned the subject land for many years and has farmed the property in the
past including cropping, and grazing activities. He also has a mining lease for extraction of
limestone for road construction purposes. In recent years the property has become less
suited for farming due to the impact of wind borne plastics as a result of land fill activities
associated with the operations of IWS P/L on the adjacent land.
Whilst my Client gets along very well with the landfill operators who make every effort to
pick up plastics on a daily basis, not all of the plastics are able to be retrieved and this has
had serious consequences through the contamination of crops and livestock mortalities
from animal ingestion of plastics so much so that farming of the property has ceased for
over 12months.
At the same time my Client wishes to emphasise that this submission should not be
regarded as a complaint against IWS P/L and that he looks forward to ongoing
cooperative relations with them in the use of gas and as a potential source of feedstock for
future resource recovery operations including among other things waste to energy, poultry
processing, and value adding manufacturing of plastics.
The Subject Land and Locality
The subject land is Allotment 76 Lemmey Road, Lower Light and is contained in CT
Volume 5413 Folio 641. It is approximately 30ha in area, is an elongated parcel with a
frontage to Lemmey Road and frontage of 273m (see Figure 1 below). It is 1.2km on its
southern side, 889m on its northern side, and 336m across the western or rear boundary.
The boundaries are fenced with rural fencing comprising open wire mesh.
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The portion of Lemmey Road at the front of the property provides sealed road access It is
also adjacent to the intersection with Port Wakefield and a break in the central median to
support heavy vehicles crossing in a southerly direction (see Figure 2 below). The subject
land also has access to two water mains along the front of the property and an SA Power
Network sub-transmission High Voltage overhead line.

Figure 1: Lot 76 Lemmey Road – Allotment Boundaries
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Figure 2: Potential road train access

The subject land is a relatively flat and treeless property with a depression towards the
rear of the property caused by past mining activities. It has relatively sandy loamy soils
over limestone with underlying clay.
Land use in the locality is characterized by a mix of rural and landfill / waste management
operations (see land use map in Figure 3 below). Extensive landfill operations, plus
handling of low level contaminated soils and parking of heavy machinery is situated on
land owned by IWS Pt. Ltd. immediately adjacent to the subject land abutting its northern
and western boundaries. Active landfill cells are located relatively close to the western
boundary of the subject land. Much of the area to the south along Lemmey Road and on
the eastern side of Port Wakefield Road is characterized by intensive animal keeping
including a modern free range poultry operation immediately next door on the southern
side, plus a significant cattle feedlot three allotments to the south. A major feedlot is
situated immediately to the east adjacent to the other side of Port Wakefield Road.
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Plate 1: Wind blown plastic pollution

Plate 2: Mortality from ingestion of plastic

Proposal to Establish an Employment Zone or Green Industry Zone
Our proposal is for the rezoning of the subject land to an Employment Zone or similar as a
more suitable form of zoning to enable the development of mainly green industry related to
the processing of waste for reuse, reduction, recycling, value adding processing, and
waste to energy. The possibility of introducing a new zone such as a Green Industry Zone
has the potential to target activities that contribute to the reduction, reuse, or reprocessing
of waste.
At the same time the proximity of the subject land to the Port Wakefield Highway and its
juxtaposition to the IWS Landfill and other waste management operations makes it highly
suited to alternative land uses involving resource recovery, and industry value adding
processing of plastic and other waste material thereby assisting in the minimization of
waste to landfill. Discussions have been held with Colin Mayberry Chief Operating Officer
with the IWS Group indicating that they would be receptive to a proposal to reticulate
landfill gas to the subject land as a possible source of renewable energy for use in future
industries such as poultry processing. They also indicated that they had no objection to my
Client seeking to have the land rezoned to facilitate industry development and resource
recovery activities.
If the land is rezoned as requested a proposal for extending gas to the subdivision from
the IWS landfill facility will be explored further. Initial discussions with were promising
particularly in relation to the subject land as a potential incubator for alternative
technologies and approaches for increasing resource recovery.
Once rezoned my Client would seek subdivision approval down to suitable sized
allotments between 4,000 and 6,000 square metres in area, provide an access road, plus
power and water connections. The boundaries around the subject land would be
landscaped, and fenced with security fencing.
Discussions have also been held with the owner of the free-range poultry operation next
door and he expressed an interest in developing a poultry processing operation involving
the processing of their poultry.
Whilst processing of poultry waste should be avoided for biosecurity reasons due to the
proximity of the subject land to the adjoining poultry farm the processing of cow manure to
energy could be considered where separation distances from sensitive receptors can be

6

achieved. Separation distances to sensitive receptors from the subject land are shown in
Figure 4 below.
Those parts of the property furthest away from sensitive receptors and closest to the IWS
Integrated Waste Services
land would be best suited to potentially higher impact forms of industry and grading down
to lower impact forms closer to sensitive receptors.

918m
550m
960m
1,283m
1,733m

Dwelling

Figure 4: Separation distances to sensitive receptors

State Planning Strategy
The State Planning Strategy covering the area is still the 30year plan for Greater Adelaide
(the Plan). The Plan was reviewed in 2017 and incorporated consideration of the
Environment and Food Producing Areas.
Table 2 below is a compilation of relevant policy extracted from the 30 –year plan
considered most relevant to my Client’s request.
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It is our view that the proposed future Employment Zone (or a new Green Industries Zone)
over my Clients land performs well against the relevant policies in the 30 year Plan.
Table 2: The 30-year Plan for Greater Adelaide - 2017 update - Selected policies
Policy Theme

Policies and Actions

Comment

Transit Corridors,
Growth Areas and
Activity Centres

P8. Provide retail and other services
outside designated activity centres
where they will contribute to the
principles of accessibility, a transitfocused and connected city, high

Future development of the
subject land for residential would
enable an orderly extension of
services including water, power,
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quality urban design, and economic
growth and competitiveness.

P11. Ensure new urban fringe growth
occurs only within designated urban
areas and township boundaries and
outside the Environment and Food
Production Areas, as shown on Map
3.
P12. Ensure, where possible, that
new growth areas on the
metropolitan Adelaide fringe and in
townships are connected to, and
make efficient use of, existing
infrastructure, thereby discouraging
“leapfrog” urban development.
A5. Better integrate transport and
land-use planning by
strategically considering landuse development opportunities
from infrastructure investment at
the project scoping stage.
Economy and jobs

Infrastructure

P62. Manage the interface between
townships and adjacent primary
production activities and areas
• P55. Promote certainty to
undertake development while
at the same time providing
scope for innovation.
• P56. Ensure there are suitable
land supplies for the retail,
commercial and industrial
sectors.
Primary production
•

P57. Maintain and protect
primary production and
tourism assets in the
Environment and Food
Production Areas, while
allowing for appropriate
value-adding activities to
increase investment
opportunities (Refer to Map
5).

P58. Ensure that the Environment
and Food Production Areas,

roads, and common effluent.
The subject land also has
potential for reticulation of gas
and provision of cogeneration of
electricity.
The subject land would provide a
buffer between the landfill facility
and adjoining rural lands.

The proposal would make better
use of the landfill site as a
possible source of feedstock for
small scape waste to energy
facilities including converting
plastic to diesel and using it as a
fuel for running generators.
The subject land would be well
integrated with access to Port
Wakefield Road.
The proposal would enhance
amenity by providing an interface
zone between the landfill facility
and adjoining rural activities.
Rezoning the 30ha site would
facilitate industrial development
for and innovative approaches to
recycling, reuse and resource
recovery
The land provides a unique
colocation opportunity adjacent
to the IWS Landfill and will
ensure suitable land supply for
potential green industries
Future land use within the
proposed Employment Zone will
need to conform to the need for
biosecurity and separation
distances and is unlikely to affect
primary production. The subject
land is no longer suitable for
primary production purposes due
to plastic contamination
The development of the subject
land for green industries would
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Character Preservation Districts and
planning policies work in an
integrated way to:
•

•

•

protect key primary
production assets and
opportunities
facilitate local operating and
investment conditions that
support primary production
and related agri-business
development
enable timely business
adjustment and climate
change adaptation by
primary producers.

assist in creating a buffer
between the existing IWS Landfill
operation and other agricultural
land-use.
The provision of gas to the site
would be conducive to
establishing poultry processing
operations.
Future energy generation within
the subject land has the potential
to supply cheaper power from
renewable sources to broiler
farms in the area thereby
supporting agribusiness and
facilitating climate change
mitigation.

P59. Enable major new primary
production and agri-business
development across the Northern
Adelaide and Barossa regions and in
the Mount Barker-Murray Bridge
corridor and prevent ad hoc land use
changes that may compromise those
investments.
Green Industries
P70. Ensure planning controls for
employment lands are flexible to
allow new green technologies and
industries to emerge and grow.
P71. Encourage the establishment
and expansion of medium and large
scale renewable energy generation
within the region.
Employment Land
P73. Provide sufficient strategic
employment land options with direct
access to major freight routes to
support activities that require
separation from housing and other
sensitive land uses.
A35. Prepare guidelines and
accompanying planning policies for
employment lands (including
industrial, defence and agri-business
uses) to identify those areas that:
•
•

require protection from
incompatible development
may evolve to more mixed-

The primary purpose of the zone
would be to attract green
industries and new green
technologies able to benefit from
colocation opportunities with IWS
landfill facility and the nearby
Inkerman Landfill facility
The rezoning proposal would
create opportunities for
reticulation of gas to industry and
projects involving waste to
energy generation
The subject land is highly
accessible to Port Wakefield
Highway a major freight route
and is in a sparsely populated
area away from housing and
other sensitive land uses.
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•

use employment
may transition to other land
uses, including residential.
(This will require the
management of interface
issues with adjacent
sensitive land uses and the
management of any site
contamination).

The proposal would provide
protection from the IWS landfill
facility for primary production
land.
The proposal would be
conducive to more mixed use
employment and a transitioning
to other land uses.

A36. Develop policies and/or
guidelines for inclusion in the
Planning and Design Code for the
following:
•
•

areas of primary production
significance
value-adding activities in
primary production areas

The proposal would encourage a
more orderly approach to
sustainable development
adjacent to the landfill facility.

Transport

P74. Ensure development does not
adversely impact the transport
function of freight and/or major traffic
routes and maintains access to
markets (Refer to Map 7).

The subject land has sealed road
access, and has suitable access
to Port Wakefield Road for heavy
vehicles including slip lanes and
north south turns.

Infrastructure

P84. Protect major economic
infrastructure such as airports, ports
and intermodals from encroachment
by incompatible development and
facilitate further economic activity in
these locations

The IWS Landfill is a form of
major infrastructure and the
proposed Employment Zone or
Green Industry Zone would
remedy a serious interface
problem and thereby protect the
landfill infrastructure.

P85. Provide for adequate buffer
zones around water and waste
treatment plants and identify
complementary activities that
generate economic or community
benefits that can occur in these
areas (See Map 9).
A49. Develop Planning and Design
Code policies that protect buffer
distances, duplication requirements
and operational requirements of
strategic infrastructure, such as
major ports, mining operations,
waste water treatment or waste
management facilities.
A52. Deliver long-term planning for
waste and resource recovery
infrastructure to identify locations to
meet the future demand and support
a resource efficient economy.

As before the proposal would
provide a buffer zone for the
waste treatment infrastructure
and facilitate complimentary
activities.
The employment zone would
introduce land use zoning to
protect and buffer the waste
management facilities.

The proposal would deliver on
long term planning for waste and
resource recovery infrastructure
to meet current and future
demand and support an efficient
economy.
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Climate Change

P109. Support a zero waste culture
by reducing the waste footprint of
new development.
P110. Encourage the adoption of
best practice waste management
design and systems in high- density
residential and mixed use
developments.
P112. Provide the opportunity for
neighbourhood-level alternative
energy supplies, which may include
embedded and distributed renewable
energy, co-generation and smart
grid/green grid technology.
P113. Promote energy efficiency,
the use of renewable energy sources
and neighbourhood level alternative
energy supplies and storage in new
developments to reduce energy costs
and carbon footprint.

The types of land use envisaged
in the proposed Employment /
Green Industry Zone would
contribute to reducing the waste
footprint.
The proposal would act as a
business incubator for best
practice waste management
enterprises.
Potential use of gas from the
landfill will facilitate renewable
energy projects and alternative
energy supplies from potential
waste to energy projects and
thereby reducing energy costs
and the carbon footprint.

A59. Develop planning policies and
provide guidance to assist in the
delivery of green infrastructure.
A59. Develop planning policies and
provide guidance to assist in the
delivery of green infrastructure.
A61. Support carbon neutral
development in the City of Adelaide
aimed at making it the world’s first
carbon- neutral city.

Summary / Conclusion
My Client owns Lot 76 Lemmey Road adjacent to the IWS P/L landfill operation at Lower
Light. The subject land is currently zoned Primary Production and is proposed to become
a Rural Zone in the Planning and Design Code and is in the Environment and Food
Producing Area. However the subject land has become unsuitable for farming purposes
due to windblown plastic contaminating crops and causing stock mortalities.

My Client is keen to have the land rezoned to a more suitable land-use zone in order to
facilitate the development of green industries and a poultry processing plant to take
advantage of the availability of gas from the IWS Landfill operation. Although an
Employment Zone has the potential to provide for the types of activities associated with
waste reduction it may be better to introduce a more specialized land-use zone such as a
Green Industry Zone.
An assessment of the proposal to rezone the land to Employment or Green Industry Zone
against the main relevant policies in the 30-year Plan for greater Adelaide has
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demonstrated a close alignment with those policies. At the same time any impact on the
values of the Environment and Food Producing Area are likely to be minimal as the land is
no longer suitable for general farming anyway. Green industries and waste to energy
projects are likely to create benefits for other nearby broiler operations able to purchase
renewable energy.
In view of the above it is respectfully requested that the State Planning Commission
consider my Clients request to review the zoning of his land and establish an Employment
Zone or Green Industry Zone. Should you have any questions in relation to the above
please do not hesitate to contact me on
or
or via email:
Yours faithfully

Henri Mueller
DIRECTOR – REGIONAL PLANNING DIRECTIONS

