BAROSSA ASSESSMENT PANEL
Notice is hereby given that the meeting of the Barossa Assessment Panel will be held
at the Council Offices, 43-51 Tanunda Road, Nuriootpa on

Tuesday, 7 September 2021, commencing at 5:00 pm

Gary Mavrinac
Assessment Manager

AGENDA

Please note that due to federal copyright law restrictions, attachments associated
with the proposed development are available on our website for viewing only and
are locked for printing or copying
NOTE: Plans contained in this agenda are subject to Copyright Laws.
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CONFIRMATION OF MINUTES
Recommendation
That the minutes of the Barossa Assessment Panel meeting held on Tuesday 3 August
2021 be received and confirmed. Refer Attachment 1.
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Attachment 1
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BAROSSA ASSESSMENT PANEL
MINUTES OF THE MEETING OF THE BAROSSA ASSESSMENT PANEL
held on

Tuesday, 3 August 2021 commencing at 5:00pm
in the Council Chambers, 43-51 Tanunda Road, Nuriootpa

MINUTES
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1.

WELCOME

The Presiding Member introduced Susan Giles (newly appointed Panel
Member) and Myles Somers (Deputy Member), welcomed everyone, and
opened the meeting at 5:01pm.
2.

ATTENDANCE

2.1

Present
Panel Members
Bruce Ballantyne
Grant Hewitt
Jake McVicar
Susan Giles
Russell Johnstone
Gary Mavrinac

Presiding Member
Member
Member
Member
Deputy Member
Assessment Manager

Council Staff
Janine Lennon
Anthony Zollo
Steve Kaesler
Calvin Bacher
Chris Kruger
2.2

Acting Manager, Development Services
Acting Senior Assessment Officer, Planning
Manager, Engineering Services
Assessment Officer, Planning
Minute Secretary

Apologies
Richard Miller.

2.3

Absent
Nil.

3.

CONFIRMATION OF MINUTES

Moved: G Hewitt

Seconded: R Johnstone

That the minutes of the Barossa Assessment Panel meeting held on 6 July 2021
be received and confirmed.
CARRIED
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4.

BUSINESS ARISING

Nil.

5.

DECLARATION OF INTEREST BY MEMBERS OF THE PANEL

Nil.

6.

REPORTS - APPLICATIONS FOR DECISION

6.1

960/35/2019 (65 Gods Hill Road Lyndoch)

R Johnstone advised the Panel that as an Elected Member, he had received email
correspondence from several of the representors, and that they formed part of the
Agenda Report.
B Ballantyne confirmed that the Panel had also received the emails.
Representors
Jesse and Paula Mundy provided a submission but did not attend to address
the Panel.
Sharon Major addressed the Panel at 5:04pm.
Brenda and Wayne Dutschke addressed the Panel at 5:07pm.
Royston (Rory) Deer addressed the Panel at 5:16pm.
Joanne Irvine and Peter Carr addressed the Panel at 5:23pm.
Applicant
Graham Burns (MasterPlan) on behalf of the Applicant CN Scalzi Investments
Pty Ltd addressed the Panel at 5:29pm, and answered questions from the
Panel.
Recommendation
The Barossa Assessment Panel, having considered the application for consent to carry
out development of land and pursuant to the provisions of the Development Act 1993
resolves:
(a)

Pursuant to Section 6(2) of the Character Preservation (Barossa Valley) Act 2012,
the Barossa Assessment Panel has had regard to the objects of that Act and, in
determining this application, seeks to further the objects of that Act.
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(b)

That the proposed development is not seriously at variance with The Barossa
Council Development Plan.

(c)

To GRANT Development Plan Consent for Application No. 960/35/2019 by Andrew
Davidson Pty Ltd and CN Scalzi Investments Pty Ltd to undertake Torrens Title Land
Division - Create 86 additional allotments at 65 Gods Hill Road, LYNDOCH (CT
6208/305) subject to the following reserved matters, conditions and advisory
notes:
Reserved Matters
In accordance with s102(3)(a) of the Planning Development & Infrastructure Act
2016 the relevant authority reserves its decision on the following matters:
A.

The assessment of the site contamination should be undertaken in
accordance with the framework provided in the National Environment
Protection (Assessment of Site Contamination) Measure 1999 (as amended
in 2013) (the ASC NEPM). If site contamination exists, the provisions of Part
10A of the Environment Protection Act 1993 (the EP Act) will apply.

B.

Drafting and execution of a Land Management Agreement(s) that
commit the developer or future developers of the land to the following:
a.
Both building envelopes and bench levels for proposed allotments
33, 34, 35, 62, 63, 64 and 65. The location of the envelopes to be to
the satisfaction of the Relevant Authority
b.
The use, maintenance and ongoing management of the
stormwater detention system to the satisfaction of Council.
c.
The landscaping of Easement A with a nominated selection of
native and indigenous trees, shrubs and groundcovers, the
exclusion of any built form other than a boundary fence and to
thereafter maintain that landscaping to the Council’s satisfaction.
Noting that the entirety of the cost of establishing a Land Management
Agreement will lie with the applicant, including covering any costs that
Council may incur during the process.

Council Conditions
(1)

The development shall be undertaken in accordance with the following
endorsed plans and documentation (as amended) accompanying
Application No. 960/35/2019 (960/D003/19) except where varied by any
condition(s) listed below:




Plan of Division – Drawn by Andrews & Associates; Ref 3554-PT101.v6
Site Stormwater Management Plan – Prepared by Southfront dated
13 Dec 2018
Stormwater Report – Prepared by Archer Environmental dated 21
June 2021

Reason: To ensure that the proposal is constructed in accordance with
the plans stamped as approved by the Planning Authority.
(2)

The applicant shall construct all necessary services and infrastructure to
service each allotment, including:
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roads

water supply

storm water drainage

waste disposal (CWMS)

electricity, public lighting and communications
to the reasonable satisfaction of Council.
(Note Only: This may include constructing drains outside of the site, or
contributing to upgrades, where existing drains are inadequate to accept
additional water or sewerage.)
(3)

Stormwater detention shall be provided to limit the 1% AEP (≈ 100yr ARI)
post-development peak discharge to the 10% AEP (≈ 10yr ARI) predevelopment peak discharge from the site.

(4)

During construction of infrastructure temporary debris and sediment
control measures shall be installed to prevent debris and sediment from
leaving the site during all construction stages. Control measures shall be in
accordance with a soil erosion and drainage management plan, which
shall provide such pollution prevention measures as required to comply
with the "Environmental Protection Authority's Stormwater Pollution
Prevention Codes of Practice":




For the Community
For Local, State, and Federal Government
For the Building and Construction Industry

Temporary debris and sediment control measures shall be in place prior to
construction commencing and shall be maintained at all times during
construction. Prior to construction, a copy of the soil erosion and drainage
management plan shall be provided to Council for approval.
(5)

A street planting plan shall be submitted to Council showing all verge
landscaping in detail, including the type and location of plantings and any
existing trees to be retained.

(6)

A reserve planting plan shall be submitted to Council showing all of
Reserve 103 landscaping in detail, including the type and location of
plantings and any existing trees to be retained.

(7)

Street Lighting shall be provided in accordance with a design and
specifications conforming to Australian Standard 1158.1 and approved by
SA Power Networks (SAPN) and Council. Lighting columns shall be
standard SAPN design approved by Council.

(8)

All allotment boundaries abutting Council reserves shall be adequately
fenced with either 1800mm high “Good Neighbour” colorbond fencing
using a single colour and single material profile or an 1800mm high open
style of fencing, the style and colour to be approved by the relevant
authority. All fencing shall be installed by the developer and all costs shall
be borne by the Developer.
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Environment Protection Agency Conditions
(1)

The detailed design of the stormwater management system must be
established in accordance with Site Stormwater Management Plan
prepared by Southfront and submitted with the MasterPlan
correspondence dated 14 December 2018 and must:
a.

b
c.
d.

meet the following quality targets:
I.
Suspended solids (SS) – 80% reduction of the typical urban
annual load with no treatment
II.
Total phosphorus (TP) – 60% reduction of the typical urban
annual load with no treatment
III.
Total nitrogen (TN) – 45% reduction of the typical urban
annual load with no treatment
IV.
Litter and gross pollutants – 90% reduction in total pollutant
load compared with untreated stormwater runoff
ensure runoff is maintained at pre-development levels
ensure groundwater resources are not impacted
mitigate flood risk

Panel Decision
Moved: G Hewitt

Seconded: R Johnstone

The Barossa Assessment Panel, having considered the application for consent to
carry out development of land and pursuant to the provisions of the
Development Act 1993 resolves:
(a)

Pursuant to Section 6(2) of the Character Preservation (Barossa Valley)
Act 2012, the Barossa Assessment Panel has had regard to the objects
of that Act and, in determining this application, seeks to further the
objects of that Act.

(b)

That the proposed development is not seriously at variance with The
Barossa Council Development Plan.

(c)

To GRANT Development Plan Consent for Application No. 960/35/2019
by Andrew Davidson Pty Ltd and CN Scalzi Investments Pty Ltd to
undertake Torrens Title Land Division - Create 86 additional allotments
at 65 Gods Hill Road, LYNDOCH (CT 6208/305) subject to the following
reserved matters, conditions and advisory notes:
Reserved Matters
In accordance with s102(3)(a) of the Planning Development &
Infrastructure Act 2016 the relevant authority reserves its decision on the
following matters:
A. The assessment of the site contamination should be undertaken in
accordance with the framework provided in the National Environment
Protection (Assessment of Site Contamination) Measure 1999 (as
amended in 2013) (the ASC NEPM). If site contamination exists, the
provisions of Part 10A of the Environment Protection Act 1993 (the EP
Act) will apply.
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B. Drafting and execution of a Land Management Agreement(s) that
commit the developer or future developers of the land to the
following:
a.
Both building envelopes and bench levels for proposed
allotments 33, 34, 35, 62, 63, 64 and 65. The location of the
envelopes to be to the satisfaction of the Relevant Authority
b.
The use, maintenance and ongoing management of the
stormwater retention/detention system to the satisfaction of
Council.
c.
The landscaping of Easement A with a nominated selection
of native and indigenous trees, shrubs and groundcovers,
the exclusion of any built form other than a boundary fence
and to thereafter maintain that landscaping to the
Council’s satisfaction.
Noting that the entirety of the cost of establishing a Land
Management Agreement will lie with the applicant, including
covering any costs that Council may incur during the process.
Council Conditions
(1)

The development shall be undertaken in accordance with the
following endorsed plans and documentation (as amended)
accompanying Application No. 960/35/2019 (960/D003/19) except
where varied by any condition(s) listed below:
 Plan of Division – Drawn by Andrews & Associates; Ref 3554PT101.v6
 Site Stormwater Management Plan – Prepared by Southfront
dated 13 Dec 2018
 Stormwater Report (Revision 3) – Prepared by Archer
Environmental dated 15 July 2021
Reason: To ensure that the proposal is constructed in accordance
with the plans stamped as approved by the Planning Authority.

(2)

The applicant shall construct all necessary
infrastructure to service each allotment, including:






services

and

roads
water supply
storm water drainage
waste disposal (CWMS)
electricity, public lighting and communications

to the reasonable satisfaction of Council.
(Note Only: This may include constructing drains outside of the site,
or contributing to upgrades, where existing drains are inadequate
to accept additional water or sewerage.)
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(3)

Stormwater detention shall be provided to limit the 1% AEP (≈ 100yr
ARI) post-development peak discharge to the 10% AEP (≈ 10yr ARI)
pre-development peak discharge from the site.

(4)

During construction of infrastructure temporary debris and
sediment control measures shall be installed to prevent debris and
sediment from leaving the site during all construction stages.
Control measures shall be in accordance with a soil erosion and
drainage management plan, which shall provide such pollution
prevention measures as required to comply with the "Environmental
Protection Authority's Stormwater Pollution Prevention Codes of
Practice":
 For the Community
 For Local, State, and Federal Government
 For the Building and Construction Industry
Temporary debris and sediment control measures shall be in place
prior to construction commencing and shall be maintained at all
times during construction. Prior to construction, a copy of the soil
erosion and drainage management plan shall be provided to
Council for approval.

(5)

A street planting plan shall be submitted to Council showing all
verge landscaping in detail, including the type and location of
plantings and any existing trees to be retained.

(6)

A reserve planting plan shall be submitted to Council showing all of
Reserve 103 landscaping in detail, including the type and location
of plantings and any existing trees to be retained.

(7)

Street Lighting shall be provided in accordance with a design and
specifications conforming to Australian Standard 1158.1 and
approved by SA Power Networks (SAPN) and Council. Lighting
columns shall be standard SAPN design approved by Council.

(8)

All allotment boundaries abutting Council reserves shall be
adequately fenced with either 1800mm high “Good Neighbour”
colorbond fencing using a single colour and single material profile
or an 1800mm high open style of fencing, the style and colour to be
approved by the relevant authority. All fencing shall be installed by
the developer and all costs shall be borne by the Developer.

(9)

A payment of a monetary Open Space Contribution shall be paid
to Council calculated in accordance with Section 198 of the
Planning, Development and Infrastructure Act 1996 or Section 50 of
the Development Act 1993 in addition to any reserves shown on
proposal plan.
Reason: Due to significantly less allowed, than the requirement of
12.5% required by the Act.

Barossa Assessment Panel - Minutes – 3 August 2021

Agenda - Barossa Assessment Panel - 7 September 2021

14

9

Environment Protection Agency Conditions
(1)

The detailed design of the stormwater management system must
be established in accordance with Site Stormwater Management
Plan prepared by Southfront and submitted with the MasterPlan
correspondence dated 14 December 2018 and must:
a.

meet the following quality targets:
I.

Suspended solids (SS) – 80% reduction of the typical urban
annual load with no treatment
II.
Total phosphorus (TP) – 60% reduction of the typical urban
annual load with no treatment
III.
Total nitrogen (TN) – 45% reduction of the typical urban
annual load with no treatment
IV. Litter and gross pollutants – 90% reduction in total pollutant
load compared with untreated stormwater runoff
b
ensure runoff is maintained at pre-development levels
c.
ensure groundwater resources are not impacted
d.
mitigate flood risk
CARRIED

6.2

960/620/2019 (Allot 3 Eden Valley Road Angaston)
Recommendation
The Barossa Assessment Panel, having considered the application for consent to
carry out development of land and pursuant to the provisions of the
Development Act 1993 resolves:
(a)

Pursuant to Section 6(2) of the Character Preservation (Barossa Valley)
Act 2012, the Barossa Assessment Panel has had regard to the objects
of that Act and, in determining this application, seeks to further the
objects of that Act.

(b)

That the development proposal is not seriously at variance to The
Barossa Council Development Plan.

(c)

To GRANT Development Plan Consent for Application No.
960/620/2019 by Dechellis Homes to undertake Construction of a
single-storey detached dwelling with alfresco and front verandah
under main roof at Allot 3 Eden Valley Road, ANGASTON (CT 5846/686;
5846/688; 5846/683) subject to the concurrence of the State Planning
Commission, and subject to the following conditions and advisory
notes:
Reserved Matters
In accordance with s102(3)(a) of the Planning Development &
Infrastructure Act 2016 the relevant authority reserves its decision on the
following matters:
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A

The amalgamation of the following property titles:
Certificate of Title – Volume 5846, Folio 686
Certificate of Title – Volume 5846, Folio 688
Certificate of Title – Volume 5846, Folio 683

Council Conditions
(1)

The development shall be undertaken in accordance with the
endorsed
plans
and
documentation
(as
amended)
accompanying Application No. 960/620/2019 except where
varied by any condition(s) listed below:







Statement of Effect - prepared by Regional Planning Directions
and dated May 2021
Site Layout Plan - prepared by Intrax Housing, Job No 126033
Drw No C01, Issue C and dated May 2021
Site Layout Key Plan - prepared by Intrax Housing, Job No
126033 Drw No C03, Issue C and dated May 2021
Site Plan & Survey Overlay prepared by Dechellis Homes, Job
No DH2087, dated 19 April 2021
Floor Plan prepared by Dechellis Homes, Job No DH2087,
dated 19 April 2021
Elevations prepared by Dechellis Homes, Job No DH2087,
Sheets 3 & 4 dated 19 April 2021


Reason: To ensure that the proposal is constructed in accordance
with the plans stamped as approved by the Planning Authority.
(2)

The colours of the external roof and/or wall materials shall be muted
and non-reflective in nature. Where metal cladding is used, it shall
have a colorbond type of finish.
Reason: To ensure that the desired character for the site is
maintained.

(3)

Prior to occupation, the building authorised herein shall be
connected to an approved wastewater system to the reasonable
satisfaction of Council.
Reason: To ensure that the proposal is constructed in accordance
with the requirements of the South Australian Public Health Act 2011.

(4)

All stormwater from buildings, paving and from areas that immediately
surround the perimeter of the building shall be disposed of in a manner
that does not result in entry of water into the building, or affect the
stability of the building, or create an unhealthy or dangerous
condition, or run onto or over land of an adjoining owner.
Reason: To ensure that the proposal is used, run and maintained as
approved by the Relevant Authority.

(5)

Storm water disposal systems must be completed by the completion
of the construction of the building. During construction, adequate
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measures must be taken to ensure the temporary disposal of surface
or roof water does not affect neighbouring properties.
Reason: To ensure that the proposal is used, run and maintained as
approved by the Relevant Authority.
(6)

The subject land is located within a Medium Bushfire Risk area. A
dedicated and independent water supply shall be available at all
times for fire fighting purposes which;
a) Is located adjacent to the building or in another convenient
location on the allotment accessible to fire fighting vehicles (safe
and convenient access shall be provided), and
b) Comprises a minimum of 2000 litres of water where the property is
connected to mains water, or 5000 litres in any other case. (Any
rainwater tank used for this purpose should be dedicated entirely
for fire fighting and shall be of non combustible materials).
The provision of the dedicated water supply for fighting purposes shall
comply with the Ministers Specification SA 78 ‘Bushfire fighting
equipment and water supply requirements in designated bushfire
prone areas’.
Reason: To ensure that the proposal is used, run and maintained in
accordance with the Ministers Specification.

(7)

Disturbed surfaces including any exposed batters as a result of
excavation on the land shall be revegetated with indigenous species
and stabilised within three months of the completion of the
development, to the satisfaction of Council.
Reason: To ensure that the proposal is used, run and maintained as
approved by the Relevant Authority.

Panel Decision
Moved: S Giles

Seconded: G Hewitt

That the recommendation be adopted.
CARRIED

7.

REPORTS – APPLICATIONS TO PROCEED/NOT TO PROCEED TO ASSESSMENT

Nil.

8.

REPORTS – DEFERRED APPLICATIONS FOR DECISION
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8.1

Updates on Deferred Applications for decision
Nil.

9.

REPORTS - PANEL UPDATES

9.1

State Planning Commission Concurrence Matters

Recommendation
That the report be received.
Panel Decision
Moved: G Hewitt

Seconded: R Johnstone

That the recommendation be adopted.
CARRIED

9.2

Environment Resources and Development Court Appeal Updates
Recommendation
That the report be received.
Panel Decision
Moved: R Johnstone

Seconded: G Hewitt

That the recommendation be adopted.
CARRIED

10.

REPORTS - OTHER BUSINESS

Nil.
11.

REPORTS – CONFIDENTIAL

Nil.
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12.

NEXT MEETING

Tuesday 7 September 2021 commencing at 5.00pm.
13.

CLOSURE OF MEETING

The Presiding Member declared the meeting closed at 6:10pm.

Confirmed
Date: .............................................
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4.

BUSINESS ARISING

5.

DECLARATION OF INTEREST BY MEMBERS OF THE PANEL

The Minister’s Assessment Panel Members – Code of Conduct requires that a member of
an assessment panel who has a direct or indirect personal or pecuniary interest in a matter
before the assessment panel (other than an indirect interest that exists in common with a
substantial class of persons):
a.

must, as soon as he or she becomes aware of his or her interest, disclose the nature
and extent of the interest to the assessment panel; and

b.

must not take part in any hearings conducted by the assessment panel, or in any
deliberations or decision of the assessment panel, on the matter and must be
absent from the meeting when any deliberations are taking place or decision is
being made.

A member of an assessment panel will be taken to have an interest in a matter if an
associate of the member (within the meaning of section 3(7) of the PDI Act) has an interest
in the matter.
Any member that considers that they have an interest must notify the Presiding Member
and have it recorded in the minutes as to the nature and extent of the interest.
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6.

REPORTS – APPLICATIONS FOR DECISION – Development Act 1993

Nil.
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7.

REPORTS – APPLICATIONS FOR DECISION – Planning, Development &
Infrastructure Act 2013

7.1 21008020 – 252 Murray Street Tanunda
Applicant:
Representors:

John Outhred of Outhred English Urban & Regional Planners
Ian Rice on behalf of John Geber
Phil Harnett on behalf of Barossa Residential Estates Pty Ltd

APPLICATION DETAILS
PROPOSAL

Tourist accommodation consisting of 141 rooms
and 6 villa units; function centre; restaurant; cafe;
two shops; administration building; gymnasium;
outdoor BBQ area; car parking and landscaping

APPLICANT

John Outhred

OWNER

Barossa Central Pty Ltd

APPLICATION NO

21008020

CERTIFICATE(S) OF TITLE

CT 5890/768

AREA

9.33 ha

CURRENT USE

Dwelling, associated outbuildings, agriculture

PLANNING & DEVELOPMENT 2021.7 – 3 June 2021
CODE VERSION
ZONE

Rural

OVERLAYS

Character Preservation District
Hazards (Bushfire – Medium Risk)
Hazards (Flooding – Evidence Required)
Limited Land Division
Major Urban Transport Routes
Native Vegetation
Prescribed Water Resources Area
Traffic Generating Development
Water Protection Area
Water Resources

APPLICATION TYPE

Performance Assessed

PUBLIC NOTIFICATION

Notified, No sign

REFERRALS

Commissioner of Highways

PREVIOUS APPLICATIONS

See Report

ASSESSING OFFICER

Janine Lennon

RECOMMENDATION

That Planning Consent be GRANTED

BACKGROUND
On 21 December 2016 a development application proposing the following was lodged:
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Construction of a Hotel incorporating 251 rooms, conference centre, restaurant,
gymnasium, indoor pool, various outdoor sporting facilities, carparking and
landscaping
In June 2017 a decision to proceed to assess was made under delegation.
The proposal went out on Category 3 public notification in June 2017 and nine
representations were received.
Amended plans were subsequently received on 17 November 2017 being for:
Construction of a tourist accommodation complex incorporating 203 Rooms,
Conference Centre, Restaurant, Gymnasium & Wellness Spa Facilities, Carparking
and Landscaping
Further amended plans and an amended Statement of Effect were received on 14
September 2018 and the amended plans went out on category 3 public notification again
on 8 October 2019. The application was subsequently placed on hold and was ultimately
withdrawn.
The current application was submitted on 3 May 2021, and lodged 3 June 2021.
No advertising signage has been shown on the plans but the accompanying report does
discuss advertising signage. As no signage has been graphically detailed a condition has
been recommended stating that any advertising signage will need to be the subject of a
separate application.
Attachment 1 provides a copy of the application and associated documentation.
This application has been referred to the Barossa Assessment Panel for a decision for the
following reason:
(1)

Representations have been received as a result of public notification and the
representors have indicated a desire to be heard in support of their representation.

PUBLIC NOTIFICATION
The application required public notification in accordance with Table 5 – Procedural
Matters - Notification of the Rural Zone.
Representations:

Five representations were received.
Location of the representations within a 60m radius are
shown in Figure 1.

Persons wishing to
be heard:

Two representors identified that they wish to address the
Panel:
•
•

Applicant/s

Ian Rice (on behalf of Mr John Geber)
Phil Harnett (on behalf of Barossa Residential Estates Pty
Ltd)

John Outhred of Outhred English Urban & Regional Planners
wishes to appear to respond to representations.
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Summary of
Representations:

A number of representors raised concerns regarding the
following matters:
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Applicant
Response:

Traffic congestion
Noise
Commercial competition
Not a primary production use
Construction impacts
Visual impacts
Tourist accommodation not required
Seriously at variance
Use not appropriate for this zone
Scale and subsequent visual amenity impacts
Landscaping will increase bushfire risk in locality
Access and on-site traffic cueing
Land use conflicts
Character Preservation Overlay

The applicant’s response
summarised below:
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

to

the

representations

is

Traffic & congestion
Noise
Taking business from current places nearby
Zoning intent conflicts
Construction impacts
Tourist accommodation resurgence
Visual amenity
Seriously at variance
Tourism Development Zone
Scale, visibility & carparking appearance
Bushfire risk
Access and on-site traffic cueing
Hours of operation
Primary Production Viability
Character Preservation District
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Figure 1: Aerial of Representations Properties within a 60m radius
A copy of the representor concerns and the applicant’s response is contained in
Attachment 2.
SITE AND LOCALITY
The site is irregular in shape with a frontage to Murray Street of approximately 315.5 metres,
and an overall size of 9.339 ha.
The subject land currently contains a dwelling and associated outbuildings.
The subject land is located within a Medium Bushfire Risk Area.
Surrounding properties range in size from approximately 1000 square metres to
approximately 10 hectares. The township of Tanunda is located to the south with
numerous allotments in the vicinity containing detached dwellings and associated
residential activities on allotments of less than 1000 square metres. The allotments to the
north, west and east are largely being used for primary production purposes, in the form
of viticulture with value adding such as wineries and cellar doors.
The site is located within the Rural Zone, as shown in Figure 2.
An aerial view of the locality and site are shown in Figure 3 and Figure 4.
Site photos are provided in Figure 5 to Figure 7.
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Figure 2: Zone Map

Figure 3: Aerial – Locality
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Figure 4: Aerial – Site
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Figure 5: Site Photo – from Murray Street

Figure 6: Site Photo – from Murray Street
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Figure 7: Site Photo – from Burings Road
REFERRALS
Internal
The application was referred to:
Works & Engineering Services

In Principle, concept is acceptable to Council.

External
Pursuant to Schedule 9 of the Planning, Development & Infrastructure (General)
Regulations 2017 and Part 9 of the Planning & Development Code, the application was
referred to:
Commissioner of Highways

No objection, with nine Conditions

ASSESSMENT - EXECUTIVE SUMMARY
Refer to Attachment 3 for the most relevant Planning & Development Code provisions
extracted for this assessment and a brief assessment against each provision.
Refer to Attachment 4 for all Planning & Development Code provisions extracted for this
assessment.
Quantitative Assessment
The proposal is assessed for consistency with the quantitative requirements of the Planning
& Development Code as outlined in the table below:
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PLANNING &
STANDARD
DEVELOPMENT CODE
Tourism
accommodation 100 sqm maximum
total floor area

Allotment
Boundary 40 metre minimum
Setbacks to Shops

Allotment
Boundary 40 metre minimum
Setbacks
to
Tourism
Accommodation
Allotment
Setbacks
Centre

to

Boundary 40 metre minimum
Function

Shop & Function Centre 9 metre maximum
Building Heights

Tourist
Accommodation 7 metre maximum
Building Heights

Function Centre minimum 100 metre minimum
distance
from
a
neighbouring
sensititive
receiver
Function Centre Capacity

CARPARKING SPACES

75 seat maximum

ASSESSMENT
6217 sqm
Complies with standard:
 Yes
 No
70 metres
Complies with standard:
 Yes
 No
20 metres
Complies with standard:
 Yes

No
65 metres
Complies with standard:
 Yes
 No
7.5 metres
Complies with standard:
 Yes
 No
5.55 metres
Complies with standard:
 Yes
 No
162 sqm
Complies with standard:
 Yes
 No
200 seats

Complies with standard:
 Yes
 No
1 per guest room = 265 parks proposed
153
5 per 100sqm of
shop= 20
Complies with standard:
0.4 per restaurant  Yes
seat = 50
 No
0.2 per meeting hall
seat = 40
Total = 263
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Whilst predominantly the proposed development meets minimum setback requirements,
the allotment setback requirement between the tourist accommodation and the northwestern boundary has not been met with a 20 metre minimum setback proposed. The
Planning and Development Code (the Code) lists a maximum floor area for tourism
accommodation as 100 sqm, 6,217 sqm has been proposed. The Code clearly intends
(by its quantitative criteria) that tourism accommodation within the Rural Zone will be small
scale and in association with a primary production use,. Neither of these listed numerical
parameters have been met despite the site being significantly larger than the minimum
site size stipulated for tourism accommodation of 5 ha.
Like tourism accommodation, a function centre use is envisaged in this Zone albeit with a
maximum capacity of 75 seats. 200 seats have been proposed but all other numerical
parameters have been met for a function centre.
The location of the site being within the Rural Zone and within the vicinity of a couple of
large wineries, a handful of smaller boutique wineries, and approximately 150 metres from
an employment zone, as well as adjoining a major thoroughfare means that despite the
quantitative criteria being exceeded as listed above, the development is not expected
to notably impact upon the amenity of nearby sensitive receivers. Refer image below
Figure 8.

Qualitative Criteria
The proposal is assessed for consistency with the qualitative requirements of the Planning
& Development Code (the Code) (refer Attachment 3) and an executive summary is
outlined below.

Agenda - Barossa Assessment Panel - 7 September 2021

31

The proposed development includes multiple land uses that are envisaged within the Rural
Zone but all are envisaged in the form of value adding and the diversifying of a primary
production use. Primary production appears to have ceased on the site approximately
10 years ago and there is no primary production proposed to occur in the future.
The Code repeatedly refers to the proposed land uses being appropriate in association
with or as a form of diversification of primary production. It is considered that the lack of
primary production on the site is the most critical assessment component of the proposal
to the extent that whilst the proposal substantially meets all other provisions of the Code,
the assessment is still considered to be very finely balanced.
In this instance Planning Consent with reserved matters and conditions has been
recommended primarily due to the location, the character of the locality and the existing
surrounding development within the locality.
CONCLUSION
Not seriously at variance
The proposed development is not seriously at variance with the Planning & Design Code.
Planning Consent should be granted
When assessed against the relevant provisions of the Planning & Design Code it is
considered that the proposed development, on balance, warrants Planning Consent
subject to conditions recommended below.
RECOMMENDATION
The Barossa Assessment Panel, having considered the application for consent to carry out
development of land and pursuant to the provisions of the Planning, Development &
Infrastructure Act 2016 resolves:
(a)

Pursuant to Section 6(2) of the Character Preservation (Barossa Valley) Act 2012,
the Barossa Assessment Panel has had regard to the objects of that Act and, in
determining this application, seeks to further the objects of that Act.

(b)

That the proposed development is not seriously at variance with the Planning &
Design Code.

(c)

To GRANT Planning Consent for Application No. 21008020 by John Outhred to
undertake Tourist accommodation consisting of 141 rooms and 6 villa units; function
centre; restaurant; cafe; two shops; administration building; gymnasium; outdoor
BBQ area; car parking and landscaping at 252 Murray Street, Tanunda (CT
5890/768) subject to the following reserved matters and conditions:
Reserved Matters
In accordance with s102(3)(a) of the Planning Development & Infrastructure Act
2016 the relevant authority reserves its decision on the following matters:
A.

The provision of a comprehensive Stormwater Management Plan including
the following information:
(a)

Detention shall be provided to limit the 1% AEP post-development
peak discharge to the 5% AEP pre-development peak discharge from
the site.
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(b)

Detail of how the controlled discharge from the site shall be safely
connected to the North Para River.

(c)

Detail of how the connection of the stormwater drainage system to
the watercourse shall incorporate scour protection measures and
shall not obstruct flows in the watercourse.

Council Conditions
(1)

The development herein approved shall be undertaken in accordance with
the following plans, details and written submissions accompanying the
application, including:
• Planning Report - prepared by Outhred English Urban & Regional
Planners, dated 30 April 2021
• Traffic & Parking Report - prepared by Phil Weaver & Associates, dated
28 April 2021
• Stormwater Management Plan - prepared by FMG Engineering, dated
September 2020
• Wastewater System Feasibility Review - prepared by FMG Engineering,
dated 10 December 2020
• Architectural Plans – Prepared by Daring Digital, job number 18-460:
o
o
o
o
o
o
o
o
o
o

Site Plan – a-101
Floor Plan – Main Building - a-102
Accommodation – a-103
Shops – a-104
Main Building Elevations – a-201
Shops & Villas Elevations – a-202
Residential Suite Elevations – a-203
Landscaping Concept – a-401
Perspectives 01 – a-501
Perspectives 02 – a-502

unless varied by a separate condition.
(2)

No advertising signage has been included in this proposal and advertising
signage shall require a separate application and development approval.

(3)

Prior to the issuing of Development Approval the applicant shall lodge and
have approved by an application to install a wastewater system pursuant
to the provisions of the South Australian Public Health Act 2011 and South
Australian Public Health (Wastewater) Regulations 2013.

(4)

All waste material not required for further onsite processing must be regularly
removed from the site. All vehicles removing waste must have fully secured
and contained load so that no waste is spilled or dust or odour is created to
the satisfaction of Council.

(5)

Unless with the prior written consent from Council, the development hereby
permitted may only operate between the following hours:

Agenda - Barossa Assessment Panel - 7 September 2021

33

- Function Centre/Conference Room : Monday to Sunday (including public
holidays): 7:00 am to 12 midnight
- Restaurant and Bar: Monday to Sunday (including public holidays):
7:00am to 10:00 pm
- Shops and Cafe: Monday to Friday: 7:00 am to 9:00 pm; Saturday to
Sunday (including public holidays): 8:00 am to 5:00 pm
(6)

Deliveries to and from the site (including waste collection) shall be from the
central ingress/egress point and must only take place between:
-

(7)

7.00 am and 8.00 pm Monday to Saturday

The Conference/Function Centre shall operate in accordance with the
following noise amelioration requirements:
•

•
•

Music shall only be played through an in-house system that can be
calibrated to ensure that the maximum music noise levels of less
than 8dB above background noise at adjacent sensitive receivers
are maintained
All openings (doors and windows) into the conference/function
room shall remain normally closed (other than for egress)
All music shall cease by 11:30 pm

(8)

No more than 200 seats shall be made available within the conference
room/function centre hereby approved, unless with the prior written consent
of Council.

(9)

No more than 140 seats shall be made available within the restaurant hereby
approved, unless with the prior written consent of Council.

(10)

No external sound amplification equipment or loudspeakers are to be used
for the purpose of announcement, broadcast, playing of music or similar
purpose.

(11)

All external lighting must be designed, baffled and located so as to prevent
any adverse effect on adjoining land to the satisfaction of Council.

(12)

Unless with the prior written consent of Council, before the occupation of
the development, the landscaping works shown on the endorsed plans must
be carried out, completed and maintained to the satisfaction of Council.

(13)

All stormwater from buildings, paving and areas that immediately surround
the perimeter of the building shall be disposed of in a manner that does not
result in entry of water into the building, or affect the stability of the building,
or create an unhealthy or dangerous condition, or run onto or over land of
an adjoining owner.

(14)

Storm water disposal systems must be fully installed at the completion of the
construction of the building with adequate measures deployed during
construction to ensure the temporary disposal of surface or roof water does
not affect neighbouring properties, to the satisfaction of Council.

(15)

The loading and unloading of goods from vehicles must only be carried out
on the land (within the designated loading bay) and must not disrupt the
circulation and parking of vehicles on the land, to the satisfaction of Council.
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(16)

Before the use commences and/or occupation of the development, the
area(s) set aside for the parking of vehicles and access lanes as shown on
the endorsed plans must be:
(a)
(b)
(c)
(d)
(e)
(f)

Constructed
Properly formed to such levels that they can be used in accordance
with the plans
Surfaced with an all-weather sealcoat or treated to the satisfaction
of Council to prevent dust and gravel being emitted from the site
Drained and maintained
Line marked to indicate each car space and all access lanes
Clearly marked to show the direction of traffic along access lanes
and driveways to the satisfaction of Council. Car spaces, access
lanes and driveways must be kept available for these purposes at
all times, to the satisfaction of Council.

(17)

The detailed design of all footpaths, roads and open spaces and other
public areas must comply with the requirements of the Disability
Discrimination Act 1992.

(18)

Any noise generating activity undertaken at the site must be undertaken in
accordance with the provisions of the Environment Protection (Noise) Policy
2007, such that any resulting noise is not considered a nuisance, to the
satisfaction of Council.

(19)

No solid or liquid trade waste shall be discharged to the stormwater system
to the satisfaction of Council.

Commissioner of Highways Conditions
(20)

The site shall be developed as shown on Daring Digital Architecture, Site
Plan, Project No. 18-460, Drawing a-101 (and associated plans).

(21)

The two-way access point to Murray Street centred approximately 160
metres north-east of the southern boundary shall incorporate a BAL and BAR
treatment on Murray Street and be designed to accommodate commercial
vehicles (up to 12.5 m in length) and buses.

(22)

All road works deemed to be required to facilitate safe and efficient access
must be designed and constructed to comply with Austroads Guides and
Australian Standards and to the satisfaction of DIT, with all costs (including
but not limited to design, construction, project management and any
changes to road drainage, tree protection/risk assessment, lighting etc
required) to be borne by the applicant. The applicant shall contact DIT
Road and Marine Services, Asset Manager, Mr Victor Ling (08) 8104 5630 or
mobile 0467 784 657 (victor.ling@sa.gov.au) to obtain approval and discuss
any technical issues regarding the required works. The applicant shall enter
into a Developer Agreement with DIT to undertake and complete this work.

(23)

Any infrastructure within the road reserve that is demolished, altered,
removed or damaged during the construction of the project shall be
reinstated to the satisfaction of the relevant asset owner, with all costs being
borne by the applicant.
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(24)

The pedestrian/cycling paths shown on Daring Digital Architecture, Site Plan,
Project No. 18-460, Drawing a-101 that link to Murray Street and the adjacent
roundabout shall be finalised in consultation with DIT (and Council) with all
costs are to be borne by the applicant.

(25)

All advertising shall be installed on private property.

(26)

All off-street parking shall be designed in accordance with AS/NZS
2890.1:2004 and AS/NZS 2890.6:2009. Clear sightlines, as shown in Figure 3.3
‘Minimum Sight Lines for Pedestrian Safety’ in AS/NZS 2890.1:2004, shall be
provided at the property line and all road connections to ensure adequate
visibility between vehicles leaving the site and pedestrians/cyclists on the
adjacent footpath/s.

(27)

The internal manoeuvring areas for commercial vehicles shall be designed
in accordance with AS2890.2:2018.

(28)

The applicant shall ensure that all stormwater generated by the proposal is
appropriately collected and disposed of without impacting the adjacent
arterial road network.
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7.1

Attachment 1
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Application Details
Development Locations
Location 1
Location reference
252 MURRAY ST TANUNDA SA 5352
Title Ref
CT 5890/768
Plan Parcel
D52827 AL510
Council
THE BAROSSA COUNCIL

Zone Overlays
Zones
• Rural
Sub-zones
(None)
Overlays
• Character Preservation District
• Hazards (Bushfire - Medium Risk)
• Hazards (Flooding - Evidence Required)
• Limited Land Division
• Major Urban Transport Routes
• Native Vegetation
• Prescribed Water Resources Area
• Traffic Generating Development
• Water Protection Area
• Water Resources
Variations
• Minimum Site Area (Minimum site area is 25 ha)
• Minimum Dwelling Allotment Size (Minimum dwelling allotment size is 25 ha)

Application Contacts
Applicant(s)
Stakeholder info
Mr John Outhred
Tel. 0488225160
john@outhredenglish.com.au

Contact
Stakeholder info
Mr John Outhred
Tel. 0488225160
john@outhredenglish.com.au
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Invoice Contact
Stakeholder info
Mr John Outhred
Tel. 0488225160
john@outhredenglish.com.au
Invoice sector type

Land owners
Stakeholder info
Barossa Central Pty Ltd
190 FULLARTON ROAD
DULWICH
SA
5065
Tel. 0408851037
TimM@leegreen.com.au

Nature Of Development
Nature of development
Tourist accommodation consisting of 141 rooms and 6 villa units; function centre; restaurant; cafe; two shops;
administration building; gymnasium; outdoor BBQ area; car parking and landscaping.

Development Details
Current Use
Proposed Use
Development Cost
$25,000,000.00
Proposed Development Details
Tourist accommodation consisting of 141 rooms and 6 villa units; function centre; restaurant; cafe; two shops;
administration building; gymnasium; outdoor BBQ area; car parking and landscaping.

Element Details
You have selected the following elements
Tourist accommodation
Shop
Function centre

Commercial & Industrial Elements
Does the application include signage?
No

Septic/Sewer information submitted by applicant
Does this development require a septic system, i.e. septic tank and/or waste water disposal area?
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Our ref: 2010/041
30 April 2021
Chief Executive Officer
Barossa Council
43 – 51 Tanunda Road
NURIOOTPA SA 5355
Attention: Janine Lennon
Dear Janine
Re:

Barossa Central – Tourist Accommodation, Function Centre and Shops, 250 252 Barossa Valley Way (Murray Street), Tanunda.

I write on behalf of Barossa Central Pty Ltd, in respect to a development application for
a tourist accommodation complex incorporating a function centre, restaurant, café and
two shops, and associated car parking, landscaping and recreation facilities.
The subject land is located within the Rural Zone. In addition, the land is within the
Character Preservation District Overlay.
Please find enclosed the following documents:
• Development application form and power declaration
• A copy of Certificate of Title Volume 5890 Folio 768
• Traffic report prepared by Phil Weaver & Associates Pty Ltd
• Wastewater options paper prepared by FMG Engineering
• Stormwater Management Report prepared by FMG Engineering
• Plans consisting of: a-101 Site Plan;
a-102 Floor Plan – Main building
a-103 Accommodation Buildings
a-104 Shops & Cafe Floor Plan
a-201 Main Building elevations
a-202 Shop & Villas Elevations
a-203 Residential Suites Elevations
a-401 Landscaping Concept
a-501 Perspectives
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In regard to development application fees, I estimate as follows:
• Electronic lodgement fee - $177
• Assessment fee - $31,250 (0.125% of development cost - $25M)
• Referral fee - $398
• Total - $31,825
I refer to the letter from Gary Mavrinac (Director, Development & Environmental
Services) dated 22 April 2021, agreeing to off-set fees against those payed re DA
960/784/2016, including $35,000 assessment fees.
1.

THE SUBJECT LAND

The subject land consists of one allotment with a frontage of 389.8 metres to Barossa
Valley Way (Murray Street), Tanunda. The subject land is situated immediately north
and adjacent to the Tanunda township. The land also has a frontage of 312.392m to
Burings Road.
The allotment is contained in Certificate of Title Volume 5890 Folio 768.
The subject land contains an existing dwelling and sheds.
The area of the land is about 9.339 hectares.
The existing dwelling (to be partly demolished) is located about 60 metres from Murray
Road, with an existing access driveway to Murray Road servicing the dwelling.
2.

THE PROPOSAL

The proposal is for a 5-star tourist accommodation facility consisting of 141 rooms plus
6 villa units and incorporating a function centre, restaurant, shops, administration
building, gymnasium, outdoor BBQ area, car parking, and landscaping.
Building setback from Murray Road – 60.5m to cafe
- 94m to nearest accommodation building
- 124m to conference building
The nearest tourist accommodation buildings (villas) will be setback 30 metres from
Burings Road. The function centre will be setback 59m from Burings Road.
Details of the Tourist Complex proposal are as follows:
Area of Buildings – Main Building
Reception – 156.7m2
Administration – 105.1m2

2

Agenda - Barossa Assessment Panel - 7 September 2021

41

Bar & Bar Service – 100.6m2
Dining Room – 172.6m2
Kitchen – 154.7m2
Toilets – 61.2m2
Conference (Function Centre) – 364.3m2
Porte Cochere – 40.9m2
Corridor – 79.7m2
Total – 1235.8m2
Area of Buildings – Shops & Cafe
Café – 78.6m2
Existing Building – 43.5m2
Shops – 210.0m2
Total – 332.1m2
Area of Buildings – Accommodation
Northern Wing – 1704.9m2
Central Wing – 2017.4m2
Southern Wing – 2032.1m2
Villas 1 – 132.5m2
Villas 2 – 132.5m2
Villas 3 – 132.5m2
Gym – 64.9m2
Total – 6216.9m2
Total floor area – 7,784.8m2
Building site coverage – 8.34%
Maximum height of buildings – 8.6m above FFL (peak of entry reception)
Maximum height of accommodation buildings – 5.0m above FFL
No of suites – 141 & 6 villas
Car parking spaces proposed –212 + 12 (villas), approx. 41 overflow Total - 265
The existing cottage is to be converted into the Café. Parts of the domestic barns are to
be retained for use as café & shop toilets and a seating area.
The two shops will be for the sale of Barossa Valley produce and a specialised tourist
shop selling authentic Australian products, hiring bikes and providing local tourist
information.
3.

NATURE of the DEVELOPMENT

Part 7 of the Planning and Design Code, includes the following definitions:
‘Hotel means premises licensed, or proposed to be licensed as a general hotel
licence under the Liquor Licensing Act 1997.’

3
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‘Restaurant means land used primarily for the consumption of meals on the site.’
‘Shop means (a) premises used primarily for the sale by retail, rental or display of
goods, foodstuffs, merchandise or materials; or (b) a personal or domestic
services establishment.’
‘Tourist accommodation means premises in which temporary or short-term
accommodation is provided to travellers on a commercial basis.’
Function Centre or Conference Centre are not defined in Part 7. The Law Insider has the
following definition:
‘Function centre means a building or place used for the holding of events,
functions, conferences and the like, and includes convention centres, exhibition
centres and reception centres, but does not include an entertainment facility.’
The proposal has elements of all the above definitions. However, it is clear that the
primary forms of development proposed fall within the definitions of ‘tourist
accommodation’, ‘function centre’ and ‘shop’. The restaurant is a shop by definition and
in any event could be considered as ancillary to the function centre and tourist
accommodation. The primary purpose in distinguishing the uses in accord with the
definitions in Part 7 is to establish how the application should be processed (assessment
pathway) and perhaps the application of car parking numbers. Car parking numbers is
considered in Section 7.17 of this statement.
Tourist accommodation is listed as performance assessed. A shop is also listed as
performance assessed, providing it is a restaurant or has a gross leasable area less than
1000m2. Function centre is not listed in any assessment pathway and therefore, by
default is a performance assessed development. The proposal is not an ‘hotel’ by
definition. However, I note that irrespective of the definitions in Part 7 of the Planning
and Design Code, the proposal has some connection with the term - hotel. This is
because it will provide facilities similar to the 5-star Adelaide CBD international hotel
brands – Hilton, Stamford Plaza, The Playford, Peppers Waymouth and the
InterContinental. These establishments target interstate and international visitors who
are looking for a wide range of on-site facilities and luxury - more than just overnight
accommodation.
4.

THE LOCALITY

The site of the proposed tourist accommodation complex is adjacent to land in
viticultural (grape vines) use to the north and west.

4
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A small winery and vineyards is located on the adjacent property to the south.
The adjacent land to the east, across Barossa Valley Way, contains residential
development and a reserve within the Neighourhood Zone. There are 6 dwellings
immediately adjacent the subject land, but they all face away from Barossa Valley Way
and are over 100 metres distant from the nearest proposed building on the subject land.
The township of Tanunda is located immediately south of the subject land. The majority
of the land to the west, north and east (beyond the wedge of residential development)
contains vineyards with the occasional winery facility. A major wine processing plant is
located at the end of Burings Road about 400 metres to the west. The recently
established chocolate factory is located adjacent across Burings Road to the north.
5.

NOTIFICATION

I refer to Table 5 of the Rural Zone.
Function centre is excluded from notification, except where it does not satisfy Rural
Zone DPF 6.5(b) or 6.6.
Shop is excluded from notification, except where it exceeds the gross leasable floor area
limit expressed in Rural Zone DPF 6.1(c) or does not satisfy DPF 6.2.
Tourist accommodation is excluded from notification, except where it does not satisfy
Rural Zone DPF 6.3(b) or 6.4.
The proposal satisfies Rural Zone DPF’s 6.2, 6.4(b) & 6.6. However, in respect to DPF
6.1(c) the area of the two shops is marginally in excess of 100m2 per shop. In respect to
DPF 6.3(b), the tourist accommodation is well in excess of 100m2 floor area. In regard to
DPF 6.49(a), portions of the accommodation are closer than 40m to a boundary; and in
respect to DPF 6.5(b,) the function centre will accommodate more than 75 persons.
Therefore, the proposal requires notification. However, the placement of notices on the
land is exempt within the Rural Zone.
6.

REFERRALS

A referral to the Commissioner of Highways is required pursuant to Major Urban
Transport Routes Overlay.
7.

PLANNING PROVISIONS

The subject land is located within the Rural Zone. It is also within the Character
Preservation District.

5
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Provisions of the Planning and Design Code that are relevant, are:
Rural Zone
• Desired Outcomes 1 – 2
• Land Use and Intensity PO 1.1 & DPF 1.1
• Siting and Design PO’s 2.1 & 2.2 and DPF’s 2.1 & 2.2
• Shops, Tourism and Function Centres PO’s 6.1; 6.2; 6.3; 6.4; 6.5 & 6.6 and DPF’s 6.1,
6.2, 6.3, 6.4, 6.5 & 6.6
• Adaptive Reuse of Existing Buildings PO 8.1 & DPF 8.1
• Built Form and Character PO 10.1
• Advertisements PO 15.1 & DPF 15.1
Overlays
• Character Preservation District (Not in Township)
- Desired Outcomes 1 & 2
- Land Use and Intensity PO/DPF 1.2
- Built Form and Character PO’s 2.1, 2.2 & 2.3
- Built Form and Character in the Rural Area PO’s 3.1 – 3.6
- Earthworks PO/DPF 4.1
• Hazards (Bushfire – Medium Risk)
- Desired Outcomes1 & 2
- Performance Outcomes 1.1 & 2.1
- Habitable Buildings PO’s 3.1 – 3.3 & DPF 3.2
- Vehicle Access – Roads, Driveways and Fire Trucks PO/DPF 5.1 & 5.2 &
PO 5.3
• Hazards – (Flooding – Evidence Based Required)
- Desired Outcome 1 and PO/DPF 1.1
• Major Urban Transport Routes
- Desired Outcomes 1 & 2
- Performance Outcomes/Desired Performance Features 1.1 & 2.1
- Access- Location (Sight Lines) DO/DPF 5.1
- Access – Stormwater Do/DPF 7.15.1 & 7.1
• Native Vegetation
- Desired Outcome 1
• Prescribed Water Resources
- Desired Outcome 1 and PO/DPF 1.1
• Traffic Generating Development
- Desired Outcomes 1 & 2 and PO/DPFs 1.1 – 1.3
• Water Protection Area
- Desired Outcome 1 and PO’s 1.1, 2.1 & 2.2 and DPF’s 1.1
- Wastewater PO/DPF 5.1

6

Agenda - Barossa Assessment Panel - 7 September 2021

45

•

Water Resources
- Desired Outcomes 1 & 2 and PO’s 1.1 & 1.9 and PO/DPF 1.5

General Development Policies
• Advertisements
- Desired Outcome 1
- Appearance PO/DPF’s 1.1, 1.2 & 1.3 and PO 1.5
- Proliferation of Advertisements PO/DPF’s 2.1, 2.1 & 2.3
- Advertisement Content PO/DPF 3.1
- Amenity Impacts PO/DPF 4.1
- Safety PO/DPF’s 5.2 & 5.3, 5.4 & 5.5
• Clearance from Overhead Powerlines
- Desired Outcome 1 and PO/DPF 1.1
• Design
- Desired Outcome 1
- External Appearance PO’s 1.3, 1.4 & 1.5 and PDF 1.4
- Safety PO’s 2.1, 2.2, 2.3 & 2.5
- Landscaping PO’s 3.1 & 3.2
- Environmental Performance PO’s 4.1, 4.2 & 4.3
- Water Sensitive Design PO 5.1
- Car Parking Appearance PO’s 7.2, 7.3, 7.4, 7.5, 7.6 & 7.7
- Earthworks and Sloping Land PO/DPF’s 8.1 & 8.2
- Fences and Walls PO 9.1
- Water Sensitive Design PO/DPF 31.1 & PO 31.2
- Wash-down and Waste Loading and Unloading PO 32.1
• Infrastructure and Renewable Energy Facilities
- Desired Outcome 1
- General PO 1.1
- Visual Amenity PO’s 2.1, 2.2 & 2.3
- Electricity Infrastructure and Battery Storage Facilities PO 5.1
- Water Supply PO/DPF 11.1
- Wastewater Services PO/DPF 12.1
• Interface between Land Uses
- Desired Outcome
- General Land Use Compatibility PO 1.2
- Hours of Operation PO/DPF 2.1
- Activities Generating Noise and Vibration PO/DPF’s 4.1, 4.3, 4.4 & 4.6
and PO 4.2
- Air Quality PO’s 5.1 & 5.2
- Light Spill PO’s 6.1 & 6.2
- Interface with Rural Activities PO’s 9.1, 9.6 & 9.7
• Tourism Development
- Desired Outcome 1 & PO’s 1.1 & 1.2
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•

7.1

Transport, Access and Parking
- Desired Outcome 1
- Movement Systems PO’s 1.1, 1.2 & 1.3 and PO/DPF 1.4
- Sightlines PO’s 2.1 & 2.2
- Vehicle Access PO/DPF’s 3.1, 3.5 & 3.6 and PO’s 3.3, 3.4, 3.8 & 3.9
- Access for People with Disabilities PO 4.1
- Vehicle Parking Rates PO/DPF 5.1 and Table 1 – General Off-Street
Carparking Requirements
- Vehicle Parking Areas PO/DPF’s 6.1 & 6.6 and PO’s 6.2, 6.3, 6.4, 6.5 &
6.7
RURAL ZONE

Desired Outcomes
D0 1: A zone supporting the economic prosperity of South Australia primarily through
the production, processing, storage and distribution of primary produce, forestry and the
generation of energy from renewable sources.
DO 2: A zone supporting diversification of existing businesses that promote value-adding
such as industry, storage and warehousing activities, the sale and consumption of
primary produce, tourist development and accommodation.
While the proposal does not involve primary production, it will contribute to the
prosperity of South Australia, and the Barossa Region in particular, by encouraging
tourists to stay longer, with the provision of higher quality accommodation within the
Region.
Land Use and Intensity
PO 1.1: The productive value of rural land for a range of primary production activities
and associated value-adding, processing, warehousing and distribution is supported,
protected and maintained.
DPF 1.1: Development comprises one or more of the following:
(a) Advertisement
(b) Agricultural building
(c) Brewery
(d) Carport
(e) Cidery
(f) Dairy
(g) Dam
(h) Distillery
(i) Dwelling
(j) Dwelling addition
(k) Farming
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(l) Horse keeping
(m) Horticulture
(n) Industry
(o) Intensity animal husbandry
(p) Low intensity animal keeping
(q) Outbuilding
(r) Renewable energy facility
(s) Shop
(t) Small-scale ground mounted solar power facility
(u) Stock slaughter works
(v) Tourist accommodation
(w) Transport distribution
(x) Verandah
(y) Warehouse
(z) Winery
(aa)Worker’s accommodation
The proposed tourist accommodation complex occupies the central portion of the land,
with buffers of greater than 100 metres to the south and east and greater than 50
metres to the north and 20 metres to the west (nearest accommodation building). The
isolation distances will ensure that the tourist accommodation complex and associated
car parking area will not disrupt the ongoing primary production activities in the locality,
nor the residential development to the east across Barossa Valley Way.
Designated Performance Feature 1.1 recognises tourist accommodation and shops as
being appropriate, albeit that they are not directly associated with primary production
and horticultural activities. While the subject land is not used for viticulture or farming,
the proposal incorporates the planting of vines to visually provide a greater integration
with the surrounding environment.
The subject land is at the very edge of the Rural Zone, immediately north of Tanunda
township and adjacent the Neighourhood Zone (to the east).
In summary, I make the following observations in respect to PO 1,1 & DPF 1.1:
• The proposal incorporates significant buffers and is located at the edge of the
zone ensuring minimal impact upon primary production activity and associated
wineries in the locality
• The proposal does not involve land division, but the size of the existing
allotment is unlikely to be large enough for viable primary production in
isolation
• Albeit that the proposed use is not primary production or horticulture it does
contain tourist accommodation & small-scale tourist related shops envisaged
in the zone – PPF 1.1
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Siting and Design
PO 2.1: Development is provided with suitable vehicle access.
DPF 2.1: Development is serviced by an all-weather trafficable public road.
PO 2.2: Buildings are generally located on flat land to minimise cut and fill and the
associated visual impacts.
DPF 2.2: Buildings: (a) Are located on sites with a slope not greater than 10% (1-in-10);
(b) do not result in excavation and/or filling of land greater than 1.5 metres from natural
ground level.
The proposal is suitably located in respect to access to all-weather public roads. The
development incorporates a single coordinated access point to Barossa Valley Way. The
access has previously been assessed by Transport SA. A secondary access, primarily for
service vehicles, is proposed onto Burings Road.
The land is reasonably flat and will entirely satisfy PO/DPF 2.2.
Shops, Tourism and Function Centres
PO 6.1: Shops are associated with an existing primary production use or primary
production or primary production related value adding industry to support diversification
of employment, provide services to visitors and showcase local and regional products.
DPF 6.1: Shop:(a) are ancillary on the same allotment or an adjoining allotment used for
primary production or primary production related value adding industries; (b) offer for
sale or consumption produce or goods that are primarily sourced, produced or
manufactured on the same allotment or adjoining allotments; (c) have a gross leasable
floor area not exceeding 100m2 or 250m2 in the case of a cellar door; (d) have an area for
the display of produce or goods external to a building not exceeding 25m2.
PO 6.2: Shops that are proposed in new buildings are sited, designed and of a scale that
maintains a pleasant rural character and amenity.
DPF 6.2: Shops in new buildings:
(a) are setback from all allotment boundaries by at least 40m;
(b) are not sited within 100m of a sensitive receiver in other ownership;
(c) have a building height that does not exceed 9m above natural ground level.
The proposal incorporates two components of shops. Firstly, a restaurant, that is
integrated with the operation of the tourist accommodation and the function centre.
The restaurant services the tourist accommodation and any conferences or functions
occurring in the function centre. Albeit that the restaurant is available to the broader
community, it is primarily an ancillary component of the adjacent accommodation and
conference activities.
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The second group of shops, consist of a café and two shops. The two shops will be for
the sale of Barossa Valley produce and a specialised tourist shop selling authentic
Australian products, hiring bikes and providing local tourist information. All three shops
will provide services to visitors and will showcase local and regional products.
In respect to PO/DPF 6.2, the restaurant and shops are all located more than 40 metres
from allotment boundaries, more than 100 metres from sensitive receivers and all
structures containing shops are less than 9 metres above natural ground level.
Shops, Tourism and Function Centres
PO 6.3: Tourist accommodation is associated with the primary use of the land for
primary production or primary production related value adding industry to enhance and
provide authentic visitor experiences.
DPF 6.3: Tourist accommodation:
(a) is ancillary to and located on the same allotment or an adjoining allotment used
for primary production or primary production related value adding industry;
(b) in relation to the area used for accommodation: (i) where is a new building, does
not exceed a total floor area of 100m2; (ii) where in an existing building, does not
exceed a total floor area of 150m2
(c) does not result in more than one facility being located on the same allotment.
PO 6.4: Tourist accommodation proposed in a new building or buildings is sited,
designed and of a scale that maintains a pleasant rural character and amenity.
DPF 6.4: Tourist accommodation in new buildings:
(a) is setback from all allotment boundaries by at least 40m; and
(b) have a building height that does not exceed 7m above natural ground level.
The accommodation component of the complex is not consistent with PO 6.3 in respect
to the tourist accommodation being associated with a primary production use. The
subject land has not been used for primary production for many years. However, in
respect to DPF 6.3(a), primary production activity is occurring on the adjoining
allotments (west, north and south).
Clearly, the total floor area of the tourist accommodation is substantially in excess of
100m2. However, the scale of the development is in keeping with the rural character of
the locality, with a site coverage of all buildings (including other associated facilities)
limited to 8.34% and all buildings constrained to single-storey structures.
In respect to PO/DPF 6.4, the height of all accommodation buildings does not exceed 5
metres above natural ground level. In regard to setback distances from boundaries, the
majority of the tourist accommodation suites are located more than 40 metres from
road and common property boundaries. However, the 6 villas and the western end
section of the three accommodation wings come within 20 metres of the western
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boundary. I note that existing vegetation screening exists adjacent the western
boundary.
Shops, Tourism and Function Centres
PO 6.5: Function centres are associated with the primary use of the land for primary
production or primary production related value adding industry.
DPF 6.5: Function centres:
(a) are ancillary to and located on the same allotment or an adjoining allotment
used for primary production or primary production related value adding industry;
(b) do not result in more than 75 seats for customer dining purposes.
PO 6.6: Function centres are sited, designed and of a scale that maintains a pleasant
natural and rural character and amenity.
DPF 6.6: Function centres:
(a) are located on an allotment having an area of at least 5ha;
(b) are setback from all property boundaries by at least 40m;
(c) are not sited within 100m of a sensitive receiver in other ownership
(d) have a building height that does not exceed 9m above natural ground level.
The function centre is designed with a capacity of 200 and the restaurant with a seating
capacity of 140. While there is no primary production on the subject land, primary
production activity is located on the three adjacent properties within the Rural Zone.
Albeit that the restaurant seating capacity is well in excess of 75, the restaurant is
servicing both the function centre and the tourist accommodation.
In respect to PO/DPF 6.6, the function centre facility has been sited and designed to
maintain the pleasant rural character and amenity and satisfies all the criteria. In
particular:
• The allotment is in excess of 9 hectares in area
• The function centre is located well in excess of 40 metres from all road and
property boundaries
• It is well in excess of 100 metres from sensitive receivers on adjacent properties
(nearest dwelling – 162.58m)
• All buildings on the site, including the function centre, have a building height less
than 9 metres above natural ground level
Adaptive Reuse of Existing Buildings
PO 8.1: Adaptive reuse of existing buildings for small-scale shops, offices, tourist
accommodation or ancillary rural activities.
DPF 8.1: Development within an existing building is for any of the following:
(a) a shop;
(b) office
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(c) tourist accommodation.
The proposal partially retains the existing dwelling and outbuildings, for the adaptive reuse of a café and shops.
Built Form and Character
PO 10.1: Large buildings designed and sited to reduce impacts on scenic and rural vistas
by:
(a) having substantial setbacks from boundaries and adjacent public roads;
(b) using low-reflective materials and finishes that blend with the surrounding
landscape
(c) being located below ridgelines.
All proposed buildings are single-storey. However, the function centre and reception
buildings incorporate high roof structures. All buildings are setback significant distances
from boundaries, with the higher buildings being setback at least 128 metres from
Barossa Valley Way and at least 58 metres from Burings Road.
A mix of attractive external building materials and colours are used that satisfy PO 10.1.
Advertisements
PO 15.1: Freestanding advertisements that identify the associated business without
creating a visually dominant element within the locality.
DPF 15.1: Freestanding advertisements:
(a) do not exceed 2m in height
(b) do not have a sign face that exceeds 2m2 per side.
Advertisements associated with the proposed tourist accommodation complex will be
subtle and will be limited in scale and number in response to the locality of the land
within the Rural Zone and the Character Preservation District.
In particular, advertisements will be limited to the following:
•

A single identification free-standing sign near the main entrance, 6 metres high

•

A single sign on the front of the building containing the hotel branding name

•

A single sign on each of the three shops

•

Internal information and direction signage

•

Advertisements will be floodlit rather than being illuminated
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7.2

CHARACTER PRESERVATION DISTRICT (Not in Township) OVERLAY

DO 1: Recognise, protect and enhance the special character of Character Preservation
Districts.
DO 2: The long term use of land outside of townships for primary production and
associated value adding enterprises is assured and promoted.
Land Use and Intensity
PO 1.2: Residential development located in townships to reinforce settlement patterns
within the district and support the continuation of primary production on land outside
townships.
DPF 1.2: Residential development located within designated township areas of the
Character Preservation District Overlay.
The Character Preservation District strongly reinforces the importance of the retention
of scenic and rural landscapes. The subject land is of a sufficient size to maintain a
peripheral buffer around the buildings that will ensure an environment that is in keeping
with the surrounding rural character.
More specifically, buildings are setback 30 - 50 metres from the northern boundary; 20
– 30 metres from the western boundary; and at least 135 metres from the adjacent
southern property boundary and at least 65 metres from the eastern boundary with
Barossa Valley Way. The buffer areas around the buildings will contain areas of vines
and extensive areas of both existing and proposed native trees and shrubs blending with
rural development on adjacent properties.
Built Form and Character
PO 2.1: Development occurring at the edge of townships is sympathetic to the rural
landscape and reinforces a clear transition between townships and rural landscape
through measures including:
(a) being of a low scale
(b) orientating residential development towards the rural area
(c) ensuring visual separation from the rural area through landscaping and road
reserves.
PO 2.2: Development contributes to and maintains the historic identity and character of
townships through appropriate:
(a) form
(b) scale
(c) siting
(d) design
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(e) landscaping.
PO 2.3: Adaptive re-use of rural structures and historic and/or character buildings
supports their preservation and ongoing contribution to the landscape.
PO 2.1 is relevant to the development, as the subject land is at the northern edge of
Tanunda township. The development provides a suitable transition from the rural
landscape at the northern entry into Tanunda township. In fact, the eastern side of
Barossa Valley Way, opposite the subject land, is within the Neighbourhood Zone
(containing dwellings and reserve) – a part of Tanunda township. A complimentary
transition is achieved through low-scale and low-density development, significant
setbacks from boundaries and both existing and proposed landscaping.
The identity and character of Tanunda township is maintained through the significant
distances separating all proposed buildings on the site from the adjacent township. In
regard to the east, the dwellings in the Neighbourhood Zone are separated by Barossa
Valley Way and a minimum distance of 97 metres. In regard to the south, the nearest
building on the subject site will be about 250 metres from the Employment Zone - that is
located at the northern urban extremity of the township.
There are only a few existing structures on the subject land, limited to a dwelling and
outbuildings. The dwelling has no real historic or character value. However, some of the
outbuildings are old stone-constructed buildings. In any event, the existing cottage is to
be converted into the Café and parts of the domestic barns are to be retained for use as
café & shop toilets and a seating area. The adaptive re-use of structures will contribute
to the rural landscape consistent with PO 2.3.
Built Form and Character in the Rural Area
PO 3.1: Preservation of existing natural features including topography, watercourses and
mature trees.
PO 3.2: Buildings and structures do not interrupt views of the skyline through measures
including being sited below ridge lines.
PO 3.3: Buildings and structures harmonise with the natural features of the landscape
and reinforce the rural character through the use of muted, neutral, non-reflective
landscape colours on external surfaces.
PO 3.4: Large buildings and structures are sited and orientated to minimise their visual
bulk, particularly if close to roads or in open settings where there are no other buildings
or mature trees in close proximity.
PO 3.5: Buildings and structures are grouped to create compact clusters well set back
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from public roads.
PO 3.6: Development mitigates the need for long, steep access roads that require
excessive grading or removal of vegetation.
Building scale is diminished by a height limited to single-storey, extensive setbacks,
grouping of buildings, the breaking up of buildings into smaller sections and the
articulation of external facades. In addition, the external appearance of the main
buildings facing Barossa Valley Way are designed to be unique and interesting in
appearance.
Advertisements associated with the complex are to be small scale, subtle and in keeping
with the character of the preservation district.
Overall the development addresses the elements contained in the performance
outcomes and designated performance features, particularly in response to the
following aspects:
•

Making a major positive contribution to tourism

•

Protecting and maintaining the highly valued scenic and rural landscapes

•

Ensuring that the northern entrance to Tanunda is provided with an attractive
statement blending with the rural setting

•

Providing building form that is complementary to attributes in the district

•

Maintaining a building scale that is complementary to the landscape

Earthworks
PO 4.1: Excavation and filling of land is limited to that associated with:
(a) minimising the visual impact of buildings or structures, or
(b) construction of water storage facilities.
DPF 4.1: Excavation and/or filling of land is:
(a) no greater than 1.5 metres from natural ground level
(b) only undertaken in order to reduce the visual impact of buildings or structures or
to construct water storage facilities.
Buildings have been designed to generally follow the contours of the land, such that
excavation and filling of the land is kept to a minimum. The proposal is entirely
consistent with PO/DPF 4.1
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7.3

HAZARDS (BUSHFIRE - MEDIUM RISK) OVERLAY

DO 1: Development, including land division responds to the medium level of bushfire risk
and potential for ember attack and radiant heat by siting and designing buildings in a
manner that mitigates the threat and impact of bushfires on life and property taking into
account the increased frequency and intensity of bushfires as a result of climate change.
DO 2: To facilitate access for emergency service vehicles to protect assets and lives from
bushfire danger.
PO 1.1: Buildings and structures are located away from areas that pose an unacceptable
bushfire risk as a result of vegetation cover and type, and terrain
PO 2.1: Buildings and structures are designed and configured to reduce the impact of
bushfire through using designs that reduce the potential for trapping burning debris
against or underneath the building or structure, or between the ground and building
floor level in the case of transportable buildings and buildings on stilts.
Albeit that the land is located in a medium bushfire risk area, the majority of the land is
clear of significant vegetation and the buildings will be separated from the more mature
vegetation. The development satisfies the criteria contained in the Code in the following
respects:
• All weather access is provided from both Barossa Valley Way and Burings Road;
• The terrain is reasonably flat and will accommodate emergency vehicles if
required in the event of a bushfire;
• The site of buildings is located away from areas of intensive vegetation;
• An adequate building protection zone exists; and
• Mains water supply is available to the site ensuring adequate availability for fire
fighting purposes.
Habitable Buildings
PO 3.1: To minimise the threat, impact and potential exposure to bushfires on life and
property, residential and tourist accommodation and habitable buildings for vulnerable
communities (including boarding houses, hostels, dormitory style
accommodation, student accommodation and workers accommodation) is sited on the
flatter portion of allotments away from steep slopes.
PO 3.2: Residential and tourist accommodation and habitable buildings, for vulnerable
communities (including boarding houses, hostels, dormitory style accommodation,
student accommodation and workers accommodation) is sited away from vegetated
areas that pose an unacceptable bushfire risk.
DPF 3.2: Residential, tourist accommodation and habitable buildings for vulnerable
communities are provided with asset protection zone(s) in accordance with (a) and (b):
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(a) the asset protection zone has a minimum width of at least: (i) 50m to
unmanaged grasslands (ii) 100 metres to hazardous bushland vegetation
(b) the asset protection zone is contained wholly within the allotment of the
development.
PO 3.3: Residential and tourist accommodation and habitable buildings for vulnerable
communities, (including boarding houses, hostels, dormitory style accommodation,
student accommodation and workers accommodation), has a dedicated area available
that is capable of accommodating a bushfire protection system comprising firefighting
equipment and water supply in accordance with Ministerial Building Standard MBS 008 –
Designated bushfire prone areas – additional requirements.
The three wings containing the tourist accommodation suites and the villas are suitably
protected from exposure to bushfires, in that the following applies:
• The land is relatively flat
• The subject land and locality are generally clear of areas of hazardous bushfire
vegetation
• An asset protection zone around the buildings is available completely within the
allotment
• Water for fire-fighting purposes will be available on the site – mains water, water
retention tanks and the stormwater basin
Vehicle Access – Roads, Driveways and Fire Trucks
PO 5.1: Roads are designed and constructed to facilitate the safe and effective: (a)
access, operation and evacuation of fire-fighting vehicles and emergency personnel (b)
evacuation of residents, occupants and visitors.
DPF 5.1: Roads: (a) are constructed with a formed, all-weather surface (b) have a
gradient of not more than 16 degrees (1-in-3.5) at any point along the road (c) have a
cross fall of not more than 6 degrees (1-in-9.5) at any point along the road (d) have a
minimum formed road width of 6m (e) provide overhead clearance of not less than 4.0m
between the road surface and overhanging branches or other obstructions including
buildings and/or structures (Figure 1) (f) allow fire-fighting services (personnel and
vehicles) to travel in a continuous forward movement around road curves by
constructing the curves with a minimum external radius of 12.5m (Figure 2) (g)
incorporating cul-de-sac endings or dead end roads do not exceed 200m in length and
the end of the road has either: (i) a turning area with a minimum formed surface radius
of 12.5m (Figure 3) or (b) a 'T' or 'Y' shaped turning area with a minimum formed surface
length of 11m and minimum internal radii of 9.5m (Figure 4) (h) incorporate solid, allweather crossings over any watercourse that support fire-fighting vehicles with a gross
vehicle mass (GVM) of 21 tonnes.
PO 5.2: Access to habitable buildings is designed and constructed to facilitate the safe
and effective (a) access, operation and evacuation of fire-fighting vehicles and
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emergency personnel (b) evacuation of residents, occupants and visitors.
DPF 5.2: Access is in accordance with (a) or (b): (a) a clear and unobstructed vehicle or
pedestrian pathway of not greater than 60 metres in length is available between the
most distant part of the habitable building and the nearest part of a formed public
access road (b) driveways: (i) do not exceed 600m in length (ii) are constructed with a
formed, all-weather surface (iii) are connected to a formed, all-weather public road with
the transition area between the road and driveway having a gradient of not more than 7
degrees (1-in-8) (iv) have a gradient of not more than 16 degrees (1-in-3.5) at any point
along the driveway (v) have a crossfall of not more than 6 degrees (1-in-9.5) at any point
along the driveway (vi) have a minimum formed width of 3m (4m where the gradient of
the driveway is steeper than 12 degrees (1-in-4.5)) plus 0.5 metres clearance either side
of the driveway from overhanging branches or other obstructions, including buildings
and/or structures (Figure 1) (vii) incorporate passing bays with a minimum width of 6m
and length of 17m every 200m (Figure 5) (viii) provide overhead clearance of not less
than 4.0m between the driveway surface and overhanging branches or other
obstructions, including buildings and/or structures (Figure 1) (ix) allow fire-fighting
services (personnel and vehicles) to travel in a continuous forward movement around
driveway curves by constructing the curves with a minimum external radius of 12.5m
(Figure 2) (x) allow fire-fighting vehicles to safely enter and exit an allotment in a
forward direction by using a 'U' shaped drive through design or by incorporating at the
end of the driveway either: A. a loop road around the building or B. a turning area with a
minimum radius of 12.5m (Figure 3) or C. a 'T' or 'Y' shaped turning area with a
minimum formed length of 11m and minimum internal radii of 9.5m (Figure 4) (xi)
incorporate solid, all-weather crossings over any watercourse that support fire-fighting
vehicles with a gross vehicle mass (GVM) of 21 tonnes.
PO 5.3: Development does not rely on fire tracks as means of evacuation or access for
fire-fighting purposes unless there are no safe alternatives available.
The proposed development incorporates internal constructed roadways that will
substantially satisfy PO/DPF 5.1 & 5.2 and PO 5.2. More specifically, I would make the
following comments:
• The internal road network will provide safe and effective access, operation and
evacuation of fire-fighting vehicles and evacuation of occupants and visitors
• Internal roadways satisfy all the criteria contained in DPF 5.1 in respect to
construction, gradient, crossfall width, overhead clearance, external radius of
curves, passing widths and turning
• Internal roadways satisfy the criteria contained in DPF 5.2(b) in respect to length,
construction, connection to a formed all-weather public road, gradient, crossfall
width, formed width, passing width, overhead clearance, external radius of
curves and turning
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•

7.4

In regard to PO 5.3, the proposal does not rely on fire tracks for access or
evacuation
HAZARDS – (FLOODING - EVIDENCE REQUIRED) OVERLAY

DO 1: Development adopts a precautionary approach to mitigate potential impacts on
people, property, infrastructure and the environment from potential flood risk through
the appropriate siting and design of development.
PO 1.1: Development is sited, designed and constructed to minimise the risk of entry of
potential floodwaters where the entry of flood waters is likely to result in undue damage
to or compromise ongoing activities within buildings.
DPF 1.1: Habitable buildings, commercial and industrial buildings, and buildings used
for animal keeping incorporate a finished floor level at least 300mm above: (a) the
highest point of top of kerb of the primary street, or (b) the highest point of natural
ground level at the primary street boundary where there is no kerb
In regard to potential on-site stormwater impact resulting from an extreme rainfall
event, a Stormwater Management Plan has been prepared by FMG Engineering. This
incorporates an on-site stormwater retention basin near the north-west corner of the
subject land.
The proposal incorporates the installation of an underground stormwater pipe in the
road verge of Burings Road connecting the stormwater retention basin at the northwest corner of the property to the creek at the western end of Burings Road. Not only
will this infrastructure address any excess stormwater run-off from the subject land, but
provides an opportunity to improved stormwater solutions on adjacent properties along
Burings Road.
Thus, in respect to potential flooding hazards, the subject land is not subject to flooding.
7.5

MAJOR URBAN TRANSPORT ROUTES OVERLAY

DO 1: Safe and efficient operation of Major Urban Transport Routes for all road users.
DO 2: Provision of safe and efficient access to and from Major Urban Transport Routes.
PO 1.1: Access is designed to allow safe entry and exit to and from a site to meet the
needs of development and minimise traffic flow interference associated with access
movements along adjacent State Maintained Roads.
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DPF 1.1: An access point satisfies (a), (b) or (c): (c) where the development will result in
over 7 dwellings, or is a non-residential land use: (i) it will not result in more than one
access point servicing the development site (ii) vehicles can enter and exit the site using
left turn only movements (iii) vehicles can enter and exit the site in a forward direction
(iv) vehicles can cross the property boundary at an angle between 70 degrees and 90
degrees (v) have a width of between 6m and 7m (measured at the site boundary), where
the development is expected to accommodate vehicles with a length of 6.4m or less (vi)
have a width of between 6m and 9m (measured at the site boundary), where the
development is expected to accommodate vehicles with a length from 6.4m to 8.8m (vii)
have a width of between 9m and 12m (measured at the site boundary), where the
development is expected to accommodate vehicles with a length from 8.8m to 12.5m
(viii) provides for simultaneous two-way vehicle movements at the access; A. with entry
and exit movements for vehicles with a length up to 5.2m vehicles being fully within the
kerbside lane of the road, and B. with entry movements of 8.8m vehicles (where
relevant) being fully within the kerbside lane of the road and the exit movements of 8.8m
vehicles do not cross the centreline of the road.
PO 2.1: Sufficient accessible on-site queuing adjacent to access points is provided to
meet the needs of development so that all vehicle queues can be contained fully within
the boundaries of the development site, to minimise interruption of the functional
performance of the road and maintain safe vehicle movements.
DPF 2.1: An access point in accordance with one of the following: (c) will service, or is
intended to service, development that will generate less than 60 vehicle movements per
day and: (i) is expected to be serviced by vehicles with a length greater than a 6.4m
small rigid vehicle (ii) there are no internal driveways, intersections, parking spaces or
gates within 6.0m of the access point (measured from the site boundary into the site) (iii)
any termination of, or change in priority of movement within the main car park aisle is
located far enough into the site so that the largest vehicle expected onsite can store fully within the site before being required to stop (iv) all parking or
manoeuvring areas for commercial vehicles are located a minimum of 12m or the length
of the largest vehicle expected on site from the access (measured from the site boundary
into the site) as shown in the following diagram:
The proposal includes a single access point to Barossa Valley Way and a single access
point to Burings Road. Barossa Valley Way is a major transport route, being the main
central access road through the valley, connecting the major towns within the valley.
The proposed access to Barossa Valley Way is designed to incorporate a left turn slip
lane into the site from Barossa Valley Way and a right turn central refuge. This
configuration has previously been supported by the DPTI.
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The primary access point to Barossa Valley Way satisfies all the criteria contained in DPF
1.1(c). I would make the following additional observations in respect to the primary
access to Barossa Valley Way (a major urban transport route):
• The access point is central to the extensive frontage of the land to Barossa Valley
Way
• It is located about 180 metres from the Kroemer Crossing round-about
• It is located about 140 metres from the nearest street junction (Barossa Valley
Way & Kuchel Drive)
• There are no properties opposite the subject land that has frontage or access to
Barossa Valley Way
In regard to PO/DPF 2.1, it is assumed that DPF 2.1(c) applies to the subject proposal, on
the basis that there is an error referring to development generating less than 60 vehicle
movements per day, when it should say more. The subject site certainly will generate
greater than 60 vehicle movement per day. In addition, it is expected the development
will be serviced by vehicles greater than 6.4m in length, albeit that access for buses and
service trucks are more likely to gain access from Burings Road. In any event, internal
roadway junctions and parking area junctions are located in excess of 30 metres from
the site boundary, ensuring sufficient queuing space within the site for long vehicles.
Access – Location (Sight Lines)
PO 5.1: Access points are located and designed to accommodate sight lines that enable drivers and
pedestrians to navigate potential conflict points with roads in a controlled and safe manner.
DPF 5.1: An access point satisfies (a) or (b):
(a) drivers approaching or exiting an access point have an unobstructed line of sight in
accordance with the following (measured at a height of 1.1m above the surface of the road):
Speed Limit Separation between
access points
40 km/h or 40m
less
50 km/h
55m
60 km/h
73m
70 km/h
92m
80 km/h
114m
90 km/h
139m
100 km/h
165m
110km/h
193m

Separation from public road junctions and
merging/terminating lanes
73m
97m
123m
151m
181m
214m
248m
285m
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(b) pedestrian sightlines in accordance with the following diagram:

Both the access to Barossa Valley Way and to Burings Road, satisfy (a) and (b). I note
that the speed limit on the section of Barossa Valley Way in the vicinity of the proposed
access point is 50 km/h. Therefore, the applicable separation distance between access
points is 55m and separation distance between road junctions is 97m. The position of
the Barossa Valley access point is well in excess of 55m and 97m.
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Access – Stormwater
PO 7.1: Access points designed to minimise negative impact on roadside drainage of
water.
DPF 7.1: Development does not: (a) decrease the capacity of an existing drainage
point (b) restrict or prevent the flow of stormwater to an existing drainage point and
system.
The access points are designed to not impact the roadside stormwater drainage. Any
overflow from the stormwater basin at the north-west corner of the land will be
directed to the creek by pipe along the street reserve, but beyond the location of the
street access point on the subject property.
7.6

NATIVE VEGETATION OVERLAY

DO 1: Areas of native vegetation are protected, retained and restored in order to sustain
biodiversity, threatened species and vegetation communities, fauna habitat, ecosystem
services, carbon storage and amenity values.
The only native vegetation on the subject land are rows of native species trees, planted
by the owners of the land about 8 years ago. The proposal includes the retention of
these trees, apart from a few that will be required to be removed to accommodate the
two access points.
7.7

PRESCRIBED WATER RESOURCES AREA OVERLAY

DO 1: Sustainable water use in prescribed surface water resources areas maintains the
health and natural flow paths of water courses.
PO 1.1: All development, but in particular development involving any of the following:
(a) horticulture (b) activities requiring irrigation (c) aquaculture (d) industry (e) intensive
animal husbandry (f) commercial forestry - has a lawful, sustainable and reliable water
supply that does not place undue strain on water resources in prescribed surface water
areas.
DPF 1.1: Development satisfies either of the following: (a) the applicant has a current
water licence in which sufficient spare capacity exists to accommodate the water needs
of the proposed use or (b) the proposal does not involve the taking of water for which a
licence would be required under the Landscape South Australia Act 2019.
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The proposal does not involve the taking of water for which a licence would be required.
All water for the development will be sourced either from mains water or roof rainfall
runoff.
7.8

TRAFFIC GENERATING DEVELOPMENT OVERLAY

DO 1: Safe and efficient operation of Urban Transport Routes and Major Urban
Transport Routes for all road users.
DO 2: Provision of safe and efficient access to and from urban transport routes and
major urban transport routes.
PO 1.1:
Development designed to minimise its potential impact on the safety, efficiency and
functional performance of the State Maintained Road network.
DPF 1.1: Access is obtained directly from a State Maintained Road where it involves any
of the following types of development: (a) land division creating 50 or more additional
allotments (b) commercial development with a gross floor area of 10,000m2 or more (c)
retail development with a gross floor area of 2,000m2 or more (d) a warehouse or
transport depot with a gross leasable floor area of 8,000m2 or more (e)industry with a
gross floor area of 20,000m2 or more (f) educational facilities with a capacity of 250
students or more.
PO 1.2: Access points sited and designed to accommodate the type and volume of traffic
likely to be generated by development.
DPF 1.2: Access is obtained directly from a State Maintained Road where it involves any
of the following types of development: (a) land division creating 50 or more additional
allotments (b) commercial development with a gross floor area of 10,000m2 or more (c)
retail development with a gross floor area of 2,000m2 or more (d) a warehouse or
transport depot with a gross leasable floor area of 8,000m2 or more (e)industry with a
gross floor area of 20,000m2 or more (f) educational facilities with a capacity of 250
students or more.
PO 1.3:
Sufficient accessible on-site queuing provided to meet the needs of the development so
that queues do not impact on the State Maintained Road network.
DPF 1.3: Access is obtained directly from a State Maintained Road where it involves any
of the following types of development: (a) land division creating 50 or more additional
allotments (b) commercial development with a gross floor area of 10,000m2 or more (c)
retail development with a gross floor area of 2,000m2 or more (d) a warehouse or
transport depot with a gross leasable floor area of 8,000m2 or more (e) industry with a
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gross floor area of 20,000m2 or more (f) educational facilities with a capacity of 250
students or more.
A single two-way access point is proposed to Barossa Valley Way with slip lanes
provided to ensure the flow of traffic is not disrupted. Albeit that the proposed
development does not fall into any of the types of development contained in DPF’s 1.1 –
1.3 (a) – (f), it is a reasonably large complex involving a total floor area of 7785m2.
However, it has access obtained directly from a State Maintained Road network. A
detailed assessment relating to access to a State Maintained Road has been addressed
previously in this report at Item 7.5 – Major Urban Transport Routes Overlay.
7.9

WATER PROTECTION AREA OVERLAY

DO 1: Safeguard South Australia's public water supplies and ecologically significant
areas by protecting regionally and locally significant surface and underground water
resources in Water Protection Areas from pollution. This includes considering adverse
water quality impacts associated with projected reductions in rainfall and warmer air
temperatures as a result of climate change.
PO 1.1: Development with potential to expose the water supply role of the Water
Protection Area to significant adverse water quality risk is avoided to maintain the long
term function of the Water Protection Area.
DPF 1.1: Development does not involve any one or combination of the following: (a) fuel
depot (b) intensive animal husbandry (c) special industry (d) stock slaughter works (e)
timber preservation works.
PO 2.1: Groundwater resources are protected from pollution by ensuring development
does not: (a) generate or dispose of waste in a manner that would pollute water
resources (b) involve the storage or disposal of chemicals or hazardous substances in a
manner that would pose a risk to water supplies.
PO 2.2: Groundwater catchment and recharge characteristics are safeguarded by
ensuring development (a)retains and protects areas of native vegetation (b) does not
inhibit the potential of an aquifer to recharge.
The proposal would have little impact in respect to water quality. The development
does not involve any of the potentially pollution impacting uses listed in Desired
Performance Feature 1.1.
The proposed complex of buildings, internal roadways and car parking areas will use less
than 20% of the land, retaining about 7.5 hectares of the land surface permeable for
aquifer recharge. All existing native vegetation planted around the periphery of the land
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will be retained, except for a few that will be required to be removed to accommodate
safe access.
Any waste generated by the activities on the land will be stored in bins in designated
service areas and removed by contractors on a regular basis. Stormwater is addressed
on the site, with reference to the FMG stormwater management plan. Wastewater is
addressed with connection to the Tanunda CWMS.
Wastewater
PO 5.1: Wastewater-generating development utilises existing
communal wastewater management infrastructure to avoid on-site disposal.
DPF 5.1: Development (including land division) that generates wastewater is connected
to sewerage or community wastewater management systems with sufficient hydraulic
capacity to accept the inflow.
An assessment of the wastewater treatment options has been prepared by FMG
Engineering. On the basis of this report the logical wastewater solution for the proposed
complex will be connection to the Tanunda CWMS.
The Tanunda CWMS has the capacity to accommodate the tourist accommodation
facility, but the connection point would be located about 250m south along Murray
Road from the subject land. Thus, the development will involve a Pump station with a
capacity of 10,190 litres and 500 metres of rising main (75mm diameter).
7.10

WATER RESOURCES OVERLAY

DO 1: Protection of the quality of surface waters considering adverse water quality
impacts associated with projected reductions in rainfall and warmer air temperatures as
a result of climate change.
DO 2: Maintain the conveyance function and natural flow paths of watercourses to
assist in the management of flood waters and stormwater runoff.
PO 1.1: Watercourses and their beds, banks, wetlands and floodplains (1% AEP flood
extent) are not damaged or modified and are retained in their natural state, except
where modification is required for essential access or maintenance purposes.
PO 1.5: Development that increases surface water run-off includes a suitably sized strip
of vegetated land on each side of a watercourse to filter runoff to: (a) reduce the
impacts on native aquatic ecosystems (b) minimise soil loss eroding into the
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watercourse.
DPF 1.5: A strip of land 20m or more wide measured from the top of existing banks on
each side of the watercourse is free from development, livestock use and revegetated
with locally indigenous vegetation.
PO 1.9: Dams, water tanks and diversion drains are located and constructed to maintain
the quality and quantity of flows required to meet environmental and downstream
needs.
Matters relating to water resources and any impact the development may have on
water quality, has been addressed in this report previously – refer Item 7.9 – Water
Protection Area Overlay. However, the subject matter contained in DO 2 and PO’s 1.1,
1.5 & 1.9 has more emphasis on watercourses.
The subject land is clear of watercourses and the Stormwater Management Plan
prepared by FMG Engineering, ensures any excess stormwater from the subject land will
be directed to the basin to maintain the quality and quantity of flow to the creek.
7.11

ADVERTISEMENTS - GENERAL DEVELOPMENT POLICY

DO 1: Advertisements and advertising hoardings are appropriate to context, efficient
and effective in communicating with the public, limited in number to avoid clutter, and
do not create hazard.
Appearance
PO 1.1: Advertisements are compatible and integrated with the design of the building
and/or land they are located on.
DPF 1.1: Advertisements attached to a building satisfy all of the following: (a) are not
located in a Neighbourhood-type zone (b) where they are flush with a wall: (i) if located
at canopy level, are in the form of a fascia sign (ii) if located above canopy level: A. do
not have any part rising above parapet height B. are not attached to the roof of the
building (c) where they are not flush with a wall: (i) if attached to a verandah, no part of
the advertisement protrudes beyond the outer limits of the verandah structure (ii) if
attached to a two-storey building: A. has no part located above the finished floor level of
the second storey of the building B. does not protrude beyond the outer limits of any
verandah structure below C. does not have a sign face that exceeds 1m2 per side. (d) if
located below canopy level, are flush with a wall € if located at canopy level, are in the
form of a fascia sign (f) if located above a canopy: (i) are flush with a wall (ii) do not have
any part rising above parapet height (iii) are not attached to the roof of the building. (g)
if attached to a verandah, no part of the advertisement protrudes beyond the outer
limits of the verandah structure (h) if attached to a two-storey building, have no part
located above the finished floor level of the second storey of the building (i) where they
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are flush with a wall, do not, in combination with any other existing sign, cover more
than 15% of the building facade to which they are attached.
PO 1.2: Advertising hoardings do not disfigure the appearance of the land upon which
they are situated or the character of the locality.
DPF 1.2: Where development comprises an advertising hoarding, the supporting
structure is: (a) concealed by the associated advertisement and decorative detailing or
(b) not visible from an adjacent public street or thoroughfare, other than a support
structure in the form of a single or dual post design.
PO 1.3: Advertising does not encroach on public land or the land of an adjacent
allotment.
DPF 1.3: Where development comprises an advertising hoarding, the supporting
structure is: (a) concealed by the associated advertisement and decorative detailing or
(b) not visible from an adjacent public street or thoroughfare, other than a support
structure in the form of a single or dual post design.
PO 1.5: Advertisements and/or advertising hoardings are of a scale and size appropriate
to the character of the locality.
Proliferation of Advertisements
PO 2.1: Proliferation of advertisements is minimised to avoid visual clutter and
untidiness.
DPF 2.1: No more than one freestanding advertisement is displayed per occupancy.
PO 2.2: Multiple business or activity advertisements are co-located and coordinated to
avoid visual clutter and untidiness.
DPF 2.2: Advertising of a multiple business or activity complex is located on a single
advertisement fixture or structure.
PO 2.3: Proliferation of advertisements attached to buildings is minimised to avoid visual
clutter and untidiness.
DPF 2.3: Advertisements satisfy all of the following: (a) are attached to a building (b)
other than in a Neighbourhood-type zone, where they are flush with a wall, cover no
more than 15% of the building facade to which they are attached (c) do not result in
more than one sign per occupancy that is not flush with a wall.
Advertising Content
PO 3.1: Advertisements are limited to information relating to the lawful use of land they
are located on to assist is the ready identification of the activity or activities on the land
and avoids unrelated content that contributes to visual clutter and untidiness.
DPF 3.1: Advertisements contain information limited to a lawful existing or proposed
activity or activities on the same site as the advertisement.
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Amenity Impacts
PO 4.1: Light spill from advertisement illumination does not unreasonably compromise
the amenity of sensitive receivers.
DPF 4.1: Advertisements do not incorporate any illumination.
Safety
PO 5.2; Advertisements and/or advertising hoardings do not distract or create a hazard
to drivers through excessive illumination.
DPF 5.2: No advertisement illumination is proposed.
PO 5.3: Advertisements and/or advertising hoardings do not create a hazard to drivers
by: (a) being liable to interpretation by drivers as an official traffic sign or signal (b)
obscuring or impairing drivers' view of official traffic signs or signals (c) obscuring or
impairing drivers' view of features of a road that are potentially hazardous (such as
junctions, bends, changes in width and traffic control devices) or other road or rail
vehicles at/or approaching level crossings.
DPF 5.3: Advertisements satisfy all of the following: (a) are not located in a public road
or rail reserve (b) are located wholly outside the land shown as 'Corner Cut-Off Area'
PO 5.4: Advertisements and/or advertising hoardings do not create a hazard by
distracting drivers from the primary driving task at a location where the demands on
driver concentration are high.
DPF 5.4: Advertisements and/or advertising hoardings are not located along or adjacent
to a road having a speed limit of 80km/h or more.
PO 5.5: Advertisements and/or advertising hoardings provide sufficient clearance from
the road carriageway to allow for safe and convenient movement by all road users.
DPF 5.5: Where the advertisement or advertising hoarding is: (a) on a kerbed road with a
speed zone of 60km/h or less, the advertisement or advertising hoarding is located at
least 0.6m from the roadside edge of the kerb (b) on an unkerbed road with a speed zone
of 60km/h or less, the advertisement or advertising hoarding is located at least 5.5m
from the edge of the seal (c) on any other kerbed or unkerbed road, the advertisement or
advertising hoarding is located a minimum of the following distance from the roadside
edge of the kerb or the seal: (a) 110 km/h road - 14m (b) 100 km/h road - 13m (c) 90
km/h road - 10m (d) 70 or 80 km/h road - 8.5m.
Advertisements associated with the proposed tourist accommodation complex will be
subtle and will be limited in scale and number in response to the locality of the land
within the Character Preservation District.
In particular, advertisements will be limited to the following:
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•

A single identification free-standing sign near the main entrance

•

A single sign on the front of the building containing the tourist accommodation
name (International Brand)

•

Single signs on each of the three shops

•

Internal information and direction signage

•

Advertisements will be floodlit rather than being illuminated

In respect to PO/DPF 5.5, the majority of frontage to Murray Road (Barossa Valley Way),
adjacent the subject land does not have a speed limit exceeding 60 km/h.
Advertisements proposed will satisfy the various desired outcomes and designated
performance features, including matters relating to appearance, proliferation, content,
amenity impacts and safety.
7.12

CLEARANCE from OVERHEAD POWERLINES – GENERAL DEVELOPMENT POLICY

DO 1: Protection of human health and safety when undertaking development in the
vicinity of overhead transmission powerlines.
PO 1.1: Buildings are adequately separated from aboveground powerlines to minimise
potential hazard to people and property.
DPF 1.1: One of the following is satisfied: (a) a declaration is provided by or on behalf of
the applicant to the effect that the proposal would not be contrary to the regulations
prescribed for the purposes of section 86 of the Electricity Act 1996 (b) there are no
aboveground powerlines adjoining the site that are the subject of the proposed
development.
All proposed buildings on the site are clear of overhead powerlines.
7.13

DESIGN – GENERAL DEVELOPMENT POLICY

DO 1: Development is: (a) contextual - by considering, recognising and carefully
responding to its natural surroundings or built environment and positively contributes to
the character of the immediate area (b) durable - fit for purpose, adaptable and long
lasting (c) inclusive - by integrating landscape design to optimise pedestrian and cyclist
usability, privacy and equitable access, and promoting the provision of quality spaces
integrated with the public realm that can be used for access and recreation and help
optimise security and safety both internally and within the public realm, for occupants
and visitors (d) sustainable - by integrating sustainable techniques into the design and
siting of development and landscaping to improve community health, urban heat, water
management, environmental performance, biodiversity and local amenity and to
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minimise energy consumption.
External Appearance
PO 1.3: Building elevations facing the primary street (other than ancillary buildings) are
designed and detailed to convey purpose, identify main access points and complement
the streetscape.
PO 1.4: Plant, exhaust and intake vents and other technical equipment is integrated into
the building design to minimise visibility from the public realm and negative impacts on
residential amenity by: (a) positioning plant and equipment in unobtrusive locations
viewed from public roads and spaces (b) screening rooftop plant and equipment from
view (c)when located on the roof of non-residential development, locating the plant and
equipment as far as practicable from adjacent sensitive land uses.
DPF 1.4: Development does not incorporate any structures that protrude beyond the
roofline.
PO 1.5: The negative visual impact of outdoor storage, waste management, loading and
service areas is minimised by integrating them into the building design and screening
them from public view (such as fencing, landscaping and built form) taking into account
the form of development contemplated in the relevant zone.
The appearance of the proposed complex is unique, exhibiting various styles of
architecture. This includes extremely attractive buildings facing Barossa Valley Way,
using building materials consisting of steel frames, red brick, glass, stone, timber,
cladding, render and sandstone. These buildings have been designed to be sympathetic
to the character the Barossa Valley and of buildings in the Barossa Valley.
The proposed tourist accommodation buildings satisfy the relevant provisions, in the
following respects:
• They incorporate façade articulation, colour & material variation and
detailing
• Buildings incorporate verandahs and canopies
• The buildings are setback at least 65 metres from Barossa Valley Way
• There are no excessive areas of uninterrupted walling
Safety
PO 2.1: Development maximises opportunities for passive surveillance of the public
realm by providing clear lines of sight, appropriate lighting and the use of visually
permeable screening wherever practicable.
PO 2.2: Development is designed to differentiate public, communal and private areas.
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PO 2.3: Buildings are designed with safe, perceptible and direct access from public street
frontages and vehicle parking areas.
PO 2.5: Common areas and entry points of buildings (such as the foyer areas of
residential buildings), and non-residential land uses at street level, maximise passive
surveillance from the public realm to the inside of the building at night.
The proposal substantially satisfies PO 2.1; 2.2; 2.3 & 2.5 in the following respects:
• The layout of the development is simple to navigate with driveways leading to
the main buildings with relatively short connections to external roads and
internal car parking areas
• The main façade of the main buildings face Barossa Valley Way
• The buildings are integrated with landscaping and paving
• Pedestrian entry points have direct access from the car parking areas
Landscaping
PO 3.1: Soft landscaping and tree planting is incorporated to: (a) minimise heat
absorption and reflection (b) maximise shade and shelter (c) maximise stormwater
infiltration (d) enhance the appearance of land and streetscapes (e) contribute to
biodiversity.
PO 3.2: Soft landscaping and tree planting maximises the use of locally indigenous plant
species, incorporates plant species best suited to current and future climate conditions
and avoids pest plant and weed species.
The proposed development incorporates extensive landscaping throughout the
development site. The landscaping concept provides for existing dense vegetation
retained along boundaries; areas of screen plantings; trees; ornamental gardens and a
lawn area – refer Landscaping Concept Plan a-401.
Environmental Performance
PO 4.1: Buildings are sited, oriented and designed to maximise natural sunlight access
and ventilation to main activity areas, habitable rooms, common areas and open spaces.
PO 4.2: Buildings are sited and designed to maximise passive environmental
performance and minimise energy consumption and reliance on mechanical systems,
such as heating and cooling.
PO 4.3: Buildings incorporate climate-responsive techniques and features such as
building and window orientation, use of eaves, verandahs and shading structures, water
harvesting, at ground landscaping, green walls, green roofs and photovoltaic cells.
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While the proposed buildings are of a unique design consistent with the requirements of
5-star tourist accommodation, it does incorporate elements of energy efficiency. It
incorporates a significant number of north-facing windows to ensure natural light in
winter and verandahs/canopies to provide shade in summer. Further, the internal open
conference and restaurant area contains high ceilings providing excellent air circulation.
The roof pitch will facilitate the efficient use of solar collectors and photovoltaic cells.
Water Sensitive Design
PO 5.1: Development is sited and designed to maintain natural hydrological systems
without negatively impacting: (a) the quantity and quality of surface water
and groundwater (b) the depth and directional flow of surface water and groundwater
(c) the quality and function of natural springs.
The proposal will maximise the retention and use of stormwater by the incorporation of
rainwater tanks reticulating rainwater to the buildings for reuse.
A stormwater management plan has been prepared by FMG Consulting Engineers,
incorporating the following elements:
•
•
•
•
•
•
•
•
•
•
•

Roof water collected in rainwater tanks for re-use for washing/toilet flushing
inside the complex
Rainwater tanks providing detention such that the 100 year post development
peak discharge will not exceed the 20 year ARI predevelopment peak discharge
Runoff from the car parking areas captured in an underground drainage network
capable of collecting runoff for up to the 20 year event which will be diverted
towards a detention basin
Runoff from the car park areas to be treated upstream of the detention basin to
remove grease, silt, oil and solid pollutants
A Rocla Downstream Defender Gross Pollutant Trap installed to treat runoff from
the sealed areas
Overland flows from the site diverted towards the Road reserve in Burings Road
A 450mm diameter pipe will divert all flows up to and including the 10 year ARI
storm event
Approximately 620 metres of concrete pipe to divert stormwater runoff back to
the North Para River
An outlet at the river with rock rip rap erosion protection measures
Surface flows from unsealed areas diverted towards the detention basin via
swales with batters
The use of water sensitive landscaping features to promote the recycling of
stormwater for the benefit of existing vegetation

The stormwater management plan is consistent with water sensitive design principles in
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accord with PO 5.1.
Car Parking Appearance
PO 7.2: Vehicle parking areas are appropriately located, designed and constructed to
minimise impacts on adjacent sensitive receivers through measures such as ensuring
they are attractively developed and landscaped, screen fenced and the like.
PO 7.3: Safe, legible, direct and accessible pedestrian connections are provided between
parking areas and the development.
PO 7.4: Street level vehicle parking areas incorporate tree planting to provide shade and
reduce solar heat absorption and reflection.
PO 7.5: Street level parking areas incorporate soft landscaping to improve visual
appearance when viewed from within the site and from public places.
PO 7.6: Vehicle parking areas and associated driveways are landscaped to provide shade
and positively contribute to amenity.
PO 7.7: Vehicle parking areas and access ways incorporate integrated stormwater
management techniques such as permeable or porous surfaces, infiltration systems,
drainage swales or rain gardens that integrate with soft landscaping.
Car parking areas are distributed throughout the site to minimise the impact of large
areas of paving and are suitably landscaped to ensure an attractive appearance.
Car parking areas are connected to buildings with safe, legible, direct and accessible
pedestrian paths. The development substantially satisfies PO’s 7.2 – 7.7.
Earthworks and sloping land
PO 8.1: Development, including any associated driveways and access tracks, minimises
the need for earthworks to limit disturbance to natural topography.
DPF 8.1: Development does not involve any of the following: (a) excavation exceeding a
vertical height of 1m (b) filling exceeding a vertical height of 1m (c) a total combined
excavation and filling vertical height of 2m or more.
PO 8.2: Driveways and access tracks are designed and constructed to allow safe and
convenient access on sloping land (with a gradient exceeding 1 in 8).
DPF 8.2: Driveways and access tracks on sloping land (with a gradient exceeding 1 in 8)
satisfy (a) and (b): (a) do not have a gradient exceeding 25% (1-in-4) at any point along
the driveway (b) are constructed with an all-weather trafficable surface.
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The reasonably flat nature of the land and the distribution of buildings across the land
means that there is minimal need for excavation of fill. Likewise, the driveways and car
parking areas involve limited fall. No portion of the land is steep.
The proposal is entirely in accord with PO/DPF 8.1 & 8.2.
Fences and Walls
PO 9.1: Fences, walls and retaining walls are of sufficient height to maintain privacy and
security without unreasonably impacting the visual amenity and adjoining land’s access
to sunlight or the amenity of public places.
The reasonably flat nature of the land and the sizable setbacks achievable, means that
there has been limited need for fences or retaining walls. The few fences are mainly for
internal screening around service areas, distant from public roads.
Water Sensitive Design
PO 31.1: Development likely to result in significant risk of export of litter, oil or grease
includes stormwater management systems designed to minimise pollutants entering
stormwater.
DPF 31.1: Development likely to result in significant risk of export of litter, oil or grease
includes stormwater management systems designed to achieve the following gross
pollutant outcomes: (a) 90 per cent reduction of litter/gross pollutants compared to
untreated stormwater runoff (b) no visible oils/grease for flows up to the 4 EY
(exceedances per year).
PO 31.2: Water discharged from a development site is of a physical, chemical and
biological condition equivalent to or better than its pre-developed state.
Sensitive water design has already been addressed in this report under Item 7.13 –
Design PO 5.1. However, to repeat, the proposal will maximise the retention and use of
stormwater by the incorporation of rainwater tanks reticulating rainwater to the
buildings for reuse.
A stormwater management plan has been prepared by FMG Consulting Engineers,
incorporating the elements listed in 7.13 (PO 5.1).
The stormwater management plan is consistent with water sensitive design principles in
accord with Performance Outcomes 31.1 & 31.2 and Desired Performance Feature 31.1.
Wash-down and Waste Loading and Unloading
PO 32.1: Areas for activities including loading and unloading, storage of waste refuse
bins in commercial and industrial development or wash-down areas used for the
cleaning of vehicles, vessels, plant or equipment are: (a) designed to contain
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all wastewater likely to pollute stormwater within a bunded and roofed area to exclude
the entry of external surface stormwater run-off (b) paved with an impervious material
to facilitate wastewater collection (c) of sufficient size to prevent 'splash-out' or 'overspray' of wastewater from the wash-down area (d) designed to drain wastewater to
either: (i) a treatment device such as a sediment trap and coalescing plate oil separator
with subsequent disposal to a sewer, private or Community Wastewater Management
Scheme or (ii) a holding tank and its subsequent removal off-site on a regular basis.
All waste generated by the restaurant, accommodation units and function centre will be
stored in covered bins within the service yard located adjacent the loading/unloading
bay. Bins will be collected by contractors on a regular basis. The service area will be
sealed, screened and drained to a sediment trap.
The limited waste generated by the café and two shops, will also be stored in bins within
the adjacent service areas. These shops areas will also be serviced by contractors on a
regular basis.
7.14

INFRASTRUCTURE and RENEWABLE ENERGY FACILITIES – GENERAL
DEVELOPMENT POLICY

DO 1: Efficient provision of infrastructure networks and services, renewable energy
facilities and ancillary development in a manner that minimises hazard, is
environmentally and culturally sensitive and manages adverse visual impacts on natural
and rural landscapes and residential amenity.
General
PO 1.1: Development is located and designed to minimise hazard or nuisance to adjacent
development and land uses.
The land use will not place an additional demand on essential services, as the land is
currently serviced by all-weather roads, water, electricity and telecommunications
services.
A Stormwater Management Plan has been prepared by FMG Engineering incorporating
on-site stormwater detention ensuring post development flows do not exceed predevelopment flows.
In regard to wastewater, the proposal will connect to the Tanunda CWMS. An options
paper has been prepared by FMG Engineering to assess the benefits and costs of on-site
and off-site options. The connection to the Council’s CWMS scheme is the superior
option.
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In addition, the tourist accommodation facility will achieve the following:
• The development will make economical use of existing infrastructure
• The township of Tanunda provides a good level of social infrastructure advance
of need for future guests (tourists) of the tourist accommodation
• The extension of infrastructure to service the hotel will be primarily underground
• Development in accord with the Stormwater Management Plan prepared by
FMG Engineering provides adequate and co-ordinated drainage of the land
• Albeit that the land is not within a township, it is adjacent Tanunda and
connection to Council’s CWMS is proposed
• The site has access to mains water supply
• No native vegetation will be cleared to accommodate the development
Visual Amenity
PO 2.1: The visual impact of above-ground infrastructure networks and services
(excluding high voltage transmission lines), renewable energy facilities (excluding wind
farms), energy storage facilities and ancillary development is minimised from townships,
scenic routes and public roads by: (a) utilising features of the natural landscape to
obscure views where practicable (b) siting development below ridgelines where
practicable (c) avoiding visually sensitive and significant landscapes (d) using materials
and finishes with low-reflectivity and colours that complement the surroundings (e) using
existing vegetation to screen buildings (f) incorporating landscaping or landscaped
mounding around the perimeter of a site and between adjacent allotments
accommodating or zoned to primarily accommodate sensitive receivers.
PO 2.2: Pumping stations, battery storage facilities, maintenance sheds and other
ancillary structures incorporate vegetation buffers to reduce adverse visual impacts on
adjacent land.
PO 2.3: Surfaces exposed by earthworks associated with the installation of storage
facilities, pipework, penstock, substations and other ancillary plant are reinstated and
revegetated to reduce adverse visual impacts on adjacent land.
Power, water and wastewater infrastructure will be primarily underground. This ensures
that the visual amenity of the locality is protected.
Stormwater infrastructure will involve underground tanks and pipes. The only above
ground component of the stormwater infrastructure, will be the retention/detention
basin to be located at the north-western corner of the land. However, the basin will be
planted with appropriate species to help clean the water prior to being directed by a
new underground pipe along the verge of Burings Road to the North Para River.
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Electricity Infrastructure and Battery Storage Facilities
PO 5.1: Electricity infrastructure is located to minimise visual impacts through
techniques including: (a) siting utilities and services: (i) on areas already cleared
of native vegetation (ii) where there is minimal interference or disturbance to
existing native vegetation or biodiversity (b) grouping utility buildings and structures
with non-residential development, where practicable.
The electricity connections from the existing street infrastructure to the development
on the site will be underground. There will be limited above ground components of the
power infrastructure visible.
Water Supply
PO 11.1: Development is connected to an appropriate water supply to meet the ongoing
requirements of the intended use.
DPF 11.1: Development is connected, or will be connected, to a reticulated water scheme
or mains water supply with the capacity to meet the on-going requirements of the
development.
The subject land has access to main water supply consistent with PO/DPF 11.1.
Wastewater Services
PO 12.1: Development is connected to an approved common wastewater disposal
service with the capacity to meet the requirements of the intended use. Where this is not
available an appropriate on-site service is provided to meet the ongoing requirements of
the intended use in accordance with the following: (a) it is wholly located and contained
within the allotment of the development it will service (b) in areas where there is a high
risk of contamination of surface, ground, or marine water resources from onsite disposal of liquid wastes, disposal systems are included to minimise the risk of
pollution to those water resources (c) septic tank effluent drainage fields and
other wastewater disposal areas are located away from watercourses and flood prone,
sloping, saline or poorly drained land to minimise environmental harm.
DPF 12.1: Development is connected, or will be connected, to an approved
common wastewater disposal service with the capacity to meet the requirements of the
development. Where this is not available it is instead capable of being serviced by an onsite waste water treatment system in accordance with the following: (a) the system is
wholly located and contained within the allotment of development it will service; and (b)
the system will comply with the requirements of the South Australian Public Health Act
2011.
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The land use will not place an additional demand on essential services, as the land is
currently serviced by all-weather roads, water, electricity and telecommunications
services.
A Stormwater Management Plan has been prepared by FMG Engineering incorporating
on-site stormwater detention ensuring post development flows do not exceed predevelopment flows.
In regard to wastewater, the proposal will connect to the Tanunda CWMS. An options
paper has been prepared by FMG Engineering to assess the benefits and costs of on-site
and off-site options. The connection to the Council’s CWMS scheme is the superior
option.
In regard to other more specific provisions, the tourist accommodation complex is
substantially consistent in the following respects:
• The development will make economical use of existing infrastructure
• The township of Tanunda provides a good level of social infrastructure advance
of need for future guests (tourists)
• The extension of infrastructure to service the tourist accommodation complex
will be primarily underground
• The development makes efficient and cost-effective use of existing infrastructure
• Development in accord with the Stormwater Management Plan prepared by
FMG Engineering provides adequate and co-ordinated drainage of the land
• Albeit that the land is not within a township, it is adjacent Tanunda and
connection to Council’s CWMS is proposed
• The site has access to mains water supply
• No native vegetation will be cleared to accommodate the development
7.15

INTERFACE between LAND USES – GENERAL DEVELOPMENT POLICY

DO 1: Development is located and designed to mitigate adverse effects on or from
neighbouring and proximate land uses.
General Land Use Compatibility
PO 1.2: Development adjacent to a site containing a sensitive receiver (or lawfully
approved sensitive receiver) or zone primarily intended to accommodate sensitive
receivers is designed to minimise adverse impacts.
The site of the complex is adjacent to land in viticultural use, to the north, south and
west. There are buffer distances on the subject land in excess of 20 metres to the west,
50 metres to the north and 200 metres to the south. In addition, these buffer areas
contain significant existing and proposed areas of native vegetation and vines.
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A small winery is located on the adjacent property to the south. However, the buffer
distance on the subject land is at least 135 metres from the nearest proposed building
and incorporates extensive areas of existing and proposed vegetation.
The adjacent land to the east, across Murray Road, contains residential development
and a reserve within the Neighourhood Zone. There are 6 dwellings immediately
adjacent the subject land, but they are all at least 100 metres from the nearest shop; at
least 125 metres from the nearest accommodation building; and at least 192 metres
from the Function Centre.
All five dwellings face Hardy Court and back onto Murray Road.
The considerable buffer distances proposed, means that there are minimal aspects of
the use that would cause impact beyond the site. In particular:
• There is no generation of pollutants
• Noise generation is minimal, limited mainly to vehicle movements
• Associated traffic impact is limited considering that the majority of vehicle
movements will be associated with the already moderate traffic volume on
Barossa Valley Way
• There will be no vibration, electrical interference, light spill or glare
• It is sufficiently isolated from the adjacent land
Hours of Operation
PO 2.1: Non-residential development does not unreasonably impact the amenity of
sensitive receivers (or lawfully approved sensitive receivers) or an adjacent zone
primarily for sensitive receivers through its hours of operation having regard to: (a) the
nature of the development (b) measures to mitigate off-site impacts (c) the extent to
which the development is desired in the zone (d) measures that might be taken in an
adjacent zone primarily for sensitive receivers that mitigate adverse impacts without
unreasonably compromising the intended use of that land.
DPF 2.1: Development operating within the following hours: Shop, other than any one or
combination of the following: (a) restaurant (b) cellar door in Productive Rural
Landscape Zone, Rural Zone or Rural Horticulture Zone – 7am to 9pm, Monday to Friday
& 8am to 5pm, Saturday and Sunday.
Clearly the tourist accommodation complex will be operating beyond the hours
contained in DPF 2.1. However, the residential properties facing Hardy Court are
separated from the subject land by Barossa Valley Way and the implications of the
existing noise from traffic movement all hours.
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In any event, the shops closest to these dwellings, are likely to be operating within the
hours contained in DPF 2.1. The tourist accommodation, reception, restaurant and
function centre, that are more likely to be operating beyond the hours contained in DPF
2.1, are located much greater distances from the dwellings along Hardy Court.
In respect to the adjacent single dwelling facing Burings Road, distance and screening by
the villa buildings protect from activities concentrated around the function centre and
restaurant that may operate extended hours.
Activities Generating Noise and Vibration
PO 4.1: Development that emits noise (other than music) does not unreasonably impact
the amenity of sensitive receivers (or lawfully approved sensitive receivers).
DPF 4.1: Noise that affects sensitive receivers achieves the relevant Environment
Protection (Noise) Policy criteria.
PO 4.2: Areas for the on-site manoeuvring of service and delivery vehicles, plant and
equipment, outdoor work spaces (and the like) are designed and sited to not
unreasonably impact the amenity of adjacent sensitive receivers (or lawfully approved
sensitive receivers) and zones primarily intended to accommodate sensitive receivers due
to noise and vibration by adopting techniques including: (a) locating openings of
buildings and associated services away from the interface with the adjacent sensitive
receivers and zones primarily intended to accommodate sensitive receivers (b) when
sited outdoors, locating such areas as far as practicable from adjacent sensitive receivers
and zones primarily intended to accommodate sensitive receivers (c) housing plant and
equipment within an enclosed structure or acoustic enclosure (d) providing a suitable
acoustic barrier between the plant and / or equipment and the adjacent sensitive
receiver boundary or zone.
PO 4.3: Fixed plant and equipment in the form of pumps and/or filtration systems for a
swimming pool or spa are positioned and/or housed to not cause unreasonable noise
nuisance to adjacent sensitive receivers (or lawfully approved sensitive receivers).
DPF 4.3: The pump and/or filtration system ancillary to a dwelling erected on the
same site is: (a) enclosed in a solid acoustic structure located at least 5m from the
nearest habitable room located on an adjoining allotment or (b) located at least 12m
from the nearest habitable room located on an adjoining allotment.
PO 4.4: External noise into bedrooms is minimised by separating or shielding these
rooms from service equipment areas and fixed noise sources located on the same or an
adjoining allotment.
DPF 4.4: Adjacent land is used for residential purposes.
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PO 4.6: Development incorporating music achieves suitable acoustic amenity when
measured at the boundary of an adjacent sensitive receiver (or lawfully
approved sensitive receiver) or zone primarily intended to accommodate sensitive
receivers.
DPF 4.6: Development incorporating music includes noise attenuation measures that will
achieve the following noise levels:
Assessment location
Externally at the nearest
existing or envisaged noise
sensitive location

Music noise level
Less than 8dB above the level of
background noise (L90,15min) in any octave
band of the sound spectrum (LOCT10,15 <
LOCT90,15 + 8dB)

Sources of potential noise generation are located a significant distance from sensitive
receivers. The dwellings on Hardy Court are more than 80 metres to the nearest car
parking area on the subject site and about 97 metres distant from the nearest building
on the site.
The potential noise generation from the function centre, has been minimised by locating
it further from Hardy Court (about 192 metres) and incorporating noise attenuation in
the building design.
The one dwelling on the adjacent primary production allotment to the west, facing
Burings Road, is about 163 metres from the function centre and screened by the
buildings containing the villa accommodation.
Air Quality
PO 5.1: Development with the potential to emit harmful or nuisance-generating air
pollution incorporates air pollution control measures to prevent harm to human health
or unreasonably impact the amenity of sensitive receivers (or lawfully approved sensitive
receivers) within the locality and zones primarily intended to accommodate sensitive
receivers.
PO 5.2: Development that includes chimneys or exhaust flues (including cafes,
restaurants and fast food outlets) is designed to minimise nuisance or adverse health
impacts to sensitive receivers (or lawfully approved sensitive receivers) by: (a)
incorporating appropriate treatment technology before exhaust emissions are released
(b) locating and designing chimneys or exhaust flues to maximise the dispersion of
exhaust emissions, taking into account the location of sensitive receivers.
Air quality matters is limited to the potential generation of smells from the restaurant
and café. However, appropriate treatment technology will be installed, and in any
event, they are a considerable distance from sensitive receivers.
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Light Spill
PO 6.1: External lighting is positioned and designed to not cause unreasonable light spill
impact on adjacent sensitive receivers (or lawfully approved sensitive receivers).
PO 6.2: External lighting is not hazardous to motorists and cyclists.
External lighting of driveways and car parking areas will consist of bollard lights,
ensuring there will be no nuisance to adjacent sensitive receivers and not cause any
hazard to motorists and cyclists.
Interface with Rural Activities
PO 9.1: Sensitive receivers are located and designed to mitigate impacts from lawfully
existing horticultural and farming activities (or lawfully approved horticultural
and farming activities), including spray drift and noise and do not prejudice the
continued operation of these activities.
PO 9.6: Setbacks and vegetation plantings along allotment boundaries should be
incorporated to mitigate the potential impacts of spray drift and other impacts
associated with agricultural and horticultural activities.
PO 9.7: Urban development does not prejudice existing agricultural and horticultural
activities through appropriate separation and design techniques.
The development provides significant setback distances from adjacent horticultural
activity. The accommodation wings of the complex are orientated such that windows
are facing north or south away from the western boundary. In any event the nearest
corner of an accommodation unit is at least 20 metres from the western boundary and
existing mature native vegetation planting provides a buffer along the western
boundary.
7.16

TOURISM DEVELOPMENT – GENERAL DEVELOPMENT POLICY

DO 1: Tourism development is built in locations that cater to the needs of visitors and
positively contribute the South Australia's visitor economy.
PO 1.1: Tourism development complements and contributes to local, natural, cultural or
historical context where: (a) it supports immersive natural experiences (b) it showcases
South Australia‘s landscapes and produce (c) its events and functions are connected to
local food, wine and nature.
PO 1.2: Tourism development comprising multiple accommodation units (including any
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facilities and activities for use by guests and visitors) is clustered to minimise
environmental and contextual impact.
The Barossa Destination Action Plan 2012 – 20141 details Key Insights including –
‘Primary targets are interstate and international high-yield visitors. These seek
immersive experiences and high-quality accommodation. The Barossa is best-positioned
as a focus for the State’s drive to attract burgeoning Chinese markets’. Item 19
incorporates an action of 200 new 4 – 5 star rooms by 2020.
The subject proposal for a 147 room (including 6 villas) 5-star tourist accommodation
complex would satisfy the Action Plan in respect to targeted accommodation for the
Barossa region. Tourism SA previously provided a letter of support confirming the target
of 4 – 5 star accommodation in the Barossa.
The proposed tourist accommodation facility fills a significant gap in accommodation
and services for tourism. It will mean that overseas and interstate tourists that presently
stay in 5-star accommodation in Adelaide and make day trips to the Barossa, will have
the option of staying in 5-star accommodation in the Barossa Valley. Refer to Heading 7
– Economic, Social & Environmental Effects for commentary on the economic benefit of
the proposal.
In respect to more specific assessment, I would make the following observations:
• The development incorporates elements of environmental sustainability
• It contributes to the cultural features of the Barossa Valley in respect to building
design and restoration of historic barns
• The design of the development environmentally integrates with the rural
character
• Suitable buffers are provided to ensure protection of agricultural land in primary
production
• The development will provide a significant contribution to the vitality of the local
Tanunda community and the region
• The tourist accommodation proposal makes a major contribution to the
provision of much needed high-quality overnight stay
• The development is protected from the threat of bushfires
• The development has been carefully designed to ensure buildings do not
overwhelm or over commercialise
• Wastewater and stormwater infrastructure for the development will be primarily
underground resulting in minimal visual impact
• Albeit that the proposed development is not located within a designated area or
township, it is located at the interface of the rural environment and Tanunda
township
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Tourism Generation
There is clearly an economic benefit in developing a 5 star tourist accommodation
complex in the Barossa to address the market gap of high-quality accommodation to
further attract interstate and overseas tourists. In particular, the position of the
proposal immediately adjacent Tanunda will provide a considerable economic uplift to
the township in addition to the broader economic benefits to the entire Barossa Valley.
The increase in South Australian tourism was recently (prior to Covid19) featured in an
article in the Advertiser3. ‘South Australian tourism numbers have hit a record high,
pumping $5.95 billion back into the economy. New statistics show both international and
interstate visitors are staying longer and spending more when they stay here – almost a
billion dollars up on the previous 12 months………… More than 422,000 international
visitors travelled to SA in the past 12 months contributing $944 million, a 22 per cent
increase on the previous year…………. China continues to be one of the strongest points of
origin for international visitors, with 36,000 people contributing more than $200 million
to our tourism economy.’
More recent data became available with the release of the Australian International
Visitor Survey4 results from Dec 15 – Dec 16. The key points of this survey in respect to
South Australia, is as follows:
• International visits to SA grew by 5.8% with expenditure rising 8.2%
• China visits increased by 41% to 45,000 injecting over $250M into the State’s
visitor economy
• The USA became the 2nd largest market for inbound travel – up 33% to 53,000
visitors, while the UK remained the largest
• New Zealand expenditure up 13% to $57M
• SA visitor economy reached a massive $6.2B - which is a $800M improvement in
the past year
• The tourism industry created an extra 4000 jobs around the State
• For the second year in a row SA was named the best major events State in
Australia
• SA listed in Lonely Planet’s Top Five regions in the world to visit during 2017
• 6.65M total overnight visits to SA in 2016
With only 2.27% of the State’s (2016) interstate visitor nights and 1.63% of the State’s
(2016) international visitor nights being in the Barossa, there is significant potential for
increasing accommodation numbers in the Barossa. Presently a large number of
Interstate and international visitors to South Australia, make day visits to the Barossa
from high quality overnight accommodation in Adelaide. The proposed 147 room 5-star
tourist accommodation complex with its associated facilities in a quality setting in the
centre of the world renown Barossa valley wine region, provides additional
accommodation in a market gap as an alternative to Adelaide 5-star accommodation. It
will also contribute to the need for additional accommodation to address the overall
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growth of tourists to the State. The projection of a yearly increase of visitors at 5.8%
(2016) over the next 4 years would mean an increase of 163,000 additional overnight
visitors in the Barossa in 2020 – 647,000 in 2016 to 810,000 in 2020.
‘The South Australian Regional Visitor Strategy 2020’ was released in May 2018 by
Tourism SA5. The following references to the Barossa region further reinforces the
significance of the proposed tourist accommodation complex:
• Barossa priorities –
The main priory for driving future growth to the Barossa is to increase overnight
visitation from interstate and overseas markets. While the region receives four
day-trip visitors for every overnight visitor, overnight visitors deliver over two
thirds of total spend. Accommodation improvements and development will be
crucial.
• Accommodation –
As a boutique region with strong accommodation yields and high weekend
occupancy, there is opportunity to expand the region’s offering.
Foster the development of an iconic 4 to 5-star accommodation product of scale
that could meet unmet demand during major events and for conferences.
Aim to develop 241 new and 27 upgraded rooms (from 3 to 4-star) by 2020.
1
2
3
4
5

7.17

The Barossa Destination Action Plan Updated July 2013 – Destination Action Plan 2012 - 2014
Drafted by: SATC and
Tourism Barossa with the involvement of Barossa and Light Councils and RDA Barossa Agreed
and Minuted by the parties on May 2012.
Advertiser Thursday September 15 2016 – Page 11 Tourists bring in billions – Article by Mitch
Mott.
Tourism SA – Australian International Visitor Survey Dec 15 – Dec 16
Tourism SA - South Australian Regional Visitor Strategy 2020 – Realising the potential of the
regional visitor economy by 2020

TRANSPORT, ACCESS AND PARKING – GENERAL DEVELOPMENT POLICY

DO 1: A comprehensive, integrated and connected transport system that is safe,
sustainable, efficient, convenient and accessible to all users.
Movement Systems
PO 1.1: Development is integrated with the existing transport system and designed to
minimise its potential impact on the functional performance of the transport system.
PO 1.2: Development is designed to discourage commercial and industrial vehicle
movements through residential streets and adjacent other sensitive receivers.
PO 1.3: Industrial, commercial and service vehicle movements, loading areas and
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designated parking spaces are separated from passenger vehicle car parking areas to
ensure efficient and safe movement and minimise potential conflict.
PO 1.4: Development is sited and designed so that loading, unloading and turning of all
traffic avoids interrupting the operation of and queuing on public roads and pedestrian
paths.
DPF 1.4: All vehicle manoeuvring occurs onsite.
The development site is suitably located on the main road through the centre of the
Barossa Valley, and immediately adjacent to the township of Tanunda. Further, the
recent construction of the Kroemer Crossing round-about, provides a safer, more
efficient, convenient and accessible junction of Barossa Valley Way, Burings Road,
Minge Road and Vine Vale Road.
The size of the subject land, enables access to the accommodation complex to be
distant from Kroemer Crossing round-about and other road junctions with Barossa
Valley Way and Burings Road. The result is a development integrated with the existing
transport system in accord with DO 1 & PO 1.1.
The layout on the site is substantially consistent with the performance outcomes
relating to movement systems. In particular:
• Commercial vehicle movements will not impact sensitive receivers
• A separate service area is provided for the function centre, restaurant and
tourist accommodation
• A secondary access to Burings Road is available for commercial vehicles
• All vehicle manoeuvring will occur on the site
Sightlines
PO 2.1: Sightlines at intersections, pedestrian and cycle crossings, and crossovers to
allotments for motorists, cyclists and pedestrians are maintained or enhanced to ensure
safety for all road users and pedestrians.
PO 2.2: Walls, fencing and landscaping adjacent to driveways and corner sites are
designed to provide adequate sightlines between vehicles and pedestrians.
The position of the main access to Barossa valley Way, is on a straight flat section of
road with excellent lines of sight. It is about 130 metres distant from the intersection of
Barossa Valley Way and Kuchel Drive and about 180 metres from the round-about at
Kroemer Crossing.
The secondary service access to Burings road is also located on a long straight section of
road and about 200 metres from the Kromer Crossing round-about.
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Vehicle Access
PO 3.1: Safe and convenient access minimises impact or interruption on the operation of
public roads.
DPF 3.1: The access is: (a) provided via a lawfully existing or authorised driveway or
access point or an access point for which consent has been granted as part of an
application for the division of land, or (b) not located within 6m of an intersection of 2 or
more roads or a pedestrian activated crossing.
PO 3.3: Access points are sited and designed to accommodate the type and volume of
traffic likely to be generated by the development or land use.
PO 3.4: Access points are sited and designed to minimise any adverse impacts on
neighbouring properties.
PO 3.5: Access points are located so as not to interfere with street trees, existing street
furniture (including directional signs, lighting, seating and weather shelters) or
infrastructure services to maintain the appearance of the streetscape, preserve local
amenity and minimise disruption to utility infrastructure assets.
DPF 3.5: Vehicle access to designated car parking spaces satisfy (a) or (b): (a) is provided
via a lawfully existing or authorised access point or an access point for which consent
has been granted as part of an application for the division of land (b) where newly
proposed, is set back: (i) 0.5m or more from any street furniture, street pole,
infrastructure services pit, or other stormwater or utility infrastructure unless consent is
provided from the asset owner (ii) 2m or more from the base of the trunk of a street tree
unless consent is provided from the tree owner for a lesser distance (iii) 6m or more from
the tangent point of an intersection of 2 or more roads (iv) outside of the marked lines or
infrastructure dedicating a pedestrian crossing.
PO 3.6: Driveways and access points are separated and minimised in number to optimise
the provision of on-street visitor parking (where on-street parking is appropriate).
DPF 3.6: Driveways and access points: (a) for sites with a frontage to a public road of
20m or less, one access point no greater than 3.5m in width is provided (b) for sites with
a frontage to a public road greater than 20m: (i) a single access point no greater than
6m in width is provided
or (ii) not more than two access points with a width of 3.5m each are provided.
PO 3.8: Driveways, access points, access tracks and parking areas are designed and
constructed to allow adequate movement and manoeuvrability having regard to the
types of vehicles that are reasonably anticipated.
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PO 3.9: Development is designed to ensure vehicle circulation between activity areas
occurs within the site without the need to use public roads.
The subject development is ideally located on Barossa Valley Way, the arterial road
connection through the Barossa Valley.
I would make the following observations in respect to access:
• Access to the arterial road is limited to one access point
• The access point is separated a significant distance from access points to
adjacent properties
• The site is suitably serviced by existing transport networks and walking and
cycling is encouraged
• Passenger set-down and pick-up areas are provided on-site, off the public road
• Safe and convenient access is provided for all anticipated modes of transport
• Access points provide good sightlines for motorists, cyclists and pedestrians
I refer to the Traffic Report prepared by Phil Weaver & Ass Pty Ltd, that includes an
assessment of the proposed access to the complex from both Murray Street and Burings
Road. This report concludes that the proposal ‘will generate a level of traffic movements
into and out of the site which can be readily accommodated by the external road
network and the internal layout of the roads within the site’.
Access for People with Disabilities
PO 4.1: Development is sited and designed to provide safe, dignified and convenient
access for people with a disability.
A total of 14 spaces designated for the use of the disabled are provided throughout the
proposed complex. The spaces are distributed as follows:
• Function centre – 4
• Restaurant – 1
• Reception – 1
• Staff – 1
• Accommodation suites – 5
• Shops - 2
Vehicle Parking Rates
PO 5.1: Sufficient on-site vehicle parking and specifically marked accessible car parking
places are provided to meet the needs of the development or land use having regard to
factors that may support a reduced on-site rate such as: (a) availability of on-street car
parking (b) shared use of other parking areas (c) in relation to a mixed-use development,
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where the hours of operation of commercial activities complement the residential use of
the site, the provision of vehicle parking may be shared (d) the adaptive reuse of a State
or Local Heritage Place.
DPF 5.1: Development provides a number of car parking spaces on-site at a rate no less
than the amount calculated using one of the following, whichever is relevant: (a)
Transport, Access and Parking Table 1 - General Off-Street Car Parking Requirements (b)
Transport, Access and Parking Table 2 - Off-Street Vehicle Parking Requirements in
Designated Areas (c) if located in an area where a lawfully established carparking fund
operates, the number of spaces calculated under (a) or (b) less the number of spaces
offset by contribution to the fund.
Table 1 – General Off-Street Car Parking Requirements
Tourist accommodation: 1 car parking space per accommodation unit/guest room.
Shop (no commercial kitchen): 5 spaces per 100m2 of gross leasable floor area where
located in an integrated complex containing two or more tenancies (and which may
comprise more than one building) where facilities for off-street vehicle parking, vehicle
loading and unloading, and the storage and collection of refuse are shared.
Shop (in the form of a restaurant or involving a commercial kitchen): Premises with a
dine-in service only (which may include a take-away component with no drive-through) 0.4 spaces per seat. Premises with take-away service but with no seats - 12 spaces per
100m2 of total floor area plus a drive-through queue capacity of ten vehicles measured
from the pick-up point. Premises with a dine-in and drive-through take-away service - 0.3
spaces per seat plus a drive through queue capacity of 10 vehicles measured from the
pick-up point.
Hall/meeting hall: 0.2 spaces per seat.
The proposed incorporates the provision of a 224 car parking spaces plus approximately
41 overflow spaces.
Table 1 contains a requirement for a ‘Tourist Accommodation’ of one space per
accommodation unit or guest room. This translates to 147 spaces.
There is no specific requirement for a function centre in Table 1. However, the
requirement for hall or meeting hall, is a relevant similar use. The function centre will
have a seating capacity of 200 persons. Therefore, 40 spaces are applicable.
Parking provision includes spaces for the disabled and an area for bus parking.
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Table1 includes a rate for a restaurant and shops. The relevant restaurant figure is 0.4
spaces per seat. The seating capacity of the restaurant is 140. Therefore, 56 spaces
apply. Shops are 5.5 spaces/100m2 of total floor area. The total floor space of the café,
shops and ancillary buildings is 332.1m2. Therefore, the shops will require 18 spaces.
The total car parking requirement for the complex is 147 + 40 + 56 + 18 = 261. In view of
the shared use of car parking on the site, the 224 sealed spaces and an additional 41
overflow spaces, it appears that car parking provision is completely adequate to service
the proposed complex.
In addition, I would note that under half of all visitors to the Adelaide Tourism Region
used private vehicles, and that the majority of the persons using the facilities
(conference, restaurant, shops, gym, spa and recreation facilities) are also using the
accommodation.
In summary, the number of spaces proposed to service the complex is more than
sufficient to satisfy the demand generated by the land use.
Phil Weaver & Ass Pty Ltd - Traffic Engineer, has been engaged to provide a report
including the appropriate number of car parking spaces. Albeit that the Phil Weaver
report calculates a marginally higher car parking requirement of 274, his report supports
the number of car parking spaces provided.
Vehicle Parking Areas
PO 6.1: Vehicle parking areas are sited and designed to minimise impact on the
operation of public roads by avoiding the use of public roads when moving from one part
of a parking area to another.
DPF 6.1: Movement between vehicle parking areas within the site can occur without the
need to use a public road.
PO 6.2: Vehicle parking areas are appropriately located, designed and constructed to
minimise impacts on adjacent sensitive receivers through measures such as ensuring
they are attractively developed and landscaped, screen fenced, and the like.
PO 6.3: Vehicle parking areas are designed to provide opportunity for integration and
shared-use of adjacent car parking areas to reduce the total extent of vehicle parking
areas and access points.
PO 6.4: Pedestrian linkages between parking areas and the development are provided
and are safe and convenient.
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PO 6.5: Vehicle parking areas that are likely to be used during non-daylight hours are
provided with sufficient lighting to entry and exit points to ensure clear visibility to users.
PO 6.6: Loading areas and designated parking spaces for service vehicles are provided
within the boundary of the site.
DPF 6.6: Loading areas and designated parking spaces are wholly located within the site.
PO 6.7: On-site visitor parking spaces are sited and designed to be accessible to all
visitors at all times.
The vehicle parking areas of the proposed complex are distributed throughout the
development, such that parking is available near the various components of the
complex. In addition, the distribution ensures large areas of paving are minimised. The
car parking layout is consistent with Performance Outcomes 6.1 – 6.7 in that:
• Movement between car parking areas can occur without movement onto public
roads
• The parking areas are distant from sensitive receivers and suitably screened with
landscaping
• While car parking areas are located near to all components of the complex,
shared use is available
• Pedestrian access is provided between all buildings in the complex and car
parking areas
• Bollard lighting is provided within car parking areas and pedestrian linkages
• All loading and unloading areas are located within the site
• Visitor parking will be provided adjacent the shops, reception, restaurant,
function centre and accommodation suites for the ready accessibility of visitors
8.

SUMMARY

Tourism Generation
There is clearly an economic benefit in developing 5-star tourism accommodation in the
Barossa to address the market gap of high-quality accommodation to further attract
interstate and overseas tourists. In particular, the position of the proposal immediately
adjacent Tanunda will provide a considerable economic uplift to the township in
addition to the broader economic benefits to the entire Barossa Valley.
With only 2.27% of the State’s (2016) interstate visitor nights and 1.63% of the State’s
(2016) international visitor nights being in the Barossa, there is significant potential for
increasing accommodation numbers in the Barossa. Presently a large number of
Interstate and international visitors to South Australia, make day visits to the Barossa
from high quality overnight accommodation in Adelaide.
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Employment Generation
The proposed hotel will provide a significant generation of employment, both in the
construction of the development and as an ongoing source of employment for
hospitality, management, maintenance and retail workers once the complex is
operating. It will also have a multiplier effect throughout the Barossa Valley, generating
indirect employment outcomes.
Infrastructure
Any upgrade in infrastructure will be at the cost of the developer. The expected
upgrades involve road widening (Murray Street access), wastewater main extension
(along Murray Street) and a stormwater underground pipe along Burings Road to the
North Para river.
In respect to road widening, this will be in the vicinity of the access on Murray Street, to
provide left-in and right-in lanes to ensure there will be no disruption to the flow of
traffic on Murray Street.
The wastewater main extension will be constructed underground along Murray Road.
The existing CMWS has the capacity to accommodate the complex without any
requirement to upgrade the facility. The main installation has the economic benefit of
providing potential connections to other properties along Murray Street.
The stormwater pipe from the detention pond on the site along Burings Road to the
North Para river provides stormwater infrastructure at no cost to the public.
Social
The tourist accommodation development is ideally located central to the Barossa Valley,
on the main road through the valley and immediately adjacent Tanunda. This ensures
that tourists have access to a range of social facilities in Tanunda, including medical,
ambulance, recreation, religious and retail facilities. Additional social facilities are
available in Nuriootpa.
The facilities provided by the hotel in turn will provide additional services to the local
community.
Vehicle Movements
The traffic report prepared by Phil Weaver & Ass P/L indicates that the development will
not cause any detrimental effects upon the locality.
Vegetation and Trees
The proposed development will have minimal impact upon the existing trees growing
around the perimeter of the land. The only trees that will be removed are for the two
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access points. Considerable additional planting of vegetation and trees is incorporated
in the overall development of the site.
9.

CONCLUSION

The proposal is substantially consistent with the relevant provisions of the Planning &
Design Code and warrants approval for the following reasons:
•

The proposed 5-star tourist accommodation complex will provide a significant
economic driver and will fill a market gap in the Barossa Valley

•

Albeit that a tourist accommodation complex is not the primary activity
contemplated in the Rural Zone, it occupies only a portion of the land and vines will
be replanted in the buffer areas around the buildings

•

The primary horticultural use of the adjacent land will not be impacted by the
proposed complex with suitable buffer distances provided

•

The rural character of the subject land and locality is substantially maintained

•

A suitable buffer distance from the Neighbourhood Zone is achieved, while also
providing an attractive entrance component to the town when entering from the
north

•

The appearance of the tourist accommodation complex is unique and satisfies many
of the relevant provisions relating to Design and Appearance

•

The development can achieve appropriate bushfire risk protection for a medium
bushfire risk area

•

The subject land and is not subject to flooding

•

The proposal satisfies the relevant provisions of the Code relating to Infrastructure

•

The proposal satisfies the relevant provisions of the Code relating to Interface
between Land Uses

•

The proposal incorporates an extensive area of existing and proposed landscaping

•

It is an orderly and sustainable form of development
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•

The development is consistent with the relevant provisions of the Code relating to
Transport, Access and Parking and will provide sufficient parking accommodation for
all forms of vehicles

•

The development incorporates suitable wastewater facilities to satisfy the relevant
provisions of the Code

Should you wish to discuss any aspect of this development application, please contact
me on (08) 8342 4848.
Yours sincerely

John Outhred
BA Planning; MPIA
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File: 20-122
28 April 2021
Mr John Outhred
Outhred English & Associates Pty Ltd
52 Prospect Road
PROSPECT SA 5082
Dear Mr Outhred,
PROPOSED TOURIST ACCOMMODATION – 252 MURRAY STREET, TANUNDA – TRAFFIC AND
PARKING ASSESSMENT
I refer to our recent discussions with respect to the proposed development of a tourist
accommodation facility on the above site.
As requested, I have undertaken the following review of the traffic and parking related aspects of the
subject development.
EXISTING SITUATION
The subject site has an area of approximately 9.4 hectares, with a northern frontage to Burings Road
of approximately 310m and a south-eastern boundary to Murray Street / Burings Road of
approximately 390m.
The subject land currently accommodates a dwelling and associated outbuildings, but
predominantly comprises vacant land, historically accommodating vineyards.
The subject land is located within a Rural Zone as identified by the SA Property and Planning Atlas
(SAPPA) as of the date of preparation of this report.
Vehicular access to the subject site is provided via an approximately 6m wide driveway on Murray
Street located approximately 215m north-east of the southern boundary of the site.
Murray Street is a two-way roadway under the care and control of the Department for Infrastructure
and Transport (DIT). This roadway provides a 3.5m wide traffic lane and a bicycle lane in each
direction. The posted speed limit on Murray Street is 50km/h, and the Annual Average Daily Traffic
(AADT) volume is approximately 9,000 vehicles per day (vpd). A shared pedestrian / bicycle path is
provided on the north-western side of Murray Street along the frontage of the subject site.
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Burings Road is a two-way undivided local roadway under the care and control of The Barossa
Council. This roadway has a default speed limit of 50km/h and provides a sealed width of
approximately 5.8m.
An upgrade to ‘Kroemer’s Crossing’, adjacent to the subject site, has recently been completed. This
upgrade has replaced three T-intersections (including the Burings Road / Murray Street intersection)
into a single intersection controlled by a large roundabout accommodating all five adjoining
roadways. This roundabout has been designed to physically accommodate vehicles up to and
including 26m long B-doubles (PBS Level 2A vehicles).
In the five-year period from 2015 to 2019 (inclusive), there have been very low volumes of recorded
road crashes in the locality of the subject site, including one crash at the intersection of Kuchel Drive
with Murray Street, one crash at the previous T-intersection of Menge Road with Barossa Valley Way
and two crashes at the previous T-intersection of Vine Vale Road with Barossa Valley Way.
Aerial imagery of the subject site and adjacent locality is provided in Figure 2 below.

Figure 1: Subject site and surrounding locality

2
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PROPOSED DEVELOPMENT
The proposed development is identified on a series of plans prepared by Daring Digital including an
overall Site Plan (Project No. 18-460, Drawing No a-101) dated April 2021.
The proposed development will provide:
•

147 accommodation units, in the form of:
 141 one-bedroom suites provided within separated southern (49 suites), central (51
suites) and northern (41 suites) wings; and
 6 two-bedroom villas.

•

Ancillary tourist accommodation facilities including administration, reception, kitchen, gym,
amenities, sheds, etc.;

•

A bar with a total area of 100.6m2 including a 39.3m² service area and a 61.3m² public area;

•

A hotel (restaurant) dining room with an area of 172.6m2;

•

A 364.3m2 conference centre;

•

Two retail shops with a combined area of 210m²;

•

A 78.6m2 café together with use of existing buildings for outdoor seating and toilet facilities;

•

224 formal car parking spaces on-site, in the form of:
 34 spaces for the southern suites;
 43 spaces for the central suites;
 29 spaces for the northern suites;
 At least 12 spaces for the villas, given the tandem parking will be provided within the
driveway of each villa;
 53 spaces for the conference centre;
 17 spaces for the restaurant;
 3 short-term spaces adjacent to the reception;
 19 spaces for the shops and café; and
 14 car parking spaces allocated specifically for use by staff.

3
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In addition, four areas are identified on the plans providing potential overflow car parking
noting that the combined capacity of these areas would provide up to 41 additional parking
spaces.
The design of each of the formal car parking areas include provision for disability parking in
each area with a minimum of one accessible space and an associated shared area as per the
design requirements of the relevant off-street parking standard (AS/NZS 2890.6:2009).
•

Two vehicular access points to / from the subject site, including:
 A two-way access point on Murray Street, centred approximately 160m north-east of
the southern site boundary. This access point will include BAL and BAR treatments on
Murray Street (in order that through movements on Murray Street are not impeded by
vehicles entering the subject site), and will accommodate passenger vehicles and
commercial rigid body vehicles up to 12.5m in length, including buses; and
 A two-way access point on Burings Road, centred approximately 115m east of the
western site boundary. This access point will accommodate passenger vehicles and
small delivery vans.

PARKING ASSESSMENT
Design Assessment
The proposed on-site car parking spaces are designed to meet the dimensional requirements of a
User Class 2 facility given the medium-term nature of parking associated with the primary land uses
(tourist accommodation, conference centre, etc.) to occur on-site.
The design of these 90-degree on-site car parking areas will therefore provide:
•

Spaces of at least 2.5m in width (accessible spaces and associated shared areas may be
reduced to 2.4m in width);

•

Spaces of at least 5.4m in length (including spaces of at least 4.8m in length with a maximum
0.6m kerb overhang); and

•

Adjoining aisles of at least 5.8m in width.

On the above basis I consider that an appropriate on-site car parking design will be provided as per
the requirements of AS/NZS 2890.1:2004 and AS/NZS 2890.6:2009.
Quantity of Car Parking

Table 1 - General Off Street Car Parking Requirements within the Planning and Design Code (19
March - Version 2021.2) identifies car parking requirements considered to be applicable to the
various land uses as follows:-

4
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Table 1 - General Off-Street Car Parking Requirements
Form of Development

Number of Required Car Parking Spaces

Community facility

10 per 100m2

Hotel

1 space for every 2m² of total floor area in a public bar plus 1 space for
every 6m² of total floor area available to the public in a lounge, beer
garden plus 1 space per 2 gaming machines, plus 1 space per 3 seats in
a restaurant.

Restaurant

Premises with a dine-in service only (which may include a take-away
component with no drive-through) - 0.4 spaces per seat.

Shop

5 spaces per 100m² of gross leasable floor area where located in an
integrated complex containing two or more tenancies (and which may
comprise more than one building) where facilities for off-street vehicle
parking, vehicle loading and unloading, and the storage and collection of
refuse are shared.

Tourist
Accommodation

1 car parking space per accommodation unit / guest room.

Provision of parking spaces for disabled persons should be provided in addition to the numbers of
car park designated in the Table above
On the above basis, Table 2 below identifies a theoretical requirement to provide 274 on-site car
parking spaces, as per rates identified in Table 1 - General Off Street Car Parking Requirements based
on floor areas of the bar, shops, conference area, and accommodation rooms together with an
estimate of 1 seat per 2m² for both the cafe and restaurant components of the subject development.

Table 2 – Summary of On-Site Car Parking Requirements
Land Use

Area

Car parking rate
(spaces)

Car Parking
Requirement

Conference Room

364.3m2

10 per 100m2

36 spaces

Bar

61.3m2

1 per 2m2

31 spaces

Restaurant / Café

125 seats

0.4 spaces per seat

50 spaces

Accommodation

147 spaces

1 per guest room

147 spaces

Shop

210m2

5.0 per 100m2

10 spaces

Total

274 spaces

However, the above calculations have not taken into account the potential for shared use of parking
by the various land uses. Such shared use is anticipated to frequently occur given the types of
facilities to be provided on-site. It would therefore result in an over estimate of the total car parking
requirement of the subject development. For example, a significant proportion of guests attending
an evening function at the conference hall would be likely to also stay the night as an
accommodation guest. Similarly, the on-site restaurant and bar facilities are anticipated to be
frequented predominantly by guests of the accommodation facility.
5
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Furthermore:•

the occupancy of the on-site accommodation areas would typically be at less than 100%
capacity;

•

given the locality of the subject site, some level of alternative transport is anticipated in the
form of coaches, tour buses and taxis; and

•

additional parking for up to 41 cars will be accommodated on-site within the proposed
informal car parking areas.

As such, the provision of 224 formal on-site car parking spaces is anticipated to be more than
sufficient to accommodate the anticipated peak parking demands associated with the proposed
development.
TRAFFIC ASSESSMENT
Vehicular Trip Generation

Table 3 below identifies evening peak hour vehicle trip generation rates considered relevant to the
subject site, typically sourced from the ‘Guide to Traffic Generating Developments’ report produced by

the (former) Roads and Traffic Authority of NSW.

Table 3: Evening peak trip generation rates associated with the proposed development
Land use

Evening peak hour
vehicle trips

Subject site

Resultant trips
(rounded)

Tourist accommodation

0.4 per unit

147 units

60 trips

Conference room, dining
areas, bar, shops, and
cafe

5 per 100m2

364.3m2 + 172.6m2 +
210m2 + 61.3m2 +
78.6m2 = 893m2
(rounded up)

45 trips

Total

105 trips

6
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The total evening peak hour vehicular trip generation rate associated with the various land uses is
identified in Table 3 above. However, such a development would experience a high level of shared
use. On this basis, I estimate that there would in reality be a peak evening vehicular trip generation
rate of approximately 76 vehicle trips (assuming peak use of the tourist accommodation and
conference centre with no shared use between these two facilities, but discounting the remaining
areas on the basis of shared use).
Distribution of Traffic
In relation to the distribution of traffic associated with the subject site, it is anticipated that:
•

The majority of all traffic movements will enter and exit the subject development via the
Murray Street access point,

•

There would be a greater proportion of site entry movements than exit movements during the
evening peak hour period;

•

The majority of trips would be generated to and from the south, due to the location of the
subject site in relation to Tanunda and Adelaide;

•

Traffic movements at the Burings Road access point should consist of left turn entry and right
turn exit movements only, given the essentially dead-end nature of this roadway to the west.

Consequently, the distribution of traffic generated by the proposed development is identified in
Figure 2 below.

7
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Figure 2: Anticipated evening peak hour traffic generation associated with the proposed development
Murray Street Access Point SIDRA Assessment
An analysis of the operation of the proposed access point on Murray Street has been undertaken
using SIDRA intersection analysis software based upon the traffic volumes identified in Figure 2 .
The Movement Summary associated with the operation of the proposed access point is provided
within an Appendix to this report.
In summary, the SIDRA assessment identified:
•

An overall Degree of Saturation associated with the access point equivalent to 0.251,

•

An average delay of 7.4 seconds for drivers turning right into the site from the north-eastern
leg of Murray Street,

•

An average delay of 9.2 seconds for drivers exiting out of the site onto Murray Street,
8
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•

A 95th percentile queue of only one vehicle when drivers are waiting to turn right into the
subject development. The proportion of vehicles which would be queued in this lane is
identified to be only 8% of all south-eastern bound traffic, and

•

A Level of Service (LOS) for all traffic movements with the exception of the right turn exit
movements for which LOS A is identified.

The above assessment has clearly identified that there will not be a capacity issue associated with
the forecast peak hour volumes of traffic accessing the subject development directly from the
proposed access point on Murray Street.
Based on previous advice provided by the (then) Department of Planning, Transport and
Infrastructure (DPTI) in a letter dated 8 August 2017 in respect to the initial development application
(DA 960/784/16) it is anticipated that there may be a requirement to provide localised widening on
the approaches to the intersection to provide both a basic left-turn treatment (BAL) and a basic rightturn treatment (BAR) for traffic turning left and right, respectively, into this access point.
Access Point Sight Distance Assessment
A previous review of sight distance at the location of each access point identified that:
•

A level of Safe Intersection Sight Distance (SISD) would be provided at the proposed access
point on Murray Street in both directions, which would significantly exceed the minimum
requirement of 123m for a 60 km/h operating speed (based upon a reaction time of 2.0
seconds), i.e., 10 km/h above the posted speed limit on the subject section of roadway, and

•

The levels of SISD along Burings Road would be provided in both directions which would
exceed the required 97m calculated on the basis of the urban default speed limit on this road,
i.e., 50 km/h. This is notwithstanding that vehicles entering Burings Road from the
roundabout would typically exit the roundabout at a design speed of less than 50 km/h.

Swept Path Assessment
The internal road layout has been designed to accommodate passenger vehicle movements
throughout, and commercial vehicle movements in critical locations within the site. Figure 3 below
identifies these critical commercial vehicle movements, namely:
•

Small Rigid Vehicle (SRV) circulation in the locality of the shops / café;

•

Medium Rigid Vehicle (MRV) Burings Road and loading bay / delivery area access; and

•

Heavy Rigid Vehicle (HRV) Murray Street and bus drop-off area access.

9
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Figure 3: HRV Murray Street site entry and ‘drop-off’ access, and SRV site circulation and loading bay
access
SUMMARY AND CONCLUSIONS
In summary, I consider that the proposed development will:
•

Provide a design standard which is appropriate and meets the requirements of the relevant
Australian / New Zealand Standards for off-street car parking areas;

•

Provide an appropriate quantity of 224 on-site car parking spaces, particularly given the
shared use opportunities on-site. This is not withstanding the potential to accommodate a
further 41 cars within the overflow car parking areas associated with the subject
development; and

•

generate a volume of traffic movements into and out of the site which can be readily
accommodated by the external road network and the design of the access points / internal
road layout.

Yours sincerely,

Phil Weaver
Phil Weaver and Associates Pty Ltd

Enc. SIDRA Movement Summary
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MOVEMENT SUMMARY
Site: 101 [252 Murray Street, Tanunda - Main access point ]
Forecast pm peak hour volumes
Site Category: (None)
Giveway / Yield (Two-Way)
Movement Performance - Vehicles

Demand Flows Deg. Average Level of 95% Back of Queue
Prop. Effective Aver. No. Average
Delay Service Vehicles Distance Queued Stop Rate
Cycles Speed
Total HV Satn
veh/h
%
v/c
sec
veh
m
km/h
NorthEast: Barossa Vallley Way - north eastern approach
8
T1
458 3.5 0.251
0.1 LOS A
0.1
1.0
0.04
0.02
0.04
59.7
9
R2
13 0.0 0.251
7.4 LOS A
0.1
1.0
0.04
0.02
0.04
57.4
Approach
471 3.4 0.251
0.3
NA
0.1
1.0
0.04
0.02
0.04
59.6
Mov
Turn
ID

NorthWest: Hotel access point
10
L2
7 0.0 0.037
12
R2
16 0.0 0.037
Approach
23 0.0 0.037

0.1
0.1
0.1

0.8
0.8
0.8

0.51
0.51
0.51

0.73
0.73
0.73

0.51
0.51
0.51

50.8
50.4
50.5

SouthWest: Barossa Vallley Way - south western approach
1
L2
24 0.0 0.211
5.6 LOS A
2
T1
377 3.5 0.211
0.0 LOS A
Approach
401 3.3 0.211
0.4
NA

0.0
0.0
0.0

0.0
0.0
0.0

0.00
0.00
0.00

0.04
0.04
0.04

0.00
0.00
0.00

58.0
59.6
59.5

All Vehicles

0.1

1.0

0.03

0.04

0.03

59.3

895

3.3 0.251

6.8 LOS A
10.4 LOS B
9.2 LOS A

0.5

NA

Site Level of Service (LOS) Method: Delay (SIDRA). Site LOS Method is specified in the Parameter Settings dialog
(Site tab).
Vehicle movement LOS values are based on average delay per movement.
Minor Road Approach LOS values are based on average delay for all vehicle movements.
NA: Intersection LOS and Major Road Approach LOS values are Not Applicable for two-way sign control since the
average delay is not a good LOS measure due to zero delays associated with major road movements.
SIDRA Standard Delay Model is used. Control Delay includes Geometric Delay.
Gap-Acceptance Capacity: SIDRA Standard (Akçelik M3D).
HV (%) values are calculated for All Movement Classes of All Heavy Vehicle Model Designation.

SIDRA INTERSECTION 8.0 | Copyright © 2000-2019 Akcelik and Associates Pty Ltd | sidrasolutions.com
Organisation: PHIL WEAVER AND ASSOCIATES PTY LTD | Processed: Wednesday, 28 April 2021 11:24:50 AM
Project: Z:\2020 Project Folders\20-122 - 252 Murray Street. Tanunda - Tourist Accommodation\Sidra\Tanunda Tourist development 9.10.2020.sip8
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Introduction
The work carried out in the preparation of this report has been performed in accordance with the
requirements of FMG Engineering’s Quality Management System which is certified by NCS International Pty
Ltd to comply with the requirements of ISO9001.
FMG Engineering has been engaged by to prepare a Stormwater Management Plan (SMP) for a five-star
Hotel precinct located at the intersection of Buring Road and Murray Street. This Stormwater Management
Plan was prepared to understand how site stormwater will be managed to assist in the planning and
approvals process.
This SMP was prepared in accordance with The Barossa Council’s (Council) Stormwater Management Guide,
Australian Rainfall and Runoff and relevant Australian Standards AS/NZS (3500.3:2003). FMG Engineering
developed a stormwater management strategy for this site that is considered to meet the development plan
and water sensitive objectives.

Site Location
The subject land is located at Lot 510 Barossa Valley Way (corner of Burings Road), Tanunda, and is shown in
orange in Figure 1.

Little Para River

Site Location

Figure 1 Site Location

The site is approximately 9.4 hectares, the site is considered relatively flat (1.5%) and grades to the northwest.
The site is considered predominately pervious. Council advised that there is no stormwater infrastructure in
the adjacent road reserve in Murray Street and Burings Road. The Little Para River is located approximately
620 metres west.
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Project Understanding
The site layout plan is shown in Appendix A.
The project comprises the following elements:
•
•
•

Main building facility including hospitality and function centre
Accommodation comprising units and villas
Internal access roads and car parking

Stormwater Management Requirements
FMG liaised with Council’s Engineering Department to understand the requirements for stormwater
management.
Council advised the following:
•
•
•
•
•
•
•
•
•
•

•
•
•
•
•
•

Stormwater re-use on site is encouraged
There are no known flooding issues in the vicinity of the proposed development site.
There is no Council stormwater infrastructure adjacent to the development site.
Murray Street (Barossa Valley Way), Burings Road, nor the nearby Para Road have the capacity to
accept any additional stormwater flows generated from the development.
Infrastructure will be required to enable stormwater discharge from the site to be safely and
conveniently conveyed the North Para River.
The preferred route to the North Para River is via Burings Road.
Council does not have a defined set of water quality requirements but rather encourages WSUD
measures in accordance with best practise measures.
The stormwater drainage system shall be designed in accordance with Council’s stormwater drainage
guidelines, Australian Rainfall and Runoff and AS/NZS 3500.3:2003.
No stormwater runoff from the site shall be permitted to discharge onto any adjacent property or
the footpath verge for all events up to and including the 100-year ARI storm event.
The 100yr ARI post-development discharge will be less than or equal to the 20yr ARI predevelopment discharge from the site. The final detention requirement is demonstrated prior to
planning approval.
Pollution control devices will be incorporated within the development to provide for the removal of
gross pollutants, silt, grease and oil and possible harmful chemical pollutants.
It is anticipated that the preferred contractor will develop a Soil Erosion and Drainage management
plan to mitigate any potential risks to the receiving downstream stormwater network.
Car parks will be treated by a Stormwater Quality Improvement Device (SQID) capable of treating
grease, silt, oil and solid pollutants.
All stormwater will be managed using best practise guidelines to mitigate the risk of scour and
erosion.
Any batters should not exceed 1V: 6H.
Minimum pipe size for road drainage shall be 375mm and rubber ring jointed. Minimum size of
reinforced box culverts shall be 300mm(W) x 225mm(H).
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Stormwater Management Plan
A preliminary Stormwater Management Plan was prepared and is shown in Appendix B. The Stormwater
Management Plan was prepared prior to detailed design and in the absence of detailed survey; accordingly,
it is considered conceptual in nature and will be updated during the detailed design stage.
The following is proposed:
•
•
•
•
•
•

•
•
•
•
•

The plan shows the existing contour levels; this plan was prepared in the absence of detailed design
and accordingly any design levels and grading have not yet been developed.
The proposed Finished Floor Levels (FFLs) are based on the existing site levels and are considered
indicative only.
The roof water from the serviced suites and the main building is considered clean and will be
retained for re-use for irrigation and/or washing/ toilet flushing inside the building.
The roof water tanks will combine detention such that the post development peak discharge will not
exceed the equivalent 20-year ARI pre-development peak discharge.
Runoff from car parking areas will be captured in an underground drainage network capable of
collecting runoff for up to the 10-year ARI minor event.
Stormwater from the car parking area will be retained in a retention and detention basin which may
be available for re-use for irrigation within the grounds. It is proposed that this basin will meet the
allowable equivalent pre-development peak discharge from the detention basin.
Overland flows from the site will be diverted towards the detention basin and when the detention
basin overtops flows will be diverted towards the Road Reserve in Brunings Road.
A Gross Pollutant Trap will treat runoff from the sealed areas.
Approximately 620 metres of concrete pipe will divert stormwater runoff back to the Little Para River.
The outlet at the river will have rock rip rap erosion protection measures; with average diameter 200
mm sized in accordance with QUDM 2013 (Queensland Urban Drainage Manual) refer Section 8.7.2.
Surface flows from the unsealed areas will be diverted towards the detention/retention basin for reuse via swales with batters not exceeding 6H:1V.
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DRAINS Hydrological and Hydraulic
Modelling

DRAINS Hydrological and Hydraulic modelling was undertaken to demonstrate the following:
•
•

The post development peak discharge during the 100-year ARI peak storm event does not exceed
the pre-development peak discharge for the 20-year ARI
Determine the maximum velocity at the outlet to size appropriate erosion protection measures.

Hydrological and Hydraulic Modelling Assumptions
The Catchment Plan is included in Appendix B and summarised below.
CATCHMENT AREA (M2)

SUB CATCHMENT

PRE-DEVELOPMENT
Undeveloped grass land
POST-DEVELOPMENT
Roads
Carpark and other hardstand
Villas
South units
Central units
Northern units
Other
Main building
Landscaping

93,000

Total developed land
Balance of land post-development
(i.e. Grass land remaining undeveloped)
Total Post-Development area

Table 1 Catchment Plan Summary

6,483
5,475
352
1,953
1,990
1,610
298
1,144
522

19,830
73,170
93,000

The following assumptions were adopted for this hydrological and hydraulic assessment:
•
•
•
•
•
•

An ILSAX hydrological model was adopted which is considered appropriate for a small to
medium urban catchments;
Soil type = 3 and Antecedent Moisture Content (AMC) =3 which reflects the clay type soils in
the area;
Depression storage of 5mm for grassed areas and 1mm for paved areas;
12 duration storms were assessed ranging from 10 minutes to 4.5 hours;
The 20-year (minor) and 100-year ARI (major) storm events were modelled;
Rainfall data and analysis has been undertaken in accordance with AR&R2016
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A screenshot of the model layout can be seen below in Figure 2.

Figure 2 - DRAINS model layout

DRAINS Modelling Results
Pre-Development

The results of the DRAINS modelling demonstrate that the maximum 20-year ARI pre-development peak
discharge for the total pre-development area is 797 L/s.
Therefore, the total allowable peak discharge during the critical duration event is 797 L/s and a screenshot
showing the DRAINS results are shown in Figure 3.

Figure 3 20 year ARI pre-development DRAINS Modelling Results
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Minor Storm (20 year ARI) storm event
The results of the DRAINS modelling are summarised in Figure 3 and the results of the DRAINS modelling
show that during the 20-year ARI storm event that all stormwater will be diverted towards the underground
stormwater network and not towards private property.

Figure 3 DRAINS results for the 20-year ARI storm event

During the 20-year ARI storm event approximately 100 m3 of roof water detention storage will be required to
limit the post-development peak discharge to the allowable 20-year ARI pre-development peak flow. This
volume can be provided across a series of tanks (proportional to the total roof area) or a single tank
collecting all rainwater from the site. This combined outlet from the rainwater tank system will have a peak
flow of 48 L/s during the 20-year ARI event.
Stormwater from the access road and carparking area will be diverted towards an assumed 1 metre deep
detention basin with 800m3 of detention storage with an 375mm RCP drain outlet. During the 20-year ARI
storm event approximately 174 L/s will be diverted from the basin via underground pipe, utilising
approximately 600m3 of the total detention basin storage.
The post-development critical duration storm event will not exceed the pre-development peak discharge for
the equivalent event during the 20-year ARI storm event.
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Major Storm (100-year ARI) storm event
The 100-year ARI storm event is shown in Figure 4 below and demonstrates that all surface flows will be
diverted towards the north west of the site and towards private property.

Figure 4 100-year ARI storm event

During the 100-year ARI storm event, roofwater detention tanks will overflow, diverted safely into the Buring
road reserve.
Stormwater from the access road and carparking area will be diverted towards an assumed 1 metre deep
detention basin with 800m3 of detention storage with an 375mm RCP drain outlet. During the 100-year ARI
storm event approximately 769 L/s will be diverted from the basin via a combination of underground pipe
network (138 L/s) and broad crested weir (up to 548 L/s).
The post-development critical duration storm 100 year ARI storm event will not exceed the pre-development
peak discharge for the 20-year ARI storm event.
The outlet to the stormwater network will have appropriate erosion protection measures. The velocity at the
outlet to the stormwater network will have a maximum velocity at the outlet of 1.5m/s this will require a rock
pad outlet to reduce the risk of scour. During detailed design the broad crested weir will be adequately sized,
and rock rip rap nominated in accordance with QUDM to meet best practice requirements and Council
guidelines.
It is recommended that a minimum 100mm diameter 200mm thick rock pad (assume 2 metres long) is
adopted at the outlet of the RCP drainage The details of this will be confirmed during detailed design.
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Stormwater Quality
Runoff will be treated in accordance with Councils requirements, the following is proposed:
•
•
•
•

Runoff from the roof areas is considered clean and recycling of the roofwater is encouraged for use
within the development

Runoff from the car park areas will be treated upstream of the detention basin to remove grease silt
oil and solid pollutants
A Rocla Downstream Defender Gross Pollutant Trap (GPT) or similar approved will be used to treat
runoff from the sealed areas
It is proposed that where possible water sensitive landscaping features are used to promote the
recycling of stormwater and benefit existing vegetation.

Conclusions
FMG has prepared this Stormwater Management Plan to assist Council and the Development Assessment
Commission with the Planning Approval process. This SMP is preliminary in nature and communicates the
design intent of stormwater management on-site, prior to commencing detailed civil and stormwater design.
The findings of this stormwater assessment are as follows:
•
•
•

•

There are no adjacent flooding issues associated with this site
There will be no requirement for detention storage on the basis that the pre development fraction
impervious is 100% and accordingly will remain unchanged during the 5-year ARI storm event.
The quality of the stormwater discharge is considered to be improved on the basis that:
− Any runoff from the undercroft car parking area will be managed via a capture sump in
which any oil spill or other pollutant can be managed as trade waste.
− Stormwater runoff from the roof area is considered clean and accordingly is considered
better than pre development conditions.
It is proposed that 2,000 Litre tank is specified for each townhouse which will be plumbed into the
dwellings for the purpose of recycling.
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Appendix A
Site Layout Plan
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Ref: S34424 / 254978
10/12/2020
John Outhred

Outhred English and Associates
52 Prospect Road

PROSPECT SA 5082

Re:

Wastewater System Feasibility Review at Lot 510,Barossa Valley Way, TANUNDA, SA 5352

Introduction
FMG Engineering was engaged by Outhred English & Associates Pty Ltd to undertake options analysis
for servicing a proposed hotel facility located at 510 Murray Street Tanunda.

The purpose of this investigation is to investigate feasible options for servicing the proposed

development, suitable for planning approval purposes. In particular this report has identified the
following two options:
1.
2.

Servicing the proposed development with a standalone septic system;

Servicing the proposed development by connecting to Council’s existing CWMS (Community
Waste Management System) from an appropriately sized pump station.

Both options are viable solutions on site, demonstrating this development can feasibly be developed at
the subject site. Both options will require further detailed calculations and design documentation prior
to tender / construction

FMG Engineering has undertaken the following scope of work:
•
•
•

Liaised with Council to determine the location and capacity of the adjacent CWMS system to
which we can potentially connect into;
Undertake a high-level concept design to determine the size of the proposed infrastructure;
Undertake a high order cost comparison to estimate the cost of the two options.
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Background
The subject land is located at Lot 510 Barossa Valley Way (corner of Burings Road), Tanunda, and is
shown in yellow in Figure 1. The proposed development will comprise of private accommodation suites,

villas, shops, sheds, toilets, café, conference centre, kitchen and dining facilities. FMG Engineering has
also prepared a stormwater management plan for the proposed development, outlining the safe
management of stormwater runoff generated by the proposed works.

Site Location

Figure 1 Site Location

Figure 2 Proposed development plan
The site is approximately 9.4 hectares and is considered relatively flat, with grades of 0.5% - 1.0%
generally falling towards the northeast.
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Gravity Sewer to Council infrastructure option
Council have advised that the nearest sewer gravity main is located in Murray Street approximately 250

metres from the southern side of the site adjacent to the Para Road intersection. Council have indicated

that there is some capacity in this network but have not confirmed whether this can fully service the
development.

It is anticipated that diverting and connecting into this system will not be achievable by gravity.
Accordingly, it is anticipated that where flows from the development are diverted to Council’s CWMS it
will be via an onsite pump station sized to accept the design flows and then pumped by rising main to

the Council’s CWMS system. Depending on downstream gravity main capacity, some additional onsite
storage volume may be required to safely manage waste generated on site.

In this option, where a new rising main will be constructed in the Murray Street road reserve which is

under the care and management by DPTI (Department of Transport Planning and Infrastructure).
Subsequently, for this option design approval and consent will be required from DPTI.

Assumptions
•
•
•
•
•
•
•
•

1 person per suite (96 suites)
2 people per villa (6 villas)

Assume 10 staff on average
100 persons per day bar

70 persons per day restaurant
200 persons per day café

8 staff employed in shops

150 persons per day in conference room
Total ~758 persons per day

Options Analysis
Options were estimated based on the flowing guidelines:
•
•

On-site Wastewater Systems Code, SA Health, April 2013.

Septic Tank Effluent Drainage Scheme, Design Criteria, Department of Health

The sizing of the wastewater systems are estimates only, and will require further calculations during

detailed design, and are summarised in Attachment 1 of this letter. The assumptions made are
approximately only and were undertaken in the absence of survey and functional design. Accordingly,
the size of infrastructure was made based on high level estimates only.

The cost comparison is based on a high level probable cost estimate only and additional internal
infrastructure such as pipework was not included.
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Item

Estimated

Assumptions

Size

Additional
Considerations

Option 1
Septic

93,160 Litres

Tank

- Based on a desludging frequency of 1 year

- All wastewater is

commercial /industrial premises)

no additional Council

(based on Table 5-4 Desludging frequency for
-Refer Appendix E Hydraulic & BOD loadings (SA
Health April, 2013)

Soakage

4,000m2

Trench

managed on-site =>
rates

Cost of pumping of
de-sludging annually

- Daily flow of 32,520 L/Day (refer appendix)

-Space constraints

during detailed design)

trench

- Assumed percolation rate of 8 (TBC on site
-Assume packaged pump to soakage trench

-Cost

of

soakage

could

be

sensitive to further
detailed design and
costing
-Other

alternatives

for disposal method
may be feasible.
Option 2
Rising
Main

500 metres

75 mm PVCu

-1 L/s maximum velocity at design flow

-Cost of lineal metre

Allow to adapt to Council manhole

determined

-Design flow 9,206 L/h

of rising main to be
during

detailed design
-Construction
will

depend

cost
on

whether rising main

is in the verge or
Pump

10,190 Litres

Station

- Pump storage to have a minimum storage

road

capacity of 20% of total daily flow

(based on maximum daily flow rate)

Table 1 Proposed Design Options

Cost Comparison
A high order cost comparison was undertaken to assist with selection of a preferred option for managing

onsite wastewater. The cost comparison provided has been prepared in good faith and is intended as a
general guide only. These cost estimates rely on expressions of opinion based on only the portion of

the market in which FMG Engineering operates. Assumptions made, while reasonable, may not be
correct.

FMG Engineering’s cost estimates are based on previous experience with similar contracted work. FMG
Engineering accepts no responsibility for any losses incurred by clients who proceed on the basis of a

cost estimate provided by us. No liability from this statement, negligence or otherwise is assumed by
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FMG Engineering, its subsidiaries, agents or employees for the contents of the cost estimate. Under no
circumstances will FMG Engineering have any responsibility to any third party who may come into
possession of this cost estimate. Before proceeding with any contract, a full current market costing
should be sought from a licensed quantity surveyor or similarly qualified professional.
Option 1
Sub Total

$295,200

Contingency (50%)

$147,600

Option 1 Total

$442,800

Option 2
Sub Total

$280,000

Contingency (50%)

$113,000

Option 2 Total

$393,000

Table 2 Cost Comparison
On the basis of this cost estimate the two options investigated are comparable; however this has been

undertaken in the absence of functional design and it is recognised that there are alternate options
which have not been considered. Accordingly the purpose of this study is to understand the available
options and the basic feasibility of each option.

Conclusions
Two options were investigated for this assessment however it is recognised that there are other available
options under this may include but are not limited to:
•
•
•
•

Partially treating wastewater onsite and pumping via a rising main to Council’s community
wastewater scheme

Investigating options for the soakage trench which could either minimise the area which is
used or the construction cost
Investigating the re-use of treated wastewater e.g. using surface irrigation

It is recognised that although Council have indicated there is some capacity in their
wastewater network further confirmation should be sought to confirm that the design flow
may be accepted into their network, and to determine the actual capacity.

The cost comparison was undertaken and showed that on a high level the two options are

comparative; however, this was undertaken in the absence of functional design and on this basis it is

recommended that further design and investigation is required to understand the feasibility and cost

of the proposed design options. Further details should also be obtained from Council to provide more
information in determining the most feasible option for wastewater treatment.
Yours sincerely

Jordan Colbert
Civil Engineer

FMG Engineering
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ARCHITECTURE

VIEW FROM MURRAY STREET ENTRY
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ARCHITECTURE

VIEW FROM NORTH EAST
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Details of submitter No: 1 - Kastia Birch
Submitter:

Kastia Birch

Submitter Address:

2 Hardy court, Tanunda , Australia, 5352
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1

South Australia
Planning, Development
and Infrastructure ACT 2016
Representation on Application
First name:
Kastia

Last name:
Birch

Daytime Phone:
0450264162

Would you like to present your submission in person at a hearing?
I wish to be heard in support of my representation
I do not wish to be heard in support of my representation

My position is:
I support the development
I support the development with some concerns (detail below)
I oppose the development
The specific reasons I believe that planning consent should be granted/refused are:
Traffic and congestion in the area is already heavy with other attractions, we have enough noise coming from wineries near by with events and
don't want to take any business from current places near by

Attached Documents
File
No records to display.
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Details of submitter No: 2 - Iain Seabrook
Submitter:

Iain Seabrook

Submitter Address:

13 College St, Tanunda, Australia, 5352
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2

South Australia
Planning, Development
and Infrastructure ACT 2016
Representation on Application
First name:
Iain

Last name:
Seabrook

Daytime Phone:
0412811090

Would you like to present your submission in person at a hearing?
I wish to be heard in support of my representation
I do not wish to be heard in support of my representation

My position is:
I support the development
I support the development with some concerns (detail below)
I oppose the development
The specific reasons I believe that planning consent should be granted/refused are:
This application has been heard by The Barossa Council twice before and while there is some
minor change in the design I believe the proposal to develop an accomodation hotel/motel is not the
main reason it is before the planning group, Barossa or Adelaide. There have been other attempts
the change the land usage from agricultural to that which will suit a motel/hotel and as such if the
proposal was to be approved the project would be sold off to another developer who could then
build a different style of construction which may not be suitable for our area. Please leave the land
as agricultural!

Attached Documents
File
No records to display.
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Details of submitter No: 3 - Andrew & Kim Shannon
Submitter:

Andrew & Kim Shannon

Submitter Address:

1 Kuchel Drive, Tanunda, Australia, 5352
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South Australia
Planning, Development
and Infrastructure ACT 2016
Representation on Application
First name:
Andrew & Kim

Last name:
Shannon

Daytime Phone:
0488082898

Would you like to present your submission in person at a hearing?
I wish to be heard in support of my representation
I do not wish to be heard in support of my representation

My position is:
I support the development
I support the development with some concerns (detail below)
I oppose the development
The specific reasons I believe that planning consent should be granted/refused are:
- The land is zoned "Rural".
- The proposed development will generate unwanted noise and dust pollution during construction
that will impact on my property.
- "Tourism Generation" is all but wiped out by Covid.
- We value the rural vista.

Attached Documents
File
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Details of submitter No: 4 - Ian Rice (on behalf of Mr John Geber)
Submitter:

Ian Rice (on behalf of Mr John Geber)

Submitter Address:

49 Flinders Street , Adelaide, Australia, 5000
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South Australia
Planning, Development
and Infrastructure ACT 2016
Representation on Application
First name:
Ian

Last name:
Rice (on behalf of Mr John Geber)

Daytime Phone:
8113 5124

Would you like to present your submission in person at a hearing?
I wish to be heard in support of my representation
I do not wish to be heard in support of my representation
Nominated Speaker:
Mr John Geber

My position is:
I support the development
I support the development with some concerns (detail below)
I oppose the development
The specific reasons I believe that planning consent should be granted/refused are:
Planning consent for the application should be refused for the reasons contained within the attached letter.

Attached Documents
File
Representation letter
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Details of submitter No: 5 - Phil Harnett (on behalf of Barossa Residential Estates Pty Ltd)
Submitter:

Phil Harnett (on behalf of Barossa Residential Estates Pty Ltd)

Submitter Address:

Suite 12, 154 Fullarton Road, Rose Park, Australia, 5067
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South Australia
Planning, Development
and Infrastructure ACT 2016
Representation on Application
First name:
Phil

Last name:
Harnett (on behalf of Barossa Residential Estates Pty Ltd)

Daytime Phone:
(08) 8333 7999

Would you like to present your submission in person at a hearing?
I wish to be heard in support of my representation
I do not wish to be heard in support of my representation
Nominated Speaker:
Phil Harnett

My position is:
I support the development
I support the development with some concerns (detail below)
I oppose the development
The specific reasons I believe that planning consent should be granted/refused are:
Refer attached URPS Letter

Attached Documents
File
210706_C1_V3 - Respresentation
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Ref: 21ADL-0600

8 July 2021

Ms Janine Lennon
Senior Assessment Officer
The Barossa Council
43-51 Tanunda Road
Nuriootpa SA 5355

Adelaide
12/154 Fullarton Rd
Rose Park, SA 5067
08 8333 7999
Melbourne
29-31 Rathdowne St
Carlton, VIC 3053
03 8593 9650
urps.com.au

To whom it may concern

Representation – Application ID 21008020
252 Murray Street, Tanunda
Introduction
URPS has been engaged by Barossa Residential Estates Pty Ltd this representation
regarding Application ID 21008020 for:
“Tourist accommodation consisting of 141 rooms and 6 villa units, function
centre, restaurant, café, two shops, administration building, gymnasium,
outdoor barbecue area, car parking and landscaping”.
The proposed development is situated at 252 Murray Street, Tanunda.
The subject land is located within the Rural Zone (the Zone) of the Planning and Design
Code.
The land is also subject to Overlays which are only discussed throughout this letter
where/if necessary.
Our assessment concludes that Planning Approval should be refused. The key concerns
with the proposed development are summarised under the subsequent headings
below.
Desired Outcomes and Scale of Development
The Desired Outcomes of the Zone specifically state:
“DO1: A zone supporting the economic prosperity of South Australia primarily
through the production, processing, storage and distribution of primary
produce, forestry and the generation of energy from renewable sources”.

H:\Synergy\Projects\21ADL\21ADL-0600 - 252 Murray Street, Tanunda\Working\Reports\210706_C1_V3 - Respresentation.docx
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“DO2: A zone supporting diversification of existing businesses that promote
value-adding such as industry, storage and warehousing activities, the sale
and consumption of primary produce, tourist development and
accommodation”.
(Underlining added)
The primary intention of the Zone is to support primary production activities, which in
turn supports the economy and reinforces the rural character. This is expressed in
Desired Outcome 1 above.
It is accepted that the “diversification” of businesses is anticipated, however this is not
intended to be at the expense of primary production or the surrounding character as
per Desired Outcome 1.
Provisions within the Zone guide maximum floor areas or patron capacity to ensure the
scale of development is appropriate to the locality and does not dominate the rural
character of the Zone and locality. An assessment of the proposal against these
provisions is below.
Component of Proposal

Guided Floor Area / Capacity

Proposed Floor Area

Tourist Accommodation

100m2 total floor area in a
new building.

7,452.7m2

150m2 total floor area in an
existing building
Shops

100m2 gross leasable floor
area.

(Including ancillary
conveniences in main
building)
332.1m2

250m2 gross leasable floor
area in the case of a cellar
door.
Function Centre

75 persons

200 persons in function
centre
140 persons in restaurant.

Total

400m2

7,784.8m2

The proposal is of a significant scale that is clearly much larger than that which is
anticipated in the Rural Zone.
In fact, the proposal is approximately 20 times larger (or 7,348 square metres larger)
than that guided by the Zone and this in turn generates extensive levels of activity,

2
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displacement of agriculture, site coverage that is higher than expected, long driveways
and large car parking areas beyond that anticipated by the policy.
Such a scale of development significantly diminishes the rural character and primary
production value of the land and locality. This is directly contrary to Desired Outcome 1
as listed above.
The applicant has attempted to justify this through a low-height design and wide
boundary setbacks however simple design solutions do not resolve the land use issues
(i.e., the intent of the Zone to ensure primary production remains the dominant
character and use of land within the Zone).
The following Performance Outcomes and Designated Performance Features within
the Zone are particularly relevant in this respect:
• PO 6.1: Shops are associated with an existing primary production use or primary
production related value adding industry to support diversification or employment,
provide services to visitors and showcase local and regional products.
• DPF 6.1(a): Shops are ancillary to and located on the same allotment or an adjoining
allotment used for primary production or primary production related value adding
industries.
• PO 6.3: Tourist accommodation is associated with the primary use of the land for
primary production or primary production value adding industry to enhance and
provide authentic visitor experience.
• DPF 6.3(a): Tourist accommodation is ancillary to and located on the same allotment
or an adjoining allotment used for primary production or primary production related
value adding industry.
• PO 6.4: Tourist accommodation proposed in a new building or buildings is sited,
designed and of a scale that maintains the pleasant rural character and amenity.
• PO 6.5: Function centres are associated with the primary use of the land for primary
production related value adding industry.
• DPF 6.5(a): Function centres are ancillary to and located on the same allotment or
an adjoining allotment used for primary production or primary production related
value adding industry.
(Underlining and bolding added)
The applicant has specifically indicated that the subject land is not used for viticulture
or farming and therefore the proposed development is very clearly not “associated
with” or “ancillary to” a primary production use as guided by all the Performance
Outcomes and Designated Performance Features listed above.

3

Agenda - Barossa Assessment Panel - 7 September 2021

162

Land Use Planning in Tanunda
The township of Tanunda is dissected into several Zones however it is primarily formed
around the Township Main Street Zone. This Zone is intended to create a welcoming
main street environment for residents and visitors to shop, work, meet, entertain, and
relax. Hotels, shops, and tourist accommodation are specifically anticipated.
Tanunda also comprises a Tourism Development Zone intended to provide a range of
tourist accommodation, associated services and facilities that enhance visitor
experiences and enjoyment. Tourist parks, shops and tourist accommodation are
specifically anticipated in this Zone.
While some tourist accommodation is anticipated in the Rural Zone, it should be
ancillary to primary production and not of a scale that will detract or remove activity
from the Township Main Street Zone or Tourism Development Zone.
The provision of a large-scale tourism development with shops, cafes, a restaurant and
function centre on the subject land has the ability to detract from the achievement of
other Zones in Tanunda.
Of note, the proposed shops and cafes are distinctly separate from the proposed
tourism accommodation development such that they could operate and function
completely separately and compete with other land uses in Tanunda’s main street.
The applicant has not undertaken any research or analysis to demonstrate why the
proposal would not detract from the viability of the township and why it cannot be
developed in a more suitable Zone.
Viability for Primary Production
I understand that the area of the land is approximately 9.3 hectares.
The applicant has explained that “the size of the existing allotment is unlikely to be
large enough for viable primary production in isolation”.
If this view were adopted, then numerous other allotments also within the Rural Zone
(including on the valley floor) would also be unviable in isolation. This is because
numerous other allotments in the locality and elsewhere within the Rural Zone are of a
similar size or smaller.
The applicant’s assertion is vague and has not been supported with any research or
professional evidence to demonstrate that the use of the land for primary production is
unviable. As such, the complete displacement of primary production on the land is
unjustified.
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Character Preservation District
The subject land is situated in the Character Preservation District Overlay. It is also
noted that the subject land is not in a township.
The Character Preservation (Barossa Valley) Act 2012 explains the “objects” of the Act
as follows:
• To recognise, protect and enhance the special character of the district while at the
same time providing for the economic, social and physical well being of the
community; and
• To ensure that activities that are unacceptable in view of their adverse effects on
the special character of the district are prevented from proceeding; and
• To ensure that future development does not detract from the special character of
the district; and
• Otherwise, to ensure the preservation of the special character of the district.
The Character Preservation (Barossa Valley) Act 2012 also explains that the following
character values of the district are recognised:
• The rural and natural landscape and visual amenity of the district.
• The heritage attributes of the district.
• The built form of the townships as they relate to the district.
• The viticultural, agricultural, and associated industries of the district.
• The scenic and tourism attributes of the district.
The Desired Outcomes of the Character Preservation District Overlay specifically state:
“DO1: Recognise, protect and enhance the special character of Character
Preservation Districts”.
“DO2: The long-term use of land outside of townships for primary production
and associated value adding enterprises is assured and promoted”.
The proposal will entirely prevent the use of the land for meaningful viticulture,
agriculture, and associated industries. Contrary to Desired Outcome 2, the long-term
use of the land for primary production is not promoted given the substantial scale of the
development which simply displaces primary production on the land and contrary to
the Rural Zone.
Performance Outcome 2.1(a) within the Character Preservation District Overlay
specifically states:

5
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“Development occurring at the edge of townships is sympathetic to the rural
landscape and reinforces clear transition between townships and rural
landscapes through… being low scale”.
Once again, the scale of the development across a substantial portion of the land does
not reflect a low-scale land use and will effectively extend township activities into the
Rural Zone.
Interface between Land Uses
The subject land is situated adjacent the Neighbourhood Zone and Employment Zone.
Primary production also occurs on some neighbouring properties and large-scale
winery activities are also present in the area.
The Desired Outcome within Interface between Land Uses, General Development
Policies specifically states:
“DO1: Development is located and designed to mitigate adverse effects on or
from neighbouring and proximate land uses”.
Performance Outcome 9.1 within Interface between Land Uses, General Development
Policies specifically states:
“Sensitive receivers are located and designed to mitigate impacts from lawfully
existing horticultural and farming activities (or lawfully approved horticultural
and farming activities), including spray drift and noise and do not prejudice the
continued operation of these activities”.
Under the Planning and Design Code, tourist accommodation is specifically listed in the
definition of “sensitive receiver”.
We note some components of the proposal do not achieve minimum numeric setback
guidelines. For example, some components of the tourist accommodation are 20 metres
(i.e., within 40 metres) from the allotment boundaries and neighbouring horticulture
land uses.
It should be assured that all lawful activities occurring within the wider area are not
compromised by the proposed development and its scale.

6
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Summary
In summary:
• It is accepted that the “diversification” of businesses is anticipated in the Zone
however this is not intended to be at the expense of primary production or the
surrounding character as per Desired Outcome 1 of the Zone.
• The proposal is of a significant scale (i.e., some 7,348 square metres) and is clearly
much larger than anticipated in the Rural Zone. Such a scale significantly diminishes
the rural character and primary production value of the land and locality. This is
directly contrary to Desired Outcome 1 of the Zone.
• The provision of a large-scale tourism development with shops, cafes, a restaurant
and function centre on the subject land has the potential to detract from the
achievement of other Zones in Tanunda, and particularly the success of the main
street – no professional evidence indicates otherwise.
• The applicant has not provided any professional evidence to demonstrate that the
use of the land for primary production is unviable. As such, the complete
displacement of primary production on the land is unjustified.
• The substantial scale of the development simply displaces any chance for primary
production on the land.
• It should be assured that all lawful activities occurring within the wider area are not
compromised by the proposed development.
For these reasons, we hold substantial concerns about the proposed development and
believe it should be refused in its current form. We wish to be heard by the Barossa
Assessment Panel with respect to the matters raised in this representation.
Please contact either of the undersigned on (08) 8333 7999 if you have any queries.
Yours sincerely

Phil Harnett
Senior Consultant

7
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Our Ref: 2010/081
5 August 2021

Chief Executive Officer
Barossa Council
PO Box 567
NURIOOTPA SA 5355
Attention: Janine Lennon
Dear Janine
RE: ID 21008020– Tourism Accommodation Complex incorporating 141 Rooms, 6 Villa
accommodation units, Function Centre, Restaurant, Café. Two Shops, Administration
building, gymnasium, outdoor barbecue area, Carparking and Landscaping – 252 Murray
Street, Tanunda – Response to Representations.
I write on behalf of my clients, Barossa Central Pty Ltd in response to the representations
received pursuant to ID 21008020.
I have been requested by my clients to respond in writing, pursuant to Clause 107(3)(c) of the
PDI Act 2016, to the representations received in relation to this development.
Council have received five representations. In particular, representations have been received
from:
Kastia Birch
2 Hardy Court, Tanunda
Iain Seabrook
13 College Street, Tanunda
Andrew & Kim Shannon
1 Kuchel Drive, Tanunda
Ian Rice, Griffins Lawyers on behalf of
49 Flinders Street, Adelaide
John Geber of Chateau Tanunda
Phil Harnett, URPS on behalf of
Suite 12, 154 Fullarton Road,
Barossa Residential Estates Pty Ltd
Rose Park
In respect to the issue of ‘Seriously at Variance’, raised in the representation from Griffins
Lawyers on behalf of Mr John Geber, a response has been prepared by George Manos of
Botten Levinson Lawyers. This is attached to this response.
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I would respond to the issues raised in the representations, as follows:
Kastia Birch
Traffic and congestion
A traffic report prepared by Phil Weaver was provided with the application. This report
addresses traffic generation, access and car parking issues. It is noted that DPTI have provided
a response to the referral of this application and detail the upgrade necessary to
accommodate access to Barossa Valley Way. This is detailed in the Phil Weaver response.
Noise
The proposal incorporates significant buffer distances from development on adjacent
properties and buildings are suitably insulated to prevent noise transmission. Perhaps the
greatest potential noise source, is the function centre, that has been strategically located on
the site to provide the greatest possible distance from sensitive receivers on adjacent
properties.
In regard to the potential generation of noise from traffic movement, I would point out that
the proposed tourist accommodation will be providing over-night accommodation for tourists
that would otherwise be staying in similar luxury accommodation in the Adelaide CBD. Thus,
the accommodation and associated facilities will be servicing overseas and interstate tourists,
who are visiting the Barossa Valley (often in buses) in any event. Essentially, the majority of
tourist traffic to the Barossa Valley will traverse the main thoroughfare – Barossa Valley Way,
irrespective of a destination on the subject site or elsewhere in the valley.
Taking business from current places nearby
This is a misguided concern, as Tourist SA clearly envisage growth in the tourist industry,
albeit that tourism internationally is taking a hit from Covid at present. An increase in tourist
numbers, means greater business opportunities for current business as well as proposed
business operators. Likewise, an increase in tourist facilities, generates an increase in tourist
numbers. With particular reference to the subject proposal, the provision of additional luxury
accommodation facilities, will generate longer stay in the Barossa Valley, generating more
business for current nearby complimentary establishments. Rather than taking business, the
proposal is likely to generate business.
Iain Seabrook
It is not correct that this application has been heard by Council twice before. Albeit, that a
previous application was twice on public notification, that application was never considered
by Council and has been withdrawn. Neither is it correct to say that the subject proposal
involves some minor changes to the previous application. The changes are significant, in
layout, appearance and scale; with a substantial scale-down in the number of suites and
capacity of the function centre.
The representor also refers to hotel/motel, rather than what has been applied for – tourist
accommodation. He expresses concern that if approved, it will eventually be built in a
different style of construction. This concern is unfounded, as development approval is given
for a specific development documented in a development application. The approval is specific
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to the land and is not bound to a specific person or organisation. If the land is sold to another
person or entity with an approval, they are bound to develop in accord with that approval, or
make a completely new application.
To be clear about the type of tourist accommodation, the proposal has been designed in
consultation with International hotel operators with a luxury brand and a builder who builds
such facilities. The design, size and capacity outcomes are, in part, the result of this
consultation. Thus, the proposal is what an International luxury hotel operator is looking for in
the Barossa valley. There are presently a number of the International luxury hotel operators
expressing interest in this proposal.
Andrew & Kim Shannon
The land is zoned “Rural”
It is recognised that the subject land is zoned ‘Rural’. However, the rural zone contemplates a
range of possible land uses, albeit that the value of primary production is emphasised. Desired
Outcome 2 of the Rural Zone includes ‘tourist development and accommodation’ and
Designated Performance Feature 1.1 includes a wide range of possibilities, including ‘shop’
and ‘tourist accommodation’.
Noise and dust pollution during construction
The hours of construction activity are controlled by legislation, to provide a reasonable
balance between the need to construct and the impact upon residents. However, the location
of proposed buildings is substantially distant from the dwellings in Kuchel Drive.
“Tourism Generation” is all but wiped out by Covid
Yes, Covid has had a devastating impact upon tourism. However, that is not a permanent
situation. Once the pandemic is over, there will be a significant pent-up resurgence in
demand. The International hotel luxury operators have not had their interest in the project,
diminished by Covid.
Value of rural vista
The rural vista in the locality will not be diminished to any great extent by the proposed
development, considering the transitional nature of the locality at the edge of Tanunda
township. In addition, it is relevant to consider that the distance from 1 Kuchel Drive to the
nearest proposed buildings is about 180 metres (shops), 190 metres (nearest accommodation
wing) and 225 metres (admin building). In addition, the subject land slopes down from the
southern corner (near the junction of Murray Street and Kuchel Drive) to near the northern
corner (where Villas will be located). The difference in height is about 4.8 metres. Thus, the
proposed single-storey buildings are not going to impose, to any extent, on the rural vista,
with a backdrop of the view over and beyond the buildings.
Ian Rice on behalf of John Geber – Chateau Tanunda
Seriously at Variance
This matter is addressed by George Manos – refer attached letter.
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Tourism Development Zone
The representation suggests that tourism development should only occur within a Tourism
Development Zone. Albeit that tourist accommodation and associated services is the primary
activity contemplated within the Tourism Development Zone, this does not mean that it is the
only zone, to the exclusion of any other zone, where tourist development can occur.
Many other zones reference tourist accommodation, including the Rural Zone.
For further response to this matter, I refer you to the letter from George Manos, Botten
Levinson Lawyers, particularly Items 13 to 28.
Rural Zone – Shops, Tourism and Function Centres
Again, in response to the matters raised in respect to the portion of the Rural Zone dealing
with shops, tourism and function centres, I would refer you to the letter from George Manos,
Botten Levinson Lawyers, that addresses the assessment of the planning merits against the
relevant provisions of the Code. In particular, I quote from the George Manos letter –
‘The provisions of the Code are important but are not to be regarded as mandatory –
like the Development Plan the provisions they are couched in the language of
guidelines’.
Albeit that the development is not consistent with every provision of the Code dealing with
shops, tourism and function centres (PO/DPF’s 6.1 – 6.6), these requirements, although
important, are not mandatory. In any event, the planning report submitted with the
application addresses each of the PO/DPF’s. With reference to the planning report, I would
make the following observations:
• The restaurant is integrated with the operation of the tourist accommodation and the
function centre. It is primarily an ancillary component of the tourist accommodation
and function centre.
• The separate group of 3 shops will consist of a café, a shop for the sale of Barossa
Valley produce and a specialised tourist shop selling authentic Australian products,
hiring bikes and providing local tourist information.
• In respect to DPF 6.1(c), the café is less than 100m2; the two shops individually are only
marginally in excess of 100m2; and the restaurant is less than 250m2 that applies to a
cellar door facility.
• All shops satisfy PO/DPF 6.2 in respect to distance from boundaries, distance from
sensitive receivers and height above natural ground level.
• In respect to DPF 6.3(a), albeit that primary production activity is not occurring on the
subject land, it is occurring on adjacent properties on three sides.
• The site coverage of all buildings (including associated facilities) is limited to 8.34% and
all buildings are constrained to single-storey structures.
• In regard to DPF 6.4(a), the majority of the tourist accommodation suites are located
more than 40 metres from road and common property boundaries. While the ends of
the accommodation wings and the villas are only 20 metres from the western
boundary, they are screened by existing rows of mature trees along the boundary.
• In respect to DPF 6.4(b), the tourist accommodation satisfies the maximum height
provision of 5 metres.
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•

The function centre satisfies all the provisions of DPF 6.6 in respect to site area,
distance from road and property boundaries, distance from sensitive receivers and
building height.

While the development does not satisfy every DPF, it satisfies a number of them and is partly
consistent with others.
Scale and Visibility & Car Parking Appearance
The scale and visibility are addressed in the planning report, submitted with the application.
The representation specifically references the extent of landscaping. Firstly, I would mention
the extent of existing mature native tree plantings in rows along both street and property
boundaries. The great majority of existing trees are being retained. The only trees that will
need to be removed are to accommodate the two access points.
Plan a-401 lodged with the application, is a Landscaping Concept Plan. The Landscaping
Concept Plan includes the retention of existing mature landscaping and the new landscaping
will incorporate a substantial amount of mature plantings. The site plan provides a degree of
information on landscaping, but a fully detailed landscaping schedule will be provided prior to
a final approval – perhaps as a Reserve Matter.
Medium Bushfire Risk Area
The representation on the one hand criticises the development for insufficient landscaping
and on the other hand indicates that landscaping will generate a bushfire risk. Such criticism
could apply to any development in the Medium Bushfire Risk Area.
The site satisfies important bushfire protection criteria It that the terrain is reasonably flat,
suitable fire-fighting internal access will be available and it has access to mains water. A
suitable fire protection zone around buildings can be achieved, in balance with a suitable
landscaping outcome.
Major Urban Transport Routes Overlay
The representation is suggesting that I am relying on the typographical error to show that the
proposal complies with DPF 2.1(c). This is not the case. In the planning report, I have assumed
that there is an error because the extent of requirements would have to apply to a
development involving the generation of more than 60 vehicles. However, the DPF says less
than 60. In any event, I have assumed that it should say greater than 60, and the commentary
in the planning report indicates total compliance with PO/DPF 2.1(c).
Hours of Operation
I repeat the content of the planning report addressing hours of operation, as follows:
‘Clearly the tourist accommodation complex will be operating beyond the hours
contained in DPF 2.1. However, the residential properties facing Hardy Court are
separated from the subject land by Barossa Valley Way and the implications of the
existing noise from traffic movement all hours.
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In any event, the shops closest to these dwellings, are likely to be operating within the
hours contained in DPF 2.1. The tourist accommodation, reception, restaurant and
function centre, that are more likely to be operating beyond the hours contained in DPF
2.1, are located much greater distances from the dwellings along Hardy Court.
In respect to the adjacent single dwelling facing Burings Road, distance and screening
by the villa buildings protect from activities concentrated around the function centre
and restaurant that may operate extended hours.’
The location of the various components of the development has been carefully placed to
ensure that the amenity of sensitive receivers on adjacent properties is not compromised. The
components that are more likely to operate beyond the hours contained in DPF 2.1 are
located with greater buffer distances and screening.
Phil Harnett on behalf of Barossa Residential Estates Pty Ltd
Scale of Development
Refer to response to Ian Rice on behalf of John Geber – ‘Rural Zone – Shops, Tourism and
Function Centres’ & ‘Scale and Visibility & Car Parking Appearance’.
Land Use Planning in Tanunda
The subject land has an area of 9.2 hectares, a size that can accommodate such a tourist
facility. Rarely is a parcel of land of these proportions available within a township zone.
The location of the site, central to the valley and in close proximity to the Tanunda township
contributes considerably to the potential for community interaction, as does the hub of
quality tourist destinations that will be available with the subject development together with
recently approved adjacent complementary developments - the chocolate factory and
Artisans of the Barossa.
The restaurant facility is primarily to service the tourist accommodation and function centre.
The café is reasonably small and the other two shops are specifically tourist orientated. Thus,
any impact upon the businesses in the Township Main Street Zone, is likely to be minimal. The
nature of the proposed Internationally branded luxury accommodation is to attract overnight
stay in the Barossa Valley. Thus, the additional tourists accommodated in the tourist
accommodation facility is more likely to generate increased custom for business in the
township main street. This is an outcome that results from it being a strategic location at the
edge of the Tanunda township.
Viability for Primary Production
The vineyard on the land, by experience, was not commercially viable. The first year following
the purchase by Barossa Central, the present occupier of the land, Mr Bob Taplin, leased the
vineyard. However, it proved not to be profitable. The second year, it was leased to the late
Carl Lindner, a well-respected and experienced grape-grower. His experience was also
unsuccessful and so he abandoned the vineyard after one vintage. It was only after the
experience of these 2 years that a decision was made to grub the vineyard. Neglecting the
vineyard was not an appropriate option.
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Character Preservation District
The planning report addresses the unique circumstances that apply to the subject land and
the importance of retaining the scenic and rural landscapes within the Character Preservation
District. The subject land is at the northern edge of Tanunda township and the development
will provide an attractive transition from the rural landscape at the northern entry into the
township. Our view is that the development is of a scale that is proportional to the size of the
land and the characteristics of the locality, at the point of transition between urban and rural
environments, that contributes to the objects and character values of the district as contained
in the Character Preservation (Barossa Valley) Act 2012.
I make the following observations in support of the above statement relating to a contribution
to the objects and character values of the district:
•

The development site is of a sufficient size to maintain a peripheral buffer around the
buildings that will ensure an environment that is in keeping with the surrounding rural
character.

•

Buildings are located with substantial setbacks from boundaries - 30 to 50 metres from
the northern boundary; 20 to 30 metres from the western boundary; and at least 135
metres from the adjacent southern property boundary and at least 65 metres from the
eastern boundary with Barossa Valley Way.

•

The buffer areas around the buildings will contain areas of vines and extensive areas of
both existing and proposed native trees and shrubs blending with rural development
on adjacent properties.

•

The eastern side of Barossa Valley Way, opposite the subject land, is within the
Neighbourhood Zone (containing dwellings and reserve) – a part of Tanunda township.
A complimentary transition is achieved through low-scale and low-density
development, significant setbacks from boundaries and both existing and proposed
landscaping.

•

The identity and character of Tanunda township is maintained through the significant
distances separating all proposed buildings on the site from the adjacent township. To
the east, the dwellings in the Neighbourhood Zone are separated by Barossa Valley
Way and a minimum distance of 97 metres, and to the south, the nearest building on
the subject site will be about 250 metres from the Employment Zone - that is located
at the northern urban extremity of the township.

•

The existing cottage is to be converted into the Café and parts of the old stoneconstructed domestic barns are to be retained for use as café & shop toilets and a
seating area. The adaptive re-use of structures will contribute to the rural landscape.

•

Building scale is diminished by a height limited to single-storey, extensive setbacks,
grouping of buildings, the breaking up of buildings into smaller sections and the
articulation of external facades.

•

The external appearance of the main buildings facing Barossa Valley Way are designed
to be unique and interesting in appearance.

•

Advertisements associated with the complex are to be small scale, subtle and in
keeping with the character of the preservation district.
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•

Buildings have been designed to generally follow the contours of the land, such that
excavation and filling of the land is kept to a minimum.

•

The subject proposal would contribute to an attractive genuinely rural vista as one
enters Kroemer’s Crossing and an impressive northern gateway to Tanunda that is
currently lacking.

Overall the development addresses the elements contained in the performance outcomes and
designated performance features of the Character Preservation District Overlay, particularly in
response to the following aspects:
•

Making a major positive contribution to tourism

•

Protecting and maintaining the highly valued scenic and rural landscapes

•

Ensuring that the northern entrance to Tanunda is provided with an attractive statement
blending with the rural setting

•

Providing building form that is complementary to attributes in the district

•

Maintaining a building scale that is complementary to the landscape

Interface between Land Uses
Refer to the following previous responses:
• Kastia Birch - ‘Noise’
• Andrew & Kim Shannon – ‘Value of rural vistas’
• Ian Rice on behalf of John Geber – ‘Hours of operation’
Conclusion
The matter of ‘Seriously at Variance’ is addressed in the George Manos letter.
The proposed development provides the opportunity for a tourist facility that will contribute
to the future needs of the Barossa Valley. I refer to the ‘Tourism SA – SA Regional Visitor
Strategy 2020 – Realising the potential of the regional visitor economy by 2020’. This strategy
references the potential for the development of an iconic 4 to 5-star accommodation product
of scale that could meet unmet demand during major events and for conferences and an aim
for the Barossa of 241 new and 27 upgraded rooms (from 3 to 4 star).
The Tourism SA publications reinforce the need for existing tourist attractions to be
complemented with a range of facilities to support tourists, including various levels of
accommodation and conference facilities.
The subject site has considerable locational attributes, expressed in the planning report and
this response, restated again as follows:
•

It is adjacent the township of Tanunda, that is the second largest town in the
Barossa Valley and the most central

•

The site is located on the main road through the valley
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•

The land is over 9 hectares in area providing suitable buffers and the opportunity
to provide ancillary and complementary facilities

•

The site is close to a range of services and facilities in the Tanunda township, and in
turn will provide additional facilities to the residents of Tanunda and environs

•

The site is centrally accessible to wineries and a range of tourist facilities

•

It will provide complementary facilities to the approved cholate factory and
Artisans of the Barossa

I would advise that a representative of my client will be available to speak in response to the
verbal representations.
Yours sincerely

John Outhred BA Planning; MPIA
Principal Planner
Planning and Property
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Our ref:

GM/218398

2 August 2021

Mr John Outhred
Outhred English and Associates
52 Prospect Road
Prospect SA 5082
By email: john@outhredenglish.com.au

Dear Mr Outhred
Application ID 21008020 – proposed Tourist Accomodation, Function Centre and
Shops - at 252 Murray Street, Tanunda
You have sought my advice in relation to an issue that has been raised as to whether
the above development is “seriously at variance” (SAV) with the Planning & Design
Code.
Brief Background
By DA 960/784/2016 a tourist accommodation complex at 252 Murray Street, Tanunda
was proposed. The application was made under the Development Act and the
Development Plan. That application was for a Category 3 development. A number of
representations were lodged in response to that application which was also a noncomplying development. One of the representations was lodged by Griffins Lawyers on
behalf of a ‘commercial competitor’. Griffins asserted the proposal was seriously at
variance with the Development Plan.1
That application has since been withdrawn.
New Application
A new development, as identified in Application ID 21008020, has been submitted. The
Barossa Council has described the development as a
“Proposed Tourist Accomodation, Function Centre and Shops at 252 Murray
Street, Tanunda”.
That application has been submitted under the Planning Development and Infrastructure
Act (the PDI Act). The PDI Act has repealed the Development Act and the planning
assessment tool made thereunder being (local council) Development Plans. The new
Act has introduced a new planning assessment tool being the Planning and Design Code
(the Code).

1

A second representor also made a similar assertion.

Agenda - Barossa Assessment Panel - 7 September 2021

gm:p218398_015.docx

176

-2-

The Code continues with a land zoning approach. Under the Code the land is within the
Rural zone. In addition, the land is within the Character Preservation District Overlay.
Proper Characterization of Proposed Development
It is noted the Council described the development as being for
Tourist Accomodation, Function Centre and Shops
On 09 July 2021 the ERD Court delivered its decision2 as to a similar development
proposed at Sepptslfield which involved a challenge by ‘neighbours’ as to the nature of
the development proposed.
That neighbours said the development was properly to be regarded as not tourist
accommodation or not only tourist accommodation, but includes other forms of
development including a restaurant, day spa (personal service establishment and
consulting rooms), road (including bridge), stormwater disposal infrastructure (including
basins), wastewater disposal infrastructure.
The Council treated the development as being for
construction of a tourist accommodation facility with ancillary pool, day spa,
viewing deck, restaurant, bar, under croft parking, landscaping and bridge over
existing watercourse.
The Court rejected the neighbour’s challenge and said the true nature of the
development was tourist accommodation with ancillary uses.
However for the purposes of this advice I will adopt the Council’s description of the
Nature of Development noting the representors have not specifically challenged the
nature of the development. Instead it has been asserted the development is seriously at
variance with the Planning and Design Code.
Outhred English Report and the Representations
You submitted a very extensive and thorough planning assessment report dated 30 April
dealing with the planning merits of the proposal. The application is for what is now known
as a Code Assessed – Performance Assessed development pursuant to the PDI Act/the
Code. The application does not involve an Impact – Restricted development. Your report
and the supporting materials provided, as part of the development application, provide a
rational and/or compelling basis for the development proposed.
Your report also includes a section dealing with notification. You have referred to Table
5 of the Rural Zone and rightly concluded the new application is to be notified.
In response to that notification five (5) representations have been lodged including,
again, from Griffins Lawyers acting for Mr John Geber, the owner of Chateau Tanunda.
It is again asserted by Griffins the proposal is seriously at variance this time with the
Code. It is clear that, having regard to Mr Geber’s extensive interests, Mr Geber is a
commercial competitor of the applicant’s proposal.

2

Ryan & Anor v Light Regional Council & Ors; Pallett& Anor v Light Regional Council & Ors (No
2) [2021] SAERDC 20
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You have sought my opinion if it can properly be said that the development is “seriously
at variance” (SAV) with the Code noting that the PDI Act contains a similar provision to
the Development Act that:
…a development must not be granted planning consent if it is, in the opinion of
the relevant authority, seriously at variance with the Planning and Design Code3
I set out my opinion as to whether the proposal is seriously at variance and to outline the
basis on which the Council may properly form its own opinion that the proposal is not
SAV.
General Comments about SAV
The relevant authority must apply its mind to the question of whether or not a
development is seriously at variance. Once it has done that and determined that the
application is not seriously at variance, it is then free to either refuse the application,
grant consent to the application or grant consent to the application conditionally.
Effectively it is a precondition of any decision to refuse or grant consent to an application
that the planning authority has first addressed the issue of ‘seriously at variance’ and
once having assessed the application as not being seriously at variance it can then
determine the application. If however the relevant authority determines an application to
be seriously at variance it cannot grant approval, it is legally incompetent to do so.
General Approach to Assessment
1.

The application was submitted via the PDI Act and the Code. Although not yet
tested it is almost certain some of the principles as to the proper approach to
assessment that emerged under the Development Act/Plan will equally apply to a
planning assessment under the Code including a.

the Code is not to be applied in the theoretical vacuum;

b.

the provisions of the Code are important but are not to be regarded as
mandatory – like the Development Plan the provisions they are couched in
the language of guidelines;

c.

the assessment of the proposed development is to take place against the
Code having regard to the factual and historical context in which the
proposed would be implemented; and

d.

A practical planning judgment must always be informed by the objects of the
Act including the advancement of social and economic interests of the
Community.

SAV for the Council to determine (not lawyers for a commercial competitor)
2.

First the issue as to whether a development is SAV with the Code is one for the
Council to determine and is not something for a legal opinion.

3.

Whether a proposal is SAV with the Code is a “value judgment” expressly entrusted
to the relevant authority which has a wide area of decisional freedom in making
that valued judgment. Provided there is a rational basis for the conclusion, it does

3

Sec 107 (2) of the PDI Act.
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not matter whether a legal advisor, or even a court, reaches its own conclusion that
the proposal is SAV.
4.

The fact that a commercial competitor has procured from its advocate an opinion
that this development is SAV is not to the point. The Council itself must decide the
issue, having regard to the proper test under the PDI Act and all relevant matters.

5.

Accordingly, I see little value in adding a further lawyer’s opinion about why this is,
or is not, SAV. That task is entrusted to the Council. Rather, this letter sets out
what we say is the proper test and the factors that Council may take into account
in properly reaching an opinion that the proposal is not SAV.

The SAV Test
6.

Having regard to cases decided under the Development Act, the concept of
“seriously at variance with the relevant Development Plan” is difficult to define with
precision. All planning decisions involve questions of judgment, and it has long
been recognised that few planning proposals are immune from some criticism,
however slight.4 The Code is not dissimilar to the approach taken by the
Development Plan, as a planning assessment tool, in expressing outcomes for how
a Zone is to be developed. The Code uses new language such as Desired
Outcomes/ Performance Outcomes/ Designated Performance Features etc and
requires assessment of the planning merits against the relevant provisions of the
Code5 .

7.

The PDI Act and Code contemplate a continuous spectrum of planning merit. At
one end are developments deemed to comply with the new system – Accepted
Development, Code Assessed – Deemed to Satisfy, Code Assessed –
Performance Assessed, Impact (restricted) development to development
determined to be SAV, being development at the other end of the spectrum.

8.

The Council will need to assess where a particular proposal lies in that spectrum
and make a judgment about whether the proposal warrants approval, despite any
departures from the Code.

9.

The question of whether a proposed development is SAV with the Code must be
understood in that context. It is not a question of identifying a single departure, or
even a number of departures, from the Code. A proposal will only be SAV with the
Code if it is at the extreme end of the spectrum.

10.

It is not enough that the proposal might conflict with the Development Plan/Code.
As was said in the Supreme Court decision of Mar Mina v Marion City6:
“… the expression “seriously at variance with the Development Plan” refers
to that which is an important or grave departure in either quantity or degree
from the Development Plan. It denotes something which is plainly not slight
or trifling. … It is not enough that the proposal might conflict with the
Development Plan; it must be seriously at variance with it: Courtney Hill Pty
Ltd v Planning Commission (SA) (1990) 59 SASR 259 at 261-262.”

4

See Jacobs J in Hickinbotham Blue Gum v City of Campbelltown (1981) 29 SASA 92 at 101:
“There is scarcely any planning proposal, however good, to which some legitimate objection
cannot be taken, but that does not mean that it has to be refused.”
5 Part 7 Division 1 of the PDI Act
6 163 LGERA 24
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11.

The principles set out by the Supreme Court also include that:
11.1 the assessment is likely to involve a judgement as to planning merit based
on matters of fact and degree7;
11.2 the judgment must be made in the context of the Development Plan and the
Act noting that the objective of the Development Plan and the Act is to
advance the social and economic interests of the community8; and
11.3 the authority is entitled to act on the basis of credible expert reports before it
to the effect that the proposal is not SAV. The existence of such reports
provides a clear basis to support such a conclusion.9
(The above cases were decided under the Development Act regime as there are
as yet no cases considering that issue under the PDI Act).

12.

In making an assessment, it is also important to bear in mind that not all planning
issues are of equal weight. The Supreme Court has identified that the first
consideration in most planning applications is the suitability of the proposed land
use.10 After land use is found to be acceptable, issues of architectural merit,
character and amenity, and functional performance are considered.

No “important or grave departure” from the Code policy
13.

The Rural Zone contemplates the establishment of Shops, Tourism and Function
Centres11. Indeed, as discussed in your report the Zone expressly contemplates
shop and tourist accommodation as Code Assessed – Performance Assessed
development. That is set out in the Code itself.12 d-to-Satisfy

14.

Further function centres, tourist accommodation and shops are not to be notified
under Table 5 for the Zone unless they fail to meet certain (DTS/)DPF ‘designated
performance feature’ provisions of the Zone.

15.

The new system under the PDI Act no longer involves non-complying development
– the ‘closest’ form/nature of such development under the new Scheme is Impact
or Restricted Development. It is noted the previous application (now withdrawn)
was for a non-complying development, and it might have been said, in a very
general sense, such development was ‘undesirable’.
In this instance, it is also noted that the overall nature of the new development is
not Impact or Restricted Development in the Zone. Some shops are so listed in
the Rural Zone but even if it was appropriate to seek to break down the proposal
into ‘sub uses/components’ the form of shop proposed does not fall into the
Restricted Development Classification for the Zone.

7

City of Kensington & Norwood v DAC & Boscaini Investments Pty Ltd (1998) 70 SASR 471 at
p480.
8 DAC v A & V Contractors Pty Ltd [2011] SASCFC 21 at [78]
9 See Bleby J’s observations in Alexander v City of Marion [2010] SASC 86
10 See Remove All Rubbish v Salisbury (1989) 51 SASR 26 at 33
11 See Performance Outcomes 6.1 – 6.1 under that heading in the Rural Zone as it applies to the
land.
12 See Zone policies DTS/DPF under the heading of Land Use and Intensity.
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Based on that analysis there has clearly been a policy change in favour of the
development now proposed.
16

Unfortunately, the advocates for the commercial competitor have not discussed
the references to shops, tourism accommodation and functions centres as
discussed in 11 and 12 above in any significant way.

17

The representation then goes on to effectively assert the development will be SAV
unless it is located specifically in a Tourism Development Zone.

18

This assertion, with respect, misses all points. It misconstrues the Code and
ignores the relevant SAV test, noting again 14 and 15 above.

19

Further, it is understood the Tourist Development Zone in the Barossa Region has
already been fully developed. That, in itself, does not justify the development but
is a relevant factor in terms of development being economic and one that is
apparently needed in the Barossa area.13

20

Further the assertion completely ignores how the overall development is treated in
the new Code provisions and indeed how the ‘individual components’ of the
development have been treated via the Code.
Effectively what is being asserted is the Code provisions are mandatory. It is
axiomatic and well established law that no provisions in the Development Plan is
mandatory. For reasons discussed above, that body of jurisprudence will
inevitably equally apply to Code provisions. In other words, compliance with all of
the Code will not be mandatory, nor full compliance with the Overlays etc
introduced via the Code. The Code contains desired planning outcomes expressed
as Desired Outcomes and Performance Outcomes. As such, they are not
mandatory in their application.

21

I also note your comments
While the proposal does not involve primary production, it will contribute to
the
prosperity of South Australia, and the Barossa Region in particular, by
encouraging tourists to stay longer, with the provision of higher quality
accommodation within the Region.14
Properly understood your comment reinforces primary production in the Barossa
Region by promoting tourist facilities creating further demand for primary produce
including wines and foods to be produced from the Region.

22

13
14

Clearly the Rural Zone does not prohibit this form of development (like one would
expect if it were to be SAV) or contain direct discouragement of the overall
development. In fact the Zone expressly envisages shops, tourism accommodation
and functions centres!

See discussion at 7.16 of your report and in particular p 45/46
Under the heading 7.1 Rural Zone Page 8
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Planning judgement based on fact and degree
23

The Impact Corporation Case15 provides a useful guide for the exercise of planning
judgement where there is a departure from a particular policy16. Not all of the
criteria from the Impact Corporation Case are relevant to this proposal but those
that are include the following matters.
23.1 The language of the policy is not direct but contemplates some flexibility in
approach. Critically here the PO as sought/desired in the Zone use language
which is clearly permissive of the ‘individual components’ of the
development17;
23.2 The evident purpose and objective of the policy is to ensure that the Zone
remains primarily for rural but also expressly provides a mix of non-rural uses
including specifically elements of the development as ‘described’ by the
Council including the shops and tourist accommodation. The desirability of
those uses raises also locational issues. The proposed location is not
inconsistent with that essential policy underpinning the zone (see footnote
16 above) ie the land is on the edge of town, is on a main road, has few direct
neighbours noting many of the neighbours do not use their land for rural uses
i.e., chocolate making factory/shop, some residential type uses on the
eastern (other) side of the road, a winery (wine processing plant), the almost
adjacent On the Run facility to mention but a few. Further, the zoning of
nearby land is not all exclusively Rural;
23.3 The policy contemplates degrees of compliance by the zone provisions. The
proposal is generally consistent particularly at the macro scale (see
discussion above);
23.4 The proposal is generally consistent with other outcomes and purposes of
the Zone as detailed in your report accompanying the application;
23.5 There is no apparent adverse impact on the planning objectives/outcomes of
the Zone by reason of the location of this proposal on this side of the road
noting nearby uses as listed above, the long standing limited/non-economic
use of the land, the zoning of nearby land; and
23.6 Non-compliance with the policy in this case is not likely to encourage other
similar in the Zone particularly given the locational aspects of the land.
Further the Code has created a new suite of policies under the PDI Act.

24

In addition to the matters set out above, other matters relevant to the planning
judgement about this proposal include 24.1 It is generally appropriate to locate a facility such as this on a major/arterial
road.

15

Town of Gawler v Impact Investment Corporation Pty Ltd [2007] SASC 356.
Particularly the criteria at [81].
17
See PO 6.2 (shops) 6.4 (tourist accommodation - PO 6.4 Tourist accommodation proposed in
a new building or buildings is sited, designed and of a scale that maintains a pleasant rural
character and amenity), 6.5 and 6.6 (function centres) for the Zone
16
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24.2 The proposed development will be located on a highly accessible and
conveniently located site in Tanunda.
24.3 Murray Street (Barossa Valley Way) is a dominant feature of the locality and
is a relevant consideration in assessing the application. As stated by the
ERD Court in Morrow & Anor v City of Mitcham [1997] SAERDC 366:
“Perhaps the most dominant feature of the locality is Cross Road itself
- a major, four lane arterial road carrying in excess of 23,000 vehicles
per day…..Cross Road has an impact upon the locality. It constitutes
a significant non-residential use within the locality. It detracts
from both the residential character and amenity of the locality. It
is a major arterial road within Metropolitan Adelaide. The advertising
which may be acceptable on such a road may well be significantly
different to that which may be acceptable in residential streets within
the same locality.” (my emphasis)
The jurisprudence that arises from that discussion applies to this fact
scenario.
24.4 The documents indicate there are no significant traffic related issues noting
the discussion in your report and the report from Phil Weaver & Associates
Traffic Engineers.
24.5 The zoning of the land and nearby land is also a relevant factor. As Jacobs
J in McMillan v City of Salisbury commented:
“The characteristics of a “zone” are not necessarily the same
throughout its whole area and the achievement of the objectives of
a zone may simply not be possible, not only by reason of existing
non-conforming uses, but by reason of the geographical relationship
of the zone to other zones.”18
24.6 Finally as Besanko J observed in City of Unley v Hall 2002 EDLR 491 at para
54:
The decision in City of Mitcham v Freckmann and Ors does not
suggest that a conclusion that the proposed development is not
consistent with the overall intent, purpose and desired character of
the zone is necessarily decisive of the matter. There may be a
number of other relevant factors. For example, the existing
characteristics of the land may mean the objectives and principles
of development control have very little relevance. Further, the
proposed development must be judged in its historical and factual
context. (emphasis added)
Advancement of the social and economic interests of the community
25

18
19

As mentioned above, the judgment as to whether a proposal is SAV must be made
in the context of the Code and the PDI Act noting that one of the objectives of the
PDI Act is to advance the social and economic interests of the community. 19

(1990) 69 LGRA 359;
See Sec 14 of the PDI Act entitled Principles of good planning and the objects including
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26

Your report, as discussed, at 20 above also sets out that the proposal will advance
the social and economic objectives of the community as desired by the PDI Act.

Credible expert reports
27

Further, and as the Supreme Court observed in Alexander v City of Marion20, the
authority is entitled to act on the basis of credible expert reports before it to the
effect that the proposal is not SAV. Not only the existence of, but the contents of,
such detailed reports prepared by experienced, qualified and credible experts
provide a clear basis to support such a conclusion.

28

If there is credible evidence to the effect that a proposal is not SAV with the Code
from well-credentialed experts (as there is in this matter) it must logically be open
to a relevant authority to act on that evidence.

Conclusion
The issue of whether the proposal is SAV with the Code is a “value judgment” for the
relevant authority (the Council) to determine. It is not a legal issue. Provided the “value
judgment” has a rational basis or is not affected by some other form of jurisdictional error,
it would not be disturbed.
The matters recited above can be taken into account by the CAP to properly conclude
that the proposal is not seriously at variance.
Yours faithfully

George Manos
BOTTEN LEVINSON
Mob: 0400 726543
Email: gm@bllawyers.com.au

(f) investment facilitation principles as follows:
(i) planning and design should be …strengthening the economic prosperity of the State and
facilitating proposals that foster employment growth;
(ii) the achievement of good planning outcomes … facilitated by coordinated approaches that
promote public and private investment towards common goals;
20 [2010] SASC 86
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7.1

21008020 – 252 Murray Street, TANUNDA

ATTACHMENT 3

MOST RELEVANT PROVISIONS
PLANNING & DEVELOPMENT 2021.7 – 3 June 2021
CODE VERSION
ZONE

Rural

OVERLAYS

Character Preservation District
Hazards (Bushfire – Medium Risk)
Hazards (Flooding – Evidence Required)
Limited Land Division
Major Urban Transport Routes
Native Vegetation
Prescribed Water Resources Area
Traffic Generating Development
Water Protection Area
Water Resources

Character Preservation Act

Pursuant to Section 6(2) of the Character
Preservation (Barossa Valley) Act 2012, the
assessing officer has had regard to the objects of
the Act and, in determining this application,
whether it seeks to further the objects of the Act.
(1)

The objects of this Act are—
(a)

(b)

(c)
(d)

to recognise, protect and enhance
the special character of the district
while at the same time providing for
the economic, social and physical
well being of the community; and
to ensure that activities that are
unacceptable in view of their
adverse effects on the special
character of the district are
prevented from proceeding; and
to ensure that future development
does not detract from the special
character of the district; and
otherwise to ensure the preservation
of the special character of the
district.
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The proposal is generally in accordance with the character values of the
district, in particular the “tourism attributes of the district”.
Comment:

Relevant Planning & Development Code Provisions
Zones and Sub Zones
Rural Zone
DO1

DO2

A zone supporting the economic prosperity
of South Australia primarily through the
production, processing, storage and
distribution of primary produce, forestry and
the generation of energy from renewable
sources.
A zone supporting diversification of existing
businesses that promote value adding such
as industry, storage and warehousing
activities, the sale and consumption of
primary produce, tourist development and
accommodation.

Whilst the proposal will provide tourist development and
accommodation, it will not be in the form diversifying a primary production use of
the site.
Comment:

Land Use & Intensity
PO 1.1
The productive value of rural land
for a range of primary production
activities and associated value
adding, processing, warehousing
and distribution is supported,
protected and maintained

DTS/DPF 1.1
Development comprises one or more of the
following:
(a)
(s)
(v)

Advertisement
Shop
Tourist accommodation

Shop, tourist accommodation and advertisements are all envisaged uses
within the Zone and meet the designated performance feature.
Comment:

Siting & Design
PO 2.1

DTS/DPF 2.1

Development is provided with
suitable vehicle access.

Development is serviced by an all-weather
trafficable public road.

Development is serviced by The Barossa Valley Way and Burings Road
meeting the designated performance
feature.
Comment:

PO 2.2

DTS/DPF 2.2

Buildings are generally located on Buildings:
flat land to minimise cut and fill and
the associated visual impacts.
a)
are located on sites with a slope not
greater than 10% (1-in-10).

Agenda - Barossa Assessment Panel - 7 September 2021

187

3

b)

do not result in excavation and/or
filling of land greater than 1.5 metres
from natural ground level.

Site has a slope of 1 in 50 and will not resulting in cut and/or fill exceeding
1.5 metres meeting the designated performance feature.
Comment:

Shops, Tourism and Function Centres
PO 6.1

DTS/DPF 6.1

Shops are associated with an existing Shops:
primary production use or primary
production related value adding a)
are ancillary to and located on the
industry to support diversification of
same allotment or an adjoining
employment, provide services to
allotment
used
for
primary
visitors and showcase local and
production or primary production
regional products
related value adding industries.
b)
offer for sale or consumption
produce or goods that are primarily
sourced,
produced
or
manufactured
on
the
same
allotment or
c)
adjoining allotments
d)
have a gross leasable floor area not
exceeding 100 sqm or 250 sqm in the
case of a cellar door.
e)
have an area for the display of
produce or goods external to a
building not exceeding 25 sqm.
the proposed shops are not associated with an existing primary
production use. The applicant does advise that the shops will be for the sale of
Barossa Valley produce and a specialised tourist shop selling authentic Australian
products, hiring bikes and providing local tourist information.
Comment:

PO 6.2

DTS/DPF 6.2

Shops that are proposed in new Shops in new buildings:
buildings are sited, designed and of
a scale that maintains a pleasant a)
are set back from all allotment
rural character and amenity.
boundaries by at least 40 metres.
b)
are not sited within 100 metres of a
sensitive receiver in other ownership.
c)
have a building height that does not
exceed 9 metres above natural
ground level.
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Shops are setback at least 40 metres from all allotment boundaries and
are not sited within 100 metres of a sensitive receiver, none have a building height
exceeding 9 metres, they meet the designated performance feature.
Comment:

PO 6.3

DTS/DPF 6.3

Tourist accommodation is associated Tourist accommodation:
with the primary use of the land for
primary production or primary a)
Is ancillary to and located on the
production related value adding
same allotment or an adjoining
industry to enhance and provide
allotment
used
for
primary
authentic visitor experiences.
production or primary production
related value adding industry.
b)
in relation to the area used for
accommodation:
i.
where in a new building, does
not exceed a total floor area of
100 sqm
ii.
where in an existing building,
does not exceed a total floor
area of 150 sqm
c)
does not result in more than one
facility being located on the same
allotment.
The proposed tourist accommodation is not ancillary to primary
production, or a primary production related value adding industry. The applicant
has acknowledged that no primary production is occurring on the site.
Comment:

PO 6.4

DTS/DPF 6.4

Tourist accommodation proposed in Tourist accommodation in new buildings:
a new building or buildings is sited,
designed and of a scale that a)
is set back from all allotment
maintains a pleasant rural character
boundaries by at least 40 metres.
and amenity.
b)
has a building height that does not
exceed 7 metres above natural
ground level.
The tourist accommodation is not being setback at least 40 metres from
all allotment boundaries, with the villas being located 20 metres from the western
boundary, none have a building height exceeding 7 metres, they meet the
designated performance feature.
Comment:

PO 6.5

DTS/DPF 6.5

Function centres are associated with Function centres:
the primary use of the land for
primary production or primary a)
are ancillary to and located on the
production related value adding
same allotment or an adjoining
industry.
allotment
used
for
primary
production or primary production
related value adding industry
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b)

do not result in more than 75 persons
for customer dining purposes.

The proposed function centre is not ancillary to primary production, or a
primary production related value adding industry.
The applicant has
acknowledged that no primary production is occurring on the site. The function
centre is proposed to have a capacity of 200 person.
Comment:

PO 6.6

DTS/DPF 6.6

Function centres are sited, designed Function centres:
and of a scale that maintains a
pleasant natural and rural character a)
are located on an allotment having
and amenity.
an area of at least 5ha
b)
are set back from all property
boundaries by at least 40 metres.
c)
are not sited within 100 metres of a
sensitive receiver in other ownership.
d)
have a building height that does not
exceed 9 metres above natural
ground level.
The site exceeds the 5ha, minimum and the function centre is proposed
to be located a minimum for 40 metres from all property boundaries. It is sited
greater than 100 metres from the nearest neighbouring sensitive receiver, and does
not exceed 9 metres above natural ground level. The development meets the
designated performance feature.
Comment:

Adaptive Reuse of Existing Buildings
PO 8.1
Adaptive reuse of existing buildings
for small-scale shops, offices, tourist
accommodation or ancillary rural
activities.

DTS/DPF 8.1
Development within an existing building is
for any of the following:
a)
b)
c)

A shop
office
tourist accommodation

The existing buildings on the site that are being retained will be used as
shop (café) and associated amenities. The development meets the designated
performance feature.
Comment:

Built Form & Character
PO 10.1

DTS/DPF 10.1

Large buildings are designed and site None are applicable
to reduce impacts on scenic and
rural vistas by:
a)

having substantial setbacks from
boundaries and adjacent public
roads.
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b)
c)

using low-reflective materials
and finishes that blend with the
surrounding landscape.
being located below ridgelines.

The buildings are proposed to have substantial setbacks from boundaries
and adjacent public roads with the smallest proposed setback being at least 20
metres and in most cases exceeding 40 metres. An extensive mix of low-reflective
external materials and finishes are proposed to be used. As the development is
effectively in the bottom of the valley, there are no nearby ridgelines. This
performance outcome is considered to have been met.
Comment:

Advertisements
PO 15.1

DTS/DPF 15.1

Freestanding advertisements that Freestanding advertisements:
identify the associated business
without creating a visually dominant a)
do not exceed 2 metres in height
element within the locality.
b)
do not have a sign face that exceeds
2 sqm per side.
Advertisements have been described in the planning report but have
not been included in any plans, as such advertisements will need to the subject of
an addition application. A condition of approval reflecting this requirement has
been added to the recommendation.
Comments:

Overlays
Character Preservation District Overlay
DO1
Recognise, protect and enhance the
special
character
of
Character
Preservation Districts.
DO2

The long term use of land outside of
townships for primary production and
associated value adding enterprises is
assured and promoted.

Comment: The

built form desired outcome appear to have been met. The primary
production desired outcome has not been met.
Built Form and Character
PO 2.1

DTS/DPF 2.1

Development occurring at the edge None are applicable
of townships is sympathetic to the
rural landscape and reinforces a
clear transition between townships
and
rural
landscape
through
measures including:
a)
b)

being of a low scale.
orientating
residential
development towards the
rural area.
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c) ensuring visual separation
from the rural area through
landscaping
and
road
reserves.
The development is sympathetic to the rural landscape and reinforces a
clear transition between townships and rural landscape by being of low scale,
having a large setback from property boundaries, grouping structures towards the
centre of the site and ensuring a large landscaping area around the buildings. The
development meets the designated performance feature
.
PO 2.3
DTS/DPF 2.3
Comments:

Adaptive re-use of rural structure and None are applicable
historic and/or character buildings
supports their preservation and
ongoing
contribution
to
the
landscape.
The existing dwelling, the stone barn, red brick outbuilding and one
galvanised iron shed will be retained and reused, preserving much of the historic
rural built form of the site. The development meets the designated performance
feature.
Comments:

Built Form & Character in the Rural Area
PO 3.1
DTS/DPF 3.1
Preservation of existing natural
features including topography,
watercourses and mature trees.

None are applicable

There is no notable existing natural features on the site, with all
vegetation except for one older gum tree being relatively recently planted. The
older gum tree near the centre of the site is proposed to be retained. The
development meets the designated performance feature.
Comments:

PO 3.2

DTS/DPF 3.2

Buildings and structures do not None are applicable
interrupt views of the skyline through
measures including being sited
below ridge lines.
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As previously detailed the buildings are all relatively low in scale and are
proposed to have substantial setbacks from boundaries and adjacent public roads
with the smallest proposed setback being at least 20 metres and in most cases
exceeding 40 metres. As the development is effectively in the bottom of the valley,
there are no nearby ridgelines, but the development is not expected to interrupt
views of the skyline. This performance outcome is considered to have been met.
Comments:

PO 3.3

DTS/DPF 3.3

Buildings and structures harmonise None are applicable
with the natural features of the
landscape and reinforce the rural
character through the use of muted,
neutral, non-reflective landscape
colours on external surfaces.
The buildings and structures harmonise with the natural features of the
landscape and reinforce the rural character through the use of muted, neutral,
non-reflective landscape colours on external surfaces. This performance outcome
is considered to have been met.
Comments:

PO 3.4

DTS/DPF 3.4

Large buildings and structures are None are applicable
sited and oriented to minimise their
visual bulk, particularly if close to
roads or in open settings where there
are no other buildings or mature trees
in close proximity.
As previously detailed the buildings are all relatively low in scale and are
proposed to have substantial setbacks from boundaries and adjacent public roads
with the smallest proposed setback being at least 20 metres and in most cases
exceeding 40 metres. This performance outcome is considered to have been met.
Comments:

PO 3.5

DTS/DPF 3.5

Buildings and structures are grouped None are applicable
to create compact clusters well set
back from public roads.
As previously detailed the buildings have a large setback from property
boundaries, grouping structures towards the centre of the site and ensuring a large
landscaping area around the buildings. This performance outcome is considered
to have been met.
Comments:

PO 3.6

DTS/DPF 3.6

Development mitigates the need for None are applicable
long, steep access roads that require
excessive grading or removal of
vegetation.
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The site has a 1 in 50 slope, no need for long, steep access roads that
require excessive grading or removal of vegetation. This performance outcome is
considered to have been met.
Comments:

Earthworks
PO 4.1
Excavation and filling of land is
limited to that associated with:

DTS/DPF 4.1
Excavation and/or filling of land is:
a)

a)
or
b)

minimising the visual impact
of buildings or structures.
construction of water storage
facilities.

b)

No greater than 1.5 metres from
natural ground level.
only undertaken in order to reduce
the visual impact of buildings or
structures or to construct water
storage facilities.

As previously detailed the site has a 1 in 50 slope, no need for excavation
or filling exceeding 1.5 metres. This performance outcome is considered to have
been met.
Comments:

Hazards (Bushfire – Medium Risk) Overlay
DO1
Development, including land division
responds to the medium level of bushfire risk
and potential for ember attack and radiant
heat by siting and designing buildings in a
manner that mitigates the threat and
impact of bushfires on life and property
taking into account the increased
frequency and intensity of bushfires as a
result of climate change.
DO2

Comments:

To facilitate access for emergency service
vehicles to aid the protection of lives and
assets from bushfire danger.
The desired outcomes for the development have both been met.

Siting
PO 1.1

DTS/DPF 1.1

Buildings and structures are located
away from areas that pose an
unacceptable bushfire risk as a result
of vegetation cover and type, and
terrain.
Development is suitably located away from unacceptable fire risk. This
performance outcome is considered to have been met.
Comments:
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Built Form
PO 2.1

DTS/DPF 2.1

Buildings and structures are designed None are applicable
and configured to reduce the
impact of bushfire through using
designs that reduce the potential for
trapping burning debris against or
underneath the building or structure,
or between the ground and building
floor
level
in
the
case
of
transportable buildings and buildings
on stilts.
Buildings and structures have been designed and configured to reduce
potential for trapping burning debris against or underneath the building or
structure. This performance outcome is considered to have been met.
Comments:

PO 2.2

DTS/DPF 2.2

Extensions to buildings, outbuildings Outbuildings and other ancillary structures
and other ancillary structures are are sited no closer than 6 metres from
sited and constructed using materials the habitable building.
to minimise the threat of fire spread
to
residential
and
tourist
accommodation
(including
boarding houses, hostels, dormitory
style
accommodation,
student
accommodation
and
Workers'
accommodation) in the event of
bushfire.
Modifications to existing buildings and structures have been designed
and configured to reduce potential for trapping burning debris against or
underneath the building or structure. This performance outcome is considered to
have been met.
Comments:

Habitable Buildings
PO 3.1

DTS/DPF 3.1

To minimise the threat, impact and None are applicable
potential exposure to bushfires on life
and property, residential and tourist
accommodation and habitable
buildings for vulnerable communities
(including boarding houses, hostels,
dormitory style accommodation,
student
accommodation
and
workers' accommodation) is sited on
the flatter portion of allotments away
from steep slopes.
As previously detailed the site is relatively flat with a 1 in 50 slope. This
performance outcome is considered to have been met.
Comments:
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PO 3.2

DTS/DPF 3.2

Residential, tourist accommodation
and
habitable
buildings
for
vulnerable communities (including
boarding houses, hostels, dormitory
style
accommodation,
student
accommodation
and
workers'
accommodation) is sited away from
vegetated areas that pose an
unacceptable bushfire risk.

Residential, tourist accommodation and
habitable
buildings
for
vulnerable
communities are provided with asset
protection zone(s) in accordance with (a)
and (b):
a)

b)

the asset protection zone has a
minimum width of at least:
I.
50 metres to unmanaged
grasslands.
II.
100 metres to hazardous
bushland vegetation.
the asset protection zone is
contained
wholly
within
the
allotment of the development.

Development is suitably located away from unacceptable fire risk. This
performance outcome is considered to have been met.
Comments:

PO 3.3

DTS/DPF 3.3

Residential, tourist accommodation None are applicable
and
habitable
buildings
for
vulnerable communities, (including
boarding houses, hostels, dormitory
style
accommodation,
student
accommodation
and
workers'
accommodation), has a dedicated
area available that is capable of
accommodating
a
bushfire
protection
system
comprising
firefighting equipment and water
supply in accordance with Ministerial
Building Standard MBS 008 Designated bushfire prone areas additional requirements.
The size of the proposed development and the fact that it is in a medium
risk bushfire area means that it will trigger Building Code bushfire and fire safety
requirements. This performance outcome is considered to have been met.
Comments:

Vehicle Access – Road, Driveways and Fire Tracks
PO 5.1
DTS/DPF 5.1
Roads
are
designed
and Roads:
constructed to facilitate the safe and
effective:
a)
are constructed with a formed,
all-weather surface.
a) access,
operation
and b)
have a gradient of not more than 16
evacuation
of
fire-fighting
degrees (1-in-3.5) at any point along
the road.
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b)

vehicles
and
emergency
personnel.
evacuation
of
residents,
occupants and visitors.

c)
d)
e)

f)

g)

h)

have a cross fall of not more than 6
degrees (1-in-9.5) at any point along
the road.
have a minimum formed road width
of 6 metres.
provide overhead clearance of not
less than 4 metres between the road
surface and overhanging branches or
other obstructions including buildings
and/or structures (Figure 1).
allow fire-fighting services (personnel
and vehicles) to travel in a continuous
forward movement around road
curves by constructing the curves with
a minimum external radius of 12.5
metres (Figure 2).
incorporating cul-de-sac endings or
dead end roads do not exceed 200
metres in length and the end of the
road has either:
i.
a turning area with a minimum
formed surface radius of 12.5
metre (Figure 3).
or
ii.
a 'T' or 'Y' shaped turning area
with a minimum formed surface
length of 11 metres and
minimum internal radii of 9.5
metres (Figure 4).
incorporate
solid,
all-weather
crossings over any watercourse that
support fire-fighting vehicles with a
gross vehicle mass (GVM) of 21
tonnes.

The site is accessed by a bituminised public road. The development
meets the designated performance feature.
Comments:

PO 5.2

DTS/DPF 5.2

Access to habitable buildings is Access is in accordance with (a) or (b):
designed and constructed to
facilitate the safe and effective:
a)
a clear and unobstructed vehicle or
pedestrian pathway of not greater
a) access,
operation
and
than 60 metres in length is available
evacuation
of
fire-fighting
between the most distant part of the
vehicles
and
emergency
habitable building and the nearest
personnel.
part of a formed public access road
b) evacuation
of
residents, b)
driveways
occupants and visitors.
i.
do not exceed 600 metres in
length
ii.
are constructed with a formed,
all-weather surface.
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iii.

iv.
v.
vi.

vii.

viii.

ix.

x.

are connected to a formed,
all-weather public road with the
transition area between the
road and driveway having a
gradient of not more than 7
degrees (1-in-8).
have a gradient of not more
than 16 degrees (1-in-3.5) at any
point along the driveway.
have a crossfall of not more than
6 degrees (1-in-9.5) at any point
along the driveway.
have a minimum formed width
of 3 metres (4 metres where the
gradient of the driveway is
steeper
than
12
degrees
(1-in-4.5))
plus
0.5
metres
clearance either side of the
driveway from overhanging
branches or other obstructions,
including
buildings
and/or
structures (Figure 1).
incorporate passing bays with a
minimum width of 6 metres and
length of 17 metres every 200
metres (Figure 5).
provide overhead clearance of
not less than 4 metres between
the driveway surface and
overhanging branches or other
obstructions, including buildings
and/or structures (Figure 1).
allow
fire-fighting
services
(personnel and vehicles) to
travel in a continuous forward
movement around driveway
curves by constructing the
curves with a minimum external
radius of 12.5 metres (Figure 2).
allow fire-fighting vehicles to
safely enter and exit an
allotment in a forward direction
by using a 'U' shaped drive
through
design
or
by
incorporating at the end of the
driveway either:
A.
a loop road around the
building.
or
B.
a turning area with a
minimum radius of 12.5
metres (Figure 3).
or
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C.

xi.

a 'T' or 'Y' shaped turning
area with a minimum
formed length of 11 metres
and minimum internal radii
of 9.5 metres (Figure 4).
incorporate
solid,
all-weather
crossings over any watercourse
that support fire-fighting vehicles
with a gross vehicle mass (GVM) of
21 tonnes.

The internal road network has been designed in accordance with the
designated performance feature requirements. The development meets the
designated performance feature.
Comments:

PO 5.3

DTS/DPF 5.3

Development does not rely on fire None are applicable
tracks as means of evacuation or
access for fire-fighting purposes
unless there are no safe alternatives
available.
The development does not rely on fire tracks as means of evacuation or
access for fire-fighting purposes. This performance outcome is considered to have
been met.
Comments:

Hazards – (Flooding – Evidence Required) Overlay
DO1
Development adopts a precautionary
approach to mitigate potential impacts on
people, property, infrastructure and the
environment from potential flood risk
through the appropriate siting and design
of development.
Comments:

The desired outcome for the development has been met.

Flood Resilience
PO 1.1
Development is sited, designed and
constructed to minimise the risk of
entry of potential floodwaters where
the entry of flood waters is likely to
result in undue damage to or
compromise ongoing activities within
buildings.

DTS/DPF 1.1
Habitable buildings, commercial and
industrial buildings, and buildings used for
animal keeping incorporate a finished floor
level at least 300mm above:
a) the highest point of top of kerb of the
primary street
or
b) the highest point of natural ground
level at the primary street boundary
where there is no kerb

As the site slopes away from Barossa Valley Way and the built form is a
significant distance from Barossa Valley way the proposed finished floor levels are
Comments:
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lower than Barossa Valley way, a preliminary stormwater management plan has
been submitted. Works & Engineering Services advise that conceptually it is sound
subject to further detail therefore stormwater management is listed as a reserved
matter in the recommendation. This performance outcome is considered to have
been met.
Major Urban Transport Routes Overlay
DO 1
Safe and efficient operation of Major Urban
Transport Routes for all road users.
DO 2
Provision of safe and efficient access to and
from Major Urban Transport Routes.
Comments:

The desired outcomes for the development have both been met.

Access - Safe Entry and Exit (Traffic Flow)
PO 1.1
DTS/DPF 1.1
Access is designed to allow safe An access point satisfies (a), (b) or (c):
entry and exit to and from a site to
meet the needs of development and c) where the development will result in
minimise traffic flow interference
over 7 dwellings, or is a non-residential
associated with access movements
land use:
along adjacent State Maintained
Roads.
i.
it will not result in more than one
access
point
servicing
the
development site.
ii.
vehicles can enter and exit the
site
using
left
turn
only
movements.
iii.
vehicles can enter and exit the
site in a forward direction.
iv.
vehicles can cross the property
boundary at an angle between
70 degrees and 90 degrees.
v.
have a width of between 6 metre
and 7 metre (measured at the site
boundary),
where
the
development is expected to
accommodate vehicles with a
length of 6.4 metres or less.
vi.
have a width of between 6
metres and 9 metres (measured
at the site boundary), where the
development is expected to
accommodate vehicles with a
length from 6.4 metres to 8.8
metres.
vii.
have a width of between 9
metres and 12 metres (measured
at the site boundary), where the
development is expected to
accommodate vehicles with a
length from 8.8 metres to 12.5
metres.
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viii.

provides
for
simultaneous
two-way vehicle movements at
the access;
A. with
entry
and
exit
movements for vehicles with
a length up to 5.2 metres
vehicles being fully within the
kerbside lane of the road.
and
B. with entry movements of 8.8
metres
vehicles
(where
relevant) being fully within the
kerbside lane of the road and
the exit movements of 8.8
metres vehicles do not cross
the centreline of the road.

The proposed access point to Barossa Valley Way meets c), i, ii, iii, iv, v,
vi & viii. Larger vehicles are expected to access the site via the Burings Road
access. The development meets the designated performance feature.
.Comments:

Access – On-Site Queuing
PO 2.1

DTS/DPF 2.1

Sufficient accessible on-site queuing An access point in accordance with one of
adjacent to access points is provided the following:
to meet the needs of development
so that all vehicle queues can be c) will service, or is intended to service,
contained fully within the boundaries
development that will generate less (sic
of the development site, to minimise
appears that it should say more) than
interruption
of
the
functional
60 vehicle movements per day and:
performance of the road and
maintain safe vehicle movements.
i. is expected to be serviced by
vehicles with a length greater than
a 6.4 metres small rigid vehicle.
ii. there are no internal driveways,
intersections, parking spaces or
gates within 6 metres of the access
point (measured from the site
boundary into the site).
iii. any termination of, or change in
priority of movement within the
main car park aisle is located far
enough into the site so that the
largest vehicle expected on-site
can store fully within the site before
being required to stop.
iv. all parking or manoeuvring areas
for commercial vehicles are
located a minimum of 12 metres or
the length of the largest vehicle
expected on site from the access
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(measured from the site boundary
into the site).
The proposed access point to Barossa Valley Way meets c), i, ii, iii & iv.
The development meets the designated performance feature.
Comments:

Access – Location (Spacing) – Existing Access Points
PO 3.1
DTS/DPF 3.1
Existing access points designed to An existing access point satisfies (a), (b) or
accommodate the type and volume (c):
of traffic likely to be generated by
the development.
b)
it is not located on a Controlled
Access Road and will not service
development that will result in a larger
class of vehicle expected to access
the site using the existing access.
The proposed access point to Barossa Valley Way meets b).
development meets the designated performance feature.
Comments:

The

Access – Mud and Debris
PO 6.1

DTS/DPF 6.1

Access
points
constructed
to
minimise mud or other debris being
carried or transferred onto the road
to ensure safe road operating
conditions.

Where the road has an unsealed shoulder
and the road is not kerbed the access way
is sealed from the edge of seal on the road
for a minimum of 10 metres or to the
property boundary (whichever is closer).

The proposed access point is to be sealed from the edge of seal on the
road for a minimum of 10 metres. The development meets the designated
performance feature.
Comments:

Access - Stormwater
PO 7.1

PS/DPF 7.1

Access points designed to minimise Development does not:
negative impact on roadside
drainage of water.
a) decrease the capacity of an existing
drainage point.
b) restrict or prevent the flow of
stormwater to an existing drainage
point and system.
The proposed access point will not impact upon any existing drainage
points. The development meets the designated performance feature.
Comments:
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Native Vegetation Overlay
DO 1
Areas of native vegetation are
protected, retained and restored in
order
to
sustain
biodiversity,
threatened species and vegetation
communities,
fauna
habitat,
ecosystem services, carbon storage
and amenity values.
Comments:

The desired outcome for the development has been met.

Prescribed Water Resources Area Overlay
DO 1
Sustainable water use in prescribed surface
water resources areas maintains the health
and natural flow paths of water courses.
Comments:

PO 1.1

The desired outcome for the development has been met.
DTS/DPF 1.1

All development, but in particular Development satisfies either of the
development involving any of the following:
following:
a) the applicant has a current water
a)
horticulture
licence in which sufficient spare
b)
activities requiring irrigation
capacity exists to accommodate the
c)
aquaculture
water needs of the proposed use.
d)
industry
or
e)
intensive animal husbandry
b) the proposal does not involve the
f)
commercial forestry
taking of water for which a licence
would be required under the
has a lawful, sustainable and reliable
Landscape South Australia Act 2019.
water supply that does not place
undue strain on water resources in
prescribed surface water areas.
All water for the development will be sourced either from mains water or
roof rainfall runoff. The development meets the designated performance feature.
Comments:

Traffic Generating Development Overlay
DO 1
Safe and efficient operation of Urban
Transport Routes and Major Urban Transport
Routes for all road users.
DO 2

Comments:

Provision of safe and efficient access to and
from urban transport routes and major
urban transport routes.
The desired outcomes for the development have been me.

t
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Traffic Generating Development
PO 1.1
Development designed to minimise
its potential impact on the safety,
efficiency
and
functional
performance
of
the
State
Maintained Road network.

DTS/DPF 1.1
Access is obtained directly from a State
Maintained Road where it involves any of
the following types of development:
b)
c)

commercial development with a gross
floor area of 10,000 sqm or more.
retail development with a gross floor
area of 2,000 sqm or more.

Access will be obtained directly from a State Maintained Road. The
development meets the designated performance feature.
Comments:

PO 1.2

DTS/DPF 1.2

Access points sited and designed to Access is obtained directly from a State
accommodate the type and volume Maintained Road where it involves any of
of traffic likely to be generated by the following types of development:
development.
b) commercial development with a gross
floor area of 10,000 sqm or more.
c) retail development with a gross floor
area of 2,000 sqm or more.
Access will be obtained directly from a State Maintained Road. The
development meets the designated performance feature.
Comments:

PO 1.3

DTS/DPF 1.3

Sufficient accessible on-site queuing
provided to meet the needs of the
development so that queues do not
impact on the State Maintained
Road network.

Access is obtained directly from a State
Maintained Road where it involves any of
the following types of development:
b)
c)

commercial development with a gross
floor area of 10,000 sqm or more.
retail development with a gross floor
area of 2,000 sqm or more.

Access will be obtained directly from a State Maintained Road. The
development meets the designated performance feature.
Comments:

Water Protection Area Overlay
DO 1

Safeguard South Australia's public water
supplies and ecologically significant areas
by protecting regionally and locally
significant surface and underground water
resources in Water Protection Areas from
pollution. This includes considering adverse
water quality impacts associated with
projected reductions in rainfall and warmer
air temperatures as a result of climate
change.
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Comments:

The desired outcome for the development has been met.

Land Use
PO 1.1

DTS/DPF 1.1

Development with potential to Development does not involve any one or
expose the water supply role of the combination of the following:
Water Protection Area to significant
adverse water quality risk is avoided a)
fuel depot
to maintain the long term function of b)
intensive animal husbandry
the Water Protection Area.
c)
special industry
d)
stock slaughter works
e)
timber preservation works
The development does not involve any of the listed uses.
development meets the designated performance feature.
Comments:

Groundwater
PO 2.1

The

DTS/DPF 2.1

Groundwater
resources
are None are applicable
protected from pollution by ensuring
development does not:
a)
b)

generate or dispose of waste in
a manner that would pollute
water resources.
involve the storage or disposal of
chemicals
or
hazardous
substances in a manner that
would pose a risk to water
supplies.

The development will not generate or dispose of waste in a manner that
would pollute water resources, will not involve the storage or disposal of chemicals
or hazardous substances. The development meets the performance outcome.
Comments:

PO 2.2

DTS/DPF 2.2

Groundwater
catchment
and None are applicable
recharge
characteristics
are
safeguarded
by
ensuring
development:
a) retains and protects areas of
native vegetation.
b) does not inhibit the potential of
an aquifer to recharge.
There are no areas of native vegetation to retain, approximately 20% of
the site will become impervious to water allowing water permeation to continue on
80% of the site. The development meets the performance outcome.
Comments:
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Wastewater
PO5.1

DTS/DPF 5.1

Wastewater
generating
development
utilises
existing
communal
wastewater
management infrastructure to avoid
on-site disposal.

Development (including land division) that
generates wastewater is connected to
sewerage or community wastewater
management systems with sufficient
hydraulic capacity to accept the inflow.

Waste water disposal method has not been finalised with the developer
exploring options, waste water disposal method is listed as a reserved matter. The
development meets the designated performance feature.
Comment:

PO 5.2

DTS/DPF 5.2

Development
that
generates On-site wastewater treatment systems
wastewater which cannot be comply with:
disposed of via sewerage or
community
wastewater a) the ‘Onsite Wastewater Systems
management systems, is designed
Code’.
and of a scale that will enable on-site
or
wastewater treatment and disposal b) AS/NZS 1547:
On-site domestic
in accordance with relevant health
wastewater management and the
and environmental requirements.
South Australian amendments to
AS/NSZ 1547 as outlined in section 9.2 of
the ‘Onsite Wastewater Systems
Code’.
Waste water disposal method has not been finalised with the developer
exploring options, waste water disposal method is listed as a reserved matter. The
development meets the designated performance feature.
Comment:

Water Resources Overlay
DO 1

DO 2

Comments:

PO 1.1

Protection of the quality of surface waters
considering adverse water quality impacts
associated with projected reductions in
rainfall and warmer air temperatures as a
result of climate change.
Maintain the conveyance function and
natural flow paths of watercourses to assist
in the management of flood waters and
stormwater runoff.

The desired outcomes for the development have been met.
DTS/DPF 1.1

Watercourses and their beds, banks, None are applicable
wetlands and floodplains (1% AEP
flood extent) are not damaged or
modified and are retained in their
natural
state,
except
where
modification is required for essential
access or maintenance purposes.
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No watercourses, their beds, banks, wetlands and floodplains will not be
damaged or modified in any way. The development meets the performance
outcome.
Comments:

PO 1.2

DTS/DPF 1.2

Development avoids interfering with None are applicable
the existing hydrology or water
regime of swamps and wetlands
other than to improve the existing
conditions
to
enhance
environmental values.
The development does not interfere with the existing hydrology or water
regime of any swamps or wetlands. The development meets the performance
outcome.
Comments:

PO 1.9

DTS/DPF 1.9

Dams, water tanks and diversion None are applicable
drains are located and constructed
to maintain the quality and quantity
of
flows
required
to
meet
environmental and downstream
needs.
No dams or water diversion harvesting is proposed. The development
meets the performance outcome.
Comments:

General Development Policies
Clearance from Overhead Powerlines
DO 1
Protection of human health and safety
when undertaking development in the
vicinity
of
overhead
transmission
powerlines.
Comments:

PO 1.1

The desired outcome for the development has been met.
DTS/DPF 1.1

Buildings are adequately separated One of the following is satisfied:
from aboveground powerlines to
minimise potential hazard to people a) A declaration is provided by or on
and property.
behalf of the applicant to the effect
that the proposal would not be
contrary to the regulations prescribed
for the purposes of section 86 of the
Electricity Act 1996.
b) There are no aboveground powerlines
adjoining the site that are the subject
of the proposed development.
A declaration has been provided.
performance outcome.
Comments:

The development meets the

Agenda - Barossa Assessment Panel - 7 September 2021

207

23

Design
DO 1

Development is:
a) contextual
by
considering,
recognising and carefully responding
to its natural surroundings or built
environment and positively contributes
to the character of the immediate
area.
b) durable - fit for purpose, adaptable
and long lasting.
c) inclusive - by integrating landscape
design to optimise pedestrian and
cyclist usability, privacy and equitable
access, and promoting the provision of
quality spaces integrated with the
public realm that can be used for
access and recreation and help
optimise security and safety both
internally and within the public realm,
for occupants and visitors.
d) sustainable - by integrating sustainable
techniques into the design and siting of
development and landscaping to
improve community health, urban
heat,
water
management,
environmental
performance,
biodiversity and local amenity and to
minimise energy consumption.

All development
External Appearance
PO 1.1

DTS/DPF 1.1

Buildings reinforce corners through None are applicable
changes in setback, articulation,
materials, colour and massing
(including height, width, bulk, roof
form and slope).
This provision contradicts the desires of the Character Preservation
Overlay in that we do not wish to see the corner reinforced by built form given the
rural location.
Comment:

PO 1.3

DTS/DPF 1.3

Building elevations facing the None are applicable
primary street (other than ancillary
buildings) are designed and detailed
to convey purpose, identify main
access points and complement the
streetscape.
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Whilst numerous buildings have been proposed and the facades are
well articulated, the building and internal road layout mean that the site is readily
readable and access points are easily identified. The development meets the
performance outcome.
Comments:

PO 1.4

DTS/DPF 1.4

Plant, exhaust and intake vents and Development does not incorporate any
other
technical
equipment
is structures that protrude beyond the
integrated into the building design to roofline.
minimise visibility from the public
realm and negative impacts on
residential amenity by:
a) positioning
plant
and
equipment
in
unobtrusive
locations viewed from public
roads and spaces.
b) screening rooftop plant and
equipment from view.
c) when located on the roof of
non-residential
development,
locating
the
plant
and
equipment as far as practicable
from adjacent sensitive land
uses.
The kitchen has a quite low built form between two taller sections of the
building, with a single pitch roof sloping away from the front façade with the
exhausts etc located behind that roofline. The service area is to be located
approximately 165 metres from the closest sensitive use. The development meets
the designated performance feature.
Comments:

PO 1.5

DTS/DPF 1.5

The negative visual impact of None are applicable
outdoor
storage,
waste
management, loading and service
areas is minimised by integrating
them into the building design and
screening them from public view
(such as fencing, landscaping and
built form) taking into account the
form of development contemplated
in the relevant zone.
The service area is located behind the kitchen area and is substantially
shielded from view by other buildings. The service area is to be located
approximately 165 metres from the closest sensitive use. The development meets
the performance outcome.
Comment:
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Safety
PO 2.1

DTS/DPF 2.1

Development
maximises None are applicable
opportunities for passive surveillance
of the public realm by providing
clear lines of sight, appropriate
lighting and the use of visually
permeable
screening
wherever
practicable.
The development is significantly set back from the public realm but
windows, carparking and walking/riding path distribution maximise opportunities
for passive surveillance of the public realm. The development meets the
performance outcome.
Comment:

PO 2.2

DTS/DPF 2.2

Development
is
designed
to None are applicable
differentiate public, communal and
private areas.
Setbacks and rural style fence assist with the differentiation between
public and communal areas, no external private areas have been included. The
development meets the performance outcome.
Comment:

PO 2.3

DTS/DPF 2.3

Buildings are designed with safe, None are applicable
perceptible and direct access from
public street frontages and vehicle
parking areas.
As previously discussed, whilst numerous buildings have been proposed
the facades designs and internal road layout mean that the site is readily readable
and access points are easily identified. The development meets the performance
outcome.
Comments:

PO 2.4

DTS/DPF 2.4

Development at street level is None are applicable
designed to maximise opportunities
for passive surveillance of the
adjacent public realm.
As previously discussed, the development is significantly set back from
the public realm but windows, carparking and walking/riding path distribution
maximise opportunities for passive surveillance of the public realm.
The
development meets the performance outcome.
Comment:
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PO 2.5

DTS/DPF 2.5

Common areas and entry points of None are applicable
buildings (such as the foyer areas of
residential
buildings),
and
non-residential land uses at street
level, maximise passive surveillance
from the public realm to the inside of
the building at night.
The development is significantly set back from the public realm reducing
the opportunity for night surveillance, but pedestrian and carpark lighting around
the site will assist with passive surveillance at night. The development meets the
performance outcome.
Comment:

Landscaping
PO 3.1
Soft landscaping and tree planting is
incorporated to:
a)
b)
c)
d)
e)

DTS/DPF 3.1
None are applicable

minimise heat absorption and
reflection
maximise shade and shelter
maximise stormwater infiltration
enhance the appearance of
land and streetscapes
contribute to biodiversity

Approximately 20% of the site will be sealed, the remaining area will retain
its existing oft landscaping as well as include new planting. The development
meets the performance outcome.
Comment:

PO 3.2

DTS/DPF 3.2

Soft landscaping and tree planting None are applicable
maximises the use of locally
indigenous
plant
species,
incorporates plant species best
suited to current and future climate
conditions and avoids pest plant and
weed species.
Soft landscaping includes a mix of locally indigenous plant species and
plant species best suited to current and future climate conditions (such as vines)
and avoids pest plant and weed species.
The development meets the
performance outcome.
Comment:

Environmental Performance
PO 4.1

DTS/DPF 4.1

Buildings are sited, oriented and None are applicable
designed to maximise natural
sunlight access and ventilation to
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main activity areas, habitable rooms,
common areas and open spaces.
The buildings have been designed to maximise natural sunlight and
ventilation access as well as provide passive privacy between accommodation
rooms and activity areas. The development meets the performance outcome.
Comment:

PO 4.2

DTS/DPF 4.2

Buildings are sited and designed to None are applicable
maximise passive environmental
performance and minimise energy
consumption and reliance on
mechanical systems, such as heating
and cooling.
The buildings have been designed to maximise natural sunlight and
ventilation access with the accommodation wings being north/south orientated
some rooms will be better suited to summer (south facing) and other rooms better
suited for winter (north facing). The development meets the performance
outcome.
Comment:

PO 4.3

DTS/DPF 4.3

Buildings
incorporate
climate None are applicable
responsive techniques and features
such as building and window
orientation, use of eaves, verandahs
and shading structures, water
harvesting, at ground landscaping,
green walls, green roofs and
photovoltaic cells.
As previously detailed the buildings have been designed to maximise
natural sunlight and ventilation access with the accommodation, also includes use
of eaves, verandahs and shading structures, water harvesting, at ground
landscaping. The development meets the performance outcome.
Comment:

Water Sensitive Design
PO 5.1

DTS/DPF 5.1

Development is sited and designed None are applicable
to maintain natural hydrological
systems
without
negatively
impacting:
a)
b)
c)

the quantity and quality of
surface
water
and
groundwater.
the depth and directional flow
of
surface
water
and
groundwater.
the quality and function of
natural springs.
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As previously discussed a preliminary stormwater management plan has
been submitted. Works & Engineering Services advise that conceptually it is sound
subject to further detail therefore stormwater management is listed as a reserved
matter in the recommendation. This performance outcome is considered to have
been met.
Comments:

On-site Waste Treatment Systems
PO 6.1

DTS/DPF 6.1

Dedicated on-site effluent disposal Effluent disposal drainage areas do not:
areas do not include any areas to be
used for, or could be reasonably a) encroach within an area used as
foreseen to be used for, private open
private open space or result in less
space, driveways or car parking.
private open space than that specified
in Design Table 1 - Private Open Space.
b) use an area also used as a driveway.
c) encroach within an area used for
on-site car parking or result in less
on-site car parking than that specified
in Transport, Access and Parking Table
1 - General Off-Street Car Parking
Requirements or Table 2 - Off-Street Car
Parking Requirements in Designated
Areas.
As previously discussed, the waste water disposal method has not been
finalised with the developer exploring options, waste water disposal method is listed
as a reserved matter. The development meets the designated performance
feature.
Comment:

Carparking Appearance
PO 7.2

DTS/DPF 7.2

Vehicle
parking
areas
are None are applicable
appropriately located, designed
and constructed to minimise impacts
on adjacent sensitive receivers
through measures such as ensuring
they are attractively developed and
landscaped, screen fenced and the
like.
PO 7.3

DTS/DPF 7.3

Safe, legible, direct and accessible None are applicable
pedestrian
connections
are
provided between parking areas
and the development.
PO 7.4

DTS/DPF 7.4

Street level vehicle parking areas None are applicable
incorporate tree planting to provide

Agenda - Barossa Assessment Panel - 7 September 2021

213

29

shade and reduce solar
absorption and reflection.
PO 7.5

heat
DTS/DPF 7.5

Street
level
parking
areas None are applicable
incorporate soft landscaping to
improve visual appearance when
viewed from within the site and from
public places.
PO 7.6

DTS/DPF 7.6

Vehicle
parking
areas
and None are applicable
associated
driveways
are
landscaped to provide shade and
positively contribute to amenity.
PO 7.7

DTS/DPF 7.7

Vehicle parking areas and access None are applicable
ways
incorporate
integrated
stormwater
management
techniques such as permeable or
porous surfaces, infiltration systems,
drainage swales or rain gardens that
integrate with soft landscaping.
Vehicle parking areas have been appropriately designed, with parking
being located in convenient locations to the respective uses. Larger trees are
proposed to be planted within the vicinity of the car parking areas to assists with
shade and the stormwater management of the car parks is included in the overall
stormwater management plan. The performance outcomes are considered to
have been met.
Comments:

Earthworks and Sloping Land
PO 8.1

DTS/DPF 8.1

Development,
including
any Development does not involve any of the
associated driveways and access following:
tracks, minimises the need for
earthworks to limit disturbance to a) excavation exceeding a vertical
natural topography.
height of 1 metre
b) filling exceeding a vertical height of 1
metre
c) a total combined excavation and
filling vertical height of 2 metre or more.
As previously discussed, the site is quite flat at 1 in 50, cut and fill will not
exceed these maximum levels.
The development meets the designated
performance feature.
Comment:
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PO 8.2

DTS/DPF 8.2

Driveways and access tracks are Driveways and access tracks on sloping
designed and constructed to allow land (with a gradient exceeding 1 in 8)
safe and convenient access on satisfy (a) and (b):
sloping land (with a gradient
exceeding 1 in 8).
a) do not have a gradient exceeding 25%
(1-in-4) at any point along the
driveway.
b) are constructed with an all-weather
trafficable surface.
As previously discussed, the site is quite flat at 1 in 50, cut and the
driveways/access roads will be of all-weather trafficable surface and will not
exceed a gradient of 1 in 4. The development meets the designated performance
feature.
Comment:

PO 8.5

DTS/DPF 8.5

Development does not occur on None are applicable
land at risk of landslip nor increases
the potential for landslip or land
surface instability.
The land is not at risk of slip. The performance outcomes are considered
to have been met.
Comments:

Fences and Walls
PO 9.1

DTS/DPF 9.1

Fences, walls and retaining walls are None are applicable
of sufficient height to maintain
privacy
and
security
without
unreasonably impacting the visual
amenity and adjoining land’s access
to sunlight or the amenity of public
places.
As previously discussed, the development is significantly set back from
the adjoining properties and the public realm with open, rural style fencing along
the boundaries. It will not unreasonably impact the visual amenity and adjoining
land’s access to sunlight or the amenity of public places. The development meets
the performance outcome.
Comment:

PO 9.2

DTS/DPF 9.2

Landscaping incorporated on the
low side of retaining walls is visible
from public roads and public open
space to minimise visual impacts.

A vegetated landscaped strip 1 metre wide
or more is provided against the low side
of a retaining wall.

The existing vegetated buffer is proposed to be retained adjoining the
property boundaries. The development meets the performance outcome.
Comment:
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Water Sensitive Development
PO 31.1

DTS/DPF 31.1

Development likely to result in None are applicable
significant risk of export of litter, oil or
grease
includes
stormwater
management systems designed to
minimise
pollutants
entering
stormwater.
The development is not likely to result in significant risk of export of litter,
oil or grease, with pollution control devices to be incorporated within the
stormwater management system, and a service area enclosure for litter control The
development meets the performance outcome.
Comment:

PO 31.2

DTS/DPF 31.2

Water
discharged
from
a None are applicable
development site is of a physical,
chemical and biological condition
equivalent to or better than its
pre-developed state.
The stormwater management scheme will ensure that water discharged
is of a physical, chemical and biological condition equivalent to or better than its
pre-developed state. The development meets the performance outcome.
Comment:

Wash-down and Waste Loading and Unloading
PO 32.1
DTS/DPF 32.1
Areas for activities including loading None are applicable
and unloading, storage of waste
refuse bins in commercial and
industrial
development
or
wash-down areas used for the
cleaning of vehicles, vessels, plant or
equipment are:
a) designed
to
contain
all
wastewater likely to pollute
stormwater within a bunded
and roofed area to exclude the
entry
of
external
surface
stormwater run-off.
b) paved with an impervious
material to facilitate wastewater
collection.
c) of sufficient size to prevent
'splash-out' or 'over-spray' of
wastewater
from
the
wash-down area.
d) designed to drain wastewater to
either:

Agenda - Barossa Assessment Panel - 7 September 2021

216

32

i.

ii.

a treatment device such as
a
sediment trap and
coalescing
plate
oil
separator with subsequent
disposal to a sewer, private
or Community Wastewater
Management Scheme.
or
a holding tank and its
subsequent removal off-site
on a regular basis.

No wash down areas are proposed but the service area and loading
areas are to be suitably surfaced and contained to avoid stormwater pollution. The
development meets the performance outcome.
Comment:

Interface between Land Uses
DO 1

Development is located and designed to
mitigate adverse effects on or from
neighbouring and proximate land uses.

The interface between land uses has been considered. The development
meets the desired outcome.
Comment:

General Land Use Compatibility
PO 1.1

DTS/DPF 1.1

Sensitive receivers are designed and None are applicable
sited to protect residents and
occupants from adverse impacts
generated by lawfully existing land
uses (or lawfully approved land uses)
and land uses desired in the zone.
There are existing vineyards and a number of existing wineries within 500
metres of the proposed development. The development will provide the
opportunity for occupants to close doors, windows and curtains/blinds and rely on
mechanical ventilation to reduce any potential noise and light impacts. The
development meets the performance outcome.
Comment:

PO 1.2

DTS/DPF 1.2

Development adjacent to a site None are applicable
containing a sensitive receiver (or
lawfully approved sensitive receiver)
or zone primarily intended to
accommodate sensitive receivers is
designed to minimise adverse
impacts.
The closest sensitive receiver is located at 41 Burings Road, whilst located
just over 20 metres from the closest accommodation units it is 162 metres from the
function centre and restaurant. The function centre has no associated outdoor
area or openings towards any sensitive receivers therefore is not expected to
Comment:
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unreasonably impact upon sensitive receivers. The restaurant does have an
alfresco area, the alfresco area is to be located between the restaurant and
Barossa Valley Way approximately 160 metres from the nearest sensitive receiver
with Barossa Valley Way in between.
Land use conditions have been
recommended to assist with managing any potential noise and lights impacts. The
development meets the performance outcome.
Hours of Operation
PO 2.1
Non-residential development does
not
unreasonably impact
the
amenity of sensitive receivers (or
lawfully approved sensitive receivers)
or an adjacent zone primarily for
sensitive receivers through its hours of
operation having regard to:
a)
b)
c)
d)

the nature of the development.
measures to mitigate off-site
impacts.
the extent to which the
development is desired in the
zone.
measures that might be taken in
an adjacent zone primarily for
sensitive receivers that mitigate
adverse
impacts
without
unreasonably compromising the
intended use of that land.

DTS/DPF 2.1
Development
operating
following hours:
Class of Development
Shop (other than
Restaurant &
Cellar door in
Rural Zone

within

the

Hours of Operation

7.00 am-9.00 pm Mon-Fri
8.00 am-5.00 pm Sat-Sun

The shops are proposed to operate within the timelines of the designated
performance feature, the tourist accommodation, reception, restaurant and
function centre are expected to operate outside of these hours but are not
expected to unreasonably impact upon sensitive receivers. Operating hours have
been recommended as a condition of approval. The development meets the
performance outcome.
Comment:

Activities Generating Noise or Vibration
PO 4.1
DTS/DPF 4.1
Development that emits noise (other Noise that affects sensitive receivers
than music) does not unreasonably achieves
the
relevant
Environment
impact the amenity of sensitive Protection (Noise) Policy criteria.
receivers (or lawfully approved
sensitive receivers).
A condition of approval restricting noise in line with the Environment
Protection (Noise) Policy criteria has been recommended. The development
meets the designated performance feature.
Comment:
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PO 4.2

DTS/DPF 4.2

Areas for the on-site manoeuvring of None are applicable
service and delivery vehicles, plant
and equipment, outdoor work
spaces (and the like) are designed
and sited to not unreasonably
impact the amenity of adjacent
sensitive
receivers
(or
lawfully
approved sensitive receivers) and
zones
primarily
intended
to
accommodate sensitive receivers
due to noise and vibration by
adopting techniques including:
a)

b)

c)
d)

locating openings of buildings
and associated services away
from the interface with the
adjacent sensitive receivers and
zones primarily intended to
accommodate
sensitive
receivers.
when sited outdoors, locating
such areas as far as practicable
from
adjacent
sensitive
receivers and zones primarily
intended to accommodate
sensitive receivers.
housing plant and equipment
within an enclosed structure or
acoustic enclosure.
providing a suitable acoustic
barrier between the plant and /
or equipment and the adjacent
sensitive receiver boundary or
zone.

As previously discussed the closest sensitive receiver is located at 41
Burings Road, approximately 162 metres from the service/loading area, there are
also buildings that will provide an effective acoustic barrier. The development
meets the performance outcome.
Comment:

PO 4.5

DTS/DPF 4.5

Outdoor areas associated with None are applicable
licensed premises (such as beer
gardens or dining areas) are
designed and/or sited to not cause
unreasonable noise impact on
existing adjacent sensitive receivers
(or lawfully approved sensitive
receivers).
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As previously discussed, the restaurant does have an alfresco area, the
alfresco area is to be located between the restaurant and Barossa Valley Way
approximately 160 metres from the nearest sensitive receiver with Barossa Valley
way in between. Land use conditions have been recommended to assist with
managing any potential noise and lights impacts. The development meets the
performance outcome.
Comment:

PO 4.6

DTS/DPF 4.6

Development incorporating music
achieves suitable acoustic amenity
when measured at the boundary of
an adjacent sensitive receiver (or
lawfully approved sensitive receiver)
or zone primarily intended to
accommodate sensitive receivers.

Development incorporating music includes
noise attenuation measures that will
achieve the following noise levels:
Assessment Location
Externally at the
nearest existing
or envisaged
noise sensitive
location

Music noise level
Less than 8dB
above the level
of background
noise (L90,15min)
in any octave
band of the
sound spectrum
(LOCT10,15
LOCT90,15 + 8dB)

A condition of approval restricting music noise accordance with the
above criteria has been recommended. The development meets the designated
performance feature.
Comment:

Air Quality
PO 5.2

DTS/DPF 5.2

Development that includes chimneys None are applicable
or exhaust flues (including cafes,
restaurants and fast food outlets) is
designed to minimise nuisance or
adverse health impacts to sensitive
receivers (or lawfully approved
sensitive receivers) by:
a)
b)

incorporating
appropriate
treatment technology before
exhaust emissions are released.
locating
and
designing
chimneys or exhaust flues to
maximise the dispersion of
exhaust emissions, taking into
account the location of sensitive
receivers.

Appropriate filters will be included with the commercial kitchen and the
café, in addition they will be significantly separated from sensitive receivers. The
development meets the performance outcome.
Comment:
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Light Spill
PO 6.1

DTS/DPF 6.1

External lighting is positioned and None are applicable
designed to not cause unreasonable
light spill impact on adjacent
sensitive
receivers
(or
lawfully
approved sensitive receivers).
PO 6.2

DTS/DPF 6.2

External lighting is not hazardous to None are applicable
motorists and cyclists
Carparking areas and driveways will be lit by bollard lights, a condition
will be included regarding external light intensity and nuisance. The development
meets the performance outcome.
Comment:

Solar Reflectivity/Glare
PO 7.1

DTS/DPF 7.1

Development is designed and None are applicable
comprised of materials and finishes
that do not unreasonably cause a
distraction to adjacent road users
and
pedestrian
areas
or
unreasonably cause heat loading
and micro-climatic impacts on
adjacent buildings and land uses as
a result of reflective solar glare.
The development is designed with low light reflective materials and
finishes which will not unreasonably cause heat loading and micro-climatic impacts
on adjacent buildings and land uses as a result of reflective solar glare. The
development meets the performance outcome.
Comment:

Interface with Rural Activities
PO 9.1

DTS/DPF 9.1

Sensitive receivers are located and None are applicable
designed to mitigate impacts from
lawfully existing horticultural and
farming
activities
(or
lawfully
approved horticultural and farming
activities), including spray drift and
noise and do not prejudice the
continued operation of these
activities.
The tourist accommodation is suitably separated from adjacent
vineyards and includes vegetation buffers to mitigate impacts from noise and spray
drift. The development meets the performance outcome.
Comment:
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Tourism Development
DO 1

Tourism development is built in locations
that cater to the needs of visitors and
positively contributes to South Australia's
visitor economy.

There is a perceived shortfall in 4-5 star tourist accommodation within the
Barossa Valley, the applicant has previously provided a supporting letter from
Tourism SA supporting this claim. The development meets the desired outcome.
Comment:

General
PO 1.1

DTS/DPF 1.1

Tourism development complements None are applicable
and contributes to local, natural,
cultural or historical context where:
a)
b)
c)

it supports immersive natural
experiences.
it showcases South Australia‘s
landscapes and produce.
its events and functions are
connected to local food, wine
and nature.

The tourism development is to be located adjacent the Barossa Valley
Way, on the floor of the Valley and on the edge of Tanunda effectively immersing
any guests in the heart of the Barossa wine production region. The development
meets the performance outcome.
Comment:

PO 1.2

DTS/DPF 1.2

Tourism development comprising None are applicable
multiple
accommodation
units
(including any facilities and activities
for use by guests and visitors) is
clustered to minimise environmental
and contextual impact.
The development whilst spanning over a number of buildings is clustered
towards the centre of the site minimising the environmental and contextual impact.
The development meets the performance outcome.
Comment:

Transport, Access and Planning
DO 1

Comment:

A
comprehensive,
integrated
and
connected transport system that is safe,
sustainable, efficient, convenient and
accessible to all users.

The desired outcomes for the development have been met.
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Movement Systems
PO 1.1

DTS/DPF 1.1

Development is integrated with the None are applicable
existing
transport
system
and
designed to minimise its potential
impact
on
the
functional
performance of the transport system.
Comment:

As previously detailed.

The development meets the performance

outcome.
PO 1.2

DTS/DPF 1.2

Development
is
designed
to None are applicable
discourage
commercial
and
industrial
vehicle
movements
through residential streets and
adjacent other sensitive receivers.
There are no residential streets adjoining the development.
development meets the performance outcome.
Comment:

PO 1.3

The

DTS/DPF 1.3

Industrial, commercial and service None are applicable
vehicle movements, loading areas
and designated parking spaces are
separated from passenger vehicle
car parking areas to ensure efficient
and safe movement and minimise
potential conflict.
Appropriate provision has been made for commercial and service
vehicles. The development meets the performance outcome.
Comment:

PO 1.4

DTS/DPF 1.3

Development is sited and designed All vehicle manoeuvring occurs onsite.
so that loading, unloading and
turning
of
all
traffic
avoids
interrupting the operation of and
queuing on public roads and
pedestrian paths.
The development has been designed to avoid queuing on public roads
and pedestrian footpaths. The development meets the performance outcome.
Comment:

Sightlines
PO 2.2

DTS/DPF 2.2

Walls, fencing and landscaping None are applicable
adjacent to driveways and corner
sites are designed to provide
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adequate
sightlines
vehicles and pedestrians.

between

The development will not result in sight line conflicts. The development
meets the performance outcome.
Comment:

Vehicle Access
PO 3.1

DTS/DPF 1.3

Safe
and
convenient
access The access is:
minimises impact or interruption on
the operation of public roads.
a) provided via a lawfully existing or
authorised driveway or access point or
an access point for which consent has
been granted as part of an application
for the division of land.
or
b) not located within 6 metres of an
intersection of 2 or more roads or a
pedestrian activated crossing.
Comment:

PO 3.2

The development meets the designated performance features.
DTS/DPF 3.2

Development
incorporating None are applicable
vehicular access ramps ensures
vehicles can enter and exit a site
safely and without creating a hazard
to pedestrians and other vehicular
traffic.
The vehicle access points will be constructed in accordance with council
& DIT requirements. The development meets the performance outcome.
Comment:

PO 3.3

DTS/DPF 3.3

Access points are sited and designed None are applicable
to accommodate the type and
volume of traffic likely to be
generated by the development or
land use.
Comment:

PO 3.4

The development meets the performance outcome.
DTS/DPF 3.4

Access points are sited and designed None are applicable
to minimise any adverse impacts on
neighbouring properties.
Comment:

The development meets the performance outcome.
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PO 3.5

DTS/DPF 3.5

Access points are located so as not
to interfere with street trees, existing
street furniture (including directional
signs, lighting, seating and weather
shelters) or infrastructure services to
maintain the appearance of the
streetscape, preserve local amenity
and minimise disruption to utility
infrastructure assets.

Vehicle access to designated car parking
spaces satisfy (a) or (b):

Comment:

PO 3.8

a)

is provided via a lawfully existing or
authorised access point or an access
point for which consent has been
granted as part of an application for
the division of land.
b) where newly proposed, is set back.
i.
0.5 metres or more from any street
furniture, street pole, infrastructure
services pit, or other stormwater or
utility infrastructure unless consent
is provided from the asset owner.
ii.
2 metres or more from the base of
the trunk of a street tree unless
consent is provided from the tree
owner for a lesser distance.
iii.
6 metres or more from the tangent
point of an intersection of 2 or
more roads.
iv.
outside of the marked lines or
infrastructure
dedicating
a
pedestrian crossing.

The development meets the designated performance features.
DTS/DPF 3.8

Driveways, access points, access None are applicable
tracks and parking areas are
designed and constructed to allow
adequate
movement
and
manoeuvrability having regard to
the types of vehicles that are
reasonably anticipated.
Comment:

PO 3.9

The development meets the performance outcome.
DTS/DPF 3.9

Development is designed to ensure None are applicable
vehicle circulation between activity
areas occurs within the site without
the need to use public roads.
Comment:

The development meets the performance outcome.
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Access for People with Disabilities
PO 4.1

DTS/DPF 4.1

Development is sited and designed None are applicable
to provide safe, dignified and
convenient access for people with a
disability.
Comment:

The development meets the performance outcome.

Vehicle Parking Rates
PO 5.1
Sufficient on-site vehicle parking and
specifically marked accessible car
parking places are provided to meet
the needs of the development or
land use having regard to factors
that may support a reduced on-site
rate such as:
a)
b)
c)

d)

availability of on-street car
parking.
shared use of other parking
areas.
in relation to a mixed-use
development, where the hours
of operation of commercial
activities
complement
the
residential use of the site, the
provision of vehicle parking may
be shared.
the adaptive reuse of a State or
Local Heritage Place.

Comment:

DTS/DPF 5.1
Development provides a number of car
parking spaces on-site at a rate no less than
the amount calculated using one of the
following, whichever is relevant:
a) Transport, Access and Parking Table 1 General
Off-Street
Car
Parking
Requirements.
b) Transport, Access and Parking Table 2 Off-Street
Vehicle
Parking
Requirements in Designated Areas.
c) if located in an area where a lawfully
established carparking fund operates,
the number of spaces calculated
under (a) or (b) less the number of
spaces offset by contribution to the
fund.

The development meets the designated performance features (a) & (b).

Vehicle Parking Areas
PO 6.1

DTS/DPF 6.1

Vehicle parking areas are sited and Movement between vehicle parking areas
designed to minimise impact on the within the site can occur without the need
operation of public roads by to use a public road.
avoiding the use of public roads
when moving from one part of a
parking area to another.
Comment:

PO 6.2

The development meets the designated performance features.
DTS/DPF 6.2

Vehicle
parking
areas
are None are applicable
appropriately located, designed
and constructed to minimise impacts
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on adjacent sensitive receivers
through measures such as ensuring
they are attractively developed and
landscaped, screen fenced, and the
like.
The vehicle carparks are separated into blocks across the closest
distance (unbuffered by buildings) between a carpark and a sensitive receiver is
100 metres. Whilst the carparks themselves do not have screening structures, the
sensitive receivers are screened by proposed buildings and existing colorbond
boundary fences. The development meets the performance outcome.
Comment:

PO 6.3

DTS/DPF 6.3

Vehicle parking areas are designed None are applicable
to provide opportunity for integration
and shared use of adjacent car
parking areas to reduce the total
extent of vehicle parking areas and
access points.
Whilst the minimum carparking numbers have been achieved, the
interconnection of on-site carparks mean that if one carpark area if full there are
other road linked options available. The development meets the performance
outcome.
Comment:

PO 6.4

DTS/DPF 6.4

Pedestrian linkages between parking None are applicable
areas and the development are
provided and are safe and
convenient.
Safe and convenient pedestrian links have been proposed between
carparks and buildings. The development meets the performance outcome.
Comment:

PO 6.5

DTS/DPF 6.5

Vehicle parking areas that are likely None are applicable
to be used during non-daylight hours
are provided with sufficient lighting to
entry and exit points to ensure clear
visibility to users.
Low level bollard lighting is proposed in the vehicle parking areas with
sufficient lighting to entry and exit points to ensure clear visibility to users. The
development meets the performance outcome.
Comment:

PO 6.6

DTS/DPF 6.6

Loading areas and designated Loading areas and designated parking
parking spaces for service vehicles spaces are wholly located within the site
are provided within the boundary of
the site.
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Designated parking spaces for service vehicles plus a designated loading
area has been provided on site. The development meets the designated
performance features.
Comment:

PO 6.7

DTS/DPF 6.7

On-site visitor parking spaces are None are applicable
sited and designed to be accessible
to all visitors at all times.
On-site visitor parking spaces are sited and designed to be accessible to
all visitors at all times. The development meets the performance outcome.
Comment:

Table 1 - General Off-Street Car Parking Requirements
Tourist accommodation
One
car
parking
space
accommodation unit / guest room.

per

Numbers Required

153 parks

Shop (no commercial kitchen)

Fire spaces per 100 sqm of gross leasable
floor area where located in an integrated
complex containing two or more tenancies
(and which may comprise more than one
building) where facilities for off-street
vehicle parking, vehicle loading and
unloading, and the storage and collection
of refuse are shared.

Numbers Required

20 parks

Shop (in the form of a restaurant or
involving a commercial kitchen)

Premises with a dine-in service only (which
may include a take-away component with
no drive through) - 0.4 spaces per seat

Numbers Required

50 parks

Hall / meeting hall

0.2 spaces per seat

Numbers Required

40 parks

Comments

In a minimum of 263 parks are required, 265
parks have been proposed
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Policy24  Enquiry
252 MURRAY ST TANUNDA SA 5352
Address:
Click to view a detailed interactive

in SAILIS

To view a detailed interactive property map in SAPPA click on the map below

Property Zoning Details
Local Variation (TNV)
Minimum Site Area (o_Minimum site area is 25 ha)
Minimum Dwelling Allotment Size (Minimum dwelling allotment size is 25 ha)
Overlay
Character Preservation District (Not in Township)
Hazards (Bushfire  Medium Risk)
Hazards (Flooding  Evidence Required)
Limited Land Division
Major Urban Transport Routes
Native Vegetation
Prescribed Water Resources Area
Traffic Generating Development
Water Protection Area
Water Resources
Zone
Rural

Development Pathways

Rural

1. Accepted Development
Means that the development type does not require planning consent (planning approval). Please ensure compliance with relevant land use and
development controls in the Code.
Agricultural building
Air handling unit, air conditioning system or exhaust fan
Brush fence
Building work on railway land
Carport
Internal building work
Outbuilding
Partial demolition of a building or structure
Private bushfire shelter
Protective tree netting structure
Shade sail
Solar photovoltaic panels (ground mounted)
Solar photovoltaic panels (roof mounted)
Swimming pool or spa pool
Verandah
Water tank (above ground)
Water tank (underground)
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Policy24  Enquiry
2. Code Assessed  Deemed to Satisfy
Means that the development type requires consent (planning approval). Please ensure compliance with relevant land use and development controls in
the Code.
Advertisement
Agricultural building
Carport
Outbuilding
Temporary accommodation in an area affected by bushfire
Verandah
3. Code Assessed  Performance Assessed
Performance Assessed development types listed below are those for which the Code identifies relevant policies.
Additional development types that are not listed as Accepted, Deemed to Satisfy or Restricted default to a Performance assessed Pathway. Please
contact your local council for more information.
Advertisement
Agricultural building
Ancillary accommodation
Brewery
Carport
Cidery
Demolition
Detached dwelling
Distillery
Dwelling addition
Fence
Horticulture
Industry
Land division
Outbuilding
Retaining wall
Shop
Store
Tourist accommodation
Treedamaging activity
Verandah
Warehouse
Winery
Workers' accommodation
4. Impact Assessed  Restricted
Means that the development type requires approval. Classes of development that are classified as Restricted are listed in Table 4 of the relevant
Zones.

Property Policy Information for above selection

Part 2  Zones and Sub Zones
Rural Zone
Assessment Provisions (AP)

Desired Outcome
DO 1
A zone supporting the economic prosperity of South Australia primarily through the production, processing, storage and distribution of primary
produce, forestry and the generation of energy from renewable sources.
DO 2
A zone supporting diversification of existing businesses that promote valueadding such as industry, storage and warehousing activities, the
sale and consumption of primary produce, tourist development and accommodation.
Performance Outcomes (PO) and DeemedtoSatisfy (DTS) Criteria / Designated Performance Feature (DPF)

Performance Outcome
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Designated Performance Feature
Land Use and Intensity
PO 1.1

DTS/DPF 1.1

The productive value of rural land for a range of primary production activities
and associated value adding, processing, warehousing and distribution is
supported, protected and maintained.

Development comprises one or more of the following:
(a)

Advertisement

(b)

Agricultural building

(c)

Brewery

(d)

Carport

(e)

Cidery

(f)

Dairy

(g)

Dam

(h)

Distillery

(i)

Dwelling

(j)

Dwelling addition

(k)

Farming

(l)

Horse keeping

(m)

Horticulture

(n)

Industry

(o)

Intensive animal husbandry

(p)

Low intensity animal husbandry

(q)

Outbuilding

(r)

Renewable energy facility

(s)

Shop

(t)

Smallscale ground mounted solar power facility

(u)

Stock slaughter works

(v)

Tourist accommodation

(w)

Transport distribution

(x)

Verandah

(y)

Warehouse

(z)

Winery

(aa)

Workers' accommodation

Siting and Design
PO 2.1

DTS/DPF 2.1

Development is provided with suitable vehicle access.

Development is serviced by an allweather trafficable public road.

PO 2.2

DTS/DPF 2.2

Buildings are generally located on flat land to minimise cut and fill and the
associated visual impacts.

Buildings:
(a)

are located on sites with a slope not greater than 10% (1in10)

(b)

do not result in excavation and/or filling of land greater than 1.5m
from natural ground level.

Horticulture
PO 3.1

DTS/DPF 3.1

Horticulture is located and conducted on land that has the physical capability
of supporting the activity and in a sustainable manner that:

Horticultural activities:
(a)

are conducted on an allotment with an area of at least 1ha

enhances the productivity of the land for the growing of food and
produce in a sustainable manner

(b)

are sited on land with a slope not greater than 10% (1in10)

(c)

are not conducted within 50m of a watercourse or native vegetation

(b)

avoids adverse interface conflicts with other land uses

(d)

(c)

utilises sound environmental practices to mitigate negative impacts on
natural resources and water quality

are not conducted within 100m of a sensitive receiver in other
ownership

(e)

(d)

is sympathetic to surrounding rural landscape character and amenity
where horticulture is proposed to be carried out in enclosed buildings
such as such as greenhouses.

provide for a headland area between plantings and property
boundaries of at least 10m in width

(f)

where carried out in an enclosed building such as a greenhouse, the

(a)

building has a total floor area not greater than 250m2
(g)
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Rural Industry
PO 4.1

DTS/DPF 4.1

Smallscale industry (including beverage production and washing, processing, Industries, storage, warehousing, produce grading and packing and transport
bottling and packaging activities), storage, warehousing, produce grading and distribution activities and similar activities (or any combination thereof):
packing, transport distribution or similar activities provide opportunities for
(a)
are directly related and ancillary to a primary production use on the
diversification and value adding to locally sourced primary production
same or adjoining allotment
activities.
(b)
are located on an allotment not less than 20ha in area
(c)

have a total floor area not exceeding 500m2.

PO 4.2

DTS/DPF 4.2

Expansion of established smallscale or new large scale industry (including
beverage production and washing, processing, bottling and packaging
activities), storage, warehousing, produce grading and packing, transport
distribution or similar activities:

None are applicable.

(a)

are commensurate with the allotment on which it is situated to mitigate
adverse impacts on the amenity of land in other ownership and the
character of the locality

(b)

realise efficiencies in primary production related storage, sorting,
packaging, manufacturing and the like

(c)

primarily involve primary production commodities sourced from the
same allotment and /or surrounding rural areas.

PO 4.3

DTS/DPF 4.3

Industry, storage, warehousing, transport distribution or similar activities are
Buildings and associated activities:
sited, designed and of a scale that maintains rural character and function and
(a)
are set back at least 100m from all road and allotment boundaries
respects landscape amenity.
(b)
are not sited within 200m of a sensitive receiver in other ownership
(c)

have a building height not greater than 10m above natural ground
level

(d)

incorporate the loading and unloading of vehicles within the confines
of the allotment.

Dwellings
PO 5.1

DTS/DPF 5.1

Dwellings provide a convenient base for landowners to conduct and manage
commercial scale primary production and rural related value adding activities
without compromising the use of the allotment, adjacent land or long term
purpose of the zone for primary production or related tourism values due to a
proliferation of dwellings.

Dwellings:
(a)

are located on an allotment with an area not less than:
Minimum Dwelling Allotment Size

Minimum dwelling allotment size is 25 ha
(b)

are located on an allotment used for and is ancillary to primary
production and/or primary production related valueadding activities

(c)

will not result in more than one dwelling on an allotment.

In relation to DTS/DPF 5.1, in instances where:
(d)

more than one value is returned in the same field, refer to the
Minimum Dwelling Allotment Size Technical and Numeric Variation
layer in the SA planning database to determine the applicable value
relevant to the site of the proposed development

(e)

no value is returned for DTS/DPF 5.1(a) (ie there is a blank field),
then there is no minimum dwelling allotment size applicable and
DTS/DPF 5.1(a) is met.

PO 5.2

DTS/DPF 5.2

Development resulting in more than one dwelling on an allotment supports
ageing in place for the owner of the allotment or multigenerational
management of farms in a manner that minimises the potential loss of land
available for primary production.

Dwelling that will result in more than one dwelling on an allotment where all the
following are satisfied:
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(d)

it is located on an allotment not less than 40ha in area

(e)

will not result in more than two dwellings on the allotment.

PO 5.3

DTS/DPF 5.3

Dwelling are sited, designed and of a scale that maintains a pleasant rural
character and amenity.

Dwellings:

PO 5.4

(a)

are set back from all allotment boundaries by at least 40m

(b)

do not exceed 2 building levels and 9m measured from the top of the
footings

(c)

have a wall height that is no greater than 6m.

DTS/DPF 5.4

Dwelling additions are sited, designed and of a scale that maintains a pleasant Additions or alterations to an existing dwelling:
rural character and amenity.
(a)
are set back from all allotment boundaries by at least 40m
(b)

do not exceed 2 building levels and 9m measured from the top of the
footings

(c)

have a wall height that is no greater than 6m.

Shops, Tourism and Function Centres
PO 6.1

DTS/DPF 6.1

Shops are associated with an existing primary production use or primary
production related value adding industry to support diversification of
employment, provide services to visitors and showcase local and regional
products.

Shops:
(a)

are ancillary to and located on the same allotment or an adjoining
allotment used for primary production or primary production related
value adding industries

(b)

offer for sale or consumption produce or goods that are primarily
sourced, produced or manufactured on the same allotment or
adjoining allotments

(c)

have a gross leasable floor area not exceeding 100m2 or 250m2 in
the case of a cellar door

(d)

have an area for the display of produce or goods external to a
building not exceeding 25m2.

PO 6.2

DTS/DPF 6.2

Shops that are proposed in new buildings are sited, designed and of a scale
that maintains a pleasant rural character and amenity.

Shops in new buildings:
(a)

are set back from all allotment boundaries by at least 40m

(b)

are not sited within 100m of a sensitive receiver in other ownership

(c)

have a building height that does not exceed 9m above natural ground
level.

PO 6.3

DTS/DPF 6.3

Tourist accommodation is associated with the primary use of the land for
primary production or primary production related value adding industry to
enhance and provide authentic visitor experiences.

Tourist accommodation:
(a)

is ancillary to and located on the same allotment or an adjoining
allotment used for primary production or primary production related
value adding industry

(b)

in relation to the area used for accommodation:
(i)

where in a new building, does not exceed a total floor area
of 100m2

(ii)

where in an existing building, does not exceed a total floor
area of 150m2

(c)

PO 6.4

does not result in more than one facility being located on the same
allotment.

DTS/DPF 6.4

Tourist accommodation proposed in a new building or buildings is sited,
Tourist accommodation in new buildings:
designed and of a scale that maintains a pleasant rural character and amenity.
(a)
is set back from all allotment boundaries by at least 40m
(b)
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PO 6.5

DTS/DPF 6.5

Function centres are associated with the primary use of the land for primary
production or primary production related value adding industry.

Function centres:
(a)

are ancillary to and located on the same allotment or an adjoining
allotment used for primary production or primary production related
value adding industry

(b)

do not result in more than 75 persons for customer dining purposes.

PO 6.6

DTS/DPF 6.6

Function centres are sited, designed and of a scale that maintains a pleasant
natural and rural character and amenity.

Function centres:
(a)

are located on an allotment having an area of at least 5ha

(b)

are set back from all property boundaries by at least 40m

(c)

are not sited within 100m of a sensitive receiver in other ownership

(d)

have a building height that does not exceed 9m above natural ground
level.

Offices
PO 7.1

DTS/DPF 7.1

Offices are directly related to and associated with the primary use of the land
for primary production or primary production related value adding industry.

Offices:
(a)

are ancillary to and located on the same allotment or an adjoining
allotment used for primary production or primary production related
value adding industry

(b)

have a gross leasable floor area not exceeding 100m2.

Adaptive Reuse of Existing Buildings
PO 8.1

DTS/DPF 8.1

Adaptive reuse of existing buildings for smallscale shops, offices, tourist
accommodation or ancillary rural activities.

Development within an existing building is for any of the following:
(a)

a shop

(b)

office

(c)

tourist accommodation.

Renewable Energy Facilities
PO 9.1

DTS/DPF 9.1

Renewable energy facilities and ancillary development minimises significant
fragmentation or displacement of existing primary production.

None are applicable.

PO 9.2

DTS/DPF 9.2

Smallscale, groundmounted solar power facilities support rural production or None are applicable.
valueadding industries.
Built Form and Character
PO 10.1

DTS/DPF 10.1

Large buildings are designed and sited to reduce impacts on scenic and rural None are applicable.
vistas by:
(a)

having substantial setbacks from boundaries and adjacent public
roads

(b)

using lowreflective materials and finishes that blend with the
surrounding landscape

(c)

being located below ridgelines.
Land Division

PO 11.1

DTS/DPF 11.1

Land division, including boundary realignments, promotes productive, efficient Allotments have an area not less than:
and sustainable primary production.
Minimum Site Area
Minimum site area is 25 ha
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In relation to DTS/DPF 11.1, in instances where:
(a)

more than one value is returned in the same field, refer to the
Minimum Site Area Technical and Numeric Variation layer in the SA
planning database to determine the applicable value relevant to the
site of the proposed development

(b)

no value is returned (i.e. there is a blank field), then none are
applicable and the relevant development cannot be classified as
deemedtosatisfy.

PO 11.2

DTS/DPF 11.2

Land division, including boundary realignments, which facilitates the more
intensive use of the land should occur only where:

None are applicable.

(a)

the allotments are of a size and configuration to support the existing
and proposed land uses

(b)

water of sufficient quality and quantity is available to sustain the
proposed use

(c)

the use will be compatible with adjacent or nearby uses of land.

PO 11.3

DTS/DPF 11.3

Allotment boundaries, including by realignment, are positioned to incorporate
sufficient space around existing residential, tourist accommodation and other
habitable buildings (including boarding houses, hostels, dormitory style
accommodation, student accommodation and workers' accommodation) to:

Allotment boundaries are located no closer to an existing residential, tourist
accommodation or other habitable building than the greater of the following:

(a)

maintain a pleasant rural character and amenity for occupants

(b)

manage vegetation within the same allotment to mitigate bushfire
hazard.

(a)

40m

(b)

the distance required to accommodate an asset protection zone
wholly within the relevant allotment.

Agricultural Buildings
PO 12.1

DTS/DPF 12.1

Agricultural buildings and associated activities are sited, designed and of a
scale that maintains a pleasant rural character and function.

Agricultural buildings:
(a)

are located on an allotment having an area of at least 10ha

(b)

are set back at least 50m from an allotment boundary

(c)

have a building height not exceeding 10m above natural ground level

(d)

do not exceed 500m2 in total floor area

(e)

incorporate the loading and unloading of vehicles within the confines
of the allotment.

Outbuildings, Carports and Verandahs
PO 13.1

DTS/DPF 13.1

Outbuildings are sited, designed and of a scale that maintains a pleasant rural Outbuildings:
character and amenity.
(a)
have a primary street setback that is at least as far back as the
building to which it is ancillary
(b)

have a combined total floor area that does not exceed 150m2

(c)

have walls that do not exceed 5m in height measured from natural
ground level (not including a gable end)

(d)

have a total roof height that does not exceed 6m measured from
natural ground level

(e)

if clad in sheet metal, it is precolour treated or painted in a non
reflective colour

(f)

will not result in more than 2 outbuildings on the same allotment .

PO 13.2

DTS/DPF 13.2

Carports and verandahs are sited, designed and of a scale to maintain a
pleasant rural character and amenity.

Carports and verandahs:
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(d)

have a total roof height that does not exceed 5m measured from
natural ground level

(e)

if clad in sheet metal, it is precolour treated or painted in a non
reflective colour.

Concept Plans
PO 14.1

DTS/DPF 14.1

Development is compatible with the outcomes sought by any relevant Concept
The site of the development is wholly located outside any relevant Concept
Plan contained within Part 12  Concept Plans of the Planning and Design
Plan boundary. The following Concept Plans are relevant:
Code to support the orderly development of land through staging of
development and provision of infrastructure.
In relation to DTS/DPF 14.1, in instances where:
(a)

one or more Concept Plan is returned, refer to Part 12  Concept
Plans in the Planning and Design Code to determine if a Concept
Plan is relevant to the site of the proposed development. Note:
multiple concept plans may be relevant.

(b)

in instances where ‘no value’ is returned, there is no relevant concept
plan and DTS/DPF 14.1 is met.

Advertisements
PO 15.1

DTS/DPF 15.1

Freestanding advertisements that identify the associated business without
creating a visually dominant element within the locality.

Freestanding advertisements:
(a)

do not exceed 2m in height

(b)

do not have a sign face that exceeds 2m2 per side.

Table 5  Procedural Matters (PM)  Notification
The following table identifies, pursuant to section 107(6) of the Planning, Development and Infrastructure Act 2016, classes of performance assessed
development that are excluded from notification. The table also identifies any exemptions to the placement of notices when notification is required.
Interpretation
A class of development listed in Column A is excluded from notification provided that it does not fall within a corresponding exclusion prescribed in Column B. In
instances where development falls within multiple classes within Column A, each clause is to be read independently such that if a development is excluded from
notification by any clause, it is, for the purposes of notification excluded irrespective of any other clause.

Class of Development

Exceptions

(Column A)

(Column B)

1. A kind of development which, in the opinion of the relevant

authority, is of a minor nature only and will not unreasonably
impact on the owners or occupiers of land in the locality of the site
of the development.
2. Any development involving any of the following (or of any

combination of any of the following):

None specified.

None specified.

(a) advertisement
(b) agricultural building
(c) air handling unit, air conditioning system or exhaust fan
(d) ancillary accommodation
(e) building work on railway land
(f) carport
(g) dwelling
(h) dwelling addition
(i) farming
(j) fence
(k) horse keeping
(l) internal building works
(m) land division
(n) outbuilding
(o) private bushfire shelter
(p) protective tree netting structure
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(q) replacement building
(r) retaining wall
(s) shade sail
(t) solar photovoltaic panels (roof mounted)
(u) swimming pool or spa pool
(v) temporary accommodation in an area affected by

bushfire
(w) tree damaging activity
(x) verandah
(y) water tank.

3. Any development involving any of the following (or of any

combination of any of the following):
(a) industry

Except development that exceeds the total floor area limit expressed in Rural
Zone DTS/DPF 4.1(c) or does not satisfy Rural Zone DTS/DPF 4.3.

(b) store
(c) warehouse.

4. Demolition.

Except any of the following:
1. the demolition of a State or Local Heritage Place
2. the demolition of a building (except an ancillary building) in a Historic

Area Overlay.
5. Function centre.

Except function centre that does not satisfy any of the following:
1. Rural Zone DTS/DPF 6.5(b)
2. Rural Zone DTS/DPF 6.6.

6. Horticulture.

Except horticulture that does not satisfy any of the following:
1. Rural Zone DTS/DPF 3.1(d)
2. Rural Zone DTS/DPF 3.1(e)
3. Rural Zone DTS/DPF 3.1(f).

7. Shop.

Except shop that exceeds the gross leasable floor area limit expressed in Rural
Zone DTS/DPF 6.1(c) or does not satisfy Rural Zone DTS/DPF 6.2.

8. Tourist accommodation.

Except tourist accommodation that does not satisfy any of the following:
1. Rural Zone DTS/DPF 6.3(b)
2. Rural Zone DTS/DPF 6.4.

Placement of Notices  Exemptions for Performance Assessed Development

Pursuant to regulation 47(6)(c) of the Planning, Development and Infrastructure (General) Regulations 2017, the requirement to place a notice on the relevant
land under section 107(3)(a)(ii) of the Planning, Development and Infrastructure Act 2016 does not apply in the Rural Zone.

Placement of Notices  Exemptions for Restricted Development

Pursuant to regulation 47(6)(c) of the Planning, Development and Infrastructure (General) Regulations 2017, the requirement to place a notice on the relevant
land under section 110(2)(a)(iv) of the Planning, Development and Infrastructure Act 2016 does not apply in the Rural Zone.

Part 3  Overlays
Character Preservation District Overlay
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Assessment Provisions (AP)

Desired Outcome
DO 1
Recognise, protect and enhance the special character of Character Preservation Districts.
DO 2

The long term use of land outside of townships for primary production and associated value adding enterprises is assured and promoted.

Performance Outcomes (PO) and Deemed to Satisfy (DTS) / Designated Performance Feature (DPF) Criteria

Performance Outcome

DeemedtoSatisfy Criteria /
Designated Performance Feature
Land Use and Intensity

PO 1.1

DTS/DPF 1.1

Land division is undertaken in accordance with Section 8 of the Character
Preservation (Barossa Valley) Act 2012 and Section 8 of the Character
Preservation (McLaren Vale) Act 2012.

None are applicable.

PO 1.2

DTS/DPF 1.2

Residential development located in townships to reinforce settlement patterns
within the district and support the continuation of primary production on land
outside townships.

Residential development located within designated township areas of the
Character Preservation District Overlay.

Built Form and Character
PO 2.1

DTS/DPF 2.1

Development occurring at the edge of townships is sympathetic to the rural
landscape and reinforces a clear transition between townships and rural
landscape through measures including:

None are applicable.

(a)

being of a low scale

(b)

orientating residential development towards the rural area

(c)

ensuring visual separation from the rural area through landscaping
and road reserves.

PO 2.2

DTS/DPF 2.2

Development contributes to and maintains the historic identity and character
of townships through appropriate:

None are applicable.

(a)

form

(b)

scale

(c)

siting

(d)

design

(e)

landscaping.

PO 2.3

DTS/DPF 2.3

Adaptive reuse of rural structures and historic and/or character buildings
supports their preservation and ongoing contribution to the landscape.

None are applicable.

Built Form and Character in the Rural Area
PO 3.1

DTS/DPF 3.1

Preservation of existing natural features including topography, watercourses
and mature trees.

None are applicable.

PO 3.2

DTS/DPF 3.2

Buildings and structures do not interrupt views of the skyline through
measures including being sited below ridge lines.

None are applicable.
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PO 3.3

DTS/DPF 3.3

Buildings and structures harmonise with the natural features of the landscape
and reinforce the rural character through the use of muted, neutral, non
reflective landscape colours on external surfaces.

None are applicable.

PO 3.4

DTS/DPF 3.4

Large buildings and structures are sited and oriented to minimise their visual
None are applicable.
bulk, particularly if close to roads or in open settings where there are no other
buildings or mature trees in close proximity.
PO 3.5

DTS/DPF 3.5

Buildings and structures are grouped to create compact clusters well set back None are applicable.
from public roads.
PO 3.6

DTS/DPF 3.6

Development mitigates the need for long, steep access roads that require
excessive grading or removal of vegetation.

None are applicable.

Earthworks
PO 4.1

DTS/DPF 4.1

Excavation and filling of land is limited to that associated with:

Excavation and/or filling of land is:

(a)

minimising the visual impact of buildings or structures

(a)

no greater than 1.5 metres from natural ground level

(b)

only undertaken in order to reduce the visual impact of
buildings or structures or to construct water storage
facilities.

or
(a)

construction of water storage facilities.

Procedural Matters (PM)
The following table identifies classes of development / activities that require referral in this Overlay and the applicable referral body. It sets out the purpose of the
referral as well as the relevant statutory reference from Schedule 9 of the Planning, Development and Infrastructure (General) Regulations 2017.
Class of Development / Activity

Referral Body

None

None

Purpose of Referral

None

Statutory
Reference

None

Hazards (Bushfire  Medium Risk) Overlay

Assessment Provisions (AP)

Desired Outcome
DO 1
Development, including land division responds to the medium level of bushfire risk and potential for ember attack and radiant heat by siting and
designing buildings in a manner that mitigates the threat and impact of bushfires on life and property taking into account the increased
frequency and intensity of bushfires as a result of climate change.
DO 2
To facilitate access for emergency service vehicles to aid the protection of lives and assets from bushfire danger.
Performance Outcomes (PO) and DeemedtoSatisfy (DTS) Criteria / Designated Performance Feature (DPF)

Performance Outcome
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Designated Performance Feature
Siting
PO 1.1

DTS/DPF 1.1

Buildings and structures are located away from areas that pose an
unacceptable bushfire risk as a result of vegetation cover and type, and
terrain.

None are applicable.

Built Form
PO 2.1

DTS/DPF 2.1

Buildings and structures are designed and configured to reduce the impact of None are applicable.
bushfire through using designs that reduce the potential for trapping burning
debris against or underneath the building or structure, or between the ground
and building floor level in the case of transportable buildings and buildings on
stilts.
PO 2.2

DTS/DPF 2.2

Extensions to buildings, outbuildings and other ancillary structures are sited
and constructed using materials to minimise the threat of fire spread to
residential and tourist accommodation (including boarding houses, hostels,
dormitory style accommodation, student accommodation and Workers'
accommodation) in the event of bushfire.

Outbuildings and other ancillary structures are sited no closer than 6m from
the habitable building.

Habitable Buildings
PO 3.1

DTS/DPF 3.1

To minimise the threat, impact and potential exposure to bushfires on life and
property, residential and tourist accommodation and habitable buildings for
vulnerable communities (including boarding houses, hostels, dormitory style
accommodation, student accommodation and workers' accommodation) is
sited on the flatter portion of allotments away from steep slopes.

None are applicable.

PO 3.2

DTS/DPF 3.2

Residential, tourist accommodation and habitable buildings for vulnerable
communities (including boarding houses, hostels, dormitory style
accommodation, student accommodation and workers' accommodation) is
sited away from vegetated areas that pose an unacceptable bushfire risk.

Residential, tourist accommodation and habitable buildings for vulnerable
communities are provided with asset protection zone(s) in accordance with (a)
and (b):
(a)

(b)

the asset protection zone has a minimum width of at least:
(i)

50 metres to unmanaged grasslands

(ii)

100 metres to hazardous bushland vegetation

the asset protection zone is contained wholly within the allotment of
the development.

PO 3.3

DTS/DPF 3.3

Residential, tourist accommodation and habitable buildings for vulnerable
communities, (including boarding houses, hostels, dormitory style
accommodation, student accommodation and workers' accommodation), has
a dedicated area available that is capable of accommodating a bushfire
protection system comprising firefighting equipment and water supply in
accordance with Ministerial Building Standard MBS 008  Designated
bushfire prone areas  additional requirements.

None are applicable.

Land Division
PO 4.1

DTS/DPF 4.1

Land division is designed and incorporates measures to minimise the danger None are applicable.
of fire hazard to residents and occupants of buildings, and to protect buildings
and property from physical damage in the event of a bushfire.
PO 4.2

DTS/DPF 4.2

Land division is designed to provide a continuous street pattern to facilitate the None are applicable.
safe movement and evacuation of emergency vehicles, residents, occupants
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and visitors.
PO 4.3

DTS/DPF 4.3

Where 10 or more new allotments are proposed, land division includes at least None are applicable.
two separate and safe exit points to enable multiple avenues of evacuation in
the event of a bushfire.
PO 4.4

DTS/DPF 4.4

Land division incorporates perimeter roads of adequate design in conjunction None are applicable.
with bushfire buffer zones to achieve adequate separation between residential
allotments and areas of unacceptable bushfire risk and to support safe access
for the purposes of firefighting.
Vehicle Access  Roads, Driveways and Fire Tracks
PO 5.1

DTS/DPF 5.1

Roads are designed and constructed to facilitate the safe and effective:

Roads:

(a)

access, operation and evacuation of firefighting vehicles and
emergency personnel

(b)

evacuation of residents, occupants and visitors.

(a) are constructed with a formed, allweather surface
(b) have a gradient of not more than 16 degrees (1in3.5) at any point

along the road
(c) have a cross fall of not more than 6 degrees (1in9.5) at any point

along the road
(d) have a minimum formed road width of 6m
(e) provide overhead clearance of not less than 4.0m between the road

surface and overhanging branches or other obstructions including
buildings and/or structures (Figure 1)
(f) allow firefighting services (personnel and vehicles) to travel in a

continuous forward movement around road curves by constructing
the curves with a minimum external radius of 12.5m (Figure 2)
(g) incorporating culdesac endings or dead end roads do not exceed

200m in length and the end of the road has either:
(i) a turning area with a minimum formed surface radius of

12.5m (Figure 3)
or
(ii) a 'T' or 'Y' shaped turning area with a minimum formed

surface length of 11m and minimum internal radii of 9.5m
(Figure 4)
(h) incorporate solid, allweather crossings over any watercourse that

support firefighting vehicles with a gross vehicle mass (GVM) of 21
tonnes.
PO 5.2

DTS/DPF 5.2

Access to habitable buildings is designed and constructed to facilitate the safe Access is in accordance with (a) or (b):
and effective:
(a)
a clear and unobstructed vehicle or pedestrian pathway of not
greater than 60 metres in length is available between the most distant
(a) access, operation and evacuation of firefighting vehicles and
part of the habitable building and the nearest part of a formed public
emergency personnel
access road
(b) evacuation of residents, occupants and visitors.
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(b)

driveways:
(i)

do not exceed 600m in length

(ii)

are constructed with a formed, allweather surface

(iii)

are connected to a formed, allweather public road with the
transition area between the road and driveway having a
gradient of not more than 7 degrees (1in8)

(iv)

have a gradient of not more than 16 degrees (1in3.5) at
any point along the driveway

(v)

have a crossfall of not more than 6 degrees (1in9.5) at any
point along the driveway

(vi)

have a minimum formed width of 3m (4m where the gradient
of the driveway is steeper than 12 degrees (1in4.5)) plus
0.5 metres clearance either side of the driveway from
overhanging branches or other obstructions, including
buildings and/or structures (Figure 1)

(vii)

incorporate passing bays with a minimum width of 6m and
length of 17m every 200m (Figure 5)

(viii)

provide overhead clearance of not less than 4.0m between
the driveway surface and overhanging branches or other
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obstructions, including buildings and/or structures (Figure 1)
(ix)

allow firefighting services (personnel and vehicles) to travel
in a continuous forward movement around driveway curves
by constructing the curves with a minimum external radius of
12.5m (Figure 2)

(x)

allow firefighting vehicles to safely enter and exit an
allotment in a forward direction by using a 'U' shaped drive
through design or by incorporating at the end of the
driveway either:

(xi)

PO 5.3

A.

a loop road around the building
or

B.

a turning area with a minimum radius of 12.5m
(Figure 3)
or

C.

a 'T' or 'Y' shaped turning area with a minimum
formed length of 11m and minimum internal radii of
9.5m (Figure 4)

incorporate solid, allweather crossings over any
watercourse that support firefighting vehicles with a gross
vehicle mass (GVM) of 21 tonnes.

DTS/DPF 5.3

Development does not rely on fire tracks as means of evacuation or access
for firefighting purposes unless there are no safe alternatives available.

None are applicable.

Procedural Matters (PM)  Referrals
The following table identifies classes of development / activities that require referral in this Overlay and the applicable referral body. It sets out the purpose of the
referral as well as the relevant statutory reference from Schedule 9 of the Planning, Development and Infrastructure (General) Regulations 2017.

Class of Development / Activity

Referral Body

Purpose of Referral

Statutory
Reference

None

None

None

None

Figures and Diagrams
Fire Engine and Appliance Clearances

Figure 1  Overhead and Side Clearances
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Roads and Driveway Design

Figure 2  Road and Driveway Curves

Figure 3  Full Circle Turning Area
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Figure 4  'T' or 'Y' Shaped Turning Head
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Figure 5  Driveway Passing Bays

Hazards (Flooding  Evidence Required) Overlay
Assessment Provisions (AP)

Desired Outcome
DO 1

Development adopts a precautionary approach to mitigate potential impacts on people, property, infrastructure and the environment from
potential flood risk through the appropriate siting and design of development.
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Performance Outcomes (PO) and DeemedtoSatisfy (DTS) Criteria / Designated Performance Feature (DPF)

Performance Outcome

DeemedtoSatisfy Criteria /
Designated Performance Feature
Flood Resilience

PO 1.1

DTS/DPF 1.1

Development is sited, designed and constructed to minimise the risk of entry
of potential floodwaters where the entry of flood waters is likely to result in
undue damage to or compromise ongoing activities within buildings.

Habitable buildings, commercial and industrial buildings, and buildings used
for animal keeping incorporate a finished floor level at least 300mm above:
(a)
(b)

the highest point of top of kerb of the primary street
or
the highest point of natural ground level at the primary street
boundary where there is no kerb

Environmental Protection
PO 2.1

DTS/DPF 2.1

Buildings and structures used either partly or wholly to contain or store
hazardous materials are designed to prevent spills or leaks leaving the
confines of the building.

Development does not involve the storage of hazardous materials.

Procedural Matters (PM)  Referrals
The following table identifies classes of development / activities that require referral in this Overlay and the applicable referral body. It sets out the purpose of the
referral as well as the relevant statutory reference from Schedule 9 of the Planning, Development and Infrastructure (General) Regulations 2017.

Class of Development / Activity

Referral Body

None

None

Purpose of Referral

None

Statutory
Reference

None

Limited Land Division Overlay

Assessment Provisions (AP)

Desired Outcome
DO 1

The long term use of land for primary production is maintained by minimising fragmentation through division of land.

Performance Outcomes (PO) and DeemedtoSatisfy (DTS) Criteria / Designated Performance Feature (DPF)

Performance Outcome

DeemedtoSatisfy Criteria /
Designated Performance Feature
General

PO 1.1

DTS/DPF 1.1

Land division does not result in the creation of an additional allotment.

No additional allotments are created.

PO 1.2

DTS/DPF 1.2

Land division involving boundary realignments occurs only where the number
of resulting allotments with a site area less than that specified in the relevant
Zone is not greater than the number that existed prior to the realignment.

None are applicable.

Procedural Matters (PM)  Referrals
The following table identifies classes of development / activities that require referral in this Overlay and the applicable referral body. It sets out the purpose of the
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referral as well as the relevant statutory reference from Schedule 9 of the Planning, Development and Infrastructure (General) Regulations 2017.

Class of Development / Activity

Referral Body

Purpose of Referral

Statutory
Reference

None

None

None

None

Major Urban Transport Routes Overlay

Assessment Provisions (AP)

Desired Outcome
DO 1
Safe and efficient operation of Major Urban Transport Routes for all road users.
DO 2
Provision of safe and efficient access to and from Major Urban Transport Routes.
Performance Outcomes (PO) and Deemed to Satisfy (DTS) / Designated Performance Feature (DPF) Criteria

Performance
Outcome

DeemedtoSatisfy Criteria / Designated Performance
Feature
Access  Safe Entry and Exit (Traffic Flow)

PO 1.1

DTS/DPF 1.1

Access is designed to allow
safe entry and exit to and
from a site to meet the
needs of development and
minimise traffic flow
interference associated with
access movements along
adjacent State Maintained
Roads.

An access point satisfies (a), (b) or (c):
(a)

(b)

(c)
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where servicing a single (1) residential dwelling / residential allotment:
(i)

it will not result in more than one access point

(ii)

vehicles can enter and exit the site in a forward direction

(iii)

vehicles can cross the property boundary at an angle between 70 degrees and 90 degrees

(iv)

passenger vehicles (with a length up to 5.2m) can enter and exit the site wholly within the kerbside lane of the
road

(v)

have a width of between 3m and 4m (measured at the site boundary).

where the development will result in 2 and up to 6 dwellings:
(i)

it will not result in more than one access point servicing the development site

(ii)

entry and exit movements are left turn only

(iii)

vehicles can enter and exit the site in a forward direction

(iv)

vehicles can cross the property boundary at an angle between 70 degrees and 90 degrees;

(v)

passenger vehicles (with a length up to 5.2m) can enter and exit the site wholly within the kerbside lane of the
road

(vi)

have a width of between 5.8m to 6m (measured at the site boundary) and an access depth of 6m (measured
from the site boundary into the site).

where the development will result in over 7 dwellings, or is a nonresidential land use:
(i)

it will not result in more than one access point servicing the development site

(ii)

vehicles can enter and exit the site using left turn only movements

(iii)

vehicles can enter and exit the site in a forward direction

(iv)

vehicles can cross the property boundary at an angle between 70 degrees and 90 degrees

(v)

have a width of between 6m and 7m (measured at the site boundary), where the development is expected to
accommodate vehicles with a length of 6.4m or less

(vi)

have a width of between 6m and 9m (measured at the site boundary), where the development is expected to
accommodate vehicles with a length from 6.4m to 8.8m

(vii)

have a width of between 9m and 12m (measured at the site boundary), where the development is expected to
accommodate vehicles with a length from 8.8m to 12.5m
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(viii)

provides for simultaneous twoway vehicle movements at the access;
A.

with entry and exit movements for vehicles with a length up to 5.2m vehicles being fully within the
kerbside lane of the road
and

B.

with entry movements of 8.8m vehicles (where relevant) being fully within the kerbside lane of the road
and the exit movements of 8.8m vehicles do not cross the centreline of the road.

Access  OnSite Queuing
PO 2.1

DTS/DPF 2.1

Sufficient accessible onsite An access point in accordance with one of the following:
queuing adjacent to access
(a)
will not service, or is not intended to service, more than 6 dwellings and there are no internal driveways, intersections,
points is provided to meet
car parking spaces or gates within 6.0m of the access point (measured from the site boundary into the site) as shown in
the needs of development so
the following diagram:
that all vehicle queues can
be contained fully within the
boundaries of the
development site, to
minimise interruption of the
functional performance of
the road and maintain safe
vehicle movements.

(b)

(c)

will service, or is intended to service, development that will generate less than 60 vehicle movements per day and:
(i)

is expected to be serviced by vehicles with a length no greater than 6.4m

(ii)

there are no internal driveways, intersections, parking spaces or gates within 6.0m of the access point
(measured from the site boundary into the site).

will service, or is intended to service, development that will generate less than 60 vehicle movements per day and:
(i)

is expected to be serviced by vehicles with a length greater than a 6.4m small rigid vehicle

(ii)

there are no internal driveways, intersections, parking spaces or gates within 6.0m of the access point
(measured from the site boundary into the site)

(iii)

any termination of, or change in priority of movement within the main car park aisle is located far enough into
the site so that the largest vehicle expected onsite can store fully within the site before being required to stop

(iv)

all parking or manoeuvring areas for commercial vehicles are located a minimum of 12m or the length of the
largest vehicle expected on site from the access (measured from the site boundary into the site) as shown in
the following diagram:

Access – Location (Spacing)  Existing Access Points
PO 3.1

DTS/DPF 3.1

Existing access points
designed to accommodate
the type and volume of
traffic likely to be generated
by the development.

An existing access point satisfies (a), (b) or (c):
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(a)

it will not service, or is not intended to service, more than 6 dwellings

(b)

it is not located on a Controlled Access Road and will not service development that will result in a larger class of vehicle
expected to access the site using the existing access

(c)

it is not located on a Controlled Access Road and development constitutes:
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(i)

change of use between an office less than 500m² gross leasable floor area and a consulting room less than
500m² gross leasable floor area or vice versa

(ii)

change in use from a shop to an office, consulting room or personal or domestic services establishment

(iii)

change of use from a consulting room or office less than 250m² gross leasable floor area to shop less than
250m² gross leasable floor area

(iv)

change of use from a shop less than 500m² gross leasable floor area to a warehouse less than 500m² gross
leasable floor area

(v)

an office or consulting room with a gross leasable floor area less than 500m².

Access – Location (Spacing) – New Access Points
PO 4.1

DTS/DPF 4.1

New access points are
A new access point satisfies (a), (b) or (c):
spaced apart from any
(a)
where a development site is intended to serve between 1 and 6 dwellings and has frontage to a local road (not being a
existing access point or
Controlled Access Road) with a speed environment of 60km/h or less, the new access point is provided on the local
public road junction to
road and located a minimum of 6.0m from the tangent point as shown in the following diagram:
manage impediments to
traffic flow and maintain safe
and efficient operating
conditions on the road.

(b)

(c)

where the development site is intended to serve between 1 and 6 dwellings and access from a local road (being a road
that is not a State Maintained Road) is not available, the new access:
(i)

is not located on a Controlled Access Road

(ii)

is not located on a section of road affected by double barrier lines

(iii)

will be on a road with a speed environment of 70km/h or less

(iv)

is located outside of the bold lines on the diagram shown in the diagram following part (a)

(v)

located minimum of 6m from a median opening or pedestrian crossing.

where DTS/DPF 4.1 part (a) and (b) do not apply and access from an alternative local road at least 25m from the State
Maintained Road is not available, and the access is not located on a Controlled Access Road, the new access is
separated in accordance with the following:

Speed Limit
50 km/h or
less
60 km/h
70 km/h
80 km/h
90 km/h
100 km/h
110 km/h

Separation between access
points
No spacing requirement

Separation from public road junctions and
merging/terminating lanes
20m

40m
55m
70m
90m
110m
135m

123m
151m
181m
214m
248m
285m

Access  Location (Sight Lines)
PO 5.1

DTS/DPF 5.1

Access points are located
An access point satisfies (a) or (b):
and designed to
(a)
drivers approaching or exiting an access point have an unobstructed line of sight in accordance with the following
accommodate sight lines that
(measured at a height of 1.1m above the surface of the road):
enable drivers and
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pedestrians to navigate
potential conflict points with
roads in a controlled and
safe manner.

Speed Limit
40 km/h or
less
50 km/h
60 km/h
70 km/h
80 km/h
90 km/h
100 km/h
110km/h

(b)

Separation between access
points
40m

Separation from public road junctions and
merging/terminating lanes
73m

55m
73m
92m
114m
139m
165m
193m

97m
123m
151m
181m
214m
248m
285m

pedestrian sightlines in accordance with the following diagram:

Access  Mud and Debris
PO 6.1

DTS/DPF 6.1

Access points constructed to Where the road has an unsealed shoulder and the road is not kerbed the access way is sealed from the edge of seal on the road
minimise mud or other
for a minimum of 10m or to the property boundary (whichever is closer)
debris being carried or
transferred onto the road to
ensure safe road operating
conditions.
Access  Stormwater
PO 7.1

DTS/DPF 7.1

Access points designed to
Development does not:
minimise negative impact on
(a)
decrease the capacity of an existing drainage point
roadside drainage of water.
(b)
restrict or prevent the flow of stormwater to an existing drainage point and system.
Building on Road Reserve
PO 8.1

DTS/DPF 8.1

Buildings or structures that
encroach onto, above or
below road reserves
designed and sited to
minimise impact on safe
movements by all road
users.

No encroachment of buildings or structures onto, above or below the road reserve.
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Public Road Junctions
PO 9.1

DTS/DPF 9.1

New junctions with public
Development does not comprise any of the following:
roads (including the opening
(a)
creating a new junction with a public road
of unmade public road
(b)
opening an unmade public road junction
junctions) or modifications to
(c)
existing road junctions
modifying an existing public road junction.
located and designed to
ensure safe and efficient
road operating conditions
are maintained on the State
Maintained Road.
Corner CutOffs
PO 10.1

DTS/DPF 10.1

Development is located and
designed to maintain
sightlines for drivers turning
into and out of public road
junctions to contribute to
driver safety.

Development does not involve building work, or building work is located wholly outside the land shown as 'Corner CutOff Area' in
the following diagram:

Procedural Matters (PM)  Referrals
The following table identifies classes of development / activities that require referral in this Overlay and the applicable referral body. It sets out the purpose of the
referral as well as the relevant statutory reference from Schedule 9 of the Planning, Development and Infrastructure (General) Regulations 2017.
Class of Development / Activity

Referral Body

Purpose of Referral

Statutory
Reference

Except where all of the relevant deemedtosatisfy criteria are
met, development (including the division of land) that involves
any of the following to/on a State Maintained Road or within 25
metres of an intersection with any such road:

Commissioner of Highways.

To provide expert technical assessment
and direction to the Relevant Authority
on the safe and efficient operation and
management of all roads relevant to the
Commissioner of Highways as
described in the Planning and Design
Code.

Development
of a class to
which
Schedule 9
clause 3 item
7 of the
Planning,
Development
and
Infrastructure
(General)
Regulations
2017 applies.

(a) creation of a new access or junction
(b) alterations to an existing access or public road

junction (except where deemed to be minor in the
opinion of the relevant authority)
(c) development that changes the nature of vehicular

movements or increase the number or frequency of
movements through an existing access (except where
deemed to be minor in the opinion of the relevant
authority).

Native Vegetation Overlay

Assessment Provisions (AP)

Desired Outcome
DO 1
Areas of native vegetation are protected, retained and restored in order to sustain biodiversity, threatened species and vegetation
communities, fauna habitat, ecosystem services, carbon storage and amenity values.
Performance Outcomes (PO) and DeemedtoSatisfy (DTS) Criteria / Designated Performance Feature (DPF)
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Performance Outcome

DeemedtoSatisfy Criteria /
Designated Performance Feature
Environmental Protection

PO 1.1

DTS/DPF 1.1

Development avoids, or where it cannot be practically avoided, minimises the
clearance of native vegetation taking into account the siting of buildings,
access points, bushfire protection measures and building maintenance.

An application is accompanied by:
(a) a declaration stating that the proposal will not, or would not, involve

clearance of native vegetation under the Native Vegetation Act 1991,
including any clearance that may occur:
(i) in connection with a relevant access point and / or driveway
(ii) within 10m of a building (other than a residential building or

tourist accommodation)
(iii) within 20m of a dwelling or addition to an existing dwelling

for fire prevention and control
(iv) within 50m of residential or tourist accommodation in

connection with a requirement under a relevant overlay to
establish an asset protection zone in a bushfire prone area
or
(b) a report prepared in accordance with Regulation 18(2)(a) of the

Native Vegetation Regulations 2017 that establishes that the
clearance is categorised as 'Level 1 clearance'.
PO 1.2

DTS/DPF 1.2

Native vegetation clearance in association with development avoids the
following:

None are applicable.

(a) significant wildlife habitat and movement corridors
(b) rare, vulnerable or endangered plants species
(c) native vegetation that is significant because it is located in an area

which has been extensively cleared
(d) native vegetation that is growing in, or in association with, a wetland

environment.
PO 1.3

DTS/DPF 1.3

Intensive animal husbandry and agricultural activities are sited, set back and
Development within 500 metres of a boundary of a State Significant Native
designed to minimise impacts on native vegetation, including impacts on native Vegetation Area does not involve any of the following:
vegetation in an adjacent State Significant Native Vegetation Area, from:
(a)
horticulture
(a) the spread of pest plants and phytophthora
(b)
intensive animal husbandry
(b) the spread of nonindigenous plants species

(c)

dairy

(c) excessive nutrient loading of the soil or loading arising from surface

(d)

commercial forestry

(e)

aquaculture.

water runoff
(d) soil compaction
(e) chemical spray drift.
PO 1.4

DTS/DPF 1.4

Development restores and enhances biodiversity and habitat values through
revegetation using locally indigenous plant species.

None are applicable.

Land division
PO 2.1

DTS/DPF 2.1

Land division does not result in the fragmentation of land containing native
Land division where:
vegetation, or necessitate the clearance of native vegetation, unless such
(a) an application is accompanied by one of the following:
clearance is considered minor, taking into account the location of allotment
(i) a declaration stating that none of the allotments in the
boundaries, access ways, fire breaks, boundary fencing and potential building
proposed plan of division contain native vegetation under the
siting or the like.
Native Vegetation Act 1991
(ii) a declaration stating that no native vegetation clearance

under the Native Vegetation Act 1991 will be required as a
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result of the division of land
(iii) a report prepared in accordance with Regulation 18(2)(a)

of the Native Vegetation Regulations 2017 that establishes
that the vegetation to be cleared is categorised as 'Level 1
clearance'
or
(b) an application for land division which is being considered

concurrently with a proposal to develop each allotment which will
satisfy, or would satisfy, the requirements of DTS/DPF 1.1, including
any clearance that may occur
or
(c) the division is to support a Heritage Agreement under the Native

Vegetation Act 1991 or the Heritage Places Act 1993.

Procedural Matters (PM)  Referrals
The following table identifies classes of development / activities that require referral in this Overlay and the applicable referral body. It sets out the purpose of the
referral as well as the relevant statutory reference from Schedule 9 of the Planning, Development and Infrastructure (General) Regulations 2017.

Class of Development / Activity

Referral Body

Purpose of Referral

Statutory
Reference

Development that is the subject of a report prepared in
accordance with Regulation 18(2)(a) of the Native
Vegetation Regulations 2017 that categorises the clearance,
or potential clearance, as 'Level 3 clearance' or 'Level 4
clearance'.

Native Vegetation Council

To provide expert assessment and
direction to the relevant authority on the
potential impacts of development on
native vegetation.

Development
of a class to
which
Schedule 9
clause 3 item
11 of the
Planning,
Development
and
Infrastructure
(General)
Regulations
2017 applies.

Prescribed Water Resources Area Overlay

Assessment Provisions (AP)

Desired Outcome
DO 1
Sustainable water use in prescribed surface water resources areas maintains the health and natural flow paths of water courses.

Performance Outcome

DeemedtoSatisfy Criteria /
Designated Performance Feature

PO 1.1

DTS/DPF 1.1

All development, but in particular development involving any of the following:

Development satisfies either of the following:

(a)

horticulture

(b)

activities requiring irrigation

(c)

aquaculture

(d)

industry

(e)

intensive animal husbandry

(f)

commercial forestry
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(a) the applicant has a current water licence in which sufficient spare

capacity exists to accommodate the water needs of the proposed use
or
(b) the proposal does not involve the taking of water for which a licence

would be required under the Landscape South Australia Act 2019.
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has a lawful, sustainable and reliable water supply that does not place undue
strain on water resources in prescribed surface water areas.
PO 1.2

DTS/DPF 1.2

Development comprising the erection, construction, modification, enlargement None are applicable.
or removal of a dam, wall or other structure that will collect or divert surface
water flowing over land is undertaken in a manner that maintains the quality
and quantity of flows required to meet the needs of the environment as well as
downstream users.

Procedural Matters (PM)  Referrals
The following table identifies classes of development / activities that require referral in this Overlay and the applicable referral body. It sets out the purpose of the
referral as well as the relevant statutory reference from Schedule 9 of the Planning, Development and Infrastructure (General) Regulations 2017.

Class of Development / Activity

Referral Body

Purpose of Referral

Statutory
Reference

Development that comprises the erection, construction,
modification, enlargement or removal of a dam, wall or other
structure that will collect or divert, or collects or diverts
surface water flowing over land.

Relevant authority under the
Landscape South Australia Act
2019 that would, if it were not for
the operation of section 106(1)(e)
of that Act, have the authority under
that Act to grant or refuse a permit
to undertake the subject
development.

To provide expert assessment and
direction to the relevant authority on
potential impacts from development
on the health, sustainability and/or
natural flow paths of water resources
in accordance with the provisions of
the relevant water allocation plan or
regional landscape plan or
equivalent.

Development
of a class to
which
Schedule 9
clause 3 item
12 of the
Planning,
Development
and
Infrastructure
(General)
Regulations
2017 applies.

Any of the following classes of development:

The Chief Executive of the
Department of the Minister
responsible for the administration of
the Landscape South Australia Act
2019.

To provide expert technical
assessment and direction to the
relevant authority on the taking of
water to ensure development is
undertaken sustainably and
maintains the health and natural flow
paths of water resources.

Development
of a class to
which
Schedule 9
clause 3 item
13 of the
Planning,
Development
and
Infrastructure
(General)
Regulations
2017 applies.

(a)

horticulture

(b)

activities requiring irrigation

(c)

aquaculture

(d)

industry

(e)

intensive animal husbandry

(f)

commercial forestry

Commercial forestry that requires a forest water licence
under Part 8 Division 6 of the Landscape South Australia
Act 2019.

Traffic Generating Development Overlay

Assessment Provisions (AP)

Desired Outcome
DO 1
Safe and efficient operation of Urban Transport Routes and Major Urban Transport Routes for all road users.
DO 2
Provision of safe and efficient access to and from urban transport routes and major urban transport routes.
Performance Outcomes (PO) and Deemed to Satisfy (DTS) / Designated Performance Feature (DPF) Criteria
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Performance Outcome

DeemedtoSatisfy Criteria /
Designated Performance Feature
Traffic Generating Development

PO 1.1

DTS/DPF 1.1

Development designed to minimise its potential impact on the safety,
efficiency and functional performance of the State Maintained Road network.

Access is obtained directly from a State Maintained Road where it involves
any of the following types of development:
(a)

land division creating 50 or more additional allotments

(b)

commercial development with a gross floor area of 10,000m2 or more

(c)

retail development with a gross floor area of 2,000m2 or more

(d)

a warehouse or transport depot with a gross leasable floor area of
8,000m2 or more

(e)

industry with a gross floor area of 20,000m2 or more

(f)

educational facilities with a capacity of 250 students or more.

PO 1.2

DTS/DPF 1.2

Access points sited and designed to accommodate the type and volume of
traffic likely to be generated by development.

Access is obtained directly from a State Maintained Road where it involves
any of the following types of development:
(a)

land division creating 50 or more additional allotments

(b)

commercial development with a gross floor area of 10,000m2 or more

(c)

retail development with a gross floor area of 2,000m2 or more

(d)

a warehouse or transport depot with a gross leasable floor area of
8,000m2 or more

(e)

industry with a gross floor area of 20,000m2 or more

(f)

educational facilities with a capacity of 250 students or more.

PO 1.3

DTS/DPF 1.3

Sufficient accessible onsite queuing provided to meet the needs of the
development so that queues do not impact on the State Maintained Road
network.

Access is obtained directly from a State Maintained Road where it involves
any of the following types of development:
(a)

land division creating 50 or more additional allotments

(b)

commercial development with a gross floor area of 10,000m2 or more

(c)

retail development with a gross floor area of 2,000m2 or more

(d)

a warehouse or transport depot with a gross leasable floor area of
8,000m2 or more

(e)

industry with a gross floor area of 20,000m2 or more

(f)

educational facilities with a capacity of 250 students or more.

Procedural Matters (PM)  Referrals
The following table identifies classes of development / activities that require referral in this Overlay and the applicable referral body. It sets out the purpose of the
referral as well as the relevant statutory reference from Schedule 9 of the Planning, Development and Infrastructure (General) Regulations 2017.

Class of Development / Activity

Except where all of the relevant deemedtosatisfy criteria are
met, any of the following classes of development that are
proposed within 250m of a State Maintained Road:
(a)

land division creating 50 or more additional allotments

(b)

commercial development with a gross floor area of

Referral Body

Commissioner of Highways.

10,000m2 or more
(c)

retail development with a gross floor area of 2,000m2 or
more

(d)

a warehouse or transport depot with a gross leasable
floor area of 8,000m2 or more
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Statutory
Reference

To provide expert technical
assessment and direction to the
Relevant Authority on the safe and
efficient operation and management
of all roads relevant to the
Commissioner of Highways as
described in the Planning and
Design Code.

Development
of a class to
which
Schedule 9
clause 3 item
7 of the
Planning,
Development
and
Infrastructure
(General)

Printed
256on 3/06/2021

Policy24  Enquiry
(e)

industry with a gross floor area of 20,000m2 or more

(f)

educational facilities with a capacity of 250 students or
more.

Regulations
2017 applies.

Water Protection Area Overlay

Assessment Provisions (AP)

Desired Outcome
DO 1

Safeguard South Australia's public water supplies and ecologically significant areas by protecting regionally and locally significant surface and
underground water resources in Water Protection Areas from pollution. This includes considering adverse water quality impacts associated
with projected reductions in rainfall and warmer air temperatures as a result of climate change.

Performance Outcomes (PO) and DeemedtoSatisfy (DTS) Criteria / Designated Performance Feature (DPF)

Performance Outcome

DeemedtoSatisfy Criteria /
Designated Performance Feature
Land Use

PO 1.1

DTS/DPF 1.1

Development with potential to expose the water supply role of the Water
Protection Area to significant adverse water quality risk is avoided to maintain
the long term function of the Water Protection Area.

Development does not involve any one or combination of the following:
(a)

fuel depot

(b)

intensive animal husbandry

(c)

special industry

(d)

stock slaughter works

(e)

timber preservation works.

Groundwater
PO 2.1

DTS/DPF 2.1

Groundwater resources are protected from pollution by ensuring development
does not:

None are applicable.

(a) generate or dispose of waste in a manner that would pollute water

resources
(b) involve the storage or disposal of chemicals or hazardous

substances in a manner that would pose a risk to water supplies.
PO 2.2

DTS/DPF 2.2

Groundwater catchment and recharge characteristics are safeguarded by
ensuring development:

None are applicable.

(a) retains and protects areas of native vegetation
(b) does not inhibit the potential of an aquifer to recharge.
Farming and Horticulture
PO 3.1

DTS/DPF 3.1

Farming or horticulture operations occur only where:

None are applicable.

(a) the activity will not result in any increase in the salinity levels of

groundwater
(b) the land and soil structure is capable of supporting the proposed

activity and the likelihood of soil erosion is minimised
(c) the depth to the water table is greater than 2 metres from the ground.
Irrigation
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PO 4.1

DTS/DPF 4.1

Irrigated areas are sited to ensure they:

None are applicable.

(a) avoid any land prone to waterlogging or subject to flooding through

irrigation
(b) avoid the risk of the water table falling or rising significantly as a

result of irrigation practices
(c) do not increase the salinity levels of groundwater
(d) minimise the risk of polluting surface and groundwater resources

where wastewater is used to irrigate the land.
Wastewater
PO 5.1

DTS/DPF 5.1

Wastewatergenerating development utilises existing communal wastewater
management infrastructure to avoid onsite disposal.

Development (including land division) that generates wastewater is connected
to sewerage or community wastewater management systems with sufficient
hydraulic capacity to accept the inflow.

PO 5.2

DTS/DPF 5.2

Development that generates wastewater which cannot be disposed of via
Onsite wastewater treatment systems comply with:
sewerage or community wastewater management systems, is designed and of
(a) the ‘Onsite Wastewater Systems Code’
a scale that will enable onsite wastewater treatment and disposal in
or
accordance with relevant health and environmental requirements.
(b) AS/NZS 1547: Onsite domestic wastewater management and the
South Australian amendments to AS/NSZ 1547 as outlined in section
9.2 of the ‘Onsite Wastewater Systems Code’.

Procedural Matters (PM)  Referrals
The following table identifies classes of development / activities that require referral in this Overlay and the applicable referral body. It sets out the purpose of the
referral as well as the relevant statutory reference from Schedule 9 of the Planning, Development and Infrastructure (General) Regulations 2017.
Class of Development / Activity

Referral Body

Purpose of Referral

Statutory
Reference

Composting works (excluding a prescribed approved activity) 
being a depot, facility or works with the capacity to treat,
during a 12 month period, more than 200 tonnes of organic
waste or matter. (EPA Licence)

Environment Protection Authority.

To provide expert Technical
assessment and direction to the
Relevant authority on the
assessment of the potential harm
from pollution and waste aspects
arising from activities of
environmental significance and
other activities that have the
potential to cause serious
environmental harm.

Development
of a class to
which
Schedule 9
clause 3 item
9 of the
Planning,
Development
and
Infrastructure
(General)
Regulations
2017 applies.

Wastewater treatment works  being sewage treatment works,
a community wastewater management system, winery
wastewater treatment works or any other wastewater treatment
works with the capacity to treat, during a 12 month period,
more than 2.5ML of wastewater.
(EPA Licence required at more than 5 ML)

Feedlots  being carrying on an operation for holding in
confined yard or area and feeding principally by mechanical
means or by hand not less than an average of 200 cattle (EPA
Licence) or 1,600 sheep or goats per day over any period of
12 months, but excluding any such operation carried on at an
abattoir, slaughterhouse or saleyard or for the purpose only of
drought or other emergency feeding.

Piggeries  being the conduct of a piggery (being premises
having confined or roofed structures for keeping pigs) with a
capacity of 130 or more standard pig units. (EPA licence
required at 650 or more standard pig units)

Dairies  being the carrying on of a dairy with a total
processing capacity exceeding more than 100 milking animals
at any 1 time.
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Water Resources Overlay

Assessment Provisions (AP)

Desired Outcome
DO 1
Protection of the quality of surface waters considering adverse water quality impacts associated with projected reductions in rainfall and
warmer air temperatures as a result of climate change.
DO 2
Maintain the conveyance function and natural flow paths of watercourses to assist in the management of flood waters and stormwater runoff.
Performance Outcomes (PO) and DeemedtoSatisfy (DTS) Criteria / Designated Performance Feature (DPF)

Performance Outcome

DeemedtoSatisfy Criteria /
Designated Performance Feature
Water Catchment

PO 1.1

DTS/DPF 1.1

Watercourses and their beds, banks, wetlands and floodplains (1% AEP flood
extent) are not damaged or modified and are retained in their natural state,
except where modification is required for essential access or maintenance
purposes.

None are applicable.

PO 1.2

DTS/DPF 1.2

Development avoids interfering with the existing hydrology or water regime of
None are applicable.
swamps and wetlands other than to improve the existing conditions to enhance
environmental values.
PO 1.3

DTS/DPF 1.3

Wetlands and lowlying areas providing habitat for native flora and fauna are
not drained, except temporarily for essential management purposes to
enhance environmental values.

None are applicable.

PO 1.4

DTS/DPF 1.4

Watercourses, areas of remnant native vegetation, or areas prone to erosion
that are capable of natural regeneration are fenced off to limit stock access.

None are applicable.

PO 1.5

DTS/DPF 1.5

Development that increases surface water runoff includes a suitably sized
strip of vegetated land on each side of a watercourse to filter runoff to:

A strip of land 20m or more wide measured from the top of existing banks on
each side of the watercourse is free from development, livestock use and
revegetated with locally indigenous vegetation.

(a)

reduce the impacts on native aquatic ecosystems

(b)

minimise soil loss eroding into the watercourse.

PO 1.6

DTS/DPF 1.6

Development resulting in the depositing or placing of an object or solid
material in a watercourse or lake occurs only where it involves any of the
following:

None are applicable.

(a)

the construction of an erosion control structure

(b)

devices or structures used to extract or regulate water flowing in a
watercourse

(c)

devices used for scientific purposes

(d)

the rehabilitation of watercourses.
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PO 1.7

DTS/DPF 1.7

Watercourses, floodplains (1% AEP flood extent) and wetlands protected and
enhanced by retaining and protecting existing native vegetation.

None are applicable.

PO 1.8

DTS/DPF 1.8

Watercourses, floodplains (1% AEP flood extent) and wetlands are protected
and enhanced by stabilising watercourse banks and reducing sediments and
nutrients entering the watercourse.

None are applicable.

PO 1.9

DTS/DPF 1.9

Dams, water tanks and diversion drains are located and constructed to
maintain the quality and quantity of flows required to meet environmental and
downstream needs.

None are applicable.

Procedural Matters (PM)  Referrals
The following table identifies classes of development / activities that require referral in this Overlay and the applicable referral body. It sets out the purpose of the
referral as well as the relevant statutory reference from Schedule 9 of the Planning, Development and Infrastructure (General) Regulations 2017.

Class of Development / Activity

Referral Body

Purpose of Referral

Statutory
Reference

None

None

None

None

Part 4  General Development Policies

Advertisements

Assessment Provisions (AP)

Desired Outcome
DO 1
Advertisements and advertising hoardings are appropriate to context, efficient and effective in communicating with the public, limited in
number to avoid clutter, and do not create hazard.
Performance Outcomes (PO) and DeemedtoSatisfy (DTS) Criteria / Designated Performance Feature (DPF)

Performance Outcome

DeemedtoSatisfy Criteria /
Designated Performance Feature
Appearance

PO 1.1

DTS/DPF 1.1

Advertisements are compatible and integrated with the design of the building
and/or land they are located on.

Advertisements attached to a building satisfy all of the following:
(a)

are not located in a Neighbourhoodtype zone

(b)

where they are flush with a wall:

(c)
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- Barossa Assessment Panel - 7 September 2021

Printed
260on 3/06/2021

Policy24  Enquiry

PO 1.2

(i)

if attached to a verandah, no part of the advertisement
protrudes beyond the outer limits of the verandah structure

(ii)

if attached to a twostorey building:
A.

has no part located above the finished floor level of
the second storey of the building

B.

does not protrude beyond the outer limits of any
verandah structure below

C.

does not have a sign face that exceeds 1m2 per
side.

(d)

if located below canopy level, are flush with a wall

(e)

if located at canopy level, are in the form of a fascia sign

(f)

if located above a canopy:
(i)

are flush with a wall

(ii)

do not have any part rising above parapet height

(iii)

are not attached to the roof of the building.

(g)

if attached to a verandah, no part of the advertisement protrudes
beyond the outer limits of the verandah structure

(h)

if attached to a twostorey building, have no part located above the
finished floor level of the second storey of the building

(i)

where they are flush with a wall, do not, in combination with any other
existing sign, cover more than 15% of the building facade to which
they are attached.

DTS/DPF 1.2

Advertising hoardings do not disfigure the appearance of the land upon which Where development comprises an advertising hoarding, the supporting
they are situated or the character of the locality.
structure is:
(a)

concealed by the associated advertisement and decorative detailing
or

(b)

not visible from an adjacent public street or thoroughfare, other than
a support structure in the form of a single or dual post design.

PO 1.3

DTS/DPF 1.3

Advertising does not encroach on public land or the land of an adjacent
allotment.

Advertisements and/or advertising hoardings are contained within the
boundaries of the site.

PO 1.4

DTS/DPF 1.4

Where possible, advertisements on public land are integrated with existing
structures and infrastructure.

Advertisements on public land that meet at least one of the following:
(a)

achieves Advertisements DTS/DPF 1.1

(b)

are integrated with a bus shelter.

PO 1.5

DTS/DPF 1.5

Advertisements and/or advertising hoardings are of a scale and size
appropriate to the character of the locality.

None are applicable.

Proliferation of Advertisements
PO 2.1

DTS/DPF 2.1

Proliferation of advertisements is minimised to avoid visual clutter and
untidiness.

No more than one freestanding advertisement is displayed per occupancy.

PO 2.2

DTS/DPF 2.2

Multiple business or activity advertisements are colocated and coordinated to
avoid visual clutter and untidiness.

Advertising of a multiple business or activity complex is located on a single
advertisement fixture or structure.

PO 2.3

DTS/DPF 2.3

Proliferation of advertisements attached to buildings is minimised to avoid
visual clutter and untidiness.

Advertisements satisfy all of the following:
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a wall, cover no more than 15% of the building facade to which they
are attached
(c)

do not result in more than one sign per occupancy that is not flush
with a wall.

Advertising Content
PO 3.1

DTS/DPF 3.1

Advertisements are limited to information relating to the lawful use of land they Advertisements contain information limited to a lawful existing or proposed
are located on to assist is the ready identification of the activity or activities on activity or activities on the same site as the advertisement.
the land and avoids unrelated content that contributes to visual clutter and
untidiness.
Amenity Impacts
PO 4.1

DTS/DPF 4.1

Light spill from advertisement illumination does not unreasonably compromise
the amenity of sensitive receivers.

Advertisements do not incorporate any illumination.

Safety
PO 5.1

DTS/DPF 5.1

Advertisements and/or advertising hoardings erected on a verandah or
projecting from a building wall are designed and located to allow for safe and
convenient pedestrian access.

Advertisements have a minimum clearance of 2.5m between the top of the
footpath and base of the underside of the sign.

PO 5.2

DTS/DPF 5.2

Advertisements and/or advertising hoardings do not distract or create a
hazard to drivers through excessive illumination.

No advertisement illumination is proposed.

PO 5.3

DTS/DPF 5.3

Advertisements and/or advertising hoardings do not create a hazard to drivers Advertisements satisfy all of the following:
by:
(a)
are not located in a public road or rail reserve
(a)
being liable to interpretation by drivers as an official traffic sign or
(b)
are located wholly outside the land shown as 'Corner CutOff Area' in
signal
the following diagram
(b)
obscuring or impairing drivers' view of official traffic signs or signals
(c)

obscuring or impairing drivers' view of features of a road that are
potentially hazardous (such as junctions, bends, changes in width
and traffic control devices) or other road or rail vehicles at/or
approaching level crossings.

PO 5.4

DTS/DPF 5.4

Advertisements and/or advertising hoardings do not create a hazard by
distracting drivers from the primary driving task at a location where the
demands on driver concentration are high.

Advertisements and/or advertising hoardings are not located along or adjacent
to a road having a speed limit of 80km/h or more.

PO 5.5

DTS/DPF 5.5

Advertisements and/or advertising hoardings provide sufficient clearance from Where the advertisement or advertising hoarding is:
the road carriageway to allow for safe and convenient movement by all road
(a)
on a kerbed road with a speed zone of 60km/h or less, the
users.
advertisement or advertising hoarding is located at least 0.6m from
the roadside edge of the kerb
(b)

on an unkerbed road with a speed zone of 60km/h or less, the
advertisement or advertising hoarding is located at least 5.5m from
the edge of the seal

(c)

on any other kerbed or unkerbed road, the advertisement or
advertising hoarding is located a minimum of the following distance
from the roadside edge of the kerb or the seal:
(a) 110 km/h road  14m
(b) 100 km/h road  13m
(c) 90 km/h road  10m
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(d) 70 or 80 km/h road  8.5m.
PO 5.6

DTS/DPF 5.6

Advertising near signalised intersections does not cause unreasonable
distraction to road users through illumination, flashing lights, or moving or
changing displays or messages.

Advertising:
(a)

is not illuminated

(b)

does not incorporate a moving or changing display or message

(c)

does not incorporate a flashing light(s).

Animal Keeping and Horse Keeping

Assessment Provisions (AP)

Desired Outcome
DO 1
Animals are kept at a density that is not beyond the carrying capacity of the land and in a manner that minimises their adverse effects on the
environment, local amenity and surrounding development.
Performance Outcomes (PO) and DeemedtoSatisfy (DTS) Criteria / Designated Performance Feature (DPF)

Performance Outcome

DeemedtoSatisfy Criteria /
Designated Performance Feature
Siting and Design

PO 1.1

DTS/DPF 1.1

Animal keeping, horse keeping and associated activities do not create adverse None are applicable.
impacts on the environment or the amenity of the locality.
PO 1.2

DTS/DPF 1.2

Animal keeping and horse keeping is located and managed to minimise the
potential transmission of disease to other operations where animals are kept.

None are applicable.

Horse Keeping
PO 2.1

DTS/DPF 2.1

Water from stable washdown areas is directed to appropriate absorption
areas and/or drainage pits to minimise pollution of land and water.

None are applicable.

PO 2.2

DTS/DPF 2.2

Stables, horse shelters or associated yards are sited appropriate distances
away from sensitive receivers and/or allotments in other ownership to avoid
adverse impacts from dust, erosion and odour.

Stables, horse shelters and associated yards are sited in accordance with all
of the following:

PO 2.3

(a)

30m or more from any sensitive receivers (existing or approved) on
land in other ownership

(b)

where an adjacent allotment is vacant and in other ownership, 30m or
more from the boundary of that allotment.

DTS/DPF 2.3

All areas accessible to horses are separated from septic tank effluent disposal Septic tank effluent disposal areas are enclosed with a horseproof barrier
areas to protect the integrity of that system. Stable flooring is constructed with such as a fence to exclude horses from this area.
an impervious material to facilitate regular cleaning.
PO 2.4

DTS/DPF 2.4

To minimise environmental harm and adverse impacts on water resources,
stables, horse shelters and associated yards are appropriately set back from
a watercourse.

Stables, horse shelters and associated yards are set back 50m or more from
a watercourse.
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PO 2.5

DTS/DPF 2.5

Stables, horse shelters and associated yards are located on slopes that are
stable to minimise the risk of soil erosion and water runoff.

Stables, horse shelters and associated yards are not located on land with a
slope greater than 10% (1in10).
Kennels

PO 3.1

DTS/DPF 3.1

Kennel flooring is constructed with an impervious material to facilitate regular
cleaning.

The floors of kennels satisfy all of the following:
(a)

are constructed of impervious concrete

(b)

are designed to be selfdraining when washed down.

PO 3.2

DTS/DPF 3.2

Kennels and exercise yards are designed and sited to minimise noise
nuisance to neighbours through measures such as:

Kennels are sited 500m or more from the nearest sensitive receiver on land in
other ownership.

(a)

adopting appropriate separation distances

(b)

orientating openings away from sensitive receivers.

PO 3.3

DTS/DPF 3.3

Dogs are regularly observed and managed to minimise nuisance impact on
adjoining sensitive receivers from animal behaviour.

Kennels are sited in association with a permanent dwelling on the land.

Wastes
PO 4.1

DTS/DPF 4.1

Storage of manure, used litter and other wastes (other than wastewater
lagoons) is designed, constructed and managed to minimise attracting and
harbouring vermin.

None are applicable.

PO 4.2

DTS/DPF 4.2

Facilities for the storage of manure, used litter and other wastes (other than
wastewater lagoons) are located to minimise the potential for polluting water
resources.

Waste storage facilities (other than wastewater lagoons) are located outside
the 1% AEP flood event areas.

Aquaculture

Assessment Provisions (AP)

Desired Outcome
DO 1
Aquaculture facilities are developed in an ecologically, economically and socially sustainable manner to support an equitable sharing of
marine, coastal and inland resources and mitigate conflict with other waterbased and landbased uses.
Performance Outcomes (PO) and DeemedtoSatisfy (DTS) Criteria / Designated Performance Feature (DPF)

Performance Outcome

DeemedtoSatisfy Criteria /
Designated Performance Feature
Landbased Aquaculture

PO 1.1

DTS/DPF 1.1

Landbased aquaculture and associated components are sited and designed
to mitigate adverse impacts on nearby sensitive receivers.

Landbased aquaculture and associated components are located to satisfy all
of the following:
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accommodate sensitive receivers.
PO 1.2

DTS/DPF 1.2

Landbased aquaculture and associated components are sited and designed
to prevent surface flows from entering ponds in a 1% AEP sea flood level
event.

None are applicable.

PO 1.3

DTS/DPF 1.3

Landbased aquaculture and associated components are sited and designed
to prevent pond leakage that would pollute groundwater.

None are applicable.

PO 1.4

DTS/DPF 1.4

Landbased aquaculture and associated components are sited and designed
to prevent farmed species escaping and entering into any waters.

None are applicable.

PO 1.5

DTS/DPF 1.5

Landbased aquaculture and associated components, including intake and
discharge pipes, are designed to minimise the need to traverse sensitive
areas to minimise impact on the natural environment.

None are applicable.

PO 1.6

DTS/DPF 1.6

Pipe inlets and outlets associated with landbased aquaculture are sited and
designed to minimise the risk of disease transmission.

None are applicable.

PO 1.7

DTS/DPF 1.7

Storage areas associated with aquaculture activity are integrated with the use
of the land and sited and designed to minimise their visual impact on the
surrounding environment.

None are applicable.

Marine Based Aquaculture
PO 2.1

DTS/DPF 2.1

Marine aquaculture is sited and designed to minimise its adverse impacts on
sensitive ecological areas including:

None are applicable.

(a)

creeks and estuaries

(b)

wetlands

(c)

significant seagrass and mangrove communities

(d)

marine habitats and ecosystems.

PO 2.2

DTS/DPF 2.2

Marine aquaculture is sited in areas with adequate water current to disperse
sediments and dissolve particulate wastes to prevent the buildup of waste that
may cause environmental harm.

None are applicable.

PO 2.3

DTS/DPF 2.3

Marine aquaculture is designed to not involve discharge of human waste on
the site, on any adjacent land or into nearby waters.

None are applicable.

PO 2.4

DTS/DPF 2.4

Marine aquaculture (other than intertidal aquaculture) is located an
appropriate distance seaward of the high water mark.

Marine aquaculture development is located 100m or more seaward of the high
water mark.

PO 2.5

DTS/DPF 2.5

Marine aquaculture is sited and designed to not obstruct or interfere with:

None are applicable.

(a)

areas of high public use

(b)

areas, including beaches, used for recreational activities such as
swimming, fishing, skiing, sailing and other water sports

(c)

areas of outstanding visual or environmental value

(d)

areas of high tourism value
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(e)

areas of important regional or state economic activity, including
commercial ports, wharfs and jetties

(f)

the operation of infrastructure facilities including inlet and outlet pipes
associated with the desalination of sea water.

PO 2.6

DTS/DPF 2.6

Marine aquaculture is sited and designed to minimise interference and
obstruction to the natural processes of the coastal and marine environment.

None are applicable.

PO 2.7

DTS/DPF 2.7

Marine aquaculture is designed to be as unobtrusive as practicable by
incorporating measures such as:

None are applicable.

(a)

using feed hoppers painted in subdued colours and suspending them
as close as possible to the surface of the water

(b)

positioning structures to protrude the minimum distance practicable
above the surface of the water

(c)

avoiding the use of shelters and structures above cages and
platforms unless necessary to exclude predators and protected
species from interacting with the farming structures and/or stock
inside the cages, or for safety reasons

(d)

positioning racks, floats and other farm structures in unobtrusive
locations landward from the shoreline.

PO 2.8

DTS/DPF 2.8

Access, launching and maintenance facilities utilise existing established
roads, tracks, ramps and paths to or from the sea where possible to minimise
environmental and amenity impacts.

None are applicable.

PO 2.9

DTS/DPF 2.9

Access, launching and maintenance facilities are developed as common user
facilities and are colocated where practicable to mitigate adverse impacts on
coastal areas.

None are applicable.

PO 2.10

DTS/DPF 2.10

Marine aquaculture is sited to minimise potential impacts on, and to protect the Marine aquaculture is located 1000m or more seaward of the boundary of any
integrity of, reserves under the National Parks and Wildlife Act 1972.
reserve under the National Parks and Wildlife Act 1972.
PO 2.11

DTS/DPF 2.11

Onshore storage, cooling and processing facilities do not impair the coastline
and its visual amenity by:

None are applicable.

(a)

being sited, designed, landscaped and of a scale to reduce the
overall bulk and appearance of buildings and complement the coastal
landscape

(b)

making provision for appropriately sited and designed vehicular
access arrangements, including using existing vehicular access
arrangements as far as practicable

(c)

incorporating appropriate waste treatment and disposal.
Navigation and Safety

PO 3.1

DTS/DPF 3.1

Marine aquaculture sites are suitably marked to maintain navigational safety.

None are applicable.

PO 3.2

DTS/DPF 3.2

Marine aquaculture is sited to provide adequate separation between farms for
safe navigation.

None are applicable.

Environmental Management
PO 4.1

DTS/DPF 4.1

Marine aquaculture is maintained to prevent hazards to people and wildlife,
including breeding grounds and habitats of native marine mammals and

None are applicable.
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terrestrial fauna, especially migratory species.
PO 4.2

DTS/DPF 4.2

Marine aquaculture is designed to facilitate the relocation or removal of
structures in the case of emergency such as oil spills, algal blooms and
altered water flows.

None are applicable.

PO 4.3

DTS/DPF 4.3

Marine aquaculture provides for progressive or future reclamation of disturbed None are applicable.
areas ahead of, or upon, decommissioning.
PO 4.4

DTS/DPF 4.4

Aquaculture operations incorporate measures for the removal and disposal of
litter, disused material, shells, debris, detritus, dead animals and animal waste
to prevent pollution of waters, wetlands, or the nearby coastline.

None are applicable.

Beverage Production in Rural Areas

Assessment Provisions (AP)

Desired Outcome
DO 1
Mitigation of potential amenity and environmental impacts of valueadding beverage production facilities such as wineries, distilleries, cideries
and breweries.
Performance Outcomes (PO) and DeemedtoSatisfy (DTS) Criteria / Designated Performance Feature (DPF)

Performance Outcome

DeemedtoSatisfy Criteria /
Designated Performance Feature
Odour and Noise

PO 1.1

DTS/DPF 1.1

Beverage production activities are designed and sited to minimise odour
impacts on rural amenity.

None are applicable.

PO 1.2

DTS/DPF 1.2

Beverage production activities are designed and sited to minimise noise
impacts on sensitive receivers.

None are applicable.

PO 1.3

DTS/DPF 1.3

Fermentation, distillation, manufacturing, storage, packaging and bottling
activities occur within enclosed buildings to improve the visual appearance
within a locality and manage noise associated with these activities.

None are applicable.

PO 1.4

DTS/DPF 1.4

Breweries are designed to minimise odours emitted during boiling and
fermentation stages of production.

Brew kettles are fitted with a vapour condenser.

PO 1.5

DTS/DPF 1.5

Beverage production solid wastes are stored in a manner that minimises odour Solid waste from beverage production is collected and stored in sealed
impacts on sensitive receivers in other ownership.
containers and removed from the site within 48 hours.
Water Quality
PO 2.1
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Beverage production wastewater management systems (including wastewater
irrigation) are set back from watercourses to minimise adverse impacts on
water resources.

Wastewater management systems are set back 50m or more from the banks
of watercourses and bores.

PO 2.2

DTS/DPF 2.2

The storage or disposal of chemicals or hazardous substances is undertaken
in a manner to prevent pollution of water resources.

None are applicable.

PO 2.3

DTS/DPF 2.3

Stormwater runoff from areas that may cause contamination due to beverage
production activities (including vehicle movements and machinery operations)
is drained to an onsite stormwater treatment system to manage potential
environmental impacts.

None are applicable.

PO 2.4

DTS/DPF 2.4

Stormwater runoff from areas unlikely to cause contamination by beverage
None are applicable.
production and associated activities (such as roof catchments and clean hard
paved surfaces) is diverted away from beverage production areas and
wastewater management systems.
Wastewater Irrigation
PO 3.1

DTS/DPF 3.1

Beverage production wastewater irrigation systems are designed and located
to not contaminate soil and surface and ground water resources or damage
crops.

None are applicable.

PO 3.2

DTS/DPF 3.2

Beverage production wastewater irrigation systems are designed and located
to minimise impact on amenity and avoid spray drift onto adjoining land.

Beverage production wastewater is not irrigated within 50m of any dwelling in
other ownership.

PO 3.3

DTS/DPF 3.3

Beverage production wastewater is not irrigated onto areas that pose an
undue risk to the environment or amenity such as:

None are applicable.

(a)

waterlogged areas

(b)

land within 50m of a creek, swamp or domestic or stock water bore

(c)

land subject to flooding

(d)

steeply sloping land

(e)

rocky or highly permeable soil overlaying an unconfined aquifer.

Bulk Handling and Storage Facilities

Assessment Provisions (AP)

Desired Outcome
DO 1
Facilities for the bulk handling and storage of agricultural, mineral, petroleum, rock, ore or other similar commodities are designed to minimise
adverse impacts on transport networks, the landscape and surrounding land uses.
Performance Outcomes (PO) and DeemedtoSatisfy (DTS) Criteria / Designated Performance Feature (DPF)

Performance Outcome
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Siting and Design
PO 1.1

DTS/DPF 1.1

Bulk handling and storage facilities are sited and designed to minimise risks of Facilities for the handling, storage and dispatch of commodities in bulk
adverse air quality and noise impacts on sensitive receivers.
(excluding processing) meet the following minimum separation distances from
sensitive receivers:
(a)

bulk handling of agricultural crop products, rock, ores, minerals,
petroleum products or chemicals at a wharf or wharf side facility
(including seaport grain terminals), where the handling of these
materials into or from vessels does not exceed 100 tonnes per day:
300m or more from residential premises not associated with the
facility

(b)

bulk handling of agricultural crop products, rock, ores, minerals,
petroleum products or chemicals to or from any commercial storage
facility: 300m or more from residential premises not associated with
the facility

(c)

bulk petroleum storage involving individual containers with a capacity
up to 200 litres and a total onsite storage capacity not exceeding
1,000 cubic metres: 500m or more

(d)

coal handling with:
a. capacity up to 1 tonne per day or a storage capacity up to 50
tonnes: 500m or more
b. capacity exceeding 1 tonne per day but not exceeding 100 tonnes
per day or a storage capacity exceeding 50 tonnes but not exceeding
5000 tonnes: 1000m or more.

Buffers and Landscaping
PO 2.1

DTS/DPF 2.1

Bulk handling and storage facilities incorporate a buffer area for the
establishment of dense landscaping adjacent road frontages to enhance the
appearance of land and buildings from public thoroughfares.

None are applicable.

PO 2.2

DTS/DPF 2.2

Bulk handling and storage facilities incorporate landscaping to assist with
screening and dust filtration.

None are applicable.

Access and Parking
PO 3.1

DTS/DPF 3.1

Roadways and vehicle parking areas associated with bulk handling and
storage facilities are designed and surfaced to control dust emissions and
prevent drag out of material from the site.

Roadways and vehicle parking areas are sealed with an allweather surface.

Slipways, Wharves and Pontoons
PO 4.1

DTS/DPF 4.1

Slipways, wharves and pontoons used for the handling of bulk materials (such
as fuel, oil, catch, bait and the like) incorporate catchment devices to avoid
the release of materials into adjacent waters.

None are applicable.

Clearance from Overhead Powerlines

Assessment Provisions (AP)

Desired Outcome
DO 1
Protection of human health and safety when undertaking development in the vicinity of overhead transmission powerlines.

Performance Outcome
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Designated Performance Feature
PO 1.1

DTS/DPF 1.1

Buildings are adequately separated from aboveground powerlines to minimise
potential hazard to people and property.

One of the following is satisfied:
(a)

a declaration is provided by or on behalf of the applicant to the effect
that the proposal would not be contrary to the regulations prescribed
for the purposes of section 86 of the Electricity Act 1996

(b)

there are no aboveground powerlines adjoining the site that are the
subject of the proposed development.

Design

Assessment Provisions (AP)

Desired Outcome
DO 1
Development is:
(a)

contextual  by considering, recognising and carefully responding to its natural surroundings or built environment and positively
contributes to the character of the immediate area

(b)

durable  fit for purpose, adaptable and long lasting

(c)

inclusive  by integrating landscape design to optimise pedestrian and cyclist usability, privacy and equitable access, and promoting
the provision of quality spaces integrated with the public realm that can be used for access and recreation and help optimise security
and safety both internally and within the public realm, for occupants and visitors

(d)

sustainable  by integrating sustainable techniques into the design and siting of development and landscaping to improve community
health, urban heat, water management, environmental performance, biodiversity and local amenity and to minimise energy
consumption.

Performance Outcome

DeemedtoSatisfy Criteria /
Designated Performance Feature
All development
External Appearance

PO 1.1

DTS/DPF 1.1

Buildings reinforce corners through changes in setback, articulation,
materials, colour and massing (including height, width, bulk, roof form and
slope).

None are applicable.

PO 1.2

DTS/DPF 1.2

Where zero or minor setbacks are desirable, development provides shelter
None are applicable.
over footpaths (in the form of verandahs, awnings, canopies and the like, with
adequate lighting) to positively contribute to the walkability, comfort and safety
of the public realm.
PO 1.3

DTS/DPF 1.3

Building elevations facing the primary street (other than ancillary buildings)
None are applicable.
are designed and detailed to convey purpose, identify main access points and
complement the streetscape.
PO 1.4

DTS/DPF 1.4

Plant, exhaust and intake vents and other technical equipment is integrated
into the building design to minimise visibility from the public realm and
negative impacts on residential amenity by:

Development does not incorporate any structures that protrude beyond the
roofline.

(a)

positioning plant and equipment in unobtrusive locations viewed from
public roads and spaces
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(b)

screening rooftop plant and equipment from view

(c)

when located on the roof of nonresidential development, locating the
plant and equipment as far as practicable from adjacent sensitive
land uses.

PO 1.5

DTS/DPF 1.5

The negative visual impact of outdoor storage, waste management, loading
None are applicable.
and service areas is minimised by integrating them into the building design
and screening them from public view (such as fencing, landscaping and built
form) taking into account the form of development contemplated in the relevant
zone.
Safety
PO 2.1

DTS/DPF 2.1

Development maximises opportunities for passive surveillance of the public
realm by providing clear lines of sight, appropriate lighting and the use of
visually permeable screening wherever practicable.

None are applicable.

PO 2.2

DTS/DPF 2.2

Development is designed to differentiate public, communal and private areas.

None are applicable.

PO 2.3

DTS/DPF 2.3

Buildings are designed with safe, perceptible and direct access from public
street frontages and vehicle parking areas.

None are applicable.

PO 2.4

DTS/DPF 2.4

Development at street level is designed to maximise opportunities for passive
surveillance of the adjacent public realm.

None are applicable.

PO 2.5

DTS/DPF 2.5

Common areas and entry points of buildings (such as the foyer areas of
None are applicable.
residential buildings), and nonresidential land uses at street level, maximise
passive surveillance from the public realm to the inside of the building at night.
Landscaping
PO 3.1

DTS/DPF 3.1

Soft landscaping and tree planting is incorporated to:

None are applicable.

(a)

minimise heat absorption and reflection

(b)

maximise shade and shelter

(c)

maximise stormwater infiltration

(d)

enhance the appearance of land and streetscapes

(e)

contribute to biodiversity.

PO 3.2

DTS/DPF 3.2

Soft landscaping and tree planting maximises the use of locally indigenous
plant species, incorporates plant species best suited to current and future
climate conditions and avoids pest plant and weed species.

None are applicable.

Environmental Performance
PO 4.1

DTS/DPF 4.1

Buildings are sited, oriented and designed to maximise natural sunlight access None are applicable.
and ventilation to main activity areas, habitable rooms, common areas and
open spaces.
PO 4.2

DTS/DPF 4.2

Buildings are sited and designed to maximise passive environmental
performance and minimise energy consumption and reliance on mechanical
systems, such as heating and cooling.

None are applicable.
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PO 4.3

DTS/DPF 4.3

Buildings incorporate climateresponsive techniques and features such as
building and window orientation, use of eaves, verandahs and shading
structures, water harvesting, at ground landscaping, green walls, green roofs
and photovoltaic cells.

None are applicable.

Water Sensitive Design
PO 5.1

DTS/DPF 5.1

Development is sited and designed to maintain natural hydrological systems
without negatively impacting:

None are applicable.

(a)

the quantity and quality of surface water and groundwater

(b)

the depth and directional flow of surface water and groundwater

(c)

the quality and function of natural springs.
Onsite Waste Treatment Systems

PO 6.1

DTS/DPF 6.1

Dedicated onsite effluent disposal areas do not include any areas to be used
for, or could be reasonably foreseen to be used for, private open space,
driveways or car parking.

Effluent disposal drainage areas do not:
(a)

encroach within an area used as private open space or result in less
private open space than that specified in Design Table 1  Private
Open Space

(b)

use an area also used as a driveway

(c)

encroach within an area used for onsite car parking or result in less
onsite car parking than that specified in Transport, Access and
Parking Table 1  General OffStreet Car Parking Requirements or
Table 2  OffStreet Car Parking Requirements in Designated Areas.

Carparking Appearance
PO 7.1

DTS/DPF 7.1

Development facing the street is designed to minimise the negative impacts of
any semibasement and undercroft car parking on the streetscapes through
techniques such as:

None are applicable.

(a)

limiting protrusion above finished ground level

(b)

screening through appropriate planting, fencing and mounding

(c)

limiting the width of openings and integrating them into the building
structure.

PO 7.2

DTS/DPF 7.2

Vehicle parking areas are appropriately located, designed and constructed to
minimise impacts on adjacent sensitive receivers through measures such as
ensuring they are attractively developed and landscaped, screen fenced and
the like.

None are applicable.

PO 7.3

DTS/DPF 7.3

Safe, legible, direct and accessible pedestrian connections are provided
between parking areas and the development.

None are applicable.

PO 7.4

DTS/DPF 7.4

Street level vehicle parking areas incorporate tree planting to provide shade
and reduce solar heat absorption and reflection.

None are applicable.

PO 7.5

DTS/DPF 7.5

Street level parking areas incorporate soft landscaping to improve visual
appearance when viewed from within the site and from public places.

None are applicable.

PO 7.6

DTS/DPF 7.6

Vehicle parking areas and associated driveways are landscaped to provide
shade and positively contribute to amenity.

None are applicable.
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PO 7.7

DTS/DPF 7.7

Vehicle parking areas and access ways incorporate integrated stormwater
management techniques such as permeable or porous surfaces, infiltration
systems, drainage swales or rain gardens that integrate with soft landscaping.

None are applicable.

Earthworks and sloping land
PO 8.1

DTS/DPF 8.1

Development, including any associated driveways and access tracks,
minimises the need for earthworks to limit disturbance to natural topography.

Development does not involve any of the following:
(a)

excavation exceeding a vertical height of 1m

(b)

filling exceeding a vertical height of 1m

(c)

a total combined excavation and filling vertical height of 2m or more.

PO 8.2

DTS/DPF 8.2

Driveways and access tracks are designed and constructed to allow safe and
convenient access on sloping land (with a gradient exceeding 1 in 8).

Driveways and access tracks on sloping land (with a gradient exceeding 1 in
8) satisfy (a) and (b):
(a)

do not have a gradient exceeding 25% (1in4) at any point along the
driveway

(b)

are constructed with an allweather trafficable surface.

PO 8.3

DTS/DPF 8.3

Driveways and access tracks on sloping land (with a gradient exceeding 1 in
8):

None are applicable.

(a)

do not contribute to the instability of embankments and cuttings

(b)

provide level transition areas for the safe movement of people and
goods to and from the development

(c)

are designed to integrate with the natural topography of the land.

PO 8.4

DTS/DPF 8.4

Development on sloping land (with a gradient exceeding 1 in 8) avoids the
alteration of natural drainage lines and includes onsite drainage systems to
minimise erosion.

None are applicable.

PO 8.5

DTS/DPF 8.5

Development does not occur on land at risk of landslip nor increases the
potential for landslip or land surface instability.

None are applicable.

Fences and Walls
PO 9.1

DTS/DPF 9.1

Fences, walls and retaining walls are of sufficient height to maintain privacy
and security without unreasonably impacting the visual amenity and adjoining
land’s access to sunlight or the amenity of public places.

None are applicable.

PO 9.2

DTS/DPF 9.2

Landscaping incorporated on the low side of retaining walls is visible from
public roads and public open space to minimise visual impacts.

A vegetated landscaped strip 1m wide or more is provided against the low side
of a retaining wall.

Overlooking / Visual Privacy (in building 3 storeys or less)
PO 10.1

DTS/DPF 10.1

Development mitigates direct overlooking from upper level windows to
habitable rooms and private open spaces of adjoining residential uses.

Upper level windows facing side or rear boundaries shared with a residential
allotment/site satisfy one of the following:
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(c)

incorporate screening with a maximum of 25% openings,
permanently fixed no more than 500mm from the window surface and
sited adjacent to any part of the window less than 1.5 m above the
finished floor level.

PO 10.2

DTS/DPF 10.2

Development mitigates direct overlooking from balconies, terraces and decks
to habitable rooms and private open space of adjoining residential uses.

One of the following is satisfied:
(a)

(b)

the longest side of the balcony or terrace will face a public road,
public road reserve or public reserve that is at least 15m wide in all
places faced by the balcony or terrace
or
all sides of balconies or terraces on upper building levels are
permanently obscured by screening with a maximum 25%
transparency/openings fixed to a minimum height of:
(i)

(ii)

1.5m above finished floor level where the balcony is located
at least 15 metres from the nearest habitable window of a
dwelling on adjacent land
or
1.7m above finished floor level in all other cases

All Residential development
Front elevations and passive surveillance
PO 11.1

DTS/DPF 11.1

Dwellings incorporate windows along primary street frontages to encourage
passive surveillance and make a positive contribution to the streetscape.

Each dwelling with a frontage to a public street:
(a)

includes at least one window facing the primary street from a
habitable room that has a minimum internal room dimension of 2.4m

(b)

has an aggregate window area of at least 2m2 facing the primary
street.

PO 11.2

DTS/DPF 11.2

Dwellings incorporate entry doors within street frontages to address the street
and provide a legible entry point for visitors.

Dwellings with a frontage to a public street have an entry door visible from the
primary street boundary.

Outlook and amenity
PO 12.1

DTS/DPF 12.1

Living rooms have an external outlook to provide a high standard of amenity
for occupants.

A living room of a dwelling incorporates a window with an outlook towards the
street frontage or private open space, public open space, or waterfront areas.

PO 12.2

DTS/DPF 12.2

Bedrooms are separated or shielded from active communal recreation areas, None are applicable.
common access areas and vehicle parking areas and access ways to mitigate
noise and artificial light intrusion.
Ancillary Development
PO 13.1

DTS/DPF 13.1

Residential ancillary buildings and structures are sited and designed to not
detract from the streetscape or appearance of buildings on the site or
neighbouring properties.

Ancillary buildings:
(a)

are ancillary to a dwelling erected on the same site

(b)

have a floor area not exceeding 60m2

(c)

are not constructed, added to or altered so that any part is situated:
(i)

(ii)

(d)
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(e)

A.

for dwellings of single building level  7m in width or
50% of the site frontage, whichever is the lesser

B.

for dwellings comprising two or more building levels
at the building line fronting the same public street 
7m in width

if situated on a boundary (not being a boundary with a primary street
or secondary street), do not exceed a length of 11.5m unless:
(i)

(ii)

a longer wall or structure exists on the adjacent site and is
situated on the same allotment boundary
and
the proposed wall or structure will be built along the same
length of boundary as the existing adjacent wall or structure
to the same or lesser extent

(f)

if situated on a boundary of the allotment (not being a boundary with
a primary street or secondary street), all walls or structures on the
boundary will not exceed 45% of the length of that boundary

(g)

will not be located within 3m of any other wall along the same
boundary unless on an adjacent site on that boundary there is an
existing wall of a building that would be adjacent to or about the
proposed wall or structure

(h)

have a wall height or post height not exceeding 3m above natural
ground level

(i)

have a roof height where no part of the roof is more than 5m above
the natural ground level

(j)

if clad in sheet metal, is precolour treated or painted in a non
reflective colour

(k)

retains a total area of soft landscaping in accordance with (i) or (ii),
whichever is less:
(i)

a total area as determined by the following table:
Dwelling site area (or in the case of
residential flat building or group

(ii)

PO 13.2

dwelling(s), average site area) (m2)

Minimum
percentage of
site

<150

10%

150200

15%

201450

20%

>450

25%

the amount of existing soft landscaping prior to the
development occurring.

DTS/DPF 13.2

Ancillary buildings and structures do not impede onsite functional
requirements such as private open space provision or car parking
requirements and do not result in overdevelopment of the site.

Ancillary buildings and structures do not result in:
(a)

less private open space than specified in Design in Urban Areas
Table 1  Private Open Space

(b)

less onsite car parking than specified in Transport, Access and
Parking Table 1  General OffStreet Car Parking Requirements or
Table 2  OffStreet Car Parking Requirements in Designated Areas.

PO 13.3

DTS/DPF 13.3

Fixed plant and equipment in the form of pumps and/or filtration systems for a
swimming pool or spa is positioned and/or housed to not cause unreasonable
noise nuisance to adjacent sensitive receivers.

The pump and/or filtration system is ancillary to a dwelling erected on the
same site and is:
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Garage appearance
PO 14.1

DTS/DPF 14.1

Garaging is designed to not detract from the streetscape or appearance of a
dwelling.

Garages and carports facing a street:
(a)

are situated so that no part of the garage or carport is in front of any
part of the building line of the dwelling

(b)

are set back at least 5.5m from the boundary of the primary street

(c)

have a garage door / opening not exceeding 7m in width

(d)

have a garage door /opening width not exceeding 50% of the site
frontage unless the dwelling has two or more building levels at the
building line fronting the same public street.

Massing
PO 15.1

DTS/DPF 15.1

The visual mass of larger buildings is reduced when viewed from adjoining
allotments or public streets.

None are applicable

Dwelling additions
PO 16.1

DTS / DPF 16.1

Dwelling additions are sited and designed to not detract from the streetscape
or amenity of adjoining properties and do not impede onsite functional
requirements.

Dwelling additions:
(a)

are not constructed, added to or altered so that any part is situated
closer to a public street

(b)

do not result in:
(i)

excavation exceeding a vertical height of 1m

(ii)

filling exceeding a vertical height of 1m

(iii)

a total combined excavation and filling vertical height of 2m
or more

(iv)

less Private Open Space than specified in Design Table 1 
Private Open Space

(v)

less onsite parking than specified in Transport Access and
Parking Table 1  General OffStreet Car Parking
Requirements or Table 2  OffStreet Car Parking
Requirements in Designated Areas

(vi)

upper level windows facing side or rear boundaries unless:

(vii)

A.

they are permanently obscured to a height of 1.5m
above finished floor level that is fixed or not capable
of being opened more than 200mm
or

B.

have sill heights greater than or equal to 1.5m
above finished floor level
or

C.

incorporate screening to a height of 1.5m above
finished floor level

all sides of balconies or terraces on upper building levels are
permanently obscured by screening with a maximum 25%
transparency/openings fixed to a minimum height of:
A.

1.5m above finished floor level where the balcony is
located at least 15 metres from the nearest
habitable window of a dwelling on adjacent land

B.

1.7m above finished floor level in all other cases.

Private Open Space
PO 17.1

DTS/DPF 17.1

Dwellings are provided with suitable sized areas of usable private open space
to meet the needs of occupants.

Private open space is provided in accordance with Design Table 1  Private
Open Space.

Water Sensitive Design
PO 18.1

DTS/DPF 18.1

Residential development creating a common driveway / access includes
stormwater management systems that minimise the discharge of sediment,

Residential development creating a common driveway / access that services 5
or more dwellings achieves the following stormwater runoff outcomes:
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suspended solids, organic matter, nutrients, bacteria, litter and other
contaminants to the stormwater system, watercourses or other water bodies.

PO 18.2

(a)

80 per cent reduction in average annual total suspended solids

(b)

60 per cent reduction in average annual total phosphorus

(c)

45 per cent reduction in average annual total nitrogen.

DTS/DPF 18.2

Residential development creating a common driveway / access includes a
Development creating a common driveway / access that services 5 or more
stormwater management system designed to mitigate peak flows and manage dwellings:
the rate and duration of stormwater discharges from the site to ensure that the
(a)
maintains the predevelopment peak flow rate from the site based
development does not increase the peak flows in downstream systems.
upon a 0.35 runoff coefficient for the 18.1% AEP 30minute storm
and the stormwater runoff time to peak is not increased
or
captures and retains the difference in predevelopment runoff volume
(based upon a 0.35 runoff coefficient) vs post development runoff
volume from the site for an 18.1% AEP 30minute storm; and
(b)

manages site generated stormwater runoff up to and including the
1% AEP flood event to avoid flooding of buildings.

Car parking, access and manoeuvrability
PO 19.1

DTS/DPF 19.1

Enclosed parking spaces are of a size and dimensions to be functional,
accessible and convenient.

Residential car parking spaces enclosed by fencing, walls or other structures
have the following internal dimensions (separate from any waste storage
area):
(a)

(b)

single width car parking spaces:
(i)

a minimum length of 5.4m per space

(ii)

a minimum width of 3.0m

(iii)

a minimum garage door width of 2.4m

double width car parking spaces (side by side):
(i)

a minimum length of 5.4m

(ii)

a minimum width of 5.4m

(iii)

minimum garage door width of 2.4m per space.

PO 19.2

DTS/DPF 19.2

Uncovered parking spaces are of a size and dimensions to be functional,
accessible and convenient.

Uncovered car parking spaces have:

PO 19.3

(a)

a minimum length of 5.4m

(b)

a minimum width of 2.4m

(c)

a minimum width between the centre line of the space and any fence,
wall or other obstruction of 1.5m

DTS/DPF 19.3

Driveways are located and designed to facilitate safe access and egress while Driveways and access points on sites with a frontage to a public road of 10m
maximising land available for street tree planting, landscaped street frontages, or less have a width between 3.0 and 3.2 metres measured at the property
domestic waste collection and onstreet parking.
boundary and are the only access point provided on the site.
PO 19.4

DTS/DPF 19.4

Vehicle access is safe, convenient, minimises interruption to the operation of
public roads and does not interfere with street infrastructure or street trees.

Vehicle access to designated car parking spaces satisfy (a) or (b):
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(a)

is provided via a lawfully existing or authorised access point or an
access point for which consent has been granted as part of an
application for the division of land

(b)

where newly proposed:
(i)

is set back 6m or more from the tangent point of an
intersection of 2 or more roads

(ii)

is set back outside of the marked lines or infrastructure
dedicating a pedestrian crossing

(iii)

does not involve the removal, relocation or damage to of
mature street trees, street furniture or utility infrastructure
services.
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PO 19.5

DTS/DPF 19.5

Driveways are designed to enable safe and convenient vehicle movements
from the public road to onsite parking spaces.

Driveways are designed and sited so that:
(a)

the gradient from the place of access on the boundary of the
allotment to the finished floor level at the front of the garage or
carport is not steeper than 1:4 on average

(b)

they are aligned relative to the street boundary so that there is no
more than a 20 degree deviation from 90 degrees between the
centreline of any dedicated car parking space to which it provides
access (measured from the front of that space) and the street
boundary

(c)

if located to provide access from an alley, lane or right of way  the
alley, land or right or way is at least 6.2m wide along the boundary of
the allotment / site

PO 19.6

DTS/DPF 19.6

Driveways and access points are designed and distributed to optimise the
provision of onstreet visitor parking.

Where onstreet parking is available abutting the site's street frontage, on
street parking is retained in accordance with the following requirements:
(a)

minimum 0.33 onstreet spaces per dwelling on the site (rounded up
to the nearest whole number)

(b)

minimum car park length of 5.4m where a vehicle can enter or exit a
space directly

(c)

minimum carpark length of 6m for an intermediate space located
between two other parking spaces or to an end obstruction where the
parking is indented.

Waste storage
PO 20.1

DTS/DPF 20.1

Provision is made for the adequate and convenient storage of waste bins in a
location screened from public view.

None are applicable.

Design of Transportable Dwellings
PO 21.1

DTS/DPF 21.1

The subfloor space beneath transportable buildings is enclosed to give the
appearance of a permanent structure.

Buildings satisfy (a) or (b):
(a)

are not transportable
or

(b)

the subfloor space between the building and ground level is clad in a
material and finish consistent with the building.

Group dwelling, residential flat buildings and battleaxe development
Amenity
PO 22.1

DTS/DPF 22.1

Dwellings are of a suitable size to accommodate a layout that is well organised Dwellings have a minimum internal floor area in accordance with the following
and provides a high standard of amenity for occupants.
table:

Number of bedrooms

Minimum internal floor area

Studio

35m2

1 bedroom

50m2

2 bedroom

65m2

3+ bedrooms

80m2 and any dwelling over 3
bedrooms provides an additional
15m2 for every additional bedroom
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PO 22.2

DTS/DPF 22.2

The orientation and siting of buildings minimises impacts on the amenity,
outlook and privacy of occupants and neighbours.

None are applicable.

PO 22.3

DTS/DPF 22.3

Development maximises the number of dwellings that face public open space
and public streets and limits dwellings oriented towards adjoining properties.

None are applicable.

PO 22.4

DTS/DPF 22.4

Battleaxe development is appropriately sited and designed to respond to the
existing neighbourhood context.

Dwelling sites/allotments are not in the form of a battleaxe arrangement.

Communal Open Space
PO 23.1

DTS/DPF 23.1

Private open space provision may be substituted for communal open space
which is designed and sited to meet the recreation and amenity needs of
residents.

None are applicable.

PO 23.2

DTS/DPF 23.2

Communal open space is of sufficient size and dimensions to cater for group
recreation.

Communal open space incorporates a minimum dimension of 5 metres.

PO 23.3

DTS/DPF 23.3

Communal open space is designed and sited to:

None are applicable.

(a)

be conveniently accessed by the dwellings which it services

(b)

have regard to acoustic, safety, security and wind effects.

PO 23.4

DTS/DPF 23.4

Communal open space contains landscaping and facilities that are functional,
attractive and encourage recreational use.

None are applicable.

PO 23.5

DTS/DPF 23.5

Communal open space is designed and sited to:

None are applicable.

(a)

in relation to rooftop or elevated gardens, minimise overlooking into
habitable room windows or onto the useable private open space of
other dwellings

(b)

in relation to ground floor communal space, be overlooked by
habitable rooms to facilitate passive surveillance.
Carparking, access and manoeuvrability

PO 24.1

DTS/DPF 24.1

Driveways and access points are designed and distributed to optimise the
provision of onstreet visitor parking.

Where onstreet parking is available directly adjacent the site, onstreet
parking is retained adjacent the subject site in accordance with the following
requirements:
(a)

minimum 0.33 onstreet car parks per proposed dwellings (rounded
up to the nearest whole number)

(b)

minimum car park length of 5.4m where a vehicle can enter or exit a
space directly

(c)

minimum carpark length of 6m for an intermediate space located
between two other parking spaces or to an end obstruction where the
parking is indented.

PO 24.2

DTS/DPF 24.2

The number of vehicular access points onto public roads is minimised to
reduce interruption of the footpath and positively contribute to public safety
and walkability.

Access to group dwellings or dwellings within a residential flat building is
provided via a single common driveway.

PO 24.3

DTS/DPF 24.3
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Residential driveways that service more than one dwelling are designed to
allow safe and convenient movement.

Driveways that service more than 1 dwelling or a dwelling on a battleaxe site:
(a)

have a minimum width of 3m

(b)

for driveways servicing more than 3 dwellings:
(i)

have a width of 5.5m or more and a length of 6m or more at
the kerb of the primary street

(ii)

where the driveway length exceeds 30m, incorporate a
passing point at least every 30 metres with a minimum width
of 5.5m and a minimum length of 6m.

PO 24.4

DTS/DPF 24.4

Residential driveways in a battleaxe configuration are designed to allow safe
and convenient movement.

Where in a battleaxe configuration, a driveway servicing one dwelling has a
minimum width of 3m.

PO 24.5

DTS/DPF 24.5

Residential driveways that service more than one dwelling are designed to
allow passenger vehicles to enter and exit the site and manoeuvre within the
site in a safe and convenient manner.

Driveways providing access to more than one dwelling, or a dwelling on a
battleaxe site, allow a B85 passenger vehicle to enter and exit the garages or
parking spaces in no more than a threepoint turn manoeuvre.

PO 24.6

DTS/DPF 24.6

Dwellings are adequately separated from common driveways and
manoeuvring areas.

Dwelling walls with entry doors or ground level habitable room windows are set
back at least 1.5m from any driveway or area designated for the movement
and manoeuvring of vehicles.
Soft Landscaping

PO 25.1

DTS/DPF 25.1

Soft landscaping is provided between dwellings and common driveways to
improve the outlook for occupants and appearance of common areas.

Other than where located directly in front of a garage or a building entry, soft
landscaping with a minimum dimension of 1m is provided between a dwelling
and common driveway.

PO 25.2

DTS/DPF 25.2

Soft landscaping is provided that improves the appearance of common
driveways.

Where a common driveway is located directly adjacent the side or rear
boundary of the site, soft landscaping with a minimum dimension of 1m is
provided between the driveway and site boundary (excluding along the
perimeter of a passing point).

Site Facilities / Waste Storage
PO 26.1

DTS/DPF 26.1

Provision is made for suitable mailbox facilities close to the major pedestrian
entry to the site or conveniently located considering the nature of
accommodation and mobility of occupants.

None are applicable.

PO 26.2

DTS/DPF 26.2

Provision is made for suitable external clothes drying facilities.

None are applicable.

PO 26.3

DTS/DPF 26.3

Provision is made for suitable household waste and recyclable material
storage facilities which are:

None are applicable.

(a)

located away, or screened, from public view, and

(b)

conveniently located in proximity to dwellings and the waste collection
point.

PO 26.4

DTS/DPF 26.4

Waste and recyclable material storage areas are located away from dwellings. Dedicated waste and recyclable material storage areas are located at least 3m
from any habitable room window.
PO 26.5

DTS/DPF 26.5

Where waste bins cannot be conveniently collected from the street, provision
is made for onsite waste collection, designed to accommodate the safe and

None are applicable.
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convenient access, egress and movement of waste collection vehicles.
PO 26.6

DTS/DPF 26.6

Services including gas and water meters are conveniently located and
screened from public view.

None are applicable.

Supported accommodation and retirement facilities
Siting and Configuration
PO 27.1

DTS/DPF 27.1

Supported accommodation and housing for aged persons and people with
disabilities is located where onsite movement of residents is not unduly
restricted by the slope of the land.

None are applicable.

Movement and Access
PO 28.1

DTS/DPF 28.1

Development is designed to support safe and convenient access and
movement for residents by providing:

None are applicable.

(a)

groundlevel access or lifted access to all units

(b)

level entry porches, ramps, paths, driveways, passenger loading
areas and areas adjacent to footpaths that allow for the passing of
wheelchairs and resting places

(c)

car parks with gradients no steeper than 1in40 and of sufficient
area to provide for wheelchair manoeuvrability

(d)

kerb ramps at pedestrian crossing points.
Communal Open Space

PO 29.1

DTS/DPF 29.1

Development is designed to provide attractive, convenient and comfortable
indoor and outdoor communal areas to be used by residents and visitors.

None are applicable.

PO 29.2

DTS/DPF 29.2

Private open space provision may be substituted for communal open space
which is designed and sited to meet the recreation and amenity needs of
residents.

None are applicable.

PO 29.3

DTS/DPF 29.3

Communal open space is of sufficient size and dimensions to cater for group
recreation.

Communal open space incorporates a minimum dimension of 5 metres.

PO 29.4

DTS/DPF 29.4

Communal open space is designed and sited to:

None are applicable.

(a)

be conveniently accessed by the dwellings which it services

(b)

have regard to acoustic, safety, security and wind effects.

PO 29.5

DTS/DPF 29.5

Communal open space contains landscaping and facilities that are functional,
attractive and encourage recreational use.

None are applicable.

PO 29.6

DTS/DPF 29.6

Communal open space is designed and sited to:

None are applicable.

(a)

in relation to rooftop or elevated gardens, minimise overlooking into
habitable room windows or onto the useable private open space of
other dwellings

(b)

in relation to ground floor communal space, be overlooked by
habitable rooms to facilitate passive surveillance.
Site Facilities / Waste Storage

PO 30.1
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Development is designed to provide storage areas for personal items and
specialised equipment such as small electric powered vehicles, including
facilities for the recharging of small electric powered vehicles.

None are applicable.

PO 30.2

DTS/DPF 30.2

Provision is made for suitable mailbox facilities close to the major pedestrian
entry to the site or conveniently located considering the nature of
accommodation and mobility of occupants.

None are applicable.

PO 30.3

DTS/DPF 28.3

Provision is made for suitable external clothes drying facilities.

None are applicable.

PO 30.4

DTS/DPF 30.4

Provision is made for suitable household waste and recyclable material
storage facilities conveniently located and screened from public view.

None are applicable.

PO 30.5

DTS/DPF 30.5

Waste and recyclable material storage areas are located away from dwellings. Dedicated waste and recyclable material storage areas are located at least 3m
from any habitable room window.
PO 30.6

DTS/DPF 30.6

Provision is made for onsite waste collection where 10 or more bins are to be None are applicable.
collected at any one time.
PO 30.7

DTS/DPF 30.7

Services including gas and water meters are conveniently located and
screened from public view.

None are applicable.

All nonresidential development
Water Sensitive Design
PO 31.1

DTS/DPF 31.1

Development likely to result in significant risk of export of litter, oil or grease
includes stormwater management systems designed to minimise pollutants
entering stormwater.

None are applicable.

PO 31.2

DTS/DPF 31.2

Water discharged from a development site is of a physical, chemical and
biological condition equivalent to or better than its predeveloped state.

None are applicable.

Washdown and Waste Loading and Unloading
PO 32.1

DTS/DPF 32.1

Areas for activities including loading and unloading, storage of waste refuse
bins in commercial and industrial development or washdown areas used for
the cleaning of vehicles, vessels, plant or equipment are:

None are applicable.

(a)

designed to contain all wastewater likely to pollute stormwater within a
bunded and roofed area to exclude the entry of external surface
stormwater runoff

(b)

paved with an impervious material to facilitate wastewater collection

(c)

of sufficient size to prevent 'splashout' or 'overspray' of wastewater
from the washdown area

(d)

designed to drain wastewater to either:
(i)

a treatment device such as a sediment trap and coalescing
plate oil separator with subsequent disposal to a sewer,
private or Community Wastewater Management Scheme
or

(ii)

a holding tank and its subsequent removal offsite on a
regular basis.
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Table 1  Private Open Space
Dwelling Type

Minimum Rate

Dwelling (at ground level)

Total private open space area:
(a)

Site area <301m2: 24m2 located behind the building line.

(b)

Site area ≥ 301m2: 60m2 located behind the building line.
Minimum directly accessible from a living room: 16m2 / with a minimum dimension 3m.

Dwelling (above ground level)

Studio (no separate bedroom): 4m2 with a minimum dimension 1.8m
One bedroom: 8m2 with a minimum dimension 2.1m
Two bedroom dwelling: 11m2 with a minimum dimension 2.4m
Three + bedroom dwelling: 15m2 with a minimum dimension 2.6m

Cabin or caravan (permanently
fixed to the ground) in a residential
park or a caravan and tourist park

Total area: 16m2, which may be used as second car parking space, provided on each site
intended for residential occupation.

Design in Urban Areas

Assessment Provisions (AP)

Desired Outcome
DO 1
Development is:
(a)

contextual  by considering, recognising and carefully responding to its natural surroundings or built environment and positively
contributing to the character of the locality

(b)

durable  fit for purpose, adaptable and long lasting

(c)

inclusive  by integrating landscape design to optimise pedestrian and cyclist usability, privacy and equitable access and promoting
the provision of quality spaces integrated with the public realm that can be used for access and recreation and help optimise security
and safety both internally and within the public realm, for occupants and visitors

(d)

sustainable  by integrating sustainable techniques into the design and siting of development and landscaping to improve community
health, urban heat, water management, environmental performance, biodiversity and local amenity and to minimise energy
consumption.

Performance Outcome

DeemedtoSatisfy Criteria /
Designated Performance Feature
All Development
External Appearance

PO 1.1

DTS/DPF 1.1

Buildings reinforce corners through changes in setback, articulation,
materials, colour and massing (including height, width, bulk, roof form and
slope).

None are applicable.

PO 1.2

DTS/DPF 1.2

Where zero or minor setbacks are desirable, development provides shelter
None are applicable.
over footpaths (in the form of verandahs, awnings, canopies and the like, with
adequate lighting) to positively contribute to the walkability, comfort and safety
of the public realm.
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PO 1.3

DTS/DPF 1.3

Building elevations facing the primary street (other than ancillary buildings)
None are applicable.
are designed and detailed to convey purpose, identify main access points and
complement the streetscape.
PO 1.4

DTS/DPF 1.4

Plant, exhaust and intake vents and other technical equipment are integrated
into the building design to minimise visibility from the public realm and
negative impacts on residential amenity by:

Development does not incorporate any structures that protrude beyond the
roofline.

(a)

positioning plant and equipment discretely, in unobtrusive locations
as viewed from public roads and spaces

(b)

screening rooftop plant and equipment from view

(c)

when located on the roof of nonresidential development, locating the
plant and equipment as far as practicable from adjacent sensitive
land uses.

PO 1.5

DTS/DPF 1.5

The negative visual impact of outdoor storage, waste management, loading
and service areas is minimised by integrating them into the building design
and screening them from public view (such as fencing, landscaping and built
form), taking into account the form of development contemplated in the
relevant zone.

None are applicable.

Safety
PO 2.1

DTS/DPF 2.1

Development maximises opportunities for passive surveillance of the public
realm by providing clear lines of sight, appropriate lighting and the use of
visually permeable screening wherever practicable.

None are applicable.

PO 2.2

DTS/DPF 2.2

Development is designed to differentiate public, communal and private areas.

None are applicable.

PO 2.3

DTS/DPF 2.3

Buildings are designed with safe, perceptible and direct access from public
street frontages and vehicle parking areas.

None are applicable.

PO 2.4

DTS/DPF 2.4

Development at street level is designed to maximise opportunities for passive
surveillance of the adjacent public realm.

None are applicable.

PO 2.5

DTS/DPF 2.5

Common areas and entry points of buildings (such as the foyer areas of
None are applicable.
residential buildings) and nonresidential land uses at street level, maximise
passive surveillance from the public realm to the inside of the building at night.
Landscaping
PO 3.1

DTS/DPF 3.1

Soft landscaping and tree planting are incorporated to:

None are applicable.

(a)

minimise heat absorption and reflection

(b)

maximise shade and shelter

(c)

maximise stormwater infiltration

(d)

enhance the appearance of land and streetscapes.
Environmental Performance

PO 4.1

DTS/DPF 4.1

Buildings are sited, oriented and designed to maximise natural sunlight access None are applicable.
and ventilation to main activity areas, habitable rooms, common areas and
open spaces.
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PO 4.2

DTS/DPF 4.2

Buildings are sited and designed to maximise passive environmental
performance and minimise energy consumption and reliance on mechanical
systems, such as heating and cooling.

None are applicable.

PO 4.3

DTS/DPF 4.3

Buildings incorporate climate responsive techniques and features such as
building and window orientation, use of eaves, verandahs and shading
structures, water harvesting, at ground landscaping, green walls, green roofs
and photovoltaic cells.

None are applicable.

Water Sensitive Design
PO 5.1

DTS/DPF 5.1

Development is sited and designed to maintain natural hydrological systems
without negatively impacting:

None are applicable.

(a)

the quantity and quality of surface water and groundwater

(b)

the depth and directional flow of surface water and groundwater

(c)

the quality and function of natural springs.
Onsite Waste Treatment Systems

PO 6.1

DTS/DPF 6.1

Dedicated onsite effluent disposal areas do not include any areas to be used
for, or could be reasonably foreseen to be used for, private open space,
driveways or car parking.

Effluent disposal drainage areas do not:
(a)

encroach within an area used as private open space or result in less
private open space than that specified in Design in Urban Areas
Table 1  Private Open Space

(b)

use an area also used as a driveway

(c)

encroach within an area used for onsite car parking or result in less
onsite car parking than that specified in Transport, Access and
Parking Table 1  General OffStreet Car Parking Requirements or
Table 2  OffStreet Car Parking Requirements in Designated Areas.

Car parking appearance
PO 7.1

DTS/DPF 7.1

Development facing the street is designed to minimise the negative impacts of
any semibasement and undercroft car parking on streetscapes through
techniques such as:
(a)

limiting protrusion above finished ground level

(b)

screening through appropriate planting, fencing and mounding

(c)

limiting the width of openings and integrating them into the building
structure.

None are applicable.

PO 7.2

DTS/DPF 7.2

Vehicle parking areas appropriately located, designed and constructed to
minimise impacts on adjacent sensitive receivers through measures such as
ensuring they are attractively developed and landscaped, screen fenced and
the like.

None are applicable.

PO 7.3

DTS/DPF 7.3

Safe, legible, direct and accessible pedestrian connections are provided
between parking areas and the development.

None are applicable.

PO 7.4

DTS/DPF 7.4

Streetlevel vehicle parking areas incorporate tree planting to provide shade,
reduce solar heat absorption and reflection.

Vehicle parking areas that are open to the sky and comprise 10 or more car
parking spaces include a shade tree with a mature canopy of 4m diameter
spaced for each 10 car parking spaces provided and a landscaped strip on
any road frontage of a minimum dimension of 1m.

PO 7.5

DTS/DPF 7.5

Street level parking areas incorporate soft landscaping to improve visual

Vehicle parking areas comprising 10 or more car parking spaces include soft
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appearance when viewed from within the site and from public places.

landscaping with a minimum dimension of:
(a)

1m along all public road frontages and allotment boundaries

(b)

1m between double rows of car parking spaces.

PO 7.6

DTS/DPF 7.6

Vehicle parking areas and associated driveways are landscaped to provide
shade and positively contribute to amenity.

None are applicable.

PO 7.7

DTS/DPF 7.7

Vehicle parking areas and access ways incorporate integrated stormwater
management techniques such as permeable or porous surfaces, infiltration
systems, drainage swales or rain gardens that integrate with soft landscaping.

None are applicable.

Earthworks and sloping land
PO 8.1

DTS/DPF 8.1

Development, including any associated driveways and access tracks,
minimises the need for earthworks to limit disturbance to natural topography.

Development does not involve any of the following:
(a)

excavation exceeding a vertical height of 1m

(b)

filling exceeding a vertical height of 1m

(c)

a total combined excavation and filling vertical height of 2m or more.

PO 8.2

DTS/DPF 8.2

Driveways and access tracks designed and constructed to allow safe and
convenient access on sloping land.

Driveways and access tracks on sloping land (with a gradient exceeding 1 in
8) satisfy (a) and (b):
(a)

do not have a gradient exceeding 25% (1in4) at any point along the
driveway

(b)

are constructed with an allweather trafficable surface.

PO 8.3

DTS/DPF 8.3

Driveways and access tracks on sloping land (with a gradient exceeding 1 in
8):

None are applicable.

(a)

do not contribute to the instability of embankments and cuttings

(b)

provide level transition areas for the safe movement of people and
goods to and from the development

(c)

are designed to integrate with the natural topography of the land.

PO 8.4

DTS/DPF 8.4

Development on sloping land (with a gradient exceeding 1 in 8) avoids the
alteration of natural drainage lines and includes on site drainage systems to
minimise erosion.

None are applicable.

PO 8.5

DTS/DPF 8.5

Development does not occur on land at risk of landslip or increase the
potential for landslip or land surface instability.

None are applicable.

Fences and walls
PO 9.1

DTS/DPF 9.1

Fences, walls and retaining walls of sufficient height maintain privacy and
security without unreasonably impacting visual amenity and adjoining land's
access to sunlight or the amenity of public places.

None are applicable.

PO 9.2

DTS/DPF 9.2

Landscaping is incorporated on the low side of retaining walls that are visible
from public roads and public open space to minimise visual impacts.

A vegetated landscaped strip 1m wide or more is provided against the low side
of a retaining wall.

Overlooking / Visual Privacy (low rise buildings)
PO 10.1

DTS/DPF 10.1

Development mitigates direct overlooking from upper level windows to

Upper level windows facing side or rear boundaries shared with a residential
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habitable rooms and private open spaces of adjoining residential uses in
neighbourhoodtype zones.

PO 10.2

use in a neighbourhoodtype zone:
(a)

are permanently obscured to a height of 1.5m above finished floor
level and are fixed or not capable of being opened more than 125mm

(b)

have sill heights greater than or equal to 1.5m above finished floor
level

(c)

incorporate screening with a maximum of 25% openings,
permanently fixed no more than 500mm from the window surface and
sited adjacent to any part of the window less than 1.5 m above the
finished floor level.

DTS/DPF 10.2

Development mitigates direct overlooking from balconies to habitable rooms
and private open space of adjoining residential uses in neighbourhood type
zones.

One of the following is satisfied:
(a)

(b)

the longest side of the balcony or terrace will face a public road,
public road reserve or public reserve that is at least 15m wide in all
places faced by the balcony or terrace
or
all sides of balconies or terraces on upper building levels are
permanently obscured by screening with a maximum 25%
transparency/openings fixed to a minimum height of:
(i)

(ii)

1.5m above finished floor level where the balcony is located
at least 15 metres from the nearest habitable window of a
dwelling on adjacent land
or
1.7m above finished floor level in all other cases

Site Facilities / Waste Storage (excluding low rise residential development)
PO 11.1

DTS/DPF 11.1

Development provides a dedicated area for onsite collection and sorting of
recyclable materials and refuse, green organic waste and wash bay facilities
for the ongoing maintenance of bins that is adequate in size considering the
number and nature of the activities they will serve and the frequency of
collection.

None are applicable.

PO 11.2

DTS/DPF 11.2

Communal waste storage and collection areas are located, enclosed and
designed to be screened from view from the public domain, open space and
dwellings.

None are applicable.

PO 11.3

DTS/DPF 11.3

Communal waste storage and collection areas are designed to be well
ventilated and located away from habitable rooms.

None are applicable.

PO 11.4

DTS/DPF 11.4

Communal waste storage and collection areas are designed to allow waste and None are applicable.
recycling collection vehicles to enter and leave the site without reversing.
PO 11.5

DTS/DPF 11.5

For mixed use developments, nonresidential waste and recycling storage
None are applicable.
areas and access provide opportunities for onsite management of food waste
through composting or other waste recovery as appropriate.
All Development  Medium and High Rise
External Appearance
PO 12.1

DTS/DPF 12.1

Buildings positively contribute to the character of the local area by responding None are applicable.
to local context.
PO 12.2

DTS/DPF 12.2

Architectural detail at street level and a mixture of materials at lower building
levels near the public interface are provided to reinforce a human scale.

None are applicable.

PO 12.3

DTS/DPF 12.3

Buildings are designed to reduce visual mass by breaking up building
elevations into distinct elements.

None are applicable.

PO 12.4

DTS/DPF 12.4

Boundary walls visible from public land include visually interesting treatments

None are applicable.
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to break up large blank elevations.
PO 12.5

DTS/DPF 12.5

External materials and finishes are durable and age well to minimise ongoing
maintenance requirements.

Buildings utilise a combination of the following external materials and finishes:
(a)

masonry

(b)

natural stone

(c)

prefinished materials that minimise staining, discolouring or
deterioration.

PO 12.6

DTS/DPF 12.6

Streetfacing building elevations are designed to provide attractive, high
quality and pedestrianfriendly street frontages.

Building street frontages incorporate:
(a)

active uses such as shops or offices

(b)

prominent entry areas for multistorey buildings (where it is a
common entry)

(c)

habitable rooms of dwellings

(d)

areas of communal public realm with public art or the like, where
consistent with the zone and/or subzone provisions.

PO 12.7

DTS/DPF 12.7

Entrances to multistorey buildings are safe, attractive, welcoming, functional
and contribute to streetscape character.

Entrances to multistorey buildings are:
(a)

oriented towards the street

(b)

clearly visible and easily identifiable from the street and vehicle
parking areas

(c)

designed to be prominent, accentuated and a welcoming feature if
there are no active or occupied ground floor uses

(d)

designed to provide shelter, a sense of personal address and
transitional space around the entry

(e)

located as close as practicable to the lift and / or lobby access to
minimise the need for long access corridors

(f)

designed to avoid the creation of potential areas of entrapment.

PO 12.8

DTS/DPF 12.8

Building services, plant and mechanical equipment are screened from the
public realm.

None are applicable.

Landscaping
PO 13.1

DTS/DPF 13.1

Development facing a street provides a well landscaped area that contains a
Buildings provide a 4m by 4m deep soil space in front of the building that
deep soil space to accommodate a tree of a species and size adequate to
accommodates a medium to large tree, except where no building setback from
provide shade, contribute to tree canopy targets and soften the appearance of front property boundaries is desired.
buildings.
PO 13.2

DTS/DPF 13.2

Deep soil zones are provided to retain existing vegetation or provide areas that Multistorey development provides deep soil zones and incorporates trees at
can accommodate new deep root vegetation, including tall trees with large
not less than the following rates, except in a location or zone where full site
canopies to provide shade and soften the appearance of multistorey
coverage is desired.
buildings.
Site area

Minimum deep
soil area

Minimum
dimension

Tree / deep soil
zones

<300 m2

10 m2

1.5m

1 small tree / 10
m2

3001500 m2

7% site area

3m

1 medium tree /
30 m2

>1500 m2

Agenda
Page 59
of 123

7% site area

- Barossa Assessment Panel - 7 September 2021

6m

1 large or
medium tree / 60

Printed
288on 3/06/2021

Policy24  Enquiry
m2
Tree size and site area definitions
Small tree

46m mature height and 24m canopy spread

Medium tree

612m mature height and 48m canopy spread

Large tree

12m mature height and >8m canopy spread

Site area

The total area for development site, not average area per
dwelling

PO 13.3

DTS/DPF 13.3

Deep soil zones with access to natural light are provided to assist in
maintaining vegetation health.

None are applicable.

PO 13.4

DTS/DPF 13.4

Unless separated by a public road or reserve, development sites adjacent to
any zone that has a primary purpose of accommodating lowrise residential
development incorporate a deep soil zone along the common boundary to
enable medium to large trees to be retained or established to assist in
screening new buildings of 3 or more building levels in height.

Building elements of 3 or more building levels in height are set back at least
6m from a zone boundary in which a deep soil zone area is incorporated.

Environmental
PO 14.1

DTS/DPF 14.1

Development minimises detrimental microclimatic impacts on adjacent land
and buildings.

None are applicable.

PO 14.2

DTS/DPF 14.2

Development incorporates sustainable design techniques and features such
None are applicable.
as window orientation, eaves and shading structures, water harvesting and
use, green walls and roof designs that enable the provision of rain water tanks
(where they are not provided elsewhere on site), green roofs and photovoltaic
cells.
PO 14.3

DTS/DPF 14.3

Development of 5 or more building levels, or 21m or more in height (as
measured from natural ground level and excluding roofmounted mechanical
plant and equipment) is designed to minimise the impacts of wind through
measures such as:

None are applicable.

(a)

a podium at the base of a tall tower and aligned with the street to
deflect wind away from the street

(b)

substantial verandahs around a building to deflect downward travelling
wind flows over pedestrian areas

(c)

the placement of buildings and use of setbacks to deflect the wind at
ground level

(d)

avoiding tall shear elevations that create windy conditions at street
level.
Car Parking

PO 15.1

DTS/DPF 15.1

Multilevel vehicle parking structures are designed to contribute to active street Multilevel vehicle parking structures within buildings:
frontages and complement neighbouring buildings.
(a)
provide land uses such as commercial, retail or other noncar
parking uses along ground floor street frontages
(b)
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PO 15.2

DTS/DPF 15.2

Multilevel vehicle parking structures within buildings complement the
surrounding built form in terms of height, massing and scale.

None are applicable.

Overlooking/Visual Privacy
PO 16.1

DTS/DPF 16.1

Development mitigates direct overlooking of habitable rooms and private open
spaces of adjacent residential uses in neighbourhoodtype zones through
measures such as:
(a)

appropriate site layout and building orientation

(b)

offsetting the location of balconies and windows of habitable rooms
or areas with those of other buildings so that views are oblique rather
than direct to avoid direct line of sight

(c)

building setbacks from boundaries (including building boundary to
boundary where appropriate) that interrupt views or that provide a
spatial separation between balconies or windows of habitable rooms

(d)

screening devices that are integrated into the building design and
have minimal negative effect on residents' or neighbours' amenity.

None are applicable.

All residential development
Front elevations and passive surveillance
PO 17.1

DTS/DPF 17.1

Dwellings incorporate windows facing primary street frontages to encourage
passive surveillance and make a positive contribution to the streetscape.

Each dwelling with a frontage to a public street:
(a)

includes at least one window facing the primary street from a
habitable room that has a minimum internal room dimension of 2.4m

(b)

has an aggregate window area of at least 2m2 facing the primary
street.

PO 17.2

DTS/DPF 17.2

Dwellings incorporate entry doors within street frontages to address the street
and provide a legible entry point for visitors.

Dwellings with a frontage to a public street have an entry door visible from the
primary street boundary.

Outlook and Amenity
PO 18.1

DTS/DPF 18.1

Living rooms have an external outlook to provide a high standard of amenity
for occupants.

A living room of a dwelling incorporates a window with an external outlook of
the street frontage, private open space, public open space, or waterfront
areas.

PO 18.2

DTS/DPF 18.2

Bedrooms are separated or shielded from active communal recreation areas, None are applicable.
common access areas and vehicle parking areas and access ways to mitigate
noise and artificial light intrusion.
Ancillary Development
PO 19.1

DTS/DPF 19.1

Residential ancillary buildings are sited and designed to not detract from the
streetscape or appearance of primary residential buildings on the site or
neighbouring properties.

Ancillary buildings:
(a)

are ancillary to a dwelling erected on the same site

(b)

have a floor area not exceeding 60m2

(c)

are not constructed, added to or altered so that any part is situated:
(i)

(ii)

(d)
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door / opening not exceeding:

(e)

A.

for dwellings of single building level  7m in width or
50% of the site frontage, whichever is the lesser

B.

for dwellings comprising two or more building levels
at the building line fronting the same public street 
7m in width

if situated on a boundary (not being a boundary with a primary street
or secondary street), do not exceed a length of 11.5m unless:
(i)

(ii)

a longer wall or structure exists on the adjacent site and is
situated on the same allotment boundary
and
the proposed wall or structure will be built along the same
length of boundary as the existing adjacent wall or structure
to the same or lesser extent

(f)

if situated on a boundary of the allotment (not being a boundary with
a primary street or secondary street), all walls or structures on the
boundary will not exceed 45% of the length of that boundary

(g)

will not be located within 3m of any other wall along the same
boundary unless on an adjacent site on that boundary there is an
existing wall of a building that would be adjacent to or about the
proposed wall or structure

(h)

have a wall height or post height not exceeding 3m above natural
ground level

(i)

have a roof height where no part of the roof is more than 5m above
the natural ground level

(j)

if clad in sheet metal, is precolour treated or painted in a non
reflective colour

(k)

retains a total area of soft landscaping in accordance with (i) or (ii),
whichever is less:
(i)

a total area as determined by the following table:
Dwelling site area (or in the case of
residential flat building or group

(ii)

dwelling(s), average site area) (m2)

Minimum
percentage of
site

<150

10%

150200

15%

201450

20%

>450

25%

the amount of existing soft landscaping prior to the
development occurring.

PO 19.2

DTS/DPF 19.2

Ancillary buildings and structures do not impede onsite functional
requirements such as private open space provision, car parking requirements
or result in overdevelopment of the site.

Ancillary buildings and structures do not result in:
(a)

less private open space than specified in Design in Urban Areas
Table 1  Private Open Space

(b)

less onsite car parking than specified in Transport, Access and
Parking Table 1  General OffStreet Car Parking Requirements or
Table 2  OffStreet Car Parking Requirements in Designated Areas.

PO 19.3

DTS/DPF 19.3

Fixed plant and equipment in the form of pumps and/or filtration systems for a
swimming pool or spa positioned and/or housed to not cause unreasonable
noise nuisance to adjacent sensitive receivers.

The pump and/or filtration system is ancillary to a dwelling erected on the
same site and is:
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adjoining allotment.
Residential Development  Low Rise
External appearance
PO 20.1

DTS/DPF 20.1

Garaging is designed to not detract from the streetscape or appearance of a
dwelling.

Garages and carports facing a street:
(a)

are situated so that no part of the garage or carport will be in front of
any part of the building line of the dwelling

(b)

are set back at least 5.5m from the boundary of the primary street

(c)

have a garage door / opening width not exceeding 7m

(d)

have a garage door / opening width not exceeding 50% of the site
frontage unless the dwelling has two or more building levels at the
building line fronting the same public street.

PO 20.2

DTS/DPF 20.2

Dwelling elevations facing public streets and common driveways make a
positive contribution to the streetscape and the appearance of common
driveway areas.

Each dwelling includes at least 3 of the following design features within the
building elevation facing a primary street, and at least 2 of the following design
features within the building elevation facing any other public road (other than a
laneway) or a common driveway:
(a)

a minimum of 30% of the building wall is set back an additional
300mm from the building line

(b)

a porch or portico projects at least 1m from the building wall

(c)

a balcony projects from the building wall

(d)

a verandah projects at least 1m from the building wall

(e)

eaves of a minimum 400mm width extend along the width of the front
elevation

(f)

a minimum 30% of the width of the upper level projects forward from
the lower level primary building line by at least 300mm

(g)

a minimum of two different materials or finishes are incorporated on
the walls of the front building elevation, with a maximum of 80% of the
building elevation in a single material or finish.

PO 20.3

DTS/DPF 20.3

The visual mass of larger buildings is reduced when viewed from adjoining
allotments or public streets.

None are applicable

Private Open Space
PO 21.1

DTS/DPF 21.1

Dwellings are provided with suitable sized areas of usable private open space
to meet the needs of occupants.

Private open space is provided in accordance with Design in Urban Areas
Table 1  Private Open Space.

PO 21.2

DTS/DPF 21.2

Private open space is positioned to provide convenient access from internal
living areas.

Private open space is directly accessible from a habitable room.

Landscaping
PO 22.1

DTS/DPF 22.1

Soft landscaping is incorporated into development to:

Residential development incorporates soft landscaping with a minimum
dimension of 700mm provided in accordance with (a) and (b):

(a)

minimise heat absorption and reflection

(b)

contribute shade and shelter

(c)

provide for stormwater infiltration and biodiversity

(d)

enhance the appearance of land and streetscapes.
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residential flat building or group

percentage of site

dwelling(s), average site area) (m2)

(b)

<150

10%

150200

15%

>200450

20%

>450

25%

at least 30% of any land between the primary street boundary and
the primary building line.

Car parking, access and manoeuvrability
PO 23.1

DTS/DPF 23.1

Enclosed car parking spaces are of dimensions to be functional, accessible
and convenient.

Residential car parking spaces enclosed by fencing, walls or other structures
have the following internal dimensions (separate from any waste storage
area):
(a)

(b)

single width car parking spaces:
(i)

a minimum length of 5.4m per space

(ii)

a minimum width of 3.0m

(iii)

a minimum garage door width of 2.4m

double width car parking spaces (side by side):
(i)

a minimum length of 5.4m

(ii)

a minimum width of 5.4m

(iii)

minimum garage door width of 2.4m per space.

PO 23.2

DTS/DPF 23.2

Uncovered car parking space are of dimensions to be functional, accessible
and convenient.

Uncovered car parking spaces have:
(a)

a minimum length of 5.4m

(b)

a minimum width of 2.4m

(c)

a minimum width between the centre line of the space and any fence,
wall or other obstruction of 1.5m.

PO 23.3

DTS/DPF 23.3

Driveways and access points are located and designed to facilitate safe
access and egress while maximising land available for street tree planting,
domestic waste collection, landscaped street frontages and onstreet parking.

Driveways and access points satisfy (a) or (b):
(a)

sites with a frontage to a public road of 10m or less, have a width
between 3.0 and 3.2 metres measured at the property boundary and
are the only access point provided on the site

(b)

sites with a frontage to a public road greater than 10m:
(i)

have a maximum width of 5m measured at the property
boundary and are the only access point provided on the
site;

(ii)

have a width between 3.0 metres and 3.2 metres measured
at the property boundary and no more than two access
points are provided on site, separated by no less than 1m.

PO 23.4

DTS/DPF 23.4

Vehicle access is safe, convenient, minimises interruption to the operation of
public roads and does not interfere with street infrastructure or street trees.

Vehicle access to designated car parking spaces satisfy (a) or (b):
(a)

is provided via a lawfully existing or authorised access point or an
access point for which consent has been granted as part of an
application for the division of land

(b)

where newly proposed, is set back:
(i)
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(ii)

2m or more from the base of the trunk of a street tree unless
consent is provided from the tree owner for a lesser
distance

(iii)

6m or more from the tangent point of an intersection of 2 or
more roads

(iv)

outside of the marked lines or infrastructure dedicating a
pedestrian crossing.

PO 23.5

DTS/DPF 23.5

Driveways are designed to enable safe and convenient vehicle movements
from the public road to onsite parking spaces.

Driveways are designed and sited so that:
(a)

the gradient from the place of access on the boundary of the
allotment to the finished floor level at the front of the garage or
carport is not steeper than 1in4 on average

(b)

they are aligned relative to the street so that there is no more than a
20 degree deviation from 90 degrees between the centreline of any
dedicated car parking space to which it provides access (measured
from the front of that space) and the road boundary.

(c)

if located so as to provide access from an alley, lane or right of way 
the alley, lane or right or way is at least 6.2m wide along the
boundary of the allotment / site

PO 23.6

DTS/DPF 23.6

Driveways and access points are designed and distributed to optimise the
provision of onstreet visitor parking.

Where onstreet parking is available abutting the site's street frontage, on
street parking is retained in accordance with the following requirements:
(a)

minimum 0.33 onstreet spaces per dwelling on the site (rounded up
to the nearest whole number)

(b)

minimum car park length of 5.4m where a vehicle can enter or exit a
space directly

(c)

minimum carpark length of 6m for an intermediate space located
between two other parking spaces or to an end obstruction where the
parking is indented.

Waste storage
PO 24.1

DTS/DPF 24.1

Provision is made for the convenient storage of waste bins in a location
screened from public view.

Where dwellings abut both side boundaries a waste bin storage area is
provided behind the building line of each dwelling that:
(a)

has a minimum area of 2m2 with a minimum dimension of 900mm
(separate from any designated car parking spaces or private open
space); and

(b)

has a continuous unobstructed path of travel (excluding moveable
objects like gates, vehicles and roller doors) with a minimum width of
800mm between the waste bin storage area and the street.

Design of Transportable Buildings
PO 25.1

DTS/DPF 25.1

The subfloor space beneath transportable buildings is enclosed to give the
appearance of a permanent structure.

Buildings satisfy (a) or (b):
(a)

are not transportable

(b)

the subfloor space between the building and ground level is clad in a
material and finish consistent with the building.

Residential Development  Medium and High Rise (including serviced apartments)
Outlook and Visual Privacy
PO 26.1

DTS/DPF 26.1

Ground level dwellings have a satisfactory short range visual outlook to public,
communal or private open space.

Buildings:
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PO 26.2

DTS/DPF 26.2

The visual privacy of ground level dwellings within multilevel buildings is
protected.

The finished floor level of ground level dwellings in multistorey developments
is raised by up to 1.2m.

Private Open Space
PO 27.1

DTS/DPF 27.1

Dwellings are provided with suitable sized areas of usable private open space
to meet the needs of occupants.

Private open space provided in accordance with Design in Urban Areas Table
1  Private Open Space.

Residential amenity in multilevel buildings
PO 28.1

DTS/DPF 28.1

Residential accommodation within multilevel buildings have habitable rooms,
Habitable rooms and balconies of independent dwellings and accommodation
windows and balconies designed and positioned to be separated from those of are separated by at least 6m from one another where there is a direct line of
other dwellings and accommodation to provide visual and acoustic privacy and sight between them and 3m or more from a side or rear property boundary.
allow for natural ventilation and the infiltration of daylight into interior and
outdoor spaces.
PO 28.2

DTS/DPF 28.2

Balconies are designed, positioned and integrated into the overall architectural Balconies utilise one or a combination of the following design elements:
form and detail of the development to:
(a)
sun screens
(a)
respond to daylight, wind, and acoustic conditions to maximise
(b)
pergolas
comfort and provide visual privacy
(c)
louvres
(b)

allow views and casual surveillance of the street while providing for
safety and visual privacy of nearby living spaces and private outdoor
areas.

(d)

green facades

(e)

openable walls.

PO 28.3

DTS/DPF 28.3

Balconies are of sufficient size and depth to accommodate outdoor seating
and promote indoor / outdoor living.

Balconies open directly from a habitable room and incorporate a minimum
dimension of 2m.

PO 28.4

DTS/DPF 28.4

Dwellings are provided with sufficient space for storage to meet likely
occupant needs.

Dwellings (not including student accommodation or serviced apartments) are
provided with storage at the following rates with at least 50% or more of the
storage volume to be provided within the dwelling:
(a)

studio: not less than 6m3

(b)

1 bedroom dwelling / apartment: not less than 8m3

(c)

2 bedroom dwelling / apartment: not less than 10m3

(d)

3+ bedroom dwelling / apartment: not less than 12m3.

PO 28.5

DTS/DPF 28.5

Dwellings that use light wells for access to daylight, outlook and ventilation for
habitable rooms, are designed to ensure a reasonable living amenity is
provided.

Light wells:

PO 28.6

(a)

are not used as the primary source of outlook for living rooms

(b)

up to 18m in height have a minimum horizontal dimension of 3m, or
6m if overlooked by bedrooms

(c)

above 18m in height have a minimum horizontal dimension of 6m, or
9m if overlooked by bedrooms.

DTS/DPF 28.6

None are applicable.
Attached or abutting dwellings are designed to minimise the transmission of
sound between dwellings and, in particular, to protect bedrooms from possible
noise intrusions.
PO 28.7

DTS/DPF 28.7

Dwellings are designed so that internal structural columns correspond with the
position of internal walls to ensure that the space within the dwelling/apartment
is useable.

None are applicable.

Dwelling Configuration
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PO 29.1

DTS/DPF 29.1

Buildings containing in excess of 10 dwellings provide a variety of dwelling
sizes and a range in the number of bedrooms per dwelling to contribute to
housing diversity.

Buildings containing in excess of 10 dwellings provide at least one of each of
the following:
(a)

studio (where there is no separate bedroom)

(b)

1 bedroom dwelling / apartment with a floor area of at least 50m2

(c)

2 bedroom dwelling / apartment with a floor area of at least 65m2

(d)

3+ bedroom dwelling / apartment with a floor area of at least 80m2,
and any dwelling over 3 bedrooms provides an additional 15m2 for
every additional bedroom.

PO 29.2

DTS/DPF 29.2

Dwellings located on the ground floor of multilevel buildings with 3 or more
bedrooms have the windows of their habitable rooms overlooking internal
courtyard space or other public space, where possible.

None are applicable.

Common Areas
PO 30.1

DTS/DPF 30.1

The size of lifts, lobbies and corridors is sufficient to accommodate movement Common corridor or circulation areas:
of bicycles, strollers, mobility aids and visitor waiting areas.
(a)
have a minimum ceiling height of 2.7m
(b)

provide access to no more than 8 dwellings

(c)

incorporate a wider section at apartment entries where the corridors
exceed 12m in length from a core.

Group Dwellings, Residential Flat Buildings and Battle axe Development
Amenity
PO 31.1

DTS/DPF 31.1

Dwellings are of a suitable size to provide a high standard of amenity for
occupants.

Dwellings have a minimum internal floor area in accordance with the following
table:

Number of bedrooms

Minimum internal floor area

Studio

35m2

1 bedroom

50m2

2 bedroom

65m2

3+ bedrooms

80m2 and any dwelling over 3
bedrooms provides an additional
15m2 for every additional bedroom

PO 31.2

DTS/DPF 31.2

The orientation and siting of buildings minimises impacts on the amenity,
outlook and privacy of occupants and neighbours.

None are applicable.

PO 31.3

DTS/DPF 31.3

Development maximises the number of dwellings that face public open space
and public streets and limits dwellings oriented towards adjoining properties.

None are applicable.

PO 31.4

DTS/DPF 31.4

Battleaxe development is appropriately sited and designed to respond to the
existing neighbourhood context.

Dwelling sites/allotments are not in the form of a battleaxe arrangement.

Communal Open Space
PO 32.1

DTS/DPF 32.1

Private open space provision may be substituted for communal open space

None are applicable.
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which is designed and sited to meet the recreation and amenity needs of
residents.
PO 32.2

DTS/DPF 32.2

Communal open space is of sufficient size and dimensions to cater for group
recreation.

Communal open space incorporates a minimum dimension of 5 metres.

PO 32.3

DTS/DPF 32.3

None are applicable.

Communal open space is designed and sited to:
(a)

be conveniently accessed by the dwellings which it services

(b)

have regard to acoustic, safety, security and wind effects.

PO 32.4

DTS/DPF 32.4

Communal open space contains landscaping and facilities that are functional,
attractive and encourage recreational use.

None are applicable.

PO 32.5

DTS/DPF 32.5

None are applicable.

Communal open space is designed and sited to:
(a)

in relation to rooftop or elevated gardens, minimise overlooking into
habitable room windows or onto the useable private open space of
other dwellings

(b)

in relation to ground floor communal space, be overlooked by
habitable rooms to facilitate passive surveillance.
Car parking, access and manoeuvrability

PO 33.1

DTS/DPF 33.1

Driveways and access points are designed and distributed to optimise the
provision of onstreet visitor parking.

Where onstreet parking is available directly adjacent the site, onstreet
parking is retained adjacent the subject site in accordance with the following
requirements:
(a)

minimum 0.33 onstreet car parks per proposed dwelling (rounded up
to the nearest whole number)

(b)

minimum car park length of 5.4m where a vehicle can enter or exit a
space directly

(c)

minimum carpark length of 6m for an intermediate space located
between two other parking spaces or to an end obstruction where the
parking is indented.

PO 33.2

DTS/DPF 33.2

The number of vehicular access points onto public roads is minimised to
reduce interruption of the footpath and positively contribute to public safety
and walkability.

Access to group dwellings or dwellings within a residential flat building is
provided via a single common driveway.

PO 33.3

DTS/DPF 33.3

Residential driveways that service more than one dwelling are designed to
allow safe and convenient movement.

Driveways that service more than 1 dwelling or a dwelling on a battleaxe site:

PO 33.4

(a)

have a minimum width of 3m

(b)

for driveways servicing more than 3 dwellings:
(i)

have a width of 5.5m or more and a length of 6m or more at
the kerb of the primary street

(ii)

where the driveway length exceeds 30m, incorporate a
passing point at least every 30 metres with a minimum width
of 5.5m and a minimum length of 6m.

DTS/DPF 33.4

Residential driveways that service more than one dwelling or a dwelling on a
battleaxe site are designed to allow passenger vehicles to enter and exit and
manoeuvre within the site in a safe and convenient manner.

Driveways providing access to more than one dwelling, or a dwelling on a
battleaxe site, allow a B85 passenger vehicle to enter and exit the garages or
parking spaces in no more than a threepoint turn manoeuvre.

PO 33.5

DTS/DPF 33.5

Dwellings are adequately separated from common driveways and
manoeuvring areas.

Dwelling walls with entry doors or ground level habitable room windows are set
back at least 1.5m from any driveway or area designated for the movement
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and manoeuvring of vehicles.
Soft landscaping
PO 34.1

DTS/DPF 34.1

Soft landscaping is provided between dwellings and common driveways to
improve the outlook for occupants and appearance of common areas.

Other than where located directly in front of a garage or building entry, soft
landscaping with a minimum dimension of 1m is provided between a dwelling
and common driveway.

PO 34.2

DTS/DPF 34.2

Battleaxe or common driveways incorporate landscaping and permeability to
improve appearance and assist in stormwater management.

Battleaxe or common driveways satisfy (a) and (b):
(a)

are constructed of a minimum of 50% permeable or porous material

(b)

where the driveway is located directly adjacent the side or rear
boundary of the site, soft landscaping with a minimum dimension of
1m is provided between the driveway and site boundary (excluding
along the perimeter of a passing point).

Site Facilities / Waste Storage
PO 35.1

DTS/DPF 35.1

Provision is made for suitable mailbox facilities close to the major pedestrian
entry to the site or conveniently located considering the nature of
accommodation and mobility of occupants.

None are applicable.

PO 35.2

DTS/DPF 35.2

Provision is made for suitable external clothes drying facilities.

None are applicable.

PO 35.3

DTS/DPF 35.3

Provision is made for suitable household waste and recyclable material
storage facilities which are:

None are applicable.

(a)

located away, or screened, from public view, and

(b)

conveniently located in proximity to dwellings and the waste collection
point.

PO 35.4

DTS/DPF 35.4

Waste and recyclable material storage areas are located away from dwellings. Dedicated waste and recyclable material storage areas are located at least 3m
from any habitable room window.
PO 35.5

DTS/DPF 35.5

Where waste bins cannot be conveniently collected from the street, provision
is made for onsite waste collection, designed to accommodate the safe and
convenient access, egress and movement of waste collection vehicles.

None are applicable.

PO 35.6

DTS/DPF 35.6

Services including gas and water meters are conveniently located and
screened from public view.

None are applicable.

Water sensitive urban design
PO 36.1

DTS/DPF 36.1

Residential development creating a common driveway / access includes
stormwater management systems that minimise the discharge of sediment,
suspended solids, organic matter, nutrients, bacteria, litter and other
contaminants to the stormwater system, watercourses or other water bodies.

None are applicable.

PO 36.2

DTS/DPF 36.2

Residential development creating a common driveway / access includes a
None are applicable.
stormwater management system designed to mitigate peak flows and manage
the rate and duration of stormwater discharges from the site to ensure that the
development does not increase the peak flows in downstream systems.
Supported Accommodation and retirement facilities
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Siting, Configuration and Design
PO 37.1

DTS/DPF 37.1

Supported accommodation and housing for aged persons and people with
disabilities is located where onsite movement of residents is not unduly
restricted by the slope of the land.

None are applicable.

PO 37.2

DTS/DPF 37.2

Universal design features are incorporated to provide options for people living
with disabilities or limited mobility and / or to facilitate ageing in place.

None are applicable.

Movement and Access
PO 38.1

DTS/DPF 38.1

Development is designed to support safe and convenient access and
movement for residents by providing:

None are applicable.

(a)

groundlevel access or lifted access to all units

(b)

level entry porches, ramps, paths, driveways, passenger loading
areas and areas adjacent to footpaths that allow for the passing of
wheelchairs and resting places

(c)

car parks with gradients no steeper than 1in40, and of sufficient
area to provide for wheelchair manoeuvrability

(d)

kerb ramps at pedestrian crossing points.
Communal Open Space

PO 39.1

DTS/DPF 39.1

Development is designed to provide attractive, convenient and comfortable
indoor and outdoor communal areas to be used by residents and visitors.

None are applicable.

PO 39.2

DTS/DPF 39.2

Private open space provision may be substituted for communal open space
which is designed and sited to meet the recreation and amenity needs of
residents.

None are applicable.

PO 39.3

DTS/DPF 39.3

Communal open space is of sufficient size and dimensions to cater for group
recreation.

Communal open space incorporates a minimum dimension of 5 metres.

PO 39.4

DTS/DPF 39.4

Communal open space is designed and sited to:

None are applicable.

(a)

be conveniently accessed by the dwellings which it services

(b)

have regard to acoustic, safety, security and wind effects.

PO 39.5

DTS/DPF 39.5

Communal open space contains landscaping and facilities that are functional,
attractive and encourage recreational use.

None are applicable.

PO 39.6

DTS/DPF 39.6

Communal open space is designed and sited to:

None are applicable.

(a)

in relation to rooftop or elevated gardens, minimise overlooking into
habitable room windows or onto the useable private open space of
other dwellings

(b)

in relation to ground floor communal space, be overlooked by
habitable rooms to facilitate passive surveillance.
Site Facilities / Waste Storage

PO 40.1

DTS/DPF 40.1

Development is designed to provide storage areas for personal items and
specialised equipment such as small electric powered vehicles, including
facilities for the recharging of small electricpowered vehicles.

None are applicable.
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PO 40.2

DTS/DPF 40.2

Provision is made for suitable mailbox facilities close to the major pedestrian
entry to the site or conveniently located considering the nature of
accommodation and mobility of occupants.

None are applicable.

PO 40.3

DTS/DPF 40.3

Provision is made for suitable external clothes drying facilities.

None are applicable.

PO 40.4

DTS/DPF 40.4

Provision is made for suitable household waste and recyclable material
storage facilities conveniently located away, or screened, from view.

None are applicable.

PO 40.5

DTS/DPF 40.5

Waste and recyclable material storage areas are located away from dwellings. Dedicated waste and recyclable material storage areas are located at least 3m
from any habitable room window.
PO 406

DTS/DPF 40.6

Provision is made for onsite waste collection where 10 or more bins are to be None are applicable.
collected at any one time.
PO 40.7

DTS/DPF 40.7

Services, including gas and water meters, are conveniently located and
screened from public view.

None are applicable.

Student Accommodation
PO 41.1

DTS/DPF 41.1

Student accommodation is designed to provide safe, secure, attractive,
convenient and comfortable living conditions for residents, including an
internal layout and facilities that are designed to provide sufficient space and
amenity for the requirements of student life and promote social interaction.

Student accommodation provides:

PO 41.2

(a)

a range of living options to meet a variety of accommodation needs,
such as onebedroom, twobedroom and disability access units

(b)

common or shared facilities to enable a more efficient use of space,
including:
(i)

shared cooking, laundry and external drying facilities

(ii)

internal and external communal and private open space
provided in accordance with Design in Urban Areas Table 1
 Private Open Space

(iii)

common storage facilities at the rate of 8m3 for every 2
dwellings or students

(iv)

common onsite parking in accordance with Transport,
Access and Parking Table 1  General OffStreet Car
Parking Requirements or Table 2  OffStreet Car Parking
Requirements in Designated Areas

(v)

bicycle parking at the rate of one space for every 2
students.

DTS/DPF 41.2

Student accommodation is designed to provide easy adaptation of the building None are applicable.
to accommodate an alternative use of the building in the event it is no longer
required for student housing.
All nonresidential development
Water Sensitive Design
PO 42.1

DTS/DPF 42.1

Development likely to result in risk of export of sediment, suspended solids,
organic matter, nutrients, oil and grease include stormwater management
systems designed to minimise pollutants entering stormwater.

None are applicable.

PO 42.2

DTS/DPF 42.2

Water discharged from a development site is of a physical, chemical and
biological condition equivalent to or better than its predeveloped state.

None are applicable.
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PO 42.3

DTS/DPF 42.3

Development includes stormwater management systems to mitigate peak flows None are applicable.
and manage the rate and duration of stormwater discharges from the site to
ensure that development does not increase peak flows in downstream
systems.
Washdown and Waste Loading and Unloading
PO 43.1

DTS/DPF 43.1

Areas for activities including loading and unloading, storage of waste refuse
bins in commercial and industrial development or washdown areas used for
the cleaning of vehicles, plant or equipment are:

None are applicable.

(a)

designed to contain all wastewater likely to pollute stormwater within a
bunded and roofed area to exclude the entry of external surface
stormwater runoff

(b)

paved with an impervious material to facilitate wastewater collection

(c)

of sufficient size to prevent 'splashout' or 'overspray' of wastewater
from the washdown area

(d)

are designed to drain wastewater to either:
(i)

a treatment device such as a sediment trap and coalescing
plate oil separator with subsequent disposal to a sewer,
private or Community Wastewater Management Scheme
or

(ii)

a holding tank and its subsequent removal offsite on a
regular basis.

Laneway Development
Infrastructure and Access
PO 44.1

DTS/DPF 44.1

Development with a primary street comprising a laneway, alley, lane, right of
way or similar minor thoroughfare only occurs where:
(a)

existing utility infrastructure and services are capable of
accommodating the development

(b)

the primary street can support access by emergency and regular
service vehicles (such as waste collection)

(c)

it does not require the provision or upgrading of infrastructure on
public land (such as footpaths and stormwater management systems)

(d)

safety of pedestrians or vehicle movement is maintained

(e)

any necessary grade transition is accommodated within the site of
the development to support an appropriate development intensity and
orderly development of land fronting minor thoroughfares.

Development with a primary street frontage that is not an alley, lane, right of
way or similar public thoroughfare.

Table 1  Private Open Space
Dwelling Type

Dwelling / Site

Minimum Rate

Configuration
Dwelling (at ground level, other than a
residential flat building that includes above
ground dwellings)

Total private open space area:
(a)

Site area <301m2: 24m2 located behind the
building line.

(b)

Site area ≥ 301m2: 60m2 located behind the
building line.
Minimum directly accessible from a living room:
16m2 / with a minimum dimension 3m.

Cabin or caravan (permanently fixed to the
ground) in a residential park or caravan and
tourist park
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Dwelling in a residential flat building or mixed Dwellings at ground level:
use building which incorporate above ground
level dwellings
Dwellings above ground level:

15m2 / minimum dimension 3m

Studio (no separate bedroom)

4m2 / minimum dimension 1.8m

One bedroom dwelling

8m2 / minimum dimension 2.1m

Two bedroom dwelling

11m2 / minimum dimension 2.4m

Three + bedroom dwelling

15 m2 / minimum dimension 2.6m

Forestry

Assessment Provisions (AP)

Desired Outcome
DO 1
Commercial forestry is designed and sited to maximise economic benefits whilst managing potential negative impacts on the environment,
transport networks, surrounding land uses and landscapes.
Performance Outcomes (PO) and DeemedtoSatisfy (DTS) Criteria / Designated Performance Feature (DPF)

Performance Outcome

DeemedtoSatisfy Criteria /
Designated Performance Feature
Siting

PO 1.1

DTS/DPF 1.1

Commercial forestry plantations are established where there is no detrimental
effect on the physical environment or scenic quality of the rural landscape.

None are applicable.

PO 1.2

DTS/DPF 1.2

Commercial forestry plantations are established on slopes that are stable to
minimise the risk of soil erosion.

Commercial forestry plantations are not located on land with a slope
exceeding 20% (1in5).

PO 1.3

DTS/DPF 1.3

Commercial forestry plantations and operations associated with their
establishment, management and harvesting are appropriately set back from
any sensitive receiver to minimise fire risk and noise disturbance.

Commercial forestry plantations and operations associated with their
establishment, management and harvesting are set back 50m or more from
any sensitive receiver.

PO 1.4

DTS/DPF 1.4

Commercial forestry plantations are separated from reserves gazetted under
the National Parks and Wildlife Act 1972 and/or Wilderness Protection Act
1992 to minimise fire risk and potential for weed infestation.

Commercial forestry plantations and operations associated with their
establishment, management and harvesting are set back 50m or more from a
reserve gazetted under the National Parks and Wildlife Act 1972 and/or
Wilderness Protection Act 1992.

Water Protection
PO 2.1

DTS/DPF 2.1

Commercial forestry plantations incorporate artificial drainage lines (i.e.
None are applicable.
culverts, runoffs and constructed drains) integrated with natural drainage lines
to minimise concentrated water flows onto or from plantation areas.
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PO 2.2

DTS/DPF 2.2

Appropriate siting, layout and design measures are adopted to minimise the
impact of commercial forestry plantations on surface water resources.

Commercial forestry plantations:
(a)

do not involve cultivation (excluding spot cultivation) in drainage lines

(b)

are set back 20m or more from the banks of any major watercourse
(a third order or higher watercourse), lake, reservoir, wetland or
sinkhole (with direct connection to an aquifer)

(c)

are set back 10m or more from the banks of any first or second
order watercourse or sinkhole ( with no direct connection to an
aquifer).

Fire Management
PO 3.1

DTS/DPF 3.1

Commercial forestry plantations incorporate appropriate firebreaks and fire
management design elements.

Commercial forestry plantations provide:
(a)

7m or more wide external boundary firebreaks for plantations of 40ha
or less

(b)

10m or more wide external boundary firebreaks for plantations of
between 40ha and 100ha

(c)

20m or more wide external boundary firebreaks, or 10m with an
additional 10m or more of fuelreduced plantation, for plantations of
100ha or greater.

PO 3.2

DTS/DPF 3.2

Commercial forestry plantations incorporate appropriate fire management
access tracks.

Commercial forestry plantation fire management access tracks:
(a)

are incorporated within all firebreaks

(b)

are 7m or more wide with a vertical clearance of 4m or more

(c)

are aligned to provide straight through access at junctions, or if they
are a no through access track are appropriately signposted and
provide suitable turnaround areas for firefighting vehicles

(d)

partition the plantation into units of 40ha or less in area.

Powerline Clearances
PO 4.1

DTS/DPF 4.1

Commercial forestry plantations achieve and maintain appropriate clearances
from aboveground powerlines.

Commercial forestry plantations incorporating trees with an expected mature
height of greater than 6m meet the clearance requirements listed in the
following table:

Voltage of transmission line

Tower or
Pole

Minimum horizontal clearance
distance between plantings and
transmission lines

500 kV

Tower

38m

275 kV

Tower

25m

132 kV

Tower

30m

132 kV

Pole

20m

66 kV

Pole

20m

Less than 66 kV

Pole

20m

Housing Renewal

Assessment Provisions (AP)
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Desired Outcome
DO 1
Renewed residential environments replace older social housing and provide new social housing infrastructure and other housing options and
tenures to enhance the residential amenity of the local area.
Performance Outcomes (PO) and DeemedtoSatisfy (DTS) Criteria / Designated Performance Feature (DPF)

Performance Outcome

DeemedtoSatisfy Criteria /
Designated Performance Feature
Land Use and Intensity

PO 1.1

DTS/DPF 1.1

Residential development provides a range of housing choices.

Development comprises one or more of the following:
(a)

detached dwellings

(b)

semidetached dwellings

(c)

row dwellings

(d)

group dwellings

(e)

residential flat buildings.

PO 1.2

DTS/DPF 1.2

Mediumdensity housing options or higher are located in close proximity to
public transit, open space and/or activity centres.

None are applicable.

Building Height
PO 2.1

DTS/DPF 2.1

Buildings generally do not exceed 3 building levels unless in locations close to
public transport, centres and/or open space.

Building height (excluding garages, carports and outbuildings) does not
exceed 3 building levels and 12m and wall height does not exceed 9m (not
including a gable end).

PO 2.2

DTS/DPF 2.2

Medium or high rise residential flat buildings located within or at the interface None are applicable.
with zones which restrict heights to a maximum of 2 building levels transition
down in scale and height towards the boundary of that zone, other than where
it is a street boundary.
Primary Street Setback
PO 3.1

DTS/DPF 3.1

Buildings are set back from the primary street boundary to contribute to an
attractive streetscape character.

Buildings are no closer to the primary street (excluding any balcony,
verandah, porch, awning or similar structure) than 3m.

Secondary Street Setback
PO 4.1

DTS/DPF 4.1

Buildings are set back from secondary street boundaries to maintain
separation between building walls and public streets and contribute to a
suburban streetscape character.

Buildings are set back at least 900mm from the boundary of the allotment with
a secondary street frontage.

Boundary Walls
PO 5.1

DTS/DPF 5.1

Boundary walls are limited in height and length to manage visual impacts and
access to natural light and ventilation.

Except where the dwelling is located on a central site within a row dwelling or
terrace arrangement, dwellings with side boundary walls are sited on only one
side boundary and satisfy (a) or (b):
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(a)

adjoin or abut a boundary wall of a building on adjoining land for the
same length and height

(b)

do not:
(i)

exceed 3.2m in height from the lower of the natural or
finished ground level

(ii)

exceed 11.5m in length

(iii)

when combined with other walls on the boundary of the
subject development site, a maximum 45% of the length of
the boundary

(iv)

encroach within 3 metres of any other existing or proposed
boundary walls on the subject land.

PO 5.2

DTS/DPF 5.2

Dwellings in a semidetached, row or terrace arrangement maintain space
between buildings consistent with a suburban streetscape character.

Dwellings in a semidetached or row arrangement are set back 900mm or
more from side boundaries shared with allotments outside the development
site, except for a carport or garage.

Side Boundary Setback
PO 6.1

DTS/DPF 6.1

Buildings are set back from side boundaries to provide:

Other than walls located on a side boundary, buildings are set back from side
boundaries:

(a)

separation between dwellings in a way that contributes to a suburban
character

(a)

at least 900mm where the wall height is up to 3m

(b)

access to natural light and ventilation for neighbours.

(b)

other than for a wall facing a southern side boundary, at least 900mm
plus 1/3 of the wall height above 3m

(c)

at least 1.9m plus 1/3 of the wall height above 3m for walls facing a
southern side boundary.

Rear Boundary Setback
PO 7.1

DTS/DPF 7.1

Buildings are set back from rear boundaries to provide:

Dwellings are set back from the rear boundary:

(a)

separation between dwellings in a way that contributes to a suburban
character

(b)

access to natural light and ventilation for neighbours

(c)

private open space

(d)

space for landscaping and vegetation.

(a)

3m or more for the first building level

(b)

5m or more for any subsequent building level.

Buildings elevation design
PO 8.1

DTS/DPF 8.1

Dwelling elevations facing public streets and common driveways make a
positive contribution to the streetscape and common driveway areas.

Each dwelling includes at least 3 of the following design features within the
building elevation facing a primary street, and at least 2 of the following design
features within the building elevation facing any other public road (other than a
laneway) or a common driveway:
(a)

a minimum of 30% of the building elevation is set back an additional
300mm from the building line

(b)

a porch or portico projects at least 1m from the building elevation

(c)

a balcony projects from the building elevation

(d)

a verandah projects at least 1m from the building elevation

(e)

eaves of a minimum 400mm width extend along the width of the front
elevation

(f)

a minimum 30% of the width of the upper level projects forward from
the lower level primary building line by at least 300mm.

(g)

a minimum of two different materials or finishes are incorporated on
the walls of the building elevation, with a maximum of 80% of the
building elevation in a single material or finish.

PO 8.2

DTS/DPF 8.2

Dwellings incorporate windows along primary street frontages to encourage
passive surveillance and make a positive contribution to the streetscape.

Each dwelling with a frontage to a public street:
(a)
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(b)

has an aggregate window area of at least 2m2 facing the primary
street

PO 8.3

DTS/DPF 8.3

The visual mass of larger buildings is reduced when viewed from adjoining
allotments or public streets.

None are applicable.

PO 8.4

DTS/DPF 8.4

Built form considers local context and provides a quality design response
through scale, massing, materials, colours and architectural expression.

None are applicable.

PO 8.5

DTS/DPF 8.5

Entrances to multistorey buildings are:

None are applicable.

(a)

oriented towards the street

(b)

visible and easily identifiable from the street

(c)

designed to include a common mail box structure.
Outlook and amenity

PO 9.1

DTS/DPF 9.1

Living rooms have an external outlook to provide a high standard of amenity
for occupants.

A living room of a dwelling incorporates a window with an external outlook
towards the street frontage or private open space.

PO 9.2

DTS/DPF 9.2

Bedrooms are separated or shielded from active communal recreation areas, None are applicable.
common access areas and vehicle parking areas and access ways to mitigate
noise and artificial light intrusion.
Private Open Space
PO 10.1

DTS/DPF 10.1

Dwellings are provided with suitable sized areas of usable private open space
to meet the needs of occupants.

Private open space is provided in accordance with the following table:

Dwelling Type

Dwelling / Site

Minimum Rate

Configuration
Total area: 24m2 located
behind the building line

Dwelling (at ground
level)

Minimum adjacent to a
living room: 16m2 with a
minimum dimension 3m
Dwelling (above
ground level)

Studio

4m2 / minimum dimension
1.8m

One bedroom dwelling

8m2 / minimum dimension
2.1m

Two bedroom dwelling

11m2 / minimum dimension
2.4m

Three + bedroom
dwelling

15 m2 / minimum
dimension 2.6m

PO 10.2

DTS/DPF 10.2

Private open space positioned to provide convenient access from internal
living areas.

At least 50% of the required area of private open space is accessible from a
habitable room.

PO 10.3

DTS/DPF 10.3
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Private open space is positioned and designed to:

None are applicable.

(a)

provide useable outdoor space that suits the needs of occupants;

(b)

take advantage of desirable orientation and vistas; and

(c)

adequately define public and private space.
Visual privacy

PO 11.1

DTS/DPF 11.1

Development mitigates direct overlooking from upper level windows to
habitable rooms and private open spaces of adjoining residential uses.

Upper level windows facing side or rear boundaries shared with another
residential allotment/site satisfy one of the following:
(a)

are permanently obscured to a height of 1.5m above finished floor
level and are fixed or not capable of being opened more than 200mm

(b)

have sill heights greater than or equal to 1.5m above finished floor
level

(c)

incorporate screening with a maximum of 25% openings,
permanently fixed no more than 500mm from the window surface and
sited adjacent to any part of the window less than 1.5m above the
finished floor.

PO 11.2

DTS/DPF 11.2

Development mitigates direct overlooking from upper level balconies and
terraces to habitable rooms and private open space of adjoining residential
uses.

One of the following is satisfied:
(a)

(b)

the longest side of the balcony or terrace will face a public road,
public road reserve or public reserve that is at least 15m wide in all
places faced by the balcony or terrace
or
all sides of balconies or terraces on upper building levels are
permanently obscured by screening with a maximum 25%
transparency/openings fixed to a minimum height of:
(i)

(ii)

1.5m above finished floor level where the balcony is located
at least 15 metres from the nearest habitable window of a
dwelling on adjacent land
or
1.7m above finished floor level in all other cases

Landscaping
PO 12.1

DTS/DPF 12.1

Soft landscaping is incorporated into development to:

Residential development incorporates pervious areas for soft landscaping with
a minimum dimension of 700mm provided in accordance with (a) and (b):

(a)

minimise heat absorption and reflection

(b)

maximise shade and shelter

(c)

maximise stormwater infiltration and biodiversity

(d)

enhance the appearance of land and streetscapes.

(a)

a total area as determined by the following table:

Dwelling site area (or in the case of residential flat building
or group dwelling(s), average site area) (m2)

Minimum
percentage of
site

<150
<200
200450
>450

10%
15%
20%
25%

(b)

at least 30% of land between the road boundary and the building line.

Water Sensitive Design
PO 13.1

DTS/DPF 13.1

Residential development is designed to capture and use stormwater to:

None are applicable.

(a) maximise efficient use of water resources
(b) manage peak stormwater runoff flows and volume to ensure the

carrying capacities of downstream systems are not overloaded
(c) manage runoff quality to maintain, as close as practical, pre

development conditions.
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Car Parking
PO 14.1

DTS/DPF 14.1

Onsite car parking is provided to meet the anticipated demand of residents,
with less onsite parking in areas in close proximity to public transport.

Onsite car parking is provided at the following rates per dwelling:
(a)

2 or fewer bedrooms  1 car parking space

(b)

3 or more bedrooms  2 car parking spaces.

PO 14.2

DTS/DPF 14.2

Enclosed car parking spaces are of dimensions to be functional, accessible
and convenient.

Residential parking spaces enclosed by fencing, walls or other obstructions
with the following internal dimensions (separate from any waste storage area):
(a)

(b)

single parking spaces:
(i)

a minimum length of 5.4m

(ii)

a minimum width of 3.0m

(iii)

a minimum garage door width of 2.4m

double parking spaces (side by side):
(i)

a minimum length of 5.4m

(ii)

a minimum width of 5.5m

(iii)

minimum garage door width of 2.4m per space.

PO 14.3

DTS/DPF 14.3

Uncovered car parking spaces are of dimensions to be functional, accessible
and convenient.

Uncovered car parking spaces have:
(a)

a minimum length of 5.4m

(b)

a minimum width of 2.4m

(c)

a minimum width between the centre line of the space and any fence,
wall or other obstruction of 1.5m.

PO 14.4

DTS/DPF 14.4

Residential flat buildings and group dwelling developments provide sufficient
onsite visitor car parking to cater for anticipated demand.

Visitor car parking for group and residential flat buildings incorporating 4 or
more dwellings is provided onsite at a minimum ratio of 0.25 car parking
spaces per dwelling.

PO 14.5

DTS/DPF 14.5

Residential flat buildings provide dedicated areas for bicycle parking.

Residential flat buildings provide one bicycle parking space per dwelling.
Overshadowing

PO 15.1

DTS/DPF 15.1

Development minimises overshadowing of the private open spaces of adjoining None are applicable.
land by ensuring that ground level open space associated with residential
buildings receive direct sunlight for a minimum of 2 hours between 9am and
3pm on 21 June.
Waste
PO 16.1

DTS/DPF 16.1

Provision is made for the convenient storage of waste bins in a location
screened from public view.

A waste bin storage area is provided behind the primary building line that:
(a)

has a minimum area of 2m2 with a minimum dimension of 900mm
(separate from any designated car parking spaces or private open
space).; and

(b)

has a continuous unobstructed path of travel (excluding moveable
objects like gates, vehicles and roller doors) with a minimum width of
800mm between the waste bin storage area and the street.

PO 16.2

DTS/DPF 16.2

Residential flat buildings provide a dedicated area for the onsite storage of
waste which is:

None are applicable.

(a)

easily and safely accessible for residents and for collection vehicles

(b)

screened from adjoining land and public roads
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(c)

of sufficient dimensions to be able to accommodate the waste
storage needs of the development considering the intensity and
nature of the development and the frequency of collection.
Vehicle Access

PO 17.1

DTS/DPF 17.1

Driveways are located and designed to facilitate safe access and egress while None are applicable.
maximising land available for street tree planting, landscaped street frontages
and onstreet parking.
PO 17.2

DTS/DPF 17.2

Vehicle access is safe, convenient, minimises interruption to the operation of
public roads and does not interfere with street infrastructure or street trees.

Vehicle access to designated car parking spaces satisfy (a) or (b):
(a)

is provided via a lawfully existing or authorised access point or an
access point for which consent has been granted as part of an
application for the division of land

(b)

where newly proposed, is set back:
(i)

0.5m or more from any street furniture, street pole,
infrastructure services pit, or other stormwater or utility
infrastructure unless consent is provided from the asset
owner

(ii)

2m or more from the base of the trunk of a street tree unless
consent is provided from the tree owner for a lesser
distance

(iii)

6m or more from the tangent point of an intersection of 2 or
more roads

(iv)

outside of the marked lines or infrastructure dedicating a
pedestrian crossing.

PO 17.3

DTS/DPF 17.3

Driveways are designed to enable safe and convenient vehicle movements
from the public road to onsite parking spaces.

Driveways are designed and sited so that:
(a)

the gradient from the place of access on the boundary of the
allotment to the finished floor level at the front of the garage or
carport is not more than 1in4 on average

(b)

they are aligned relative to the street so that there is no more than a
20 degree deviation from 90 degrees between the centreline of any
dedicated car parking space to which it provides access (measured
from the front of that space) and the road boundary.

(c)

if located so as to provide access from an alley, lane or right of way 
the alley, lane or right or way is at least 6.2m wide along the
boundary of the allotment / site.

PO 17.4

DTS/DPF 17.4

Driveways and access points are designed and distributed to optimise the
provision of onstreet parking.

Where onstreet parking is available abutting the site's street frontage, on
street parking is retained in accordance with the following requirements:
1. minimum 0.33 onstreet spaces per dwelling on the site (rounded up

to the nearest whole number)
2. Minimum car park length of 5.4m where a vehicle can enter or exit a

space directly
3. minimum car park length of 6m for an intermediate space located

between two other parking spaces.
PO 17.5

DTS/DPF 17.5

Residential driveways that service more than one dwelling of a dimension to
allow safe and convenient movement.

Where onstreet parking is available abutting the site's street frontage, on
street parking is retained in accordance with the following requirements:
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PO 17.6

DTS/DPF 17.6

Driveways providing access to more than one dwelling, or a dwelling on a
battleaxe site, allow a B85 passenger vehicle to enter and exit the garages or
parking spaces in no more than a threepoint turn manoeuvre

Residential driveways that service more than one dwelling are designed to
allow passenger vehicles to enter and exit the site and manoeuvre within the
site in a safe and convenient manner.
PO 17.7

DTS/DPF 17.7

Dwellings are adequately separated from common driveways and
manoeuvring areas.

Dwelling walls with entry doors or ground level habitable room windows are set
back at least 1.5m from any driveway or area designated for the movement
and manoeuvring of vehicles.
Storage

PO 18.1

DTS/DPF 18.1

Dwellings are provided with sufficient and accessible space for storage to
meet likely occupant needs.

Dwellings are provided with storage at the following rates and 50% or more of
the storage volume is provided within the dwelling:
(a)

studio: not less than 6m3

(b)

1 bedroom dwelling / apartment: not less than 8m3

(c)

2 bedroom dwelling / apartment: not less than 10m3

(d)

3+ bedroom dwelling / apartment: not less than 12m3.

Earthworks
PO 19.1

DTS/DPF 19.1

Development, including any associated driveways and access tracks,
minimises the need for earthworks to limit disturbance to natural topography.

The development does not involve:
(a)

excavation exceeding a vertical height of 1m
or

(b)

filling exceeding a vertical height of 1m
or

(c)

a total combined excavation and filling vertical height exceeding 2m.

Service connections and infrastructure
PO 20.1

DTS/DPF 20.1

Dwellings are provided with appropriate service connections and
infrastructure.

The site and building:
(a)

have the ability to be connected to a permanent potable water supply

(b)

have the ability to be connected to a sewerage system, or a
wastewater system approved under the South Australian Public
Health Act 2011

(c)

have the ability to be connected to electricity supply

(d)

have the ability to be connected to an adequate water supply (and
pressure) for firefighting purposes

(e)

would not be contrary to the Regulations prescribed for the purposes
of Section 86 of the Electricity Act 1996.

Site contamination
PO 21.1

DTS/DPF 21.1

Land that is suitable for sensitive land uses to provide a safe environment.

Development satisfies (a), (b), (c) or (d):
(a)

does not involve a change in the use of land

(b)

involves a change in the use of land that does not constitute a change
to a more sensitive use

(c)

involves a change in the use of land to a more sensitive use on land
at which site contamination does not exist (as demonstrated in a site
contamination declaration form)

(d)

involves a change in the use of land to a more sensitive use on land
at which site contamination exists, or may exist (as demonstrated in a
site contamination declaration form), and satisfies both of the
following:
(i)

a site contamination audit report has been prepared under
Part 10A of the Environment Protection Act 1993 in relation
to the land within the previous 5 years which states that
A.
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exists) at the land
or

(ii)

B.

the land is suitable for the proposed use or range
of uses (without the need for any further
remediation)
or

C.

where remediation is, or remains, necessary for
the proposed use (or range of uses), remediation
work has been carried out or will be carried out
(and the applicant has provided a written
undertaking that the remediation works will be
implemented in association with the development)

and
no other class 1 activity or class 2 activity has taken place at
the land since the preparation of the site contamination audit
report (as demonstrated in a site contamination declaration
form).

Infrastructure and Renewable Energy Facilities

Assessment Provisions (AP)

Desired Outcome
DO 1
Efficient provision of infrastructure networks and services, renewable energy facilities and ancillary development in a manner that minimises
hazard, is environmentally and culturally sensitive and manages adverse visual impacts on natural and rural landscapes and residential
amenity.
Performance Outcomes (PO) and DeemedtoSatisfy (DTS) Criteria / Designated Performance Feature (DPF)

Performance Outcome

DeemedtoSatisfy Criteria /
Designated Performance Feature
General

PO 1.1

DTS/DPF 1.1

Development is located and designed to minimise hazard or nuisance to
adjacent development and land uses.

None are applicable.

Visual Amenity
PO 2.1

DTS/DPF 2.1

The visual impact of aboveground infrastructure networks and services
(excluding high voltage transmission lines), renewable energy facilities
(excluding wind farms), energy storage facilities and ancillary development is
minimised from townships, scenic routes and public roads by:

None are applicable.

(a)

utilising features of the natural landscape to obscure views where
practicable

(b)

siting development below ridgelines where practicable

(c)

avoiding visually sensitive and significant landscapes

(d)

using materials and finishes with lowreflectivity and colours that
complement the surroundings

(e)

using existing vegetation to screen buildings

(f)

incorporating landscaping or landscaped mounding around the
perimeter of a site and between adjacent allotments accommodating
or zoned to primarily accommodate sensitive receivers.
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PO 2.2

DTS/DPF 2.2

Pumping stations, battery storage facilities, maintenance sheds and other
ancillary structures incorporate vegetation buffers to reduce adverse visual
impacts on adjacent land.

None are applicable.

PO 2.3

DTS/DPF 2.3

Surfaces exposed by earthworks associated with the installation of storage
None are applicable.
facilities, pipework, penstock, substations and other ancillary plant are
reinstated and revegetated to reduce adverse visual impacts on adjacent land.
Rehabilitation
PO 3.1

DTS/DPF 3.1

Progressive rehabilitation (incorporating revegetation) of disturbed areas,
ahead of or upon decommissioning of areas used for renewable energy
facilities and transmission corridors.

None are applicable.

Hazard Management
PO 4.1

DTS/DPF 4.1

Infrastructure and renewable energy facilities and ancillary development
located and operated to not adversely impact maritime or air transport safety,
including the operation of ports, airfields and landing strips.

None are applicable.

PO 4.2

DTS/DPF 4.2

Facilities for energy generation, power storage and transmission are
separated as far as practicable from dwellings, tourist accommodation and
frequently visited public places (such as viewing platforms / lookouts) to
reduce risks to public safety from fire or equipment malfunction.

None are applicable.

PO 4.3

DTS/DPF 4.3

Bushfire hazard risk is minimised for renewable energy facilities by providing None are applicable.
appropriate access tracks, safety equipment and water tanks and establishing
cleared areas around substations, battery storage and operations compounds.
Electricity Infrastructure and Battery Storage Facilities
PO 5.1

DTS/DPF 5.1

Electricity infrastructure is located to minimise visual impacts through
techniques including:

None are applicable.

(a)

(b)

siting utilities and services:
(i)

on areas already cleared of native vegetation

(ii)

where there is minimal interference or disturbance to
existing native vegetation or biodiversity

grouping utility buildings and structures with nonresidential
development, where practicable.

PO 5.2

DTS/DPF 5.2

Electricity supply (excluding transmission lines) serving new development in
urban areas and townships installed underground, excluding lines having a
capacity exceeding or equal to 33kV.

None are applicable.

PO 5.3

DTS/DPF 5.3

Battery storage facilities are colocated with substation infrastructure where
practicable to minimise the development footprint and reduce environmental
impacts.

None are applicable.

Telecommunication Facilities
PO 6.1

DTS/DPF 6.1

The proliferation of telecommunications facilities in the form of
towers/monopoles in any one locality is managed, where technically feasible,

None are applicable.
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by colocating a facility with other communications facilities to mitigate
impacts from clutter on visual amenity.
PO 6.2

DTS/DPF 6.2

Telecommunications antennae are located as close as practicable to support
structures to manage overall bulk and mitigate impacts on visual amenity.

None are applicable.

PO 6.3

DTS/DPF 6.3

Telecommunications facilities, particularly towers/monopoles, are located and
sized to mitigate visual impacts by the following methods:

None are applicable.

(a)

where technically feasible, incorporating the facility within an existing
structure that may serve another purpose
or all of the following:

(b)

using existing buildings and landscape features to obscure or
interrupt views of a facility from nearby public roads, residential
areas and places of high public amenity to the extent practical without
unduly hindering the effective provision of telecommunications
services

(c)

using materials and finishes that complement the environment

(d)

screening using landscaping and vegetation, particularly for
equipment shelters and huts.
Renewable Energy Facilities

PO 7.1

DTS/DPF 7.1

Renewable energy facilities are located as close as practicable to existing
transmission infrastructure to facilitate connections and minimise
environmental impacts as a result of extending transmission infrastructure.

None are applicable.

Renewable Energy Facilities (Wind Farm)
PO 8.1

DTS/DPF 8.1

Visual impact of wind turbine generators on the amenity of residential and
tourist development is reduced through appropriate separation.

Wind turbine generators are:
(a)

(b)

set back at least 2000m from the base of a turbine to any of the
following zones:
(i)

Rural Settlement Zone

(ii)

Township Zone

(iii)

Rural Living Zone

(iv)

Rural Neighbourhood Zone

with an additional 10m setback per additional metre over 150m overall
turbine height (measured from the base of the turbine).
set back at least 1500m from the base of the turbine to non
associated (nonstakeholder) dwellings and tourist accommodation

PO 8.2

DTS/DPF 8.2

The visual impact of wind turbine generators on natural landscapes is
managed by:

None are applicable.

(a)

designing wind turbine generators to be uniform in colour, size and
shape

(b)

coordinating blade rotation and direction

(c)

mounting wind turbine generators on tubular towers as opposed to
lattice towers.

PO 8.3

DTS/DPF 8.3

Wind turbine generators and ancillary development minimise potential for bird
and bat strike.

None are applicable.

PO 8.4

DTS/DPF 8.4

Wind turbine generators incorporate recognition systems or physical markers No Commonwealth air safety (CASA / ASA) or Defence requirement is
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to minimise the risk to aircraft operations.

applicable.

PO 8.5

DTS/DPF 8.5

Meteorological masts and guidewires are identifiable to aircraft through the
use of colour bands, marker balls, high visibility sleeves or flashing strobes.

None are applicable.

Renewable Energy Facilities (Solar Power)
PO 9.1

DTS/DPF 9.1

Ground mounted solar power facilities generating 5MW or more are not
located on land requiring the clearance of areas of intact native vegetation or
on land of high environmental, scenic or cultural value.

None are applicable.

PO 9.2

DTS/DPF 9.2

Ground mounted solar power facilities allow for movement of wildlife by:

None are applicable.

(a)

incorporating wildlife corridors and habitat refuges

(b)

avoiding the use of extensive security or perimeter fencing or
incorporating fencing that enables the passage of small animals
without unreasonably compromising the security of the facility.

PO 9.3

DTS/DPF 9.3

Amenity impacts of solar power facilities are minimised through separation
from conservation areas and sensitive receivers in other ownership.

Ground mounted solar power facilities are set back from land boundaries,
conservation areas and relevant zones in accordance with the following
criteria:

Generation
Capacity

Approximate
size of array

Setback
Setback
Setback from
from
from
Township, Rural
adjoining conservation
Settlement,
land
areas
Rural
boundary
Neighbourhood
and Rural Living
Zones1

50MW>

80ha+

30m

500m

2km

10MW<50MW

16ha<80ha

25m

500m

1.5km

5MW<10MW

8ha to <16ha

20m

500m

1km

1MW<5MW

1.6ha to
<8ha

15m

500m

500m

100kW<1MW

0.5ha<1.6ha

10m

500m

100m

<100kW

<0.5ha

5m

500m

25m

Notes:
1. Does not apply when the site of the proposed ground mounted solar power
facility is located within one of these zones.
PO 9.4

DTS/DPF 9.4

Ground mounted solar power facilities incorporate landscaping within setbacks None are applicable.
from adjacent road frontages and boundaries of adjacent allotments
accommodating nonhost dwellings, where balanced with infrastructure
access and bushfire safety considerations.
Hydropower / Pumped Hydropower Facilities
PO 10.1
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Hydropower / pumped hydropower facility storage is designed and operated
to minimise the risk of storage dam failure.

None are applicable.

PO 10.2

DTS/DPF 10.2

Hydropower / pumped hydropower facility storage is designed and operated
to minimise water loss through increased evaporation or system leakage, with
the incorporation of appropriate liners, dam covers, operational measures or
detection systems.

None are applicable.

PO 10.3

DTS/DPF 10.3

Hydropower / pumped hydropower facilities on existing or former mine sites
minimise environmental impacts from site contamination, including from mine
operations or water sources subject to such processes, now or in the future.

None are applicable.

Water Supply
PO 11.1

DTS/DPF 11.1

Development is connected to an appropriate water supply to meet the ongoing Development is connected, or will be connected, to a reticulated water scheme
requirements of the intended use.
or mains water supply with the capacity to meet the ongoing requirements of
the development.
PO 11.2

DTS/DPF 11.2

Dwellings are connected to a reticulated water scheme or mains water supply
with the capacity to meet the requirements of the intended use. Where this is
not available an appropriate rainwater tank or storage system for domestic use
is provided.

A dwelling is connected, or will be connected, to a reticulated water scheme or
mains water supply with the capacity to meet the requirements of the
development. Where this is not available it is serviced by a rainwater tank or
tanks capable of holding at least 50,000 litres of water which is:
(a)

exclusively for domestic use

(b)

connected to the roof drainage system of the dwelling.

Wastewater Services
PO 12.1

DTS/DPF 12.1

Development is connected to an approved common wastewater disposal
service with the capacity to meet the requirements of the intended use. Where
this is not available an appropriate onsite service is provided to meet the
ongoing requirements of the intended use in accordance with the following:

Development is connected, or will be connected, to an approved common
wastewater disposal service with the capacity to meet the requirements of the
development. Where this is not available it is instead capable of being
serviced by an onsite waste water treatment system in accordance with the
following:

(a)

it is wholly located and contained within the allotment of the
development it will service

(b)

in areas where there is a high risk of contamination of surface,
ground, or marine water resources from onsite disposal of liquid
wastes, disposal systems are included to minimise the risk of
pollution to those water resources

(c)

(a)

the system is wholly located and contained within the allotment of
development it will service; and

(b)

the system will comply with the requirements of the South Australian
Public Health Act 2011.

septic tank effluent drainage fields and other wastewater disposal
areas are located away from watercourses and flood prone, sloping,
saline or poorly drained land to minimise environmental harm.

PO 12.2

DTS/DPF 12.2

Effluent drainage fields and other wastewater disposal areas are maintained to Development is not built on, or encroaches within, an area that is, or will be,
ensure the effective operation of waste systems and minimise risks to human required for a sewerage system or waste control system.
health and the environment.
Temporary Facilities
PO 13.1

DTS/DPF 13.1

In rural and remote locations, development that is likely to generate significant
waste material during construction, including packaging waste, makes
provision for a temporary onsite waste storage enclosure to minimise the
incidence of windblown litter.

A waste collection and disposal service is used to dispose of the volume of
waste at the rate it is generated.

PO 13.2

DTS/DPF 13.2

Temporary facilities to support the establishment of renewable energy facilities None are applicable.
(including borrow pits, concrete batching plants, laydown, storage, access
roads and worker amenity areas) are sited and operated to minimise

Agenda
Page 86
of 123

- Barossa Assessment Panel - 7 September 2021

Printed
315on 3/06/2021

Policy24  Enquiry
environmental impact.

Intensive Animal Husbandry and Dairies

Assessment Provisions (AP)

Desired Outcome
DO 1
Development of intensive animal husbandry and dairies in locations that are protected from encroachment by sensitive receivers and in a
manner that minimises their adverse effects on amenity and the environment.
Performance Outcomes (PO) and DeemedtoSatisfy (DTS) Criteria / Designated Performance Feature (DPF)

Performance Outcome

DeemedtoSatisfy Criteria /
Designated Performance Feature
Siting and Design

PO 1.1

DTS/DPF 1.1

Intensive animal husbandry, dairies and associated activities are sited,
designed, constructed and managed to not unreasonably impact on the
environment or amenity of the locality.

None are applicable.

PO 1.2

DTS/DPF 1.2

Intensive animal husbandry, dairies and associated activities are sited,
designed, constructed and managed to prevent the potential transmission of
disease to other operations where animals are kept.

None are applicable.

PO 1.3

DTS/DPF 1.3

Intensive animal husbandry and associated activities such as wastewater
None are applicable.
lagoons and liquid/solid waste disposal areas are sited, designed, constructed
and managed to not unreasonably impact on sensitive receivers in other
ownership in terms of noise and air emissions.
PO 1.4

DTS/DPF 1.4

Dairies and associated activities such as wastewater lagoons and liquid/solid
waste disposal areas are sited, designed, constructed and managed to not
unreasonably impact on sensitive receivers in other ownership in terms of
noise and air emissions.

Dairies, associated wastewater lagoon(s) and liquid/solid waste storage and
disposal facilities are located 500m or more from the nearest sensitive
receiver in other ownership.

PO 1.5

DTS/DPF 1.5

Lagoons for the storage or treatment of milking shed effluent is adequately
separated from roads to minimise impacts from odour on the general public.

Lagoons for the storage or treatment of milking shed effluent are set back 20m
or more from public roads.
Waste

PO 2.1

DTS/DPF 2.1

Storage of manure, used litter and other wastes (other than waste water
lagoons) is sited, designed, constructed and managed to:

None are applicable.

(a)

avoid attracting and harbouring vermin

(b)

avoid polluting water resources

(c)

be located outside 1% AEP flood event areas.
Soil and Water Protection

PO 3.1
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To avoid environmental harm and adverse effects on water resources,
intensive animal husbandry operations are appropriately set back from:
(a)

public water supply reservoirs

(b)

major watercourses (third order or higher stream)

(c)

any other watercourse, bore or well used for domestic or stock water
supplies.

Intensive animal husbandry operations are set back:
(a)

800m or more from a public water supply reservoir

(b)

200m or more from a major watercourse (third order or higher
stream)

(c)

100m or more from any other watercourse, bore or well used for
domestic or stock water supplies.

PO 3.2

DTS/DPF 3.2

Intensive animal husbandry operations and dairies incorporate appropriately
designed effluent and runoff facilities that:

None are applicable.

(a)

have sufficient capacity to hold effluent and runoff from the
operations on site

(b)

ensure effluent does not infiltrate and pollute groundwater, soil or
other water resources.

Interface between Land Uses

Assessment Provisions (AP)

Desired Outcome
DO 1
Development is located and designed to mitigate adverse effects on or from neighbouring and proximate land uses.
Performance Outcomes (PO) and DeemedtoSatisfy (DTS) Criteria / Designated Performance Feature (DPF)

Performance Outcome

DeemedtoSatisfy Criteria /
Designated Performance Feature
General Land Use Compatibility

PO 1.1

DTS/DPF 1.1

Sensitive receivers are designed and sited to protect residents and occupants None are applicable.
from adverse impacts generated by lawfully existing land uses (or lawfully
approved land uses) and land uses desired in the zone.
PO 1.2

DTS/DPF 1.2

Development adjacent to a site containing a sensitive receiver (or lawfully
approved sensitive receiver) or zone primarily intended to accommodate
sensitive receivers is designed to minimise adverse impacts.

None are applicable.

Hours of Operation
PO 2.1

DTS/DPF 2.1

Nonresidential development does not unreasonably impact the amenity of
sensitive receivers (or lawfully approved sensitive receivers) or an adjacent
zone primarily for sensitive receivers through its hours of operation having
regard to:

Development operating within the following hours:

(a)

the nature of the development

(b)

measures to mitigate offsite impacts

(c)

the extent to which the development is desired in the zone

(d)

measures that might be taken in an adjacent zone primarily for
sensitive receivers that mitigate adverse impacts without
unreasonably compromising the intended use of that land.

Class of Development

Consulting room

Hours of operation

7am to 9pm, Monday to Friday
8am to 5pm, Saturday

Office

7am to 9pm, Monday to Friday
8am to 5pm, Saturday
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Shop, other than any one or 7am to 9pm, Monday to Friday
combination of the following:
8am to 5pm, Saturday and Sunday
(a)

restaurant

(b)

cellar door in the
Productive Rural
Landscape Zone,
Rural Zone or Rural
Horticulture Zone

Overshadowing
PO 3.1

DTS/DPF 3.1

Overshadowing of habitable room windows of adjacent residential land uses in: Northfacing windows of habitable rooms of adjacent residential land uses in a
neighbourhoodtype zone receive at least 3 hours of direct sunlight between
a. a neighbourhoodtype zone is minimised to maintain access to direct
9.00am and 3.00pm on 21 June.
winter sunlight
b. other zones is managed to enable access to direct winter sunlight.
PO 3.2

DTS/DPF 3.2

Overshadowing of the primary area of private open space or communal open
space of adjacent residential land uses in:

Development maintains 2 hours of direct sunlight between 9.00 am and 3.00
pm on 21 June to adjacent residential land uses in a neighbourhoodtype zone
in accordance with the following:

a. a neighbourhood type zone is minimised to maintain access to direct
winter sunlight
b. other zones is managed to enable access to direct winter sunlight.

a. for ground level private open space, the smaller of the following:
i. half the existing ground level open space
or
ii. 35m2 of the existing ground level open space (with at least one of the
area's dimensions measuring 2.5m)
b. for ground level communal open space, at least half of the existing ground
level open space.

PO 3.3

DTS/DPF 3.3

Development does not unduly reduce the generating capacity of adjacent
rooftop solar energy facilities taking into account:

None are applicable.

(a)

the form of development contemplated in the zone

(b)

the orientation of the solar energy facilities

(c)

the extent to which the solar energy facilities are already
overshadowed.

PO 3.4

DTS/DPF 3.4

Development that incorporates moving parts, including windmills and wind
farms, are located and operated to not cause unreasonable nuisance to
nearby dwellings and tourist accommodation caused by shadow flicker.

None are applicable.

Activities Generating Noise or Vibration
PO 4.1

DTS/DPF 4.1

Development that emits noise (other than music) does not unreasonably
impact the amenity of sensitive receivers (or lawfully approved sensitive
receivers).

Noise that affects sensitive receivers achieves the relevant Environment
Protection (Noise) Policy criteria.

PO 4.2

DTS/DPF 4.2

Areas for the onsite manoeuvring of service and delivery vehicles, plant and
equipment, outdoor work spaces (and the like) are designed and sited to not
unreasonably impact the amenity of adjacent sensitive receivers (or lawfully
approved sensitive receivers) and zones primarily intended to accommodate
sensitive receivers due to noise and vibration by adopting techniques
including:

None are applicable.

(a)

locating openings of buildings and associated services away from the
interface with the adjacent sensitive receivers and zones primarily
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intended to accommodate sensitive receivers
(b)

when sited outdoors, locating such areas as far as practicable from
adjacent sensitive receivers and zones primarily intended to
accommodate sensitive receivers

(c)

housing plant and equipment within an enclosed structure or acoustic
enclosure

(d)

providing a suitable acoustic barrier between the plant and / or
equipment and the adjacent sensitive receiver boundary or zone.

PO 4.3

DTS/DPF 4.3

Fixed plant and equipment in the form of pumps and/or filtration systems for a
swimming pool or spa are positioned and/or housed to not cause
unreasonable noise nuisance to adjacent sensitive receivers (or lawfully
approved sensitive receivers).

The pump and/or filtration system ancillary to a dwelling erected on the same
site is:
(a)

enclosed in a solid acoustic structure located at least 5m from the
nearest habitable room located on an adjoining allotment
or

(b)

located at least 12m from the nearest habitable room located on an
adjoining allotment.

PO 4.4

DTS/DPF 4.4

External noise into bedrooms is minimised by separating or shielding these
rooms from service equipment areas and fixed noise sources located on the
same or an adjoining allotment.

Adjacent land is used for residential purposes.

PO 4.5

DTS/DPF 4.5

Outdoor areas associated with licensed premises (such as beer gardens or
dining areas) are designed and/or sited to not cause unreasonable noise
impact on existing adjacent sensitive receivers (or lawfully approved sensitive
receivers).

None are applicable.

PO 4.6

DTS/DPF 4.6

Development incorporating music achieves suitable acoustic amenity when
measured at the boundary of an adjacent sensitive receiver (or lawfully
approved sensitive receiver) or zone primarily intended to accommodate
sensitive receivers.

Development incorporating music includes noise attenuation measures that will
achieve the following noise levels:

Assessment location

Externally at the nearest
existing or envisaged noise
sensitive location

Music noise level

Less than 8dB above the level of
background noise (L90,15min) in any
octave band of the sound spectrum
(LOCT10,15 < LOCT90,15 + 8dB)

Air Quality
PO 5.1

DTS/DPF 5.1

Development with the potential to emit harmful or nuisancegenerating air
pollution incorporates air pollution control measures to prevent harm to human
health or unreasonably impact the amenity of sensitive receivers (or lawfully
approved sensitive receivers) within the locality and zones primarily intended
to accommodate sensitive receivers.

None are applicable.

PO 5.2

DTS/DPF 5.2

Development that includes chimneys or exhaust flues (including cafes,
None are applicable.
restaurants and fast food outlets) is designed to minimise nuisance or adverse
health impacts to sensitive receivers (or lawfully approved sensitive receivers)
by:
(a)

incorporating appropriate treatment technology before exhaust
emissions are released

(b)

locating and designing chimneys or exhaust flues to maximise the
dispersion of exhaust emissions, taking into account the location of
sensitive receivers.
Light Spill

PO 6.1
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External lighting is positioned and designed to not cause unreasonable light
spill impact on adjacent sensitive receivers (or lawfully approved sensitive
receivers).

None are applicable.

PO 6.2

DTS/DPF 6.2

External lighting is not hazardous to motorists and cyclists.

None are applicable.
Solar Reflectivity / Glare

PO 7.1

DTS/DPF 7.1

Development is designed and comprised of materials and finishes that do not None are applicable.
unreasonably cause a distraction to adjacent road users and pedestrian areas
or unreasonably cause heat loading and microclimatic impacts on adjacent
buildings and land uses as a result of reflective solar glare.
Electrical Interference
PO 8.1

DTS/DPF 8.1

Development in rural and remote areas does not unreasonably diminish or
result in the loss of existing communication services due to electrical
interference.

The building or structure:
(a)

is no greater than 10m in height, measured from existing ground level
or

(b)

is not within a line of sight between a fixed transmitter and fixed
receiver (antenna) other than where an alternative service is available
via a different fixed transmitter or cable.

Interface with Rural Activities
PO 9.1

DTS/DPF 9.1

Sensitive receivers are located and designed to mitigate impacts from lawfully
existing horticultural and farming activities (or lawfully approved horticultural
and farming activities), including spray drift and noise and do not prejudice
the continued operation of these activities.

None are applicable.

PO 9.2

DTS/DPF 9.2

Sensitive receivers are located and designed to mitigate potential impacts from None are applicable.
lawfully existing intensive animal husbandry activities and do not prejudice the
continued operation of these activities.
PO 9.3

DTS/DPF 9.3

Sensitive receivers are located and designed to mitigate potential impacts from Sensitive receivers are located at least 200m from the boundary of a site used
lawfully existing landbased aquaculture activities and do not prejudice the
for landbased aquaculture and associated components in other ownership.
continued operation of these activities.
PO 9.4

DTS/DPF 9.4

Sensitive receivers are located and designed to mitigate potential impacts from Sensitive receivers are sited at least 500m from the boundary of a site used
lawfully existing dairies including associated wastewater lagoons and
for a dairy and associated wastewater lagoon(s) and liquid/solid waste storage
liquid/solid waste storage and disposal facilities and do not prejudice the
and disposal facilities in other ownership.
continued operation of these activities.
PO 9.5

DTS/DPF 9.5

Sensitive receivers are located and designed to mitigate the potential impacts
from lawfully existing facilities used for the handling, transportation and
storage of bulk commodities (recognising the potential for extended hours of
operation) and do not prejudice the continued operation of these activities.

Sensitive receivers are located away from the boundary of a site used for the
handling, transportation and/or storage of bulk commodities in other ownership
in accordance with the following:
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site storage capacity not exceeding 1000 cubic metres
(d)

500m or more, where it involves the handling of coal with a capacity
up to 1 tonne per day or a storage capacity up to 50 tonnes

(e)

1000m or more, where it involves the handling of coal with a capacity
exceeding 1 tonne per day but not exceeding 100 tonnes per day or
a storage capacity exceeding 50 tonnes but not exceeding 5000
tonnes.

PO 9.6

DTS/DPF 9.6

Setbacks and vegetation plantings along allotment boundaries should be
incorporated to mitigate the potential impacts of spray drift and other impacts
associated with agricultural and horticultural activities.

None are applicable.

PO 9.7

DTS/DPF 9.7

Urban development does not prejudice existing agricultural and horticultural
activities through appropriate separation and design techniques.

None are applicable.

Interface with Mines and Quarries (Rural and Remote Areas)
PO 10.1

DTS/DPF 10.1

Sensitive receivers are separated from existing mines to minimise the adverse Sensitive receivers are located no closer than 500m from the boundary of a
impacts from noise, dust and vibration.
Mining Production Tenement under the Mining Act 1971.

Land Division

Assessment Provisions (AP)

Desired Outcome
DO 1
Land division:
(a)

creates allotments with the appropriate dimensions and shape for their intended use

(b)

allows efficient provision of new infrastructure and the optimum use of underutilised infrastructure

(c)

integrates and allocates adequate and suitable land for the preservation of site features of value, including significant vegetation,
watercourses, water bodies and other environmental features

(d)

facilitates solar access through allotment orientation

(e)

creates a compact urban form that supports active travel, walkability and the use of public transport

(f)

avoids areas of high natural hazard risk.

Performance Outcome

DeemedtoSatisfy Criteria /
Designated Performance Feature
All land division
Allotment configuration

PO 1.1

DTS/DPF 1.1

Land division creates allotments suitable for their intended use.

Division of land satisfies (a) or (b):

PO 1.2

(a)

reflects the site boundaries illustrated and approved in an operative
or existing development authorisation for residential development
under the Development Act 1993 or Planning, Development and
Infrastructure Act 2016 where the allotments are used or are
proposed to be used solely for residential purposes

(b)

is proposed as part of a combined land division application with
deemedtosatisfy dwellings on the proposed allotments.

DTS/DPF 1.2

Land division considers the physical characteristics of the land, preservation None are applicable.
of environmental and cultural features of value and the prevailing context of the
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locality.
Design and Layout
PO 2.1

DTS/DPF 2.1

Land division results in a pattern of development that minimises the likelihood
of future earthworks and retaining walls.

None are applicable.

PO 2.2

DTS/DPF 2.2

Land division enables the appropriate management of interface impacts
between potentially conflicting land uses and/or zones.

None are applicable.

PO 2.3

DTS/DPF 2.3

Land division maximises the number of allotments that face public open space None are applicable.
and public streets.
PO 2.4

DTS/DPF 2.4

Land division is integrated with site features, adjacent land uses, the existing
transport network and available infrastructure.

None are applicable.

PO 2.5

DTS/DPF 2.5

Development and infrastructure is provided and staged in a manner that
supports an orderly and economic provision of land, infrastructure and
services.

None are applicable.

PO 2.6

DTS/DPF 2.6

Land division results in watercourses being retained within open space and
development taking place on land not subject to flooding.

None are applicable.

PO 2.7

DTS/DPF 2.7

Land division results in legible street patterns connected to the surrounding
street network.

None are applicable.

PO 2.8

DTS/DPF 2.8

Land division is designed to preserve existing vegetation of value including
native vegetation and regulated and significant trees.

None are applicable.

Roads and Access
PO 3.1

DTS/DPF 3.1

Land division provides allotments with access to an allweather public road.

None are applicable.

PO 3.2

DTS/DPF 3.2

Street patterns and intersections are designed to enable the safe and efficient None are applicable.
movement of pedestrian, cycle and vehicular traffic.
PO 3.3

DTS/DPF 3.3

Land division does not impede access to publicly owned open space and/or
recreation facilities.

None are applicable.

PO 3.4

DTS/DPF 3.4

Road reserves provide for safe and convenient movement and parking of
projected volumes of vehicles and allow for the efficient movement of service
and emergency vehicles.

None are applicable.

PO 3.5

DTS/DPF 3.5

Road reserves are designed to accommodate pedestrian and cycling
infrastructure, street tree planting, landscaping and street furniture.

None are applicable.

PO 3.6

DTS/DPF 3.6

Road reserves accommodate stormwater drainage and public utilities.

None are applicable.
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PO 3.7

DTS/DPF 3.7

Road reserves provide unobstructed vehicular access and egress to and from
individual allotments and sites.

None are applicable.

PO 3.8

DTS/DPF 3.8

Street patterns and intersections are designed to enable the safe and efficient None are applicable.
movement of pedestrian, cycle and vehicular traffic.
PO 3.9

DTS/DPF 3.9

Roads, open space and thoroughfares provide safe and convenient linkages
to the surrounding open space and transport network.

None are applicable.

PO 3.10

DTS/DPF 3.10

Public streets are designed to enable tree planting to provide shade and
enhance the amenity of streetscapes.

None are applicable.

PO 3.11

DTS/DPF 3.11

Local streets are designed to create lowspeed environments that are safe for
cyclists and pedestrians.

None are applicable.

Infrastructure
PO 4.1

DTS/DPF 4.1

Land division incorporates public utility services within road reserves or
dedicated easements.

None are applicable.

PO 4.2

DTS/DPF 4.2

Waste water, sewage and other effluent is capable of being disposed of from
each allotment without risk to public health or the environment.

Each allotment can be connected to:
(a)

a waste water treatment plant that has the hydraulic volume and
pollutant load treatment and disposal capacity for the maximum
predicted wastewater volume generated by subsequent development
of the proposed allotment
or

(b)

a form of onsite waste water treatment and disposal that meets
relevant public health and environmental standards.

PO 4.3

DTS/DPF 4.3

Septic tank effluent drainage fields and other waste water disposal areas are
maintained to ensure the effective operation of waste systems and minimise
risks to human health and the environment.

Development is not built on, or encroaches within, an area that is or will be,
required for a sewerage system or waste control system.

PO 4.4

DTS/DPF 4.4

Constructed wetland systems, including associated detention and retention
None are applicable.
basins, are sited and designed to ensure public health and safety is protected,
including by minimising potential public health risks arising from the breeding
of mosquitoes.
PO 4.5

DTS/DPF 4.5

Constructed wetland systems, including associated detention and retention
basins, are sited and designed to allow sediments to settle prior to discharge
into watercourses or the marine environment.

None are applicable.

PO 4.6

DTS/DPF 4.6

Constructed wetland systems, including associated detention and retention
basins, are sited and designed to function as a landscape feature.

None are applicable.

Minor Land Division (Under 20 Allotments)
Open Space
PO 5.1
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Land division proposing an additional allotment under 1 hectare provides or
supports the provision of open space.

None are applicable.

Solar Orientation
PO 6.1

DTS/DPF 6.1

Land division for residential purposes facilitates solar access through allotment None are applicable.
orientation.
Water Sensitive Design
PO 7.1

DTS/DPF 7.1

Land division creating a new road or common driveway includes stormwater
management systems that minimise the discharge of sediment, suspended
solids, organic matter, nutrients, bacteria, litter and other contaminants to the
stormwater system, watercourses or other water bodies.

None are applicable.

PO 7.2

DTS/DPF 7.2

Land division designed to mitigate peak flows and manage the rate and
None are applicable.
duration of stormwater discharges from the site to ensure that the development
does not increase the peak flows in downstream systems.
BattleAxe Development
PO 8.1

DTS/DPF 8.1

Battleaxe development appropriately responds to the existing neighbourhood
context.

Allotments are not in the form of a battleaxe arrangement.

PO 8.2

DTS/DPF 8.2

Battleaxe development designed to allow safe and convenient movement.

The handle of a battleaxe development:
(a)
(b)

PO 8.3

has a minimum width of 4m
or
where more than 3 allotments are proposed, a minimum width of
5.5m.

DTS/DPF 8.3

Battleaxe allotments and/or common land are of a suitable size and dimension Battleaxe development allows a B85 passenger vehicle to enter and exit
to allow passenger vehicles to enter and exit and manoeuvre within the site in parking spaces in no more than a threepoint turn manoeuvre.
a safe and convenient manner.
PO 8.4

DTS/DPF 8.4

Battleaxe or common driveways incorporate landscaping and permeability to
improve appearance and assist in stormwater management.

Battleaxe or common driveways satisfy (a) and (b):
(a)

are constructed of a minimum of 50% permeable or porous material

(b)

where the driveway is located directly adjacent the side or rear
boundary of the site, soft landscaping with a minimum dimension of
1m is provided between the driveway and site boundary (excluding
along the perimeter of a passing point).

Major Land Division (20+ Allotments)
Open Space
PO 9.1

DTS/DPF 9.1

Land division allocates or retains evenly distributed, high quality areas of open None are applicable.
space to improve residential amenity and provide urban heat amelioration.
PO 9.2

DTS/DPF 9.2

Land allocated for open space is suitable for its intended active and passive
recreational use considering gradient and potential for inundation.

None are applicable.

PO 9.3

DTS/DPF 9.3

Land allocated for active recreation has dimensions capable of
accommodating a range of active recreational activities.

None are applicable.

Water Sensitive Design
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PO 10.1

DTS/DPF 10.1

Land division creating 20 or more residential allotments includes a stormwater None are applicable.
management system designed to mitigate peak flows and manage the rate and
duration of stormwater discharges from the site to ensure that the development
does not increase the peak flows in downstream systems.
PO 10.2

DTS/DPF 10.2

Land division creating 20 or more nonresidential allotments includes a
None are applicable.
stormwater management system designed to mitigate peak flows and manage
the rate and duration of stormwater discharges from the site to ensure that the
development does not increase the peak flows in downstream systems.
PO 10.3

DTS/DPF 10.3

Land division creating 20 or more allotments includes stormwater management None are applicable.
systems that minimise the discharge of sediment, suspended solids, organic
matter, nutrients, bacteria, litter and other contaminants to the stormwater
system, watercourses or other water bodies.
Solar Orientation
PO 11.1

DTS/DPF 11.1

Land division creating 20 or more allotments for residential purposes facilitates None are applicable.
solar access through allotment orientation and allotment dimensions.

Marinas and OnWater Structures

Assessment Provisions (AP)

Desired Outcome
DO 1
Marinas and onwater structures are located and designed to minimise the impairment of commercial, recreational and navigational activities
and adverse impacts on the environment.
Performance Outcomes (PO) and DeemedtoSatisfy (DTS) Criteria / Designated Performance Feature (DPF)

Performance Outcome

DeemedtoSatisfy Criteria /
Designated Performance Feature
Navigation and Safety

PO 1.1

DTS/DPF 1.1

Safe public access is provided or maintained to the waterfront, public
infrastructure and recreation areas.

None are applicable.

PO 1.2

DTS/DPF 1.2

The operation of wharves is not impaired by marinas and onwater structures. None are applicable.
PO 1.3

DTS/DPF 1.3

Navigation and access channels are not impaired by marinas and onwater
structures.

None are applicable.

PO 1.4

DTS/DPF 1.4

Commercial shipping lanes are not impaired by marinas and onwater
structures.

Marinas and onwater structures are set back 250m or more from commercial
shipping lanes.

PO 1.5

DTS/DPF 1.5
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Marinas and onwater structures are located to avoid interfering with the
operation or function of a water supply pumping station.

Onwater structures are set back:
(a)

3km or more from upstream water supply pumping station takeoff
points

(b)

500m or more from downstream water supply pumping station take
off points.

PO 1.6

DTS/DPF 1.6

Maintenance of onwater infrastructure, including revetment walls, is not
impaired by marinas and onwater structures.

None are applicable.

Environmental Protection
PO 2.1

DTS/DPF 2.1

Development is sited and designed to facilitate water circulation and
exchange.

None are applicable.

Open Space and Recreation

Assessment Provisions (AP)

Desired Outcome
DO 1
Pleasant, functional and accessible open space and recreation facilities are provided at State, regional, district, neighbourhood and local
levels for active and passive recreation, biodiversity, community health, urban cooling, tree canopy cover, visual amenity, gathering spaces,
wildlife and waterway corridors, and a range of other functions and at a range of sizes that reflect the purpose of that open space.
Performance Outcomes (PO) and DeemedtoSatisfy (DTS) Criteria / Designated Performance Feature (DPF)

Performance Outcome

DeemedtoSatisfy Criteria /
Designated Performance Feature
Land Use and Intensity

PO 1.1

DTS/DPF 1.1

Recreation facilities are compatible with surrounding land uses and activities.

None are applicable.

PO 1.2

DTS/DPF 1.2

Open space areas include natural or landscaped areas using locally
indigenous plant species and large trees.

None are applicable.

Design and Siting
PO 2.1

DTS/DPF 2.1

Open space and recreation facilities address adjacent public roads to optimise None are applicable.
pedestrian access and visibility.
PO 2.2

DTS/DPF 2.2

Open space and recreation facilities incorporate park furniture, shaded areas None are applicable.
and resting places.
PO 2.3

DTS/DPF 2.3

Open space and recreation facilities link habitats, wildlife corridors and
existing open spaces and recreation facilities.

None are applicable.

Pedestrians and Cyclists
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PO 3.1

DTS/DPF 3.1

Open space incorporates:

None are applicable.

(a)

pedestrian and cycle linkages to other open spaces, centres, schools
and public transport nodes;

(b)

safe crossing points where pedestrian routes intersect the road
network;

(c)

easily identified access points.
Usability

PO 4.1

DTS/DPF 4.1

Land allocated for open space is suitable for its intended active and passive
recreational use taking into consideration its gradient and potential for
inundation.

None are applicable.

Safety and Security
PO 5.1

DTS/DPF 5.1

Open space is overlooked by housing, commercial or other development to
provide casual surveillance where possible.

None are applicable.

PO 5.2

DTS/DPF 5.2

Play equipment is located to maximise opportunities for passive surveillance.

None are applicable.

PO 5.3

DTS/DPF 5.3

Landscaping provided in open space and recreation facilities maximises
opportunities for casual surveillance throughout the park.

None are applicable.

PO 5.4

DTS/DPF 5.4

Fenced parks and playgrounds have more than one entrance or exit to
minimise potential entrapment.

None are applicable.

PO 5.5

DTS/DPF 5.5

Adequate lighting is provided around toilets, telephones, seating, litter bins,
bicycle storage, car parks and other such facilities.

None are applicable.

PO 5.6

DTS/DPF 5.6

Pedestrian and bicycle movement after dark is focused along clearly defined,
adequately lit routes with observable entries and exits.

None are applicable.

Signage
PO 6.1

DTS/DPF 6.1

Signage is provided at entrances to and within the open space and recreation None are applicable.
facilities to provide clear orientation to major points of interest such as the
location of public toilets, telephones, safe routes, park activities and the like.
Buildings and Structures
PO 7.1

DTS/DPF 7.1

Buildings and car parking areas in open space areas are designed, located
and of a scale to be unobtrusive.

None are applicable.

PO 7.2

DTS/DPF 7.2

Buildings and structures in open space areas are clustered where practical to
ensure that the majority of the site remains open.

None are applicable.

PO 7.3

DTS/DPF 7.3

Development in open space is constructed to minimise the extent of
impervious surfaces.

None are applicable.

PO 7.4

DTS/DPF 7.4

Development that abuts or includes a coastal reserve or Crown land used for

None are applicable.
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scenic, conservation or recreational purposes is located and designed to have
regard to the purpose, management and amenity of the reserve.
Landscaping
PO 8.1

DTS/DPF 8.1

Open space and recreation facilities provide for the planting and retention of
large trees and vegetation.

None are applicable.

PO 8.2

DTS/DPF 8.2

Landscaping in open space and recreation facilities provides shade and
windbreaks:

None are applicable.

(a)

along cyclist and pedestrian routes;

(b)

around picnic and barbecue areas;

(c)

in car parking areas.

PO 8.3

DTS/DPF 8.3

Landscaping in open space facilitates habitat for local fauna and facilitates
biodiversity.

None are applicable.

PO 8.4

DTS/DPF 8.4

Landscaping including trees and other vegetation passively watered with local
rainfall runoff, where practicable.

None are applicable.

Out of Activity Centre Development
Assessment Provisions (AP)

Desired Outcome
DO1

The role of Activity Centres in contributing to the form and pattern of development and enabling equitable and convenient access to a range of
shopping, administrative, cultural, entertainment and other facilities in a single trip is maintained and reinforced.

Performance Outcome
PO 1.1

DeemedtoSatisfy Criteria /
Designated Performance Feature
DTS/DPF 1.1

Nonresidential development outside Activity Centres of a scale and type that
does not diminish the role of Activity Centres:
(a)

as primary locations for shopping, administrative, cultural,
entertainment and community services

(b)

as a focus for regular social and business gatherings

(c)

in contributing to or maintaining a pattern of development that
supports equitable community access to services and facilities.

PO 1.2

None are applicable.

DTS/DPF 1.2

Outofactivity centre nonresidential development complements Activity
Centres through the provision of services and facilities:
(a)

that support the needs of local residents and workers, particularly in
underserviced locations

(b)

at the edge of Activities Centres where they cannot readily be
accommodated within an existing Activity Centre to expand the range
of services on offer and support the role of the Activity Centre.

None are applicable.

Resource Extraction
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Assessment Provisions (AP)

Desired Outcome
DO 1
Resource extraction activities are developed in a manner that minimises human and environmental impacts.
Performance Outcomes (PO) and DeemedtoSatisfy (DTS) Criteria / Designated Performance Feature (DPF)

Performance Outcome

DeemedtoSatisfy Criteria /
Designated Performance Feature
Land Use and Intensity

PO 1.1

DTS/DPF 1.1

Resource extraction activities minimise landscape damage outside of those
areas unavoidably disturbed to access and exploit a resource and provide for
the progressive reclamation and betterment of disturbed areas.

None are applicable.

PO 1.2

DTS/DPF 1.2

Resource extraction activities avoid damage to cultural sites or artefacts.

None are applicable.
Water Quality

PO 2.1

DTS/DPF 2.1

Stormwater and/or wastewater from resource extraction activities is diverted
into appropriately sized treatment and retention systems to enable reuse on
site.

None are applicable.

Separation Treatments, Buffers and Landscaping
PO 3.1

DTS/DPF 3.1

Resource extraction activities minimise adverse impacts upon sensitive
receivers through incorporation of separation distances and/or
mounding/vegetation.

None are applicable.

PO 3.2

DTS/DPF 3.2

Resource extraction activities are screened from view from adjacent land by
perimeter landscaping and/or mounding.

None are applicable.

Site Contamination

Assessment Provisions (AP)

Desired Outcome
DO 1

Ensure land is suitable for the proposed use in circumstances where it is, or may have been, subject to site contamination.

Performance Outcome

DeemedtoSatisfy Criteria /
Designated Performance Feature

PO 1.1

DTS/DPF 1.1

Ensure land is suitable for use when land use changes to a more sensitive
use.

Development satisfies (a), (b), (c) or (d):
(a)
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(b)

involves a change in the use of land that does not constitute a change
to a more sensitive use

(c)

involves a change in the use of land to a more sensitive use on land
at which site contamination is unlikely to exist (as demonstrated in a
site contamination declaration form)

(d)

involves a change in the use of land to a more sensitive use on land
at which site contamination exists, or may exist (as demonstrated in a
site contamination declaration form), and satisfies both of the
following:
(i)

a site contamination audit report has been prepared under
Part 10A of the Environment Protection Act 1993 in relation
to the land within the previous 5 years which states that
A.

B.

C.

(ii)

site contamination does not exist (or no longer
exists) at the land
or
the land is suitable for the proposed use or range
of uses (without the need for any further
remediation)
or
where remediation is, or remains, necessary for
the proposed use (or range of uses), remediation
work has been carried out or will be carried out
(and the applicant has provided a written
undertaking that the remediation works will be
implemented in association with the development)

and
no other class 1 activity or class 2 activity has taken place at
the land since the preparation of the site contamination audit
report (as demonstrated in a site contamination declaration
form).

Tourism Development

Assessment Provisions (AP)

Desired Outcome
DO 1
Tourism development is built in locations that cater to the needs of visitors and positively contributes to South Australia's visitor economy.
Performance Outcomes (PO) and DeemedtoSatisfy (DTS) Criteria / Designated Performance Feature (DPF)

Performance Outcome

DeemedtoSatisfy Criteria /
Designated Performance Feature
General

PO 1.1

DTS/DPF 1.1

Tourism development complements and contributes to local, natural, cultural or None are applicable.
historical context where:
(a)

it supports immersive natural experiences

(b)

it showcases South Australia‘s landscapes and produce

(c)

its events and functions are connected to local food, wine and nature.

PO 1.2

DTS/DPF 1.2

Tourism development comprising multiple accommodation units (including any
facilities and activities for use by guests and visitors) is clustered to minimise
environmental and contextual impact.

None are applicable.
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Caravan and Tourist Parks
PO 2.1

DTS/DPF 2.1

Potential conflicts between longterm residents and shortterm tourists are
minimised through suitable siting and design measures.

None are applicable.

PO 2.2

DTS/DPF 2.2

Occupants are provided privacy and amenity through landscaping and
fencing.

None are applicable.

PO 2.3

DTS/DPF 2.3

Communal open space and centrally located recreation facilities are provided
for guests and visitors.

12.5% or more of a caravan park comprises clearly defined communal open
space, landscaped areas and areas for recreation.

PO 2.4

DTS/DPF 2.4

Perimeter landscaping is used to enhance the amenity of the locality.

None are applicable.

PO 2.5

DTS/DPF 2.5

Amenity blocks (showers, toilets, laundry and kitchen facilities) are sufficient
to serve the full occupancy of the development.

None are applicable.

PO 2.6

DTS/DPF 2.6

Longterm occupation does not displace tourist accommodation, particularly in None are applicable.
important tourist destinations such as coastal and riverine locations.
Tourist accommodation in areas constituted under the National Parks and Wildlife Act 1972
PO 3.1

DTS/DPF 3.1

Tourist accommodation avoids delicate or environmentally sensitive areas such None are applicable.
as sand dunes, cliff tops, estuaries, wetlands or substantially intact strata of
native vegetation (including regenerated areas of native vegetation lost through
bushfire).
PO 3.2

DTS/DPF 3.2

Tourist accommodation is sited and designed in a manner that is subservient
to the natural environment and where adverse impacts on natural features,
landscapes, habitats and cultural assets are avoided.

None are applicable.

PO 3.3

DTS/DPF 3.3

Tourist accommodation and recreational facilities, including associated access None are applicable.
ways and ancillary structures, are located on cleared (other than where
cleared as a result of bushfire) or degraded areas or where environmental
improvements can be achieved.
PO 3.4

DTS/DPF 3.4

Tourist accommodation is designed to prevent conversion to private dwellings
through:

None are applicable.

(a)

comprising a minimum of 10 accommodation units

(b)

clustering separated individual accommodation units

(c)

being of a size unsuitable for a private dwelling

(d)

ensuring functional areas that are generally associated with a private
dwelling such as kitchens and laundries are excluded from, or
physically separated from individual accommodation units, or are of
a size unsuitable for a private dwelling.

Transport, Access and Parking

Assessment Provisions (AP)
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Desired Outcome
DO 1
A comprehensive, integrated and connected transport system that is safe, sustainable, efficient, convenient and accessible to all users.
Performance Outcomes (PO) and DeemedtoSatisfy (DTS) Criteria / Designated Performance Feature (DPF)

Performance Outcome

DeemedtoSatisfy Criteria /
Designated Performance Feature
Movement Systems

PO 1.1

DTS/DPF 1.1

Development is integrated with the existing transport system and designed to
minimise its potential impact on the functional performance of the transport
system.

None are applicable.

PO 1.2

DTS/DPF 1.2

Development is designed to discourage commercial and industrial vehicle
movements through residential streets and adjacent other sensitive receivers.

None are applicable.

PO 1.3

DTS/DPF 1.3

Industrial, commercial and service vehicle movements, loading areas and
designated parking spaces are separated from passenger vehicle car parking
areas to ensure efficient and safe movement and minimise potential conflict.

None are applicable.

PO 1.4

DTS/DPF 1.4

Development is sited and designed so that loading, unloading and turning of all All vehicle manoeuvring occurs onsite.
traffic avoids interrupting the operation of and queuing on public roads and
pedestrian paths.
Sightlines
PO 2.1

DTS/DPF 2.1

Sightlines at intersections, pedestrian and cycle crossings, and crossovers to
allotments for motorists, cyclists and pedestrians are maintained or enhanced
to ensure safety for all road users and pedestrians.

None are applicable.

PO 2.2

DTS/DPF 2.2

Walls, fencing and landscaping adjacent to driveways and corner sites are
designed to provide adequate sightlines between vehicles and pedestrians.

None are applicable.

Vehicle Access
PO 3.1

DTS/DPF 3.1

Safe and convenient access minimises impact or interruption on the operation The access is:
of public roads.
(a)
provided via a lawfully existing or authorised driveway or access point
or an access point for which consent has been granted as part of an
application for the division of land
or
(b)

not located within 6m of an intersection of 2 or more roads or a
pedestrian activated crossing.

PO 3.2

DTS/DPF 3.2

Development incorporating vehicular access ramps ensures vehicles can
enter and exit a site safely and without creating a hazard to pedestrians and
other vehicular traffic.

None are applicable.

PO 3.3

DTS/DPF 3.3
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Access points are sited and designed to accommodate the type and volume of None are applicable.
traffic likely to be generated by the development or land use.
PO 3.4

DTS/DPF 3.4

Access points are sited and designed to minimise any adverse impacts on
neighbouring properties.

None are applicable.

PO 3.5

DTS/DPF 3.5

Access points are located so as not to interfere with street trees, existing
street furniture (including directional signs, lighting, seating and weather
shelters) or infrastructure services to maintain the appearance of the
streetscape, preserve local amenity and minimise disruption to utility
infrastructure assets.

Vehicle access to designated car parking spaces satisfy (a) or (b):
(a)

is provided via a lawfully existing or authorised access point or an
access point for which consent has been granted as part of an
application for the division of land

(b)

where newly proposed, is set back:
(i)

0.5m or more from any street furniture, street pole,
infrastructure services pit, or other stormwater or utility
infrastructure unless consent is provided from the asset
owner

(ii)

2m or more from the base of the trunk of a street tree unless
consent is provided from the tree owner for a lesser
distance

(iii)

6m or more from the tangent point of an intersection of 2 or
more roads

(iv)

outside of the marked lines or infrastructure dedicating a
pedestrian crossing.

PO 3.6

DTS/DPF 3.6

Driveways and access points are separated and minimised in number to
optimise the provision of onstreet visitor parking (where onstreet parking is
appropriate).

Driveways and access points:
(a)

for sites with a frontage to a public road of 20m or less, one access
point no greater than 3.5m in width is provided

(b)

for sites with a frontage to a public road greater than 20m:
(i)

a single access point no greater than 6m in width is provided
or

(ii)

not more than two access points with a width of 3.5m each
are provided.

PO 3.7

DTS/DPF 3.7

Access points are appropriately separated from level crossings to avoid
interference and ensure their safe ongoing operation.

Development does not involve a new or modified access or cause an increase
in traffic through an existing access that is located within the following
distance from a railway crossing:

PO 3.8

(a)

80 km/h road  110m

(b)

70 km/h road  90m

(c)

60 km/h road  70m

(d)

50km/h or less road  50m.

DTS/DPF 3.8

Driveways, access points, access tracks and parking areas are designed and None are applicable.
constructed to allow adequate movement and manoeuvrability having regard to
the types of vehicles that are reasonably anticipated.
PO 3.9

DTS/DPF 3.9

Development is designed to ensure vehicle circulation between activity areas
occurs within the site without the need to use public roads.

None are applicable.

Access for People with Disabilities
PO 4.1

DTS/DPF 4.1

Development is sited and designed to provide safe, dignified and convenient
access for people with a disability.

None are applicable.

Vehicle Parking Rates
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PO 5.1

DTS/DPF 5.1

Sufficient onsite vehicle parking and specifically marked accessible car
parking places are provided to meet the needs of the development or land use
having regard to factors that may support a reduced onsite rate such as:

Development provides a number of car parking spaces onsite at a rate no
less than the amount calculated using one of the following, whichever is
relevant:

(a)

availability of onstreet car parking

(b)

shared use of other parking areas

(c)

in relation to a mixeduse development, where the hours of operation
of commercial activities complement the residential use of the site,
the provision of vehicle parking may be shared

(d)

(a)

Transport, Access and Parking Table 1  General OffStreet Car
Parking Requirements

(b)

Transport, Access and Parking Table 2  OffStreet Vehicle Parking
Requirements in Designated Areas

(c)

if located in an area where a lawfully established carparking fund
operates, the number of spaces calculated under (a) or (b) less the
number of spaces offset by contribution to the fund.

the adaptive reuse of a State or Local Heritage Place.

Vehicle Parking Areas
PO 6.1

DTS/DPF 6.1

Vehicle parking areas are sited and designed to minimise impact on the
operation of public roads by avoiding the use of public roads when moving
from one part of a parking area to another.

Movement between vehicle parking areas within the site can occur without the
need to use a public road.

PO 6.2

DTS/DPF 6.2

Vehicle parking areas are appropriately located, designed and constructed to
minimise impacts on adjacent sensitive receivers through measures such as
ensuring they are attractively developed and landscaped, screen fenced, and
the like.

None are applicable.

PO 6.3

DTS/DPF 6.3

Vehicle parking areas are designed to provide opportunity for integration and
shareduse of adjacent car parking areas to reduce the total extent of vehicle
parking areas and access points.

None are applicable.

PO 6.4

DTS/DPF 6.4

Pedestrian linkages between parking areas and the development are provided
and are safe and convenient.

None are applicable.

PO 6.5

DTS/DPF 6.5

Vehicle parking areas that are likely to be used during nondaylight hours are None are applicable.
provided with sufficient lighting to entry and exit points to ensure clear visibility
to users.
PO 6.6

DTS/DPF 6.6

Loading areas and designated parking spaces for service vehicles are
provided within the boundary of the site.

Loading areas and designated parking spaces are wholly located within the
site.

PO 6.7

DTS/DPF 6.7

Onsite visitor parking spaces are sited and designed to be accessible to all
visitors at all times.

None are applicable.

Undercroft and Below Ground Garaging and Parking of Vehicles
PO 7.1

DTS/DPF 7.1

Undercroft and below ground garaging of vehicles is designed to enable safe
entry and exit from the site without compromising pedestrian or cyclist safety
or causing conflict with other vehicles.

None are applicable.

Internal Roads and Parking Areas in Residential Parks and Caravan and Tourist Parks
PO 8.1

DTS/DPF 8.1

Internal road and vehicle parking areas are surfaced to prevent dust becoming None are applicable.
a nuisance to park residents and occupants.
PO 8.2

DTS/DPF 8.2

Traffic circulation and movement within the park is pedestrian friendly and

None are applicable.
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promotes low speed vehicle movement.
Bicycle Parking in Designated Areas
PO 9.1

DTS/DPF 9.1

The provision of adequately sized onsite bicycle parking facilities encourages Areas and / or fixtures are provided for the parking and storage of bicycles at
cycling as an active transport mode.
a rate not less than the amount calculated using Transport, Access and
Parking Table 3  Off Street Bicycle Parking Requirements.
PO 9.2

DTS/DPF 9.2

Bicycle parking facilities provide for the secure storage and tethering of
bicycles in a place where casual surveillance is possible, is well lit and signed
for the safety and convenience of cyclists and deters property theft.

None are applicable.

PO 9.3

DTS/DPF 9.3

Nonresidential development incorporates endofjourney facilities for
None are applicable.
employees such as showers, changing facilities and secure lockers, and
signage indicating the location of the facilities to encourage cycling as a mode
of journeytowork transport.
Corner CutOffs
PO 10.1

DTS/DPF 10.1

Development is located and designed to ensure drivers can safely turn into
and out of public road junctions.

Development does not involve building work, or building work is located wholly
outside the land shown as Corner CutOff Area in the following diagram:

Table 1  General OffStreet Car Parking Requirements
The following parking rates apply and if located in an area where a lawfully established carparking fund operates, the number of spaces is reduced by an
amount equal to the number of spaces offset by contribution to the fund.

Class of Development

Car Parking Rate (unless varied by Table 2 onwards)
Where a development comprises more than one development type, then the overall car
parking rate will be taken to be the sum of the car parking rates for each development
type.

Residential Development
Dwelling with 1 bedroom (including rooms capable of being used as a bedroom)  1 space per
dwelling.

Detached Dwelling

Dwelling with 2 or more bedrooms (including rooms capable of being used as a bedroom)  2
spaces per dwelling, 1 of which is to be covered.
Group Dwelling

Dwelling with 1 or 2 bedrooms (including rooms capable of being used as a bedroom)  1 space
per dwelling.
Dwelling with 3 or more bedrooms (including rooms capable of being used as a bedroom)  2
spaces per dwelling, 1 of which is to be covered.
0.33 spaces per dwelling for visitor parking where development involves 3 or more dwellings.

Residential Flat Building

Dwelling with 1 or 2 bedrooms (including rooms capable of being used as a bedroom)  1 space
per dwelling.
Dwelling with 3 or more bedrooms (including rooms capable of being used as a bedroom)  2
spaces per dwelling, 1 of which is to be covered.
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Row Dwelling where vehicle access is from the
primary street

Row Dwelling where vehicle access is not from the
primary street (i.e. rearloaded)

0.33 spaces per dwelling for visitor parking where development involves 3 or more dwellings.
Dwelling with 1 bedroom (including rooms capable of being used as a bedroom)  1 space per
dwelling.
Dwelling with 2 or more bedrooms (including rooms capable of being used as a bedroom)  2
spaces per dwelling, 1 of which is to be covered.
Dwelling with 1 or 2 bedrooms (including rooms capable of being used as a bedroom)  1 space
per dwelling.
Dwelling with 3 or more bedrooms (including rooms capable of being used as a bedroom)  2
spaces per dwelling, 1 of which is to be covered.

SemiDetached Dwelling

Dwelling with 1 bedroom (including rooms capable of being used as a bedroom)  1 space per
dwelling.
Dwelling with 2 or more bedrooms (including rooms capable of being used as a bedroom)  2
spaces per dwelling, 1 of which is to be covered.

Aged / Supported Accommodation
Retirement village

Dwelling with 1 or 2 bedrooms (including rooms capable of being used as a bedroom)  1 space
per dwelling.
Dwelling with 3 or more bedrooms (including rooms capable of being used as a bedroom)  2
spaces per dwelling.
0.2 spaces per dwelling for visitor parking.

Supported accommodation

0.3 spaces per bed.

Residential Development (Other)
Ancillary accommodation

No additional requirements beyond those associated with the main dwelling.

Residential park

Dwelling with 1 or 2 bedrooms (including rooms capable of being used as a bedroom)  1 space
per dwelling.
Dwelling with 3 or more bedrooms (including rooms capable of being used as a bedroom)  2
spaces per dwelling.
0.2 spaces per dwelling for visitor parking.

Student accommodation

0.3 spaces per bed.

Workers' accommodation

0.5 spaces per bed plus 0.2 spaces per bed for visitor parking.

Tourist
Caravan park / tourist park

Parks with 100 sites or less  a minimum of 1 space per 10 sites to be used for accommodation.
Parks with more than 100 sites  a minimum of 1 space per 15 sites used for accommodation.
A minimum of 1 space for every caravan (permanently fixed to the ground) or cabin.

Tourist accommodation

1 car parking space per accommodation unit / guest room.

Commercial Uses
Auction room/ depot

1 space per 100m2 of building floor area plus an additional 2 spaces.
3 spaces per service bay.

Automotive collision repair

Call centre

8 spaces per 100m2 of gross leasable floor area.

Motor repair station

3 spaces per service bay.
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Office

4 spaces per 100m2 of gross leasable floor area.

Retail fuel outlet

3 spaces per 100m2 gross leasable floor area.

Service trade premises

2.5 spaces per 100m2 of gross leasable floor area
1 space per 100m2 of outdoor area used for display purposes.

Shop (no commercial kitchen)

5.5 spaces per 100m2 of gross leasable floor area where not located in an integrated complex
containing two or more tenancies (and which may comprise more than one building) where
facilities for offstreet vehicle parking, vehicle loading and unloading, and the storage and
collection of refuse are shared.

5 spaces per 100m2 of gross leasable floor area where located in an integrated complex
containing two or more tenancies (and which may comprise more than one building) where
facilities for offstreet vehicle parking, vehicle loading and unloading, and the storage and
collection of refuse are shared.
2.5 spaces per 100m2 of gross leasable floor area.
Shop (in the form of a bulky goods outlet)

Shop (in the form of a restaurant or involving a
commercial kitchen)

Premises with a dinein service only (which may include a takeaway component with no drive
through)  0.4 spaces per seat.
Premises with takeaway service but with no seats  12 spaces per 100m2 of total floor area plus
a drivethrough queue capacity of ten vehicles measured from the pickup point.
Premises with a dinein and drivethrough takeaway service  0.3 spaces per seat plus a drive
through queue capacity of 10 vehicles measured from the pickup point.

Community and Civic Uses
Childcare centre

0.25 spaces per child

Library

4 spaces per 100m2 of total floor area.

Community facility

10 spaces per 100m2 of total floor area.

Hall / meeting hall

0.2 spaces per seat.

Place of worship

1 space for every 3 visitor seats.

Preschool

1 per employee plus 0.25 per child (drop off/pick up bays)

Educational establishment

For a primary school  1.1 space per full time equivalent employee plus 0.25 spaces per student
for a pickup/set down area either onsite or on the public realm within 300m of the site.

For a secondary school  1.1 per full time equivalent employee plus 0.1 spaces per student for a
pickup/set down area either onsite or on the public realm within 300m of the site.

For a tertiary institution  0.4 per student based on the maximum number of students on the site
at any time.
Health Related Uses
Hospital
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1.5 spaces per bed for a private hospital.

Consulting room

4 spaces per consulting room excluding ancillary facilities.

Recreational and Entertainment Uses
Cinema complex

0.2 spaces per seat.

Concert hall / theatre

0.2 spaces per seat.

Hotel

1 space for every 2m2 of total floor area in a public bar plus 1 space for every 6m2 of total floor
area available to the public in a lounge, beer garden plus 1 space per 2 gaming machines, plus
1 space per 3 seats in a restaurant.

Indoor recreation facility

6.5 spaces per 100m2 of total floor area for a Fitness Centre
4.5 spaces per 100m2 of total floor area for all other Indoor recreation facilities.

Industry/Employment Uses
1.5 spaces per 100m2 total floor area

Fuel depot

1 spaces per 100m2 of outdoor area used for fuel depot activity purposes.

Industry

1.5 spaces per 100m2 of total floor area.

Store

0.5 spaces per 100m2 of total floor area.

Timber yard

1.5 spaces per 100m2 of total floor area

1 space per 100m2 of outdoor area used for display purposes.

0.5 spaces per 100m2 total floor area.

Warehouse
Other Uses
Funeral Parlour

1 space per 5 seats in the chapel plus 1 space for each vehicle operated by the parlour.

Radio or Television Station

5 spaces per 100m2 of total building floor area.

Table 2  OffStreet Car Parking Requirements in Designated Areas
The following parking rates apply in any zone, subzone or other area described in the ‘Designated Areas’ column subject to the following:
(a)

(b)

the location of the development is unable to satisfy the requirements of Table 2 – Criteria (other than where a location is exempted from the application
of those criteria)
or
the development satisfies Table 2 – Criteria (or is exempt from those criteria) and is located in an area where a lawfully established carparking fund
operates, in which case the number of spaces are reduced by an amount equal to the number of spaces offset by contribution to the fund.

Class of Development

Car Parking Rate

Designated Areas

Where a development comprises more than one development type,
then the overall car parking rate will be taken to be the sum of the car
parking rates for each development type.
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Minimum number of spaces

Maximum number of spaces

No minimum.

No maximum except in the Primary
Pedestrian Area identified in the
Primary Pedestrian Area Concept
Plan, where the maximum is:

Development generally
All classes of development

1 space for each dwelling with a total
floor area less than 75 square metres

Capital City Zone
City Main Street Zone
City Riverbank Zone
Adelaide Park Lands Zone

Business Neighbourhood Zone (within the City
2 spaces for each dwelling with a total
of Adelaide)
floor area between 75 square metres
and 150 square metres
The St Andrews Hospital Precinct Subzone
and Women's and Children's Hospital Precinct
3 spaces for each dwelling with a total
Subzone of the Community Facilities Zone
floor area greater than 150 square
metres.
Residential flat building or Residential
component of a multistorey building:
1 visitor space for each 6 dwellings.
Nonresidential development
Nonresidential
development excluding
tourist accommodation

3 spaces per 100m2 of gross
leasable floor area.

5 spaces per 100m2 of gross leasable City Living Zone
floor area.
Urban Corridor (Boulevard) Zone
Urban Corridor (Business) Zone
Urban Corridor (Living) Zone
Urban Corridor (Main Street ) Zone
Urban Neighbourhood Zone

Nonresidential
development excluding
tourist accommodation

3 spaces per 100m2 of gross
leasable floor area.

Strategic Innovation Zone
6 spaces per 100m2 of gross leasable
Suburban Activity Centre Zone
floor area.
Suburban Business Zone
Business Neighbourhood Zone
Suburban Main Street Zone
Urban Activity Centre Zone

Tourist accommodation

1 space for every 4 bedrooms up to
100 bedrooms plus 1 space for
every 5 bedrooms over 100
bedrooms

1 space per 2 bedrooms up to 100
bedrooms and 1 space per 4
bedrooms over 100 bedrooms

City Living Zone
Urban Activity Centre Zone
Urban Corridor (Boulevard) Zone
Urban Corridor (Business) Zone
Urban Corridor (Living) Zone
Urban Corridor (Main Street ) Zone
Urban Neighbourhood Zone

Residential development
Residential component of a Dwelling with no separate bedroom
multistorey building
0.25 spaces per dwelling

None specified.

City Living Zone
Strategic Innovation Zone

1 bedroom dwelling  0.75 spaces
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per dwelling

Urban Activity Centre Zone

2 bedroom dwelling  1 space per
dwelling

Urban Corridor (Boulevard) Zone
Urban Corridor (Business) Zone

3 or more bedroom dwelling  1.25
spaces per dwelling

Urban Corridor (Living) Zone
Urban Corridor (Main Street ) Zone

0.25 spaces per dwelling for visitor
parking.

Residential flat building

Dwelling with no separate bedroom
0.25 spaces per dwelling

Urban Neighbourhood Zone

None specified.

City Living Zone
Urban Activity Centre Zone

1 bedroom dwelling  0.75 spaces
per dwelling

Urban Corridor (Boulevard) Zone
Urban Corridor (Business) Zone

2 bedroom dwelling  1 space per
dwelling

Urban Corridor (Living) Zone

3 or more bedroom dwelling  1.25
spaces per dwelling

Urban Corridor (Main Street ) Zone
Urban Neighbourhood Zone

0.25 spaces per dwelling for visitor
parking.

Table 2  Criteria:
The following criteria are used in conjunction with Table 2. The 'Exception' column identifies locations where the criteria do not apply and the car parking rates in
Table 2 are applicable.

Criteria

The designated area is wholly located within
Metropolitan Adelaide and any part of the development
site satisfies one or more of the following:
(a)

Exceptions
(a)

All zones in the City of Adelaide

(b)

Strategic Innovation Zone in the following locations:

is within 200 metres of any section of road
reserve along which a bus service operates as a

(i)

City of Burnside

(ii)

City of Marion

(iii)

City of Mitcham

high frequency public transit service(2)

(c)

Urban Corridor (Boulevard) Zone

(b)

is within 400 metres of a bus interchange(1)

(d)

Urban Corridor (Business) Zone

(c)

is within 400 metres of an OBahn interchange(1)

(e)

Urban Corridor (Living) Zone

(f)

Urban Corridor (Main Street ) Zone

(g)

Urban Neighbourhood Zone

(d)

is within 400 metres of a passenger rail station(1)

(e)

is within 400 metres of a passenger tram
station(1)

(f)

is within 400 metres of the Adelaide Parklands.

[NOTE(S): (1)Measured from an area that contains any platform(s), shelter(s) or stop(s) where people congregate for the purpose waiting to board a bus, tram
or train, but does not include areas used for the parking of vehicles. (2) A high frequency public transit service is a route serviced every 15 minutes between
7.30am and 6.30pm Monday to Friday and every 30 minutes at night, Saturday, Sunday and public holidays until 10pm.]

Table 3  OffStreet Bicycle Parking Requirements
The bicycle parking rates apply within designated areas located within parts of the State identified in the Schedule to Table 3.

Class of Development

Bicycle Parking Rate
Where a development comprises more than one development type, then the overall bicycle
parking rate will be taken to be the sum of the bicycle parking rates for each development
type.

Consulting Room

1 space per 20 employees plus 1 space per 20 consulting rooms for customers.

Educational establishment

For a secondary school  1 space per 20 fulltime time employees plus 10 percent of the total
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number of employee spaces for visitors.
For tertiary education  1 space per 20 employees plus 1 space per 10 full time students.

Hospital

1 space per 15 beds plus 1 space per 30 beds for visitors.

Indoor recreation facility

1 space per 4 employees plus 1 space per 200m2 of gross leasable floor area for visitors.

Licensed Premises

1 per 20 employees, plus 1 per 60 square metres total floor area, plus 1 per 40 square metres of
bar floor area, plus 1 per 120 square metres lounge and beer garden floor area, plus 1 per 60
square metres dining floor area, plus 1 per 40 square metres gaming room floor area.

Office

1 space for every 200m2 of gross leasable floor area plus 2 spaces plus 1 space per 1000m2 of
gross leasable floor area for visitors.
1 space per 20 full time employees plus 1 space per 40 full time children.

Preschool
1 per 1500 spectator seats for employees plus 1 per 250 visitor and customers.
Recreation area

Residential flat building

Residential component of a multistorey building

Within the City of Adelaide 1 for every dwelling for residents with a total floor area less than 150
square metres, 2 for every dwelling for residents with a total floor area greater than 150 square
metres, plus 1 for every 10 dwellings for visitors, and in all other cases 1 space for every 4
dwellings for residents plus 1 for every 10 dwellings for visitors.
Within the City of Adelaide 1 for every dwelling for residents with a total floor area less than 150
square metres, 2 for every dwelling for residents with a total floor area greater than 150 square
metres, plus 1 for every 10 dwellings for visitors, and in all other cases 1 space for every 4
dwellings for residents plus 1 space for every 10 dwellings for visitors.

Shop

1 space for every 300m2 of gross leasable floor area plus 1 space for every 600m2 of gross
leasable floor area for customers.

Tourist accommodation

1 space for every 20 employees plus 2 for the first 40 rooms and 1 for every additional 40 rooms
for visitors.

Schedule to Table 3
Designated Area

Relevant part of the State
The bicycle parking rate applies to a designated area located in a relevant part of the State
described below.

All zones

City of Adelaide

Business Neighbourhood Zone

Metropolitan Adelaide

Strategic Innovation Zone
Suburban Activity Centre Zone
Suburban Business Zone
Suburban Main Street Zone
Urban Activity Centre Zone
Urban Corridor (Boulevard) Zone
Urban Corridor (Business) Zone
Urban Corridor (Living) Zone
Urban Corridor (Main Street ) Zone
Urban Neighbourhood Zone
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Waste Treatment and Management Facilities

Assessment Provisions (AP)

Desired Outcome
DO 1
Mitigation of the potential environmental and amenity impacts of waste treatment and management facilities.
Performance Outcomes (PO) and DeemedtoSatisfy (DTS) Criteria / Designated Performance Feature (DPF)

Performance Outcome

DeemedtoSatisfy Criteria /
Designated Performance Feature
Siting

PO 1.1

DTS/DPF 1.1

Waste treatment and management facilities incorporate separation distances None are applicable.
and attenuation measures within the site between waste operations areas
(including all closed, operating and future cells) and sensitive receivers and
sensitive environmental features to mitigate offsite impacts from noise, air and
dust emissions.
Soil and Water Protection
PO 2.1

DTS/DPF 2.1

Soil, groundwater and surface water are protected from contamination from
waste treatment and management facilities through measures such as:

None are applicable.

(a)

containing potential groundwater and surface water contaminants
within waste operations areas

(b)

diverting clean stormwater away from waste operations areas and
potentially contaminated areas

(c)

providing a leachate barrier between waste operations areas and
underlying soil and groundwater.

PO 2.2

DTS/DPF 2.2

Wastewater lagoons are set back from watercourses to minimise
environmental harm and adverse effects on water resources.

Wastewater lagoons are set back 50m or more from watercourse banks.

PO 2.3

DTS/DPF 2.3

Wastewater lagoons are designed and sited to:

None are applicable.

(a)

avoid intersecting underground waters;

(b)

avoid inundation by flood waters;

(c)

ensure lagoon contents do not overflow;

(d)

include a liner designed to prevent leakage.

PO 2.4

DTS/DPF 2.4

Waste operations areas of landfills and organic waste processing facilities are Waste operations areas are set back 100m or more from watercourse banks.
set back from watercourses to minimise adverse impacts on water resources.
Amenity
PO 3.1

DTS/DPF 3.1

Waste treatment and management facilities are screened, located and
designed to minimise adverse visual impacts on amenity.

None are applicable.
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PO 3.2

DTS/DPF 3.2

Access routes to waste treatment and management facilities via residential
streets is avoided.

None are applicable.

PO 3.3

DTS/DPF 3.3

Litter control measures minimise the incidence of windblown litter.

None are applicable.

PO 3.4

DTS/DPF 3.4

Waste treatment and management facilities are designed to minimise adverse
impacts on both the site and surrounding areas from weed and vermin
infestation.

None are applicable.

Access
PO 4.1

DTS/DPF 4.1

Traffic circulation movements within any waste treatment or management site
are designed to enable vehicles to enter and exit the site in a forward
direction.

None are applicable.

PO 4.2

DTS/DPF 4.2

Suitable access for emergency vehicles is provided to and within waste
treatment or management sites.

None are applicable.

Fencing and Security
PO 5.1

DTS/DPF 5.1

Security fencing provided around waste treatment and management facilities Chain wire mesh or precoated painted metal fencing 2m or more in height is
prevents unauthorised access to operations and potential hazard to the public. erected along the perimeter of the waste treatment or waste management
facility site.
Landfill
PO 6.1

DTS/DPF 6.1

Landfill gas emissions are managed in an environmentally acceptable manner. None are applicable.
PO 6.2

DTS/DPF 6.2

Landfill facilities are separated from areas of environmental significance and
land used for public recreation and enjoyment.

Landfill facilities are set back 250m or more from a public open space
reserve, forest reserve, national park or Conservation Zone.

PO 6.3

DTS/DPF 6.3

Landfill facilities are located on land that is not subject to land slip.

None are applicable.

PO 6.4

DTS/DPF 6.4

Landfill facilities are separated from areas subject to flooding.

Landfill facilities are set back 500m or more from land inundated in a 1% AEP
flood event.
Organic Waste Processing Facilities

PO 7.1

DTS/DPF 7.1

Organic waste processing facilities are separated from the coast to avoid
potential environment harm.

Organic waste processing facilities are set back 500m or more from the
coastal high water mark.

PO 7.2

DTS/DPF 7.2

Organic waste processing facilities are located on land where the engineered
liner and underlying seasonal water table cannot intersect.

None are applicable.

PO 7.3

DTS/DPF 7.3

Organic waste processing facilities are sited away from areas of
Organic waste processing facilities are set back 250m or more from a public
environmental significance and land used for public recreation and enjoyment. open space reserve, forest reserve, national park or a Conservation Zone.
PO 7.4

DTS/DPF 7.4

Organic waste processing facilities are located on land that is not subject to
land slip.

None are applicable.
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PO 7.5

DTS/DPF 7.5

Organic waste processing facilities separated from areas subject to flooding.

Organic waste processing facilities are set back 500m or more from land
inundated in a 1% AEP flood event.

Major Wastewater Treatment Facilities
PO 8.1

DTS/DPF 8.1

Major wastewater treatment and disposal systems, including lagoons, are
designed to minimise potential adverse odour impacts on sensitive receivers,
minimise public and environmental health risks and protect water quality.

None are applicable.

PO 8.2

DTS/DPF 8.2

Artificial wetland systems for the storage of treated wastewater are designed
and sited to minimise potential public health risks arising from the breeding of
mosquitoes.

None are applicable.

Workers' accommodation and Settlements

Assessment Provisions (AP)

Desired Outcome
DO 1
Appropriately designed and located accommodation for seasonal and shortterm workers in rural areas that minimises environmental and
social impacts.

Performance Outcome

DeemedtoSatisfy Criteria /
Designated Performance Feature

PO 1.1

DTS/DPF 1.1

Workers' accommodation and settlements are obscured from scenic routes,
tourist destinations and areas of conservation significance or otherwise
designed to complement the surrounding landscape.

None are applicable.

PO 1.2

DTS/DPF 1.2

Workers' accommodation and settlements are sited and designed to minimise
nuisance impacts on the amenity of adjacent users of land.

None are applicable.

PO 1.3

DTS/DPF 1.3

Workers' accommodation and settlements are built with materials and colours
that blend with the landscape.

None are applicable.

PO 1.4

DTS/DPF 1.4

Workers' accommodation and settlements are supplied with service
infrastructure such as power, water and effluent disposal sufficient to satisfy
the living requirements of workers.

None are applicable.

No criteria applies to this land use. Please check the definition of the land use for further detail.
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8.

REPORTS – APPLICATIONS TO PROCEED/NOT TO PROCEED TO ASSESSMENT

Nil.

9.

REPORTS – DEFERRED APPLICATIONS FOR DECISION

9.1

UPDATES ON DEFERRED APPLICATIONS FOR DECISION

Nil.

Agenda - Barossa Assessment Panel - 7 September 2021

353

10.

REPORTS – PANEL UPDATES

10.1

STATE PLANNING COMMISSION CONCURRENCE APPLICATIONS

The following applications have received or are awaiting concurrence from the State
Planning Commission.
DA
NUMBER
960/89/2020

960/620/2019

APPLICANT

ADDRESS

Rosenvale Pty 467 Research
Ltd
Road
Nuriootpa

Dechellis
Homes

Allot 3 Eden
Valley Road
Angaston

NATURE OF
DEVELOPMENT
Change of use to
include Function
Centre – with three
functions per week
and separate
operating hours

DAC
DECISION
Concurrence
Granted
23/8/2021

Construction of a
single-storey
detached dwelling
with alfresco and
front verandah
under main roof

Awaiting
Concurrence
(4/8/2021
panel
meeting)

RECOMMENDATION
That the report be received.
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10.2

ENVIRONMENT RESOURCES AND DEVELOPMENT COURT APPEAL UPDATES

The following applications are currently within the ERD Court appeals process.
DA
NUMBER
960/345/2019

960/671/2015/A

APPLICANT

ADDRESS

DG Thoms

44 Washington
Street
Angaston

GJ FraterWyeth

1929 Barossa
Valley Way
Rowland Flat

NATURE OF
DEVELOPMENT
Torrens Title Land
Division – Create
one additional
allotment

Change of use from
Bed and Breakfast
(Five guests) to
Motel (Eight Guests),
Building Extension
(guest dining area) (Non-Complying) Variation to
Condition 9 relating
to boundary fencing

POSITION
Land
Management
Agreement
has now
been
executed
and
registered
with Land
Services.
Refer
Attachment 1
for the Court
Order.
Court Order
has now
been issued
and Planning
Consent
granted as
per the order.
Refer
Attachment 2
for the Court
Order.

RECOMMENDATION
That the report be received.
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10.2

Attachment 1
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Attachment 2
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11.

REPORTS – OTHER BUSINESS

Nil.

12.

REPORTS – CONFIDENTIAL

Nil.

13.

NEXT MEETING

Tuesday 5 October 2021 commencing at 5.00 pm.

14.

CLOSURE OF MEETING
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