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1. WELCOME 

 
2. ATTENDANCE 

 
 2.1 Present 

 
 2.2 Apologies 

 
Russell Johnstone 

 
 2.3 Absent 

 
3. CONFIRMATION OF MINUTES 

 
RECOMMENDATION 

That the minutes of the Barossa Assessment Panel meeting held on Tuesday 1 
March 2022 be received and confirmed.  
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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) 

 
6.1 960/180/2021 - Allotment 101 Gravel Pit Road, Flaxman Valley  

 
APPLICATION DETAILS 

PROPOSAL Short-term Tourist Accommodation, to include the 
construction of six self-contained cabins with 
adjoining decks, storage shed (measuring 15 
metres x 8 metres x 3.6 metre wall height) 100,000 
litre water tank and signage (graphics = 0.25 sqm) 
signage (2 metres high x 0.5 metres wide) 

APPLICANT Nicole and Lincoln Grocke 
OWNER Susan Grocke 

APPLICATION NO 960/180/2021 

CERTIFICATE(S) OF TITLE CT 5277/217 

AREA 31.41 hectares 
CURRENT USE Grazing land 

DEVELOPMENT PLAN VERSION Consolidated 5 September 2019 

ZONE Primary Production 

POLICY/PRECINCT AREA Nil 
OVERLAYS Character Preservation Act – District Overlay 

High Bushfire Risk Areas Overlay 
APPLICATION TYPE Merit Assessment 
CATEGORY OF DEVELOPMENT Category 3 

REFERRALS Country Fire Services - Initiated by Applicant prior 
to lodgement 

PREVIOUS APPLICATIONS 960/775/2006 – Telecommunications Tower – 
Withdrawn 

ASSESSING OFFICER Anthony Zollo 

RECOMMENDATION That Planning Consent be GRANTED subject to 
Reserved Matters and Conditions 

 
BACKGROUND 

Nicole and Lincoln Grocke requested Development Plan Consent for the following:  
 

Short-term Tourist Accommodation, to include the construction of six self-

contained cabins with adjoining decks, storage shed (measuring 15 metres x 8 

metres x 3.6 metre wall height) 100,000 litre water tank and signage (graphics = 

0.25 sqm) signage (2 metres high x 0.5 metres wide) 

 
The Barossa Assessment Panel considered the development application for the tourist 
accommodation at its meeting held on the 7 December 2021 and resolved to defer 
the development application and request the applicant to provide additional 
information in respect to: 
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(a) Detail of further discussion with Council (as road owner) and the applicants 

regarding safe and convenient road access; and 
(b) Detail of further discussion with the applicant regarding a site management plan 

which includes information regarding the usage of fire pits and recreational 
vehicles. 

 
The applicant has provided additional information in response to the panels request 
and is expanded upon further within the report.  
 
The relevant application documentation is provided as Attachment 1 to this report. 
 
This report provides the updated information, together with a recommendation, for 
the panel’s consideration. 
 

DISCUSSION 

Development Application 960/180/2021 for Allotment 101 Gravel Pit Road Flaxman 
Valley (refer Figure 1) was presented to the Barossa Assessment Panel for 
determination on 7 December 2021. 
 
The application was subject to decision of the Barossa Assessment Panel as the 
application was publicly notified under Category 3 and representations were 
received with one representor wishing to be heard. 
 
A copy of the application report is contained in Attachment 2.  This report 
recommended that Development Plan Consent be granted subject to conditions. 
 

The Barossa Assessment Panel resolved to defer the application in order for the 
applicant to provide additional information.  A copy of the Minutes of the meeting is 
contained in Attachment 3. 
 
The applicant provided additional information regarding fire pits and recreational 
vehicles on the 17 December 2021, refer Attachment 4.  Further discussion has taken 
place between the Applicant and Council’s Works and Engineering Services in 
respect to appropriate arrangements for safe and convenient road access. 
 
An Infrastructure Agreement has been signed, dated 10 March 2022, between the 
Applicant and Council to address works required along Rifle Range Road, Flaxman 
Valley with costs associated with these works borne by the applicant and is contained 
in Attachment 5. 
 
Safe and Convenient Road Access 
The works to Rifle Range Road are to include construction of approximately 10 road 
widening areas within the narrowest section of Rife Range Road over a distance of 
approximately 900 metres north west from the subject site. 
 
This will allow vehicles to hold in position whilst vehicles travelling in the opposite 
direction can pass in a safe and convenient manner. Council’s Works and Engineering 
Services have advised that this is the minimum level of service upgrade necessary to 
support the development. 
 
Costs associated with this work have been agreed to between the applicant and 
council and should full development approval be granted for this proposal, a time 
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frame of six months for payment has been negotiated.  The agreement provides a 
further six months after payment for works to begin. 
 
With the Infrastructure Agreement in place, a design is provided that ensures a series 
of road widening locations along Rifle Range Road, together with a specified timeline 
for the works.  The applicant has been able to ensure that with increased traffic 
movement, concerns raised by representors, Council’s Works and Engineering 
Services and the Barossa Assessment Panel can be addressed.  A condition has been 
recommended that should full development approval be granted, that the road 
upgrade takes place prior to any guests attending the site as visitors. 
 
Site Management 
In the applicant’s response on the 17 December 2021, a number of documents in 
regards to Bushfire Survival Plans are labelled as: 
 
1. Business Bushfire Survival Plan 2021 
2. Bushfire Survival Plan 2021 
3. Guest Campfire Rules 
 
Further to this, on the 11 March an additional document was provided reasoning as 
to the purpose of the fire pits in association with the tourist accommodation.  These 
documents have been collated and can be accessed within Attachment 4. 
 
The proposal demonstrates the fire pits are located in a manner that adhere to CFS 
recommendations and shall only be used during non-fire ban season.  The guest rules 
for responsible fire pit use provide clear methods to reduce any risk of mis-use as well 
as reducing access to fire wood during fire ban seasons. 
 
Most importantly is the commitment to remove the fire pit plates during fire danger 
season that demonstrates the applicant’s commitment to appropriate safety and use 
of the site during the fire danger season.  With the removal of the plate, the ability of 
the pit to be functional is almost non-existent. 
 
Regarding the use of recreational vehicles (quadbikes, motorbikes or the like) on the 
site, the applicant has reiterated they have no intention to allow guests to bring these 
forms of vehicles onto the site.  The intention is for appropriate 4WD vehicles to access 
the site for direct movement to their allocated cabin. 
 
It would seem onerous of the Panel to seek to impose any conditions relating to 
recreational vehicles on this proposal, as it could be seen as not being directly related 
to the proposed development.  In that, the use of vehicles on the site is outside of the 
scope of the proposed development.  Notwithstanding this, a commitment from the 
applicant to ensure only certain types of recreational 4WD can access the site should 
be seen as acknowledgement of the concerns raised and it would be expected 
within the terms and conditions agreed to by the guests when booking, that 
undesirable recreational vehicles will not be permitted on the site.  A series of 
conditions have been recommended that reflect the understanding of bush fire 
safety and the use of the fire pits on the site into the future. 
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Figure 1:  Aerial – Site (Subject Site in Green) 

 
CONCLUSION 

The application is for a ‘Short-term Tourist Accommodation, to include the 
construction of six self-contained cabins with adjoining decks, storage shed 
(measuring 15 metres x 8 metres x 3.6 metres wall height), 100,000 litre water tank and 
signage (graphics = 0.25 sqm) signage (2 metres high x 0.5 metres wide)’ located at 
Allotment 101 Gravel Pit Road Flaxman Valley.   It is located in the Primary Production 
Zone within The Barossa Council Development Plan Consolidated 5 September 2019. 
 
The proposal went through Category 3 public notification and Council received four 
representations, three of which were opposed to the development.  The applicant 
provided a response to the representations which was presented to The Barossa 
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Assessment Panel on 7 December 2021.  The Panel at this meeting resolved to defer a 
decision to allow the applicant to provide additional information in respect to the 
following: 
 
(a) Detail of further discussion with Council (as road owner) and the applicants 

regarding safe and convenient road access and, 
(b) Detail of further discussion with the applicant regarding a site management plan 

which includes information regarding the usage of fire pits and recreational 
vehicles. 

 
The applicant has entered into an Infrastructure Agreement with Council to support 
an upgrade to Rifle Range Road which will see a series of road widening works take 
place to allow for two-way traffic movement and passing into the future. 
 
The applicant has provided a bushfire survival plan for the site along with a rule guide 
around the use of the site during fire danger season, which includes limiting access to 
fire wood and dismantling the fire pits in a manner that pauses their use during fire 
season. 
 
RECOMMENDATION 1 

 
Not Seriously at Variance 

The Barossa Assessment Panel, having considered the application, resolves that the 
development proposal has sufficient merit, and is not seriously at variance with the 
Development Plan. 
 

 
RECOMMENDATION  2 

 
Character Preservation 

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, has resolved that there are no significant impacts on 
the character values of the district. 
 

 
RECOMMENDATION 3 

 
Granting of Planning Consent  

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 to GRANT Planning Consent for Application No. 960/180/2021 by  
NC and LK Grocke to undertake Short-term Tourist Accommodation, to include the 
construction of six self-contained cabins with adjoining decks, storage shed 
(measuring 15 metres x 8 metres x 3.6 metre wall height), 100,000 litre water tank 
and signage (graphics = 0.25 sqm) signage (2 metres high x 0.5 metres wide) at Allot 
101 Gravel Pit Road, Flaxman Valley (CT 5277/217) subject to the following reserved 
matters, conditions and advisory notes: 
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Reserved Matters 

Pursuant to Section 33(3) of the Development Act 1993 the Council reserves its 
decision in relation to issues pertaining to: 

 
(1) An updated landscaping plan and schedule shall be submitted to Council 

that provides for the planting of trees, shrubs and ground covers in the 
nominated landscape areas and such plantings thereafter shall be nurtured 
and maintained in a tidy and healthy state.  The landscape plan to be 
submitted to Council prior to the issuing of Development Approval and the 
landscaping shall be established prior to the occupation of the proposed 
development. 

 

Council Conditions 

 

(1) The development shall be undertaken in accordance with the endorsed plans 
and documentation (as amended) accompanying Application No. 
960/180/2021 except where varied by any condition(s) listed below. 

  
Plan Type Prepared By Drawing No. Issue No. / Date 

Proposal Report  Regional Planning 
Directions  

- 16 August 2021  

Site Plan  Spartan Plans & 
Building Services  

Sheet 1  13 August 2021 – 
Rev D 

Site Layouts Spartan Plans & 
Building Services 

Sheet 2  13 August 2021 – 
Rev D 

7.2m 
Accommodation 
Buildings   

Spartan Plans & 
Building Services 

Sheet 3  13 August 2021 – 
Rev D 

8.4m 
Accommodation 
Buildings   

Spartan Plans & 
Building Services 

Sheet 4 13 August 2021 – 
Rev D 

Storage Shed    Spartan Plans & 
Building Services 

Sheet 5 13 August 2021 – 
Rev D 

Fire Safety    Spartan Plans & 
Building Services 

Sheet 6 13 August 2021 – 
Rev D 

Road Access     Spartan Plans & 
Building Services 

Sheet 7 13 August 2021 – 
Rev D 

CFS Report  South Australian 
Country Fire Service 

Bushfire Attack level 
report  

5 January 2021  

CFS Report  South Australian 
Country Fire Service 

Planning 
Assessment  

5 January 2021 

Signage 
specifications 

Spartan Plans & 
Building Services 

Attachment D  13 August 2021  

Business Bushfire 
Survival Plan 2021 

Kaiser Ridge  - January 2021 

Bushfire Survival Plan 
2021 – Guest 
Information  

Kaiser Ridge  - January 2021 

Kaiser Ridge Site 
management Plan  

Kaiser Ridge - 11 March 2022  

Guest Rules for 
responsible Fire Pit 
Use  

Kaiser Ridge - 11 March 2022 

Bathroom Details Custom Coolum 8.4 EDS-ATH A18 April 2019  
Bathroom Elevations Custom Coolum 8.4 EDS-ATH A19 April 2019  
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(2) No building work shall commence on the site until a waste control system has 
been approved pursuant to the South Australian Public Health Act 2011. 

 
(3) Any metal roof and wall cladding to the outbuilding shall be of a ‘Colorbond’ 

type of finish in a ‘Shale Grey’ matt colour. 
 
(4) Any metal roof and wall cladding to the cabins shall be of a ‘Colorbond’ type 

finished in a ‘Shale Grey’ matt colour with a cedar timber feature wall. 
 
(5) Existing native vegetation shall not be removed and shall be maintained and 

enhanced in accordance with the approved plans with any diseased or dying 
plants being immediately replaced to the reasonable satisfaction of council. 

 
(6) Landscaping shall be established and maintained with any dead or diseased 

plants removed and replaced within 12 months from development approval. 
 
(7) All fire pits shall have the plates removed annually from its base prior to each 

designated fire season, stored within a secure location and not refitted until 
the end of each designated fire season. 

 
(8) No occupation of the site for tourist accommodation purposes shall take place 

until practical completion of the signed Infrastructure Agreement dated 
Thursday 10 March 2022 has taken place. 

 
South Australian Country Fire Service Conditions 

 
(9) Access to the building sites shall be of all-weather construction, with a 

minimum formed road surface width of three metres and must allow forward 
entry and exit for large fire-fighting vehicles. 

 
(10) The all-weather road shall allow fire-fighting vehicles to safely enter and exit 

the allotment in a forward direction by incorporating either: 
 

(a) A loop road around the building, or 
(b) A turning area with a minimum radius of 12.5 metres, or 
(c) A ‘T’ or ‘Y’ shaped turning area with a minimum formed length of 11 

metres (for each ‘leg’) and minimum internal radii of 9.5 metres. 
i.  

(11) The proposed sign(s) shall be constructed wholly on the subject site and no 
part shall extend beyond the property boundary. 

ii.  
(12) There shall be no signage, hoarding, advertising display, bunting or streamers 

erected and/or displayed within the subject land or on any building or 
structure within the subject land without the prior approval of the relevant 
authority. 

 
(13) Any illumination of signs shall not be of a light intensity to cause a light overspill 

nuisance to adjacent occupiers, or cause a distraction to drivers on adjacent 
public roads. 

 
(14) No storage shall be permitted under the cabin or decking at all times. 
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(15) Each cabin shall be provided with screening from the base of the cabin to the 
ground level to reduce the likelihood of debris and leave matter being 
captured. 

 
(16) Each cabin shall be connected to a minimum 1000 litre rainwater tank with 

discharge to the landscaping area via appropriate irrigation methods. 
iii.  

(17) Private access shall have a minimum internal radii of 9.5 metres on all bends. 
iv.  

(18) Vegetation overhanging the access road shall be pruned to achieve a 
minimum vehicular clearance of not less than four metres in width and a 
vertical height clearance of four metres. 

v.  
(19) The gradient of the access road shall not exceed 16 degrees (29%).  In steep 

terrain the construction of the public road or driveway shall be a sealed 
surface. 

 
(20) Solid crossings over waterways shall be provided to withstand the weight of 

large bushfire appliances (GVM 21 tonnes). 
 
(21) The water supply outlet shall be easily accessible and clearly identifiable from 

the access way and at a distance of no greater than 30 metres from the 
proposed dwellings. 

 
(22) The dedicated water supply and its location should be identified with suitable 

signage (ie blue sign with white lettering “FIRE WATER”). 
 
(23) Access to the dedicated water supply shall be of all-weather construction, 

with a minimum formed road surface width of three metres. 
 
(24) Provision shall be made adjacent to the water supply for a flat hardstand area 

(capable of supporting fire-fighting vehicles with a gross vehicle mass (GVM) 
of 21 tonnes) that is a distance equal to or less than six metres from the water 
supply outlet. 

 
(25) South Australian Country Fire Service appliance’s inlet is rear mounted; 

therefore, the outlet/water storage shall be positioned so that the South 
Australian Country Fire Service appliance can easily connect to it rear facing. 

 
(26) A gravity fed water supply outlet may be remotely located from the tank to 

provide adequate access. 
 
(27) All non-metal water supply pipes for bushfire fighting purposes (other than 

flexible connections and hoses for fire-fighting) shall be buried below ground 
to a minimum depth of 300 mm with no non-metal parts above ground level. 

 
(28) All water supply pipes for draughting purposes shall be capable of 

withstanding the required pressure for draughting. 
 
(29) A minimum supply of 5,000 litres of water for each site shall be available at all 

times for bushfire fighting purposes. 
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(30) The minimum requirement of 5,000 litres per site may be combined with 
domestic use, providing the outlet for domestic use is located above the 
dedicated fire water supply in order for it to remain as a dedicated supply. 

 
(31) The bushfire fighting water supplies shall be clearly identified and fitted with an 

outlet of at least 50 mm diameter terminating with a compliant South 
Australian Country Fire Service fire service adapter, which shall be accessible 
to bushfire fighting vehicles at all times. 

 
(32) The water storage facility (and any support structure) shall be constructed of 

non-combustible material. 
 
(33) The dedicated fire-fighting water supply shall be pressurised by a pump that 

has: 
 

(a) A minimum inlet diameter of 38 mm, and 
(b) Is powered by a petrol or diesel engine with a power rating of at least 

3.7kW (5hp), or 
(c) A pumping system that operates independently of mains electricity 

and is capable of pressurising the water for fire-fighting purposes. 
 

(34) The dedicated fire-fighting water supply pump shall be located at or adjacent 
to each habitable building to ensure occupants safety when operating the 
pump during a bushfire.  An ‘Operations Instruction Procedure’ shall be 
located with the pump control panel. 

vi.  
(35) The fire-fighting pump and any flexible connections to the water supply shall 

be protected by a non-combustible cover that allows adequate air ventilation 
for efficient pump operation. 

 
(36) All bushfire fighting water pipes and connections between the water storage 

facility and a pump shall be no smaller in diameter than the diameter of the 
pump inlet. 

 
(37) All non-metal water supply pipes for bushfire fighting purposes (other than 

flexible connections and hoses for fire-fighting) shall be buried below ground 
to a minimum depth of 300mm with no non-metal parts above ground level. 

 
(38) A fire-fighting hose (or hoses) shall be located so that all parts of the building 

are within reach of the nozzle end of the hose and if more than one hose is 
required they should be positioned to provide maximum coverage of the 
building and surrounds (ie at opposite ends of the habitable building). 

 
(39) All fire-fighting hoses shall be capable of withstanding the pressures of the 

supplied water. 
 
(40) All fire-fighting hoses shall be of reinforced construction manufactured in 

accordance with AS 2620 or AS 1221. 
 
(41) All fire-fighting hoses shall have a minimum nominal internal diameter of 18 mm 

and a maximum length of 36 metres. 
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(42) All fire-fighting hoses shall have an adjustable metal nozzle, or an adjustable 
PVC nozzle manufactured in accordance with AS 1221. 

 
(43) All fire-fighting hoses shall be readily available at all times. 
 
(44) A Vegetation Management Zone (VMZ) shall be established and maintained 

within 20 metres of each of the habitable buildings (or to the property 
boundaries (whichever comes first) as follows: 

 
(a) The number of trees and understorey plants existing and to be 

established within the Vegetation Management Zone shall be 
maintained such that when considered overall a maximum coverage of 
30% is attained, and so that the leaf area of shrubs is not continuous.   
Careful selection of the vegetation will permit the ‘clumping’ of shrubs 
where desirable, for diversity, and privacy and yet achieve the ‘overall 
maximum coverage of 30%’. 

(b) Reduction of vegetation shall be in accordance with the South Australian 

Native Vegetation Act 1991 and South Australian Native Vegetation 
Regulations 2017. 

(c) Trees and shrubs shall not be planted closer to the building(s) than the 
distance equivalent to their mature height. 

(d) Trees and shrubs must not overhang the roofline of the building, touch 
walls, windows or other elements of the building. 

(e) Shrubs must not be planted under trees, or must be separated by at least 
1.5 times their mature height from the trees’ lowest branches. 

(f) Grasses within the zone shall be reduced to a maximum height of 10 cm 
during the Fire Danger Season. 

(g) No understorey vegetation shall be established within one metre of the 
habitable building (understorey is defined as plants and bushes up to two 
metres in height). 

(h) Flammable objects such as plants, mulches and fences must not be 
located adjacent to vulnerable parts of the building such as windows, 
decks and eaves. 

(i) The Vegetation Management Zone shall be maintained to be free of 
accumulated dead vegetation 

 
(45) The applicants to prepare and display a Bushfire Survival Plan (BSP) designed 

specifically for the purpose of any guests that may be in a residence during a 
bushfire event, especially during the Fire Danger Season. 

vii.  
(a) This Bushfire Survival Plan should give clear directions to persons that may 

be unfamiliar with the area/locality and unfamiliar with what protective 
actions they may need to take to protect their lives during a bushfire 
event, including when to take such protective actions. 

(b) The Bushfire Survival Plan should address the possibility that the owners 
may not be present at the time of the bushfire event.  The Bushfire Survival 
Plan should not expect guests to be involved in fire-fighting operations. 

(c) The South Australian Country Fire Service ‘Bushfire Safety and Survival for 
Business and Organisations’ document (refer to CFS website) should be 
utilised as a basis for information and the drafting of the (guest) Bushfire 
Survival Plan. 
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(d) The applicant should consider reducing operating hours and restrictions 
on days of elevated bushfire danger, or bushfire events in the broader 
vicinity. 

 
Advisory Notes 

 

(1) Any variation of this approved development and/or the conditions of 
consent will require a separate request and approval by Council or other 
relevant planning authority.  Approval of this application does not 
necessarily imply that future requests for variations would be approved.  Any 
future request will be assessed by having regard to the relevant rules and 
requirements in force at the time any request is lodged. 

 
(2) Any portion of Council’s infrastructure damaged as a result of work 

undertaken within the development site or associated with the development 
shall be repaired/reinstated to Council’s satisfaction at the developer’s 
expense. 

 
(3) Please be advised that where a Private Certifier is appointed to undertake 

the building assessment, Council does not provide a service of advising the 
Private Certifier of site conditions or any matters relevant to the building 
assessment.  It is recommended that a Private Certifier undertakes his or her 
own investigations and inspection of the site to become acquainted with site 
conditions and any other relevant matter. 

 
(4) The applicant is reminded of its general environmental duty, as required by 

Section 25 of the Environment Protection Act 1993, to take all reasonable 
and practicable measures to ensure that the activities on the whole site 
including during construction, do not pollute the environment in a way which 
causes or may cause environmental harm. 
 

(5) Construction shall not take place on any Sunday or Public Holiday or after 
7.00 pm or before 7.00 am on any other day, and all practicable steps must 
be taken during construction to minimise the impact of noise emissions on 
neighbouring properties. 
 

(6) Any proposal to clear, remove limbs, or trim native vegetation will require 
approval or confirmation of exemption from the Native Vegetation Council.   
An interactive guide is available to help owners and others determine the 
requirements that apply under the Native Vegetation Act 1991:   
https://www.environment.sa.gov.au/topics/native-vegetation/interactive-
guide.  Any specific queries regarding the clearance, removal, or trimming 
of native vegetation should be directed to the South Australian Native 
Vegetation Council. 
 

(7) Four representations from third parties concerning your category 3 proposal 
were received. 

 
 If there were third party representations, any consent/approval or 

consent/approval with conditions does not operate until the periods 
specified in the Act have expired.  Reasons for this decision, any conditions 
imposed, and the reasons for imposing those conditions are set out on the 
attached sheet. 

https://www.environment.sa.gov.au/topics/native-vegetation/interactive-guide
https://www.environment.sa.gov.au/topics/native-vegetation/interactive-guide
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(8) The site manager shall provide bins for domestic and recycling waste 

collection at each cabin.  The cabin bins shall be collected and sorted into 
Council provided refuse and recycling bins which shall be transported to the 
designated collection location on the morning of collection day and be 
returned to the site on the same day once emptied. 

 
 
ATTACHMENTS OR OTHER SUPPORTING REFERENCES 

Attachment 1 Assessment Documents ⇩  
Attachment 2 Assessment Officers Report to the 7 December 2021 Panel Meeting 

⇩  
Attachment 3 Extract of Minute Page from the 7 December 2021 Panel Meeting ⇩ 

 
Attachment 4 Applicants Response to Deferred Items ⇩  
Attachment 5 Signed Copy of Infrastructure Agreement ⇩  
 

BAP_05042022_AGN_1690_AT_files/BAP_05042022_AGN_1690_AT_Attachment_5560_1.PDF
BAP_05042022_AGN_1690_AT_files/BAP_05042022_AGN_1690_AT_Attachment_5560_2.PDF
BAP_05042022_AGN_1690_AT_files/BAP_05042022_AGN_1690_AT_Attachment_5560_3.PDF
BAP_05042022_AGN_1690_AT_files/BAP_05042022_AGN_1690_AT_Attachment_5560_4.PDF
BAP_05042022_AGN_1690_AT_files/BAP_05042022_AGN_1690_AT_Attachment_5560_5.PDF
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The locality is high in the Barossa Range and includes the summit of a prominent wooded 
hill (560m AHD) to the west of the subject land, and to the east, part of the Kaiser Stuhl 
Conservation Park. 

The Park abuts the subject land following proclamation of Allotment 102 in Filed Plan 
34430, Hundred of Moorooroo as an addition to the Park on 26 September 2019. 

To the south of the subject land is a valley containing a dwelling and associated 
outbuildings and a dam. These are on a private property accessed via Little Kaiser Stuhl 
Road. Further south stretching beyond the locality is an area of Forest Reserve containing 
the slopes and summit of Kaiser Stuhl (600m AHD) and other native vegetation areas. 

To the north of the subject land is a gravel road (Rifle Range Road) lined with native 
vegetation. Public vehicle access terminates adjoining the NE corner of the subject land.  
Rifle Range Road is part of the Heysen Trail walking route which climbs the western 
escarpment of the Barossa Range from the west, passes to the north of the subject land, 
and then continues southward through the Kaiser Stuhl Conservation Park. 

The subject land is approximately 100 m south of the intersection of Rifle Range Road 
with Little Kaiser Stuhl Road, another no-through gravel road serving a very small number 
of rural properties. 

On the northern side of Rifle Range Road are two allotments largely covered in bushland. 
One contains a detached dwelling set back about 270m from Rifle Range Road, plus 
nearby outbuildings and a dam. These are not visible from the road or subject land due to 
screening by vegetation and topography. The other parcel is vacant. 

To the west of the subject land is a wooded summit (560m AHD). 

The locality has high scenic amenity. Much of it is covered by native vegetation, some of it 
with an open, grazed ground beneath scattered trees, and other areas with more intact 
natural habitat. There is little visual evidence of buildings or other infrastructure. There are 
fine views from high vantage points. 
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Fig 1 Subject land from Rifle Range Road at existing access-point 

 

Fig 2 Rifle Range Road showing existing and proposed access-points 
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Fig 3 Subject land from second gate on Rifle Range Road (to be closed to visitors) 

 
Fig 4 Subject land from NE corner (E end of Rifle Range Road) – proposed shed will be on 
the open rise in middle distance but Site 1 structures will be obscured by trees to the right 

 

Description of Development 

The development comprises: 

 Cabins (see accompanying Aussie Tiny Houses and Spartan documents) 
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• Six self-contained cabins, five of which are on their own discrete sites, each with 

the two remaining cabins grouped on one site (see Attachment B and 
accompanying plans and drawings) 

• At Site 1, a pair of cabins, each of 7.2m x 2.4m, with loft space accommodating 3 
beds, arranged around a single ‘L’ shaped deck of 48.92m2 – with an overall 
height of 3.5m. 

• At Site 2, a one-level disabled, 8.4m x 2.4m, ‘Coolum’ cabin which sleeps 1-2 
people with one bed – with an overall height of 3.5m. (See Aussie Tiny Houses 
document) 

• At the remaining sites, ‘Hazel’ cabins, with loft space accommodating 2 bedrooms 
(sleeps 1-4), each measuring 8.4m x 2.4m at lower level, with an overall height of 
3.6m. (See Aussie Tiny House document) 

• A rainwater system for domestic use with each cabin. 
• An outside fire pit with each cabin. 

 
Storage, Services and Access 
 

• Storage shed of 8 x 15m with external surfaces in shale grey (see accompanying 
Spartan plans and drawings). 

• One 100,000 litre dedicated metal water storage tanks for fire protection with pump 
and pipework to CFS requirements (Attachment C) – near Site 1 serving Sites 1-5 
(see accompanying Spartan plans and drawings) 

• Hydrant, CFS connection and fixed hose. 
• Petrol or diesel engine pump with a power rating of at least 3.7KW. 
• Each unit will be powered by a solar and battery system consisting of a 2.6kWh 

rooftop solar system with 7.2kWh battery storage. 
• Fire appliance hardstand area. 
• All weather formed access network with minimum road width of 3 metres 

connecting each of the building sites with Rifle Range Road and providing 
adequate fire fighting vehicle access, turning and hardstand areas as well as 
general access, including to associated parking areas. 

• All weather formed vehicle access with crossover of 6-metres width on Rifle Range 
Road – access shifted from existing gate to protect roadside native vegetation (see 
Figure 5 below and accompanying site plans prepared by Spartan) 

• Waterless composting toilet system for each cabin (see accompanying 
Wastewater Engineers Report) 

• Ezgrey greywater diverter and re-use system for each cabin to irrigate adjacent 
garden beds which will be planted with fire retardant species (see accompanying 
Wastewater Engineers Report) 
 
Signage 
 

• A free-standing entrance sign which will be 2 metres in height with black poles 
supporting a 500mm x 500m display, ‘Kaiser Ridge Eco Stay’ in light grey on a 
black background (see Figure 5 and accompanying site plans prepared by 
Spartan) and located on the subject land. 

• A sign at the entry indicating a CFS access point to meet CFS requirements. 
• Blue signs with white lettering (“FIRE WATER”) indicating firewater points to meet 

CFS requirements. 
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Each cabin contains a bathroom and a living area as well as bedroom. 

Other than the Site 1 cabins, which have a shared deck, each cabin has an abutting 
covered deck of 25.2m2. 

The unenclosed decks will be constructed in a fire-resistant hardwood timber, Spotted 
Gum. 

The deck roof structure will also be constructed in Spotted Gum timber with a laserlite 
3000 roof cladding. 

The cabins are ‘caravan style’ with wheels. Colorbond steel will enclose the space under 
each building. This is intended to satisfy CFS’s verbal recommendations to this effect and 
Hazards Principle 12:  

“Buildings and structures should be designed and configured to reduce the impact 
of bushfire through using simple designs that reduce the potential for trapping 
burning debris against the building or structure, or between the ground and 
building floor level in the case of transportable buildings.” 

The cabins will be externally clad in Colorbond steel (Shale Grey Matt) with a Cedar 
timber feature wall around the entrance. The window frames will be black aluminium. The 
shed will be the same, without the cedar features.  

Solar panels will be dark coloured and non-reflective and face upward. 

The building sites have been selected on less steep parts of the land and to capture good 
outlooks. They are in clearings to avoid or minimize clearance of native vegetation. 
Similarly, the access routes avoid need for clearance of native vegetation. 

All sites are setback more than 100 metres from Rifle Range Road / the Heysen Trail. 

Minimum separation distances from two dwellings on adjacent land are 360 metres (from 
Sites 4 and 5 to a concealed dwelling on land north of Rifle Range Road) and 420 metres 
(from Site 5 to a dwelling on adjoining land to the south). 

Water and power are issues at the site and so an aerobic system is not an ideal system. 
Use of a common septic system was considered, but based on engineering advice, 
placing drain runs in an area of native vegetation is not ideal. 

A composting toilet per tiny home is considered the best solution for the site. This will be 
incorporated into the units in the form of a Rotoloo RL650 Composting Toilet. 

The accompanying Wastewater Engineers Report prepared by Archer Environmental 
Services details how greywater will be managed on the site.  

Classification of Development 

The proposal is for tourism accommodation, a ‘merit use’ in the Primary Production Zone. 

Planning Considerations 

The planning provisions for assessing the proposal are the Development Plan provisions 
for the Barossa Council consolidated on the 1st of November 2018. The relevant 
provisions are included in Attachment F. 
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Design and Appearance 

The proposal is sympathetic to its setting with regard to shape, size, siting, materials and 
colour of the buildings and other structures. 

More particularly, it: 

• avoids use of reflective materials (Principle 3) 
• will not impinge on the visual amenity, views or sunlight enjoyed by any residents 

on adjoining land (Principles 4 and 5); 
• will enclose the below-floor space to avoid or reduce the transportable appearance 

(Principle 6); 
• will not result in light spill adversely affecting adjoining land (Principle 15); 
• is setback from public roads sufficiently to not have a detrimental impact upon the 

function, appearance or character of the locality (Principle 17). 

Although some of the buildings will be visible from Rifle Range Road and the Heysen Trail, 
the buildings’ setbacks from the road frontage and juxtaposition with undulating terrain and 
mature trees should mean that the impact is not obtrusive. 

Further, any impact must be tempered with support by the Zone provisions for tourist 
accommodation, and perhaps also, a potential symbiotic relationship between the 
proposed accommodation and use of the nearby Heysen Trail. (The website of Friends of 
Heysen Trail promotes a range of tourist accommodation along the route of the trail 
demonstrating a symbiotic relationship.) 

The built form will not have an unreasonable impact where able to be viewed from 
adjacent public or private property. 

The proposal therefore generally accords with the relevant provisions for Design and 
Appearance. 

Energy Efficiency 

The development incorporates small-scale on-site generation of renewable energy, and 
the smallness of the buildings will limit energy consumption, consistent with the broader 
intent of the relevant provisions for Energy Efficiency. 

Hazards 

Bushfire 

The woodland on the subject land has a history of livestock grazing and generally is 
significantly more open than more intact stands of native vegetation on some surrounding 
land, affording greater opportunities to manage fuel loads and site structures and access 
with little removal of native vegetation to meet fire protection and other requirements. 

The Country Fire Service (CFS) has inspected the site and assessed a preliminary 
proposal for ten units (including Site Plan, last revised 10/12/2020) 

The CFS’s advice (Attachment C) indicates that the subject land is in a high bushfire risk 
area. 

The CFS states that it has no objection to the proposal. 
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The preparation and display of a Bushfire Survival Plan “designed specifically for the 
purpose of any guests that may be in residence during a bushfire event, especially during 
the Fire Danger Season” is recommended. The applicant confirms that a Bushfire Survival 
Plan will be prepared and displayed. This will include provision of CFS information in all 
cabins plus other measures to ensure visitors are aware of and understand what to do in 
the event of a fire. 

The CFS advice specifies conditions, based on Minister’s Code 2009 “Undertaking 
development in Bushfire Protection Areas”, in respect to access to buildings, dedicated 
bushfire fighting water supply, and vegetation management. 

These will be satisfied by the proposal (Principle 9). 

Having regard to the CFS advice, the siting of buildings and structures avoids areas that 
pose an unacceptable bushfire risk as a result of one or more of the following: 

(a) vegetation cover comprising trees and/or shrubs 

(b) poor access 

(c) rugged terrain 

(d) inability to provide an adequate building protection zone 

(e) inability to provide an adequate supply of water for fire-fighting purposes (Principle 10). 

The building sites generally also avoid steep slopes narrow ridge crests and the tops of 
narrow gullies, and slopes with a northerly or westerly aspect, despite the elevated 
position in the Barossa Range (Principle 11). 

Buildings will be sited in areas with low bushfire hazard vegetation at least 20 metres from 
existing hazardous vegetation, and will have a dedicated and accessible water supply 
available at all times for fire fighting (Principle 11). The buildings are accessible to fire 
fighting vehicles from the road.  

CFS vehicles will be able to drive onto the subject land to access the tanks and buildings 
and then use turning areas on the property to leave in a forward motion. 

More particularly: 

• Access to the building sites will be of all-weather construction, with a minimum 
formed road surface width of 3 metres and must allow forward entry and exit for 
large fire-fighting vehicles. 

• The all-weather road will allow fire-fighting vehicles to safely enter and exit the 
allotment in a forward direction by incorporating either a turning area with a 
minimum radius of 12.5 metres, or a ‘T’ or ‘Y’ shaped turning area with a minimum 
formed length of 11 metres (for each ‘leg’) and minimum internal radii of 9.5 
metres. (The final details can be specified in a plan submitted before building rules 
consent.) 

• Minimum internal radii of 9.5 metres on all bends. 
• Any vegetation overhanging the access road will be pruned to achieve a minimum 

vehicular clearance of not less than 4 metres in width and a vertical height 
clearance of 4 metres. 

• The gradient of the access road will not exceed 16 degrees (29%).  
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A dedicated bushfire fighting supply will be provided to meet all of the CFS’s requirements 
specified in their report (Attachment C), including in relation to firefighting water storage, 
tank capacity and fittings, outlets, signs, hardstand areas, hoses, and a pumping system 
that operates independently of mains power supply. 

A vegetation management zone will be established to meet the CFS requirements 
specified in their report (Attachment C). Landscaping will not include trees or shrubs 
positioned where their separation from buildings is less than their mature height. 

The space under each tourist accommodation building will be enclosed by steel sheeting 
to satisfy Hazards Principle 12:  

“Buildings and structures should be designed and configured to reduce the impact 
of bushfire through using simple designs that reduce the potential for trapping 
burning debris against the building or structure, or between the ground and 
building floor level in the case of transportable buildings.” 

Other Hazards 

There will be no storage of hazardous chemicals. The development will not contribute to 
salinity or soil erosion. It is not in a location prone to land slip or acid sulphate soil. 

In view of the above, the proposal accords with the relevant Hazards provisions. 

Infrastructure 

The proposed development will generate solar power, and an independently powered 
pumping system for fire-fighting purposes is proposed. The proposal will not require 
connection to the SA Power Networks grid.  

Water and wastewater management systems have been designed and tailored to meet 
the specific constraints of the site, the latter as recommended by Archer Environmental 
Services (see accompanying Wastewater Engineers Report). 

No additional infrastructure is required for the development. Traffic volumes are unlikely to 
increase significantly as a result of the development.  

The revised proposal of six accommodation units can be expected to generate less than 
18 vehicle trips per day based on the NSW Guide to Traffic Generating Developments first 
released in 1991, and as revised in 2001 and 2013.  
 
The NSW guide suggests a daily vehicle trip generation of 3 per unit. 
 
The figure of 3 per day per unit assumes a 100% occupancy rate, a rate that is unlikely to 
be fully achieved. While there is a lack of directly comparable local examples of Tiny 
House B&B accommodation, an average occupancy rate of 53% for Air BnBs over the 
period August 2018 to May 2021 is indicated for the Barossa region by an industry 
website: https://www.airbnb.com.auis. 
 
Also, it is conceivable that some guests will be long distance walkers on the Heysen Trail, 
hence will not be car-borne.  
 
The NSW RTA guide states: "When comparison is drawn between existing similar 
developments and unit occupancy where data is available, rates based on 85 percent 
occupancy on the peak day of the week may be appropriate." 
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There appears to be a lack of closely comparable tourism accommodation (ie. tiny 
houses) in the Barossa region based on information from the Barossa Visitor Information 
Centre and other sources. However, if only 85% occupancy was obtained, that suggests a 
traffic generation of 15 trips per day. 
 
A 2013 revision of the NSW guide based on traffic generation surveys for selected uses 
(excluding tourist accommodation) suggests a traffic generation for a of 7.4-10.7 per low 
density dwelling, not including trips made internal to the subdivision, which may add up to 
an additional 25%. A dwelling in some rural primary production contexts may generate 
additional traffic due to associated rural activities and greater car dependence. Thus, the 
revised proposal is likely to generate less than the expected traffic generation of 2 
dwellings and perhaps similar to the per site generation of a single rural living dwelling. 
 
Council staff at a preliminary meeting suggested that Rifle Range Road may need 
upgrading and widening and requested that the applicant investigate this.  
 
In relation to upgrading, it is submitted, based on an inspection of Rifle Range Road with 
an experienced road construction contractor conducted in early July, that poor drainage 
and resultant stormwater discharges over the road is a key factor, likely to be more 
significant than marginal changes in traffic volume. The impact of additional traffic likely to 
be generated by the proposed development is minor compared to a need to provide more 
culverts to address the drainage issue (which is fundamentally a Council matter). 
 
The road serves several significant public interests like Kaiser Stuhl Conservation Park 
access (for public visitation and management), hiking, and access for general fire 
protection purposes, as well as offering access for adjoining private owners of uses. 
Hence, it is reasonable to view any upgrade of the public asset as first and foremost a 
Council responsibility. 
 
According to the latest plan of management, the Conservation Park receives visitation of 
6000-7000 per year, though a large majority of car trips would use Tanunda Creek Road, 
a sealed Council road along the Park’s eastern boundary, not Rifle Range Road. It is 
understood a policy of encouraging access from the eastern entrance is likely to continue. 
A Council car park and lookout about half way up the escarpment on Rifle Range Road is 
also a potential and likely actual traffic generator, not associated with private land use. 
 
A general widening of upper Rifle Range Road is not considered warranted. Prudent 
alternatives should be investigated in consultation with affected landowners and other 
stakeholders, including more and better signage and the feasibility of a sealed top of 3.5-
4m. Sealing is a considerable upfront cost. A State/regional funding contribution may be 
appropriate if it is deemed a justified upgrade. 
 
The upper Rifle Range Road network serves about a dozen land parcels in the Barossa 
Range terminating next to Kaiser Stuhl Conservation Park where there only very limited 
space for vehicle parking. A second ‘no through’ unsealed road, Little Kaiser Stuhl Road, 
intersects with Rifle Range Road on the right 250-300m before the subject land (Lot 102) 
on the ascent from the Barossa Valley. As mentioned, there is also a substantial pull-off, 
parking and lookout area about halfway up Rifle Range Road where the Heysen Trail 
route enters the road reserve. From this point to the Conservation Park, the road is a 
shared access for vehicles and pedestrians, being part of the Heysen Trail. 
 
Along the section of carriageway shared by vehicles and Heysen Trail walkers, it is highly 
desirable that a low-speed environment is retained and reinforced by appropriate warning 
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signs. Widening this section to 7 metres (as suggested) would compromise the safe 
shared use of the carriageway, encouraging vehicles to drive faster and impinging unduly 
on the safety and recreational experience of walkers. 
 
Further, landform constraints, including rocks, steep slopes, and potential for landslip, as 
well as native vegetation very close to the existing carriageway, severely limit the extent to 
which widening would be acceptable and prudent, having regard to likely cost, erosion of 
natural character and native vegetation loss.  
 
Photos (additional to those in this report) can be supplied if necessary to illustrate the 
various constraints and the vegetation and natural character that would be under threat 
from a substantial road widening.  
 
The applicants are committed to ensuring that the approach to their property and nearby 
Conservation Park retains as much of its natural character as possible while also retaining 
mature native trees on their land.  
 
A generally wider road would affect this significant natural character, the experience of 
visitors and the valuable public recreational resource that is the Heysen Trail. 
 
It is noted that a number of roads in popular National and Conservation Parks have 
narrow, weaving carriageways like that of the upper section of Rifle Range Road, yet carry 
far higher traffic volumes than Rifle Range Road managed, in part, by use of low 
enforceable speed limits and sometimes a narrow sealed top (say 3.5-4m wide). 
 
The applicants would support a lowering of the enforceable speed limit on sections of Rifle 
Range Road if deemed appropriate by Council. 
 
The applicants support installation of advisory signs to warn motorists of a low speed 
environment and the presence of walkers, including visitors unfamiliar with the road and 
shared access arrangements. 
 
Apart from that, the proposal necessitates only minor changes to permit safe entry and 
exit of vehicles at the proposed access-point to the property. 
 
Finally it is noted that the width of carriageway near the proposed entrance to the subject 
land is generally around 5-6 metres and is not a section that is either steep or winding. 
 
The applicant proposes to shift the access-point slightly to the east of the existing gate to 
avoid disturbance to an existing Council culvert, and also avoid removal one or two small 
trees that would otherwise be required to upgrade the existing access (see Figure 6 and 
accompanying site plans prepared by Spartan).  
 
A culvert will be provided to retain flows along the existing swale in this location as part of 
the crossover proposed. A detailed engineering design can be negotiated with Council 
and submitted as a reserved matter. 
 
The proposal is considered to meet the relevant Infrastructure provisions. 

Interface between Land Uses 

The buildings are positioned approximately 400 metres or more from the nearest 
dwellings. The hilly, remote locality is unlikely to be developed for intense agriculture or 
horticulture that might involve chemical spraying or activities likely to generate nuisance. 
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Therefore, the proposal will not adversely impact the use of adjoining land and accords 
with the Interface between Land Uses provisions. 

Natural Resources 

The development embraces capture of rainwater in tanks and generation of solar power. 

The development is sited and/or designed to avoid substantial alteration to the natural 
landform, and impacts on water resources and native vegetation.  

As mentioned earlier, the grassy woodland on the subject land – which has a history 
grazing by livestock - is more open than native vegetation on some of the surrounding 
land, affording greater opportunities to manage fuel loads and site structures and access 
with little removal of native vegetation to meet fire protection and other requirements. 

Care has been taken to site structures and vehicle access and parking to minimize 
impacts on native vegetation. 

In view of the above, the proposal generally accords with the relevant Natural Resources 
provisions. 

Orderly and Sustainable Development 

The proposal is compatible with the continuation of primary production (grazing) and 
conservation uses in the locality (Objective 3). There is unlikely to be more intensive 
primary production that could be affected by the proposal (Objective 7). 

Given that the land can continue to be grazed by livestock while offering low-key tourist 
accommodation in a rural setting, the proposal will not remove productive land from 
agriculture or materially diminish overall productivity for primary production (Principle 10). 

The proposal therefore accords with the relevant Orderly and sustainable development 
provisions.  
Siting and Visibility 

The orientation of the building sites is generally to areas with a lack of scenic lookouts or 
roads though there is some visibility from the Heysen Trail, a tourist route (Principle 2 (c). 

Some trees between the development and the closest section of road (and Heysen Trail) 
to the north provide substantial screening and/or will have a softening effect (Principle 2).  

The buildings are not on ridges significantly exposed to views from public places, 
dwellings or tourist facilities (Principle 3). The low profile of the buildings and use of non-
reflective external cladding will also help reduce the visual impact (Principle 4). 

The driveways and access tracks, though fairly extensive, have been designed and 
surfaced to blend sympathetically with the landscape and to minimise interference with 
natural vegetation and landforms (Principle 7), while addressing CFS requirements (see 
above). 

The development is dispersed through open woodland with mature eucalypt trees 
providing some of the visual screening that on other sites would require substantial 
landscaping in accordance with Principle 9. Buildings are well setback from the trafficable 
public road and public walking trail (as well as dwellings). 
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All of the cabin sites are more than 100 metres from Rifle Range Road. Some will be 
visible only through small gaps in vegetation where topographic screening is not provided.  

The setbacks combined screening by topography, avoidance of siting on prominent ridge-
lines, and the small dispersed built form obviate the need for substantial screen plantings. 

Native vegetation in the road reserve, combined with topography, offers substantial 
screening for much of the length of the road/Heysen Trail adjoining the subject land. 

The applicant intends to create gardens in contained areas close to the accommodation to 
enhance amenity. These will be irrigated by greywater, and create a desirable micro-
climate around the cabins without contributing to higher fire risk – see indicative 
landscaping plan (Attachment E). 

The proposal is considered to generally meet the relevant Siting and visibility provisions. 

Sloping Land 

The building sites, ancillary structures and access routes avoid the steepest parts of the 
land and minimize need for cut and fill (Principles 2 and 7).  

The development will not be bulky in appearance, will not require retaining walls, and its 
siting and design will reduce visual impact and avoid adverse impacts on watercourses 
(Principle 2).  

Driveways and access tracks will be accessible and provide a safe, all-weather trafficable 
surface (Principle 3). They will not exceed a gradient of 1 in 4 (Principle 2).  

Site drainage will be designed to minimize erosion and maintain slope stability (Principle 
5). 

The proposal meets the relevant Sloping land provisions. 

Tourism Development 

The proposal will conserve natural features of the site such as the mature trees (Objective 
2), enhance the appeal of the area as a tourist destination (Objective 3) and allow for 
appropriate levels of visitation (including use of Heysen Trail), while responding to a need 
for environmentally-sensitive design (Objective 4, Principle 9). 

The proposal will increase opportunities for overnight stays by visitors (Objective 7) and 
add to the range of services and accommodation types available in an area (Principle 4), 
while supporting continuation of agriculture (Objective 5, Principle 9 and 10). 

The development will not be immune to risk of impact by bushfires as noted by CFS. 
However, the measures proposed in accordance with CFS advice and requirements will 
help minimise the threat and impact of bushfires on life and property while protecting the 
environment (Objective 8). 

Principle 1 expects tourism development to have a functional or locational link with its 
natural, cultural or historical setting. The proposed development is located next to the 
Heysen Trail, which provides a direct pedestrian link to the nearby Kaiser Stuhl 
Conservation Park, as well as historic viticultural and settlement areas of the Barossa 
Valley floor.  
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The development is unlikely to damage or degrade natural features especially given 
selection of sites that have been grazed and are largely devoid of native understory – and 
no on-site cultural features of significance have been detected (Principle 2). 

Principle 11 is met in that the proposal will be developed in association with public open 
space and reserves (the adjoining Conservation Park), walking and cycling trails (linked to 
adjoining Heysen Trail). 

The proposed entrance sign (Attachment D) will accord with the following Principle: 

“13 Advertisements associated with tourism developments should: 

(a) not exceed 0.5 square metres in area for each display 

(b) be limited to no more than two per site 

(c) be located on the same site as the tourist development 

(d) not be internally illuminated.” 

The development will capture rainwater and generate solar energy (Principle 15). 

The proposed roads and parking areas will be unobtrusively located (Principle 19) in an 
undulating, open woodland setting. 

Principle 24 states: 

“Landscaping should comprise locally indigenous species that are appropriate to 
the development and the subject land, and facilitate amenity and environmental 
sustainability.” 

The landscaping will use species recommended by a local landscaping expert (see 
Attachment E) incorporating some indigenous species and others not liable to increase 
fire hazard (Principle 24). In this instance, greater weighting to the Hazard provisions is 
considered warranted than strict adherence to use of indigenous species some of which 
can be deemed inappropriate due to size or flammability close to the cabins. 

The proposal largely meets the relevant Siting and visibility provisions. 

Transportation and Access 

The proposal will not result in significant increases in vehicle traffic as discussed above. 
Vehicles will be able to ingress and egress the subject land in a forward motion, and 
appropriate provision is made for on-site parking and manoeuvring. In view of the above, 
the proposal accords with the relevant provisions for Transportation and access.  

Waste 

The development will incorporate appropriate systems for wastewater generated by the 
proposed accommodation –composting toilets and an Ezgrey greywater diverter for each 
cabin – in accordance with the accompanying Wastewater Engineers Report. 

Primary Production Zone 

The proposal generally accords with the Zone Objectives. 

Principle 1 specifically envisages tourist accommodation being developed in the Zone 
including through the diversification of existing farming activities. 
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The proposal does not involve cellar door sales or a restaurant (Zone Principle 4)  

The development does not lend itself to conversion to dwellings due to the shared access 
and fire fighting systems, as well as the small size of the buildings, lack of fencing to 
define private open space and their loosely grouped arrangement in open rural context 
(Principle 6). 

The development is generally compatible with the desired character of the zone (Principle 
10) in that the proposal is small-scale and relatively unobtrusive as well as meeing 
Principle 11 by being single-storey and low-profile with finishes and colours that tend to 
blend with the landscape.  

The proposal will not interfere with grazing, including on the subject land, or any other use 
in the locality.  

While the buildings are partly visible from a public road, the impact is not considered to be 
obtrusive, especially given their small scale. 

Cut and fill are minimized, and driveways and access tracks follow the contours of the land 
as closely as possible (while also avoiding mature native vegetation) to reduce their visual 
impact and erosion from water runoff (Principle 14). 

Though the development is within 500 metres of a Conservation Park and significant 
stands of native vegetation (Principle 18), the potential for spread of pest plants from the 
subject land is manageable and not considered to be a significant risk promoted by the 
proposed development, but, if necessary, could be addressed by a planning condition. 

The proposal will not result in traffic volumes that would be likely to adversely alter the 
character and amenity of the locality, or necessitate significant upgrading of public 
infrastructure including roads and other utilities (Principle 20). 

Attachments and Accompanying Documents: 

ATTACHMENTS: 

A. Certificate of Title 

B. Revised Site Plan (Spartan, Version D) 

C. CFS Correspondence 

D. Sign Elevation 

E. Indicative Landscaping Plan 

D. Development Plan Provisions 

ACCOMPANYING DOCUMENTS: 

1. Revised Plans and Drawings prepared by Spartan Plans & Building Service (Version D) 

2. 8.4m Long ‘Hazel’ Cabin Plans and Drawings (Aussie Tiny Houses) 

3. Disabled Access Cabin Plans and Drawings (Aussie Tiny Houses) 

4. Wastewater Engineers Report by Archer Environmental Services. 
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Conclusions and recommendation 

The proposal is generally consistent with the provisions for the Primary Production Zone 
and with the Council Wide provisions in the Development Plan for the Barossa Council.  

Tourist accommodation is an envisaged use of the Zone. Tiny House units cater for an 
emerging niche in regional tourism not well catered for in the Barossa area currently. 

The applicant has indicated a preparedness to meet all of the CFS’s detailed requirements 
to mitigate bushfire hazards, including access, water and appliances for fire-fighting and in 
terms of vegetation management. 

The proposal will not place any unreasonable demand on public roads or other 
infrastructure, would complement the region’s tourism and environmental resources 
including the nearby Kaiser Stuhl Conservation Park and Heysen Trail. 

In view of the above I have no hesitation in recommending the proposal to you for 
favorable consideration. 

Should you have any questions in relation to the above, please do not hesitate to contact 
me on 0488 523820 or via email: jim@regionalplanningdirections.com.au 

 

Yours faithfully 

  
 

Jim Allen 

CONSULTANT PLANNER – REGIONAL PLANNING DIRECTIONS 
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ATTACHMENT A:  Certificate of Title 

 

  
The Registrar-General certifies that this Title Register Search displays the records
maintained in the Register Book and other notations at the time of searching.

Certificate of Title - Volume 5277 Folio 217
Parent Title(s) CT 5248/618

Creating Dealing(s) TG 7840521

Title Issued 06/07/1995 Edition 7 Edition Issued 19/08/2019

Estate Type
FEE SIMPLE

Registered Proprietor

Description of Land
ALLOTMENT 101 FILED PLAN 34430
IN THE AREA NAMED FLAXMAN VALLEY
HUNDRED OF MOOROOROO

Easements
SUBJECT TO EASEMENT(S) OVER THE LAND MARKED B TO THE ELECTRICITY TRUST OF SOUTH AUSTRALIA
(TG 7840521)

SUBJECT TO FREE AND UNRESTRICTED RIGHT(S) OF WAY OVER THE LAND MARKED A

Schedule of Dealings
Dealing Number Description

12085833 MORTGAGE TO COMMONWEALTH BANK OF AUSTRALIA

Notations
Dealings Affecting Title NIL

Priority Notices NIL

Notations on Plan NIL

Registrar-General's Notes NIL

Administrative Interests NIL

Product Register Search (CT 5277/217)
Date/Time 15/10/2020 01 55PM
Customer Reference Grocke
Order ID 20201015007675

Land Services SA Page 1 of 2
Copyright: www.landservices.com.au/copyright | Privacy: www.landservices.com.au/privacy | Terms of Use: www.landservices.com.au/sailis-terms-of-use
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Product Register Search (CT 5277/217)
Date/Time 15/10/2020 01:55PM
Customer Reference Grocke
Order ID 20201015007675

Land Services SA Page 2 of 2
Copyright: www.landservices.com.au/copyright | Privacy: www.landservices.com.au/privacy | Terms of Use: www.landservices.com.au/sailis-terms-of-use
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ATTACHMENT C:  CFS Report 

 

  

 
DEVELOPMENT ASSESSMENT SERVICE 

 
Level 5, 60 Waymouth Street, Adelaide SA 5000 

T 08 8115 3372 | F 08 8115 3301 | E das@cfs sa.gov.au 
ABN 97 677 077 835 www cfs.sa.gov.au 

 

Your Ref:  37AA 
Our Ref: Barossa DA 

Please refer to: 20210105 – 02cs 
5 Janurary 2021 
 
Nicole Grocke 
PO Box 646 
Tanunda  SA  5352 
 

Dear Nicole, 

RE:  BUSHFIRE ATTACK LEVEL (BAL) ASSESSMENT – GROCKE 
LOT 101, GRAVEL PIT RD, FLAXMAN VALLEY 

TOURIST DEVELOPMENT – KAISER RIDGE 

 
An officer of the SA Country Fire Service (SA CFS) Development Assessment Service, has assessed the 
proposed development site, allotment and adjoining areas. 

A site bushfire attack assessment was conducted in accordance with the National Construction Code of 
Australia [NCC] and Australian Standard™3959 (AS3959) “Construction of Buildings in Bushfire Prone 
Areas”. 
This report shall not be considered as SA CFS endorsement of any subsequent development. 

This BAL report is considered relevant at the date of assessment.  

ASSESSMENT DETAILS: 

Site Bushfire Attack Level (BAL) 

Site 1 BAL 19 

Site 2 BAL 19 

Site 3 BAL 19 

Site 4 BAL 19 

Site 5 BAL 19 

Site 6 BAL 19 

Site 7 BAL 19 

Site 8 BAL 19 

Site 9 BAL 19 
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BUILDING CONSIDERATIONS 

Please refer to the NCC, relevant standards and state provisions for construction requirements and 
performance provisions. 
Compliance with the fire protection requirements is not a guarantee the dwelling will not burn, but its 
intent is to provide a ‘measure of protection’ from the approach, impact and passing of a bushfire. 

Should there be any need for further information please contact the undersigned at the SA CFS 
Development Assessment Service on (08) 8115 3372. 

Yours sincerely, 

 
CAREN SIEGFRIEDT 

BUSHFIRE SAFETY OFFICER 
DEVELOPMENT ASSESSMENT SERVICE 
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DEVELOPMENT ASSESSMENT SERVICE 

 
Level 5, 60 Waymouth Street, Adelaide SA 5000 

T 08 8115 3372 | F 08 8115 3301 | E das@cfs.sa gov.au 
ABN 97 677 077 835 www.cfs.sa gov.au 

 

Your Ref:  37AA 
Our Ref: Barossa DA 

Please refer to: 20210105 – 02cs 
5 Janurary 2021 
 
Nicole Grocke 
PO Box 646 
Tanunda  SA  5352 
 

Dear Nicole, 

RE:  DEVELOPMENT APPLICATION (PLANNING ASSESSMENT) – GROCKE 
LOT 101, GRAVEL PIT RD, FLAXMAN VALLEY 

TOURIST DEVELOPMENT – KAISER RIDGE 
 
Minister’s Code 2009 “Undertaking development in Bushfire Protection Areas” (as amended October 
2012) as published under Regulation 106 of the Development Regulations 2008 applies. 
Minister’s Code 2009 “Undertaking development in Bushfire Protection Areas” (as amended October 
2012) Part 2.1 states “When submitting an application it is important to remember that the 
information provided with an application forms the basis upon which the application will be 
assessed. If the information is inadequate or insufficient (incomplete, incorrect), the application may 
be delayed.”  
An officer of the SA Country Fire Service [SA CFS] Development Assessment Service has assessed 
the proposed development site, allotment and adjoining areas.  

The Bushfire Protection Zone for the area has been designated as HIGH  

The SA Country Fire Service has no objection to the proposed development. 

Minister’s Code 2009 “Undertaking development in Bushfire Protection Areas” (as amended October 
2012) provides mandatory Bushfire Protection planning requirements as conditions of consent for 
the development as follows: 

ACCESS TO HABITABLE BUILDINGS 

Minister’s Code 2009 “Undertaking development in Bushfire Protection Areas” (as amended October 
2012) Part 2.3.3.1 describes the mandatory provision that ‘Private’ roads and driveways to buildings 
shall provide safe and convenient access/egress for large Bushfire fighting vehicles, where the furthest 
point to the building from the nearest public road is more than 30 metres.  

SA CFS has no objection to the proposed access driveways as detailed on drawing named 
Sheet 1, Site Plan, dated at last revision 10/12/2020, with the following conditions: 

- Access to the building sites shall be of all-weather construction, with a minimum formed road 
surface width of 3 metres and must allow forward entry and exit for large fire-fighting vehicles. 

- The all-weather road shall allow fire-fighting vehicles to safely enter and exit the allotment in 
a forward direction by incorporating either – 
 i. A loop road around the building, OR 
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CFS Mission 
An integrated and trusted fire and emergency service, contributing to safer and more resilient communities. 
 Page 2 of 5 

 ii. A turning area with a minimum radius of 12.5 metres, OR 
 iii. A ‘T’ or ‘Y’ shaped turning area with a minimum formed length of 11 metres (for each 

‘leg’) and minimum internal radii of 9.5 metres. 
- Private access shall have minimum internal radii of 9.5 metres on all bends. 
- Vegetation overhanging the access road shall be pruned to achieve a minimum vehicular 

clearance of not less than 4 metres in width and a vertical height clearance of 4 metres.  
-      The gradient of the access road shall not exceed 16 degrees (29%). In steep terrain the 

construction of the public road or driveway shall be a sealed surface. 
-      Solid crossings over waterways shall be provided to withstand the weight of large bushfire 

appliances (GVM 21 tonnes). 

ACCESS (to dedicated water supply)  

Minister’s Code 2009 “Undertaking development in Bushfire Protection Areas” (as amended October 
2012) Part 2.3.4.1 requires a dedicated and accessible water supply to be made available at all 
times for fire-fighting.  

SA CFS has no objection to the proposed locations for the dedicated water supplies, as 
detailed on drawing named Sheet 1, Site Plan, dated at last revision 10/12/2020, providing the 
outlets are positioned to comply with the following conditions: 

-      The water supply outlet shall be easily accessible and clearly identifiable from the access 
way and at a distance of no greater than 30 metres from the proposed dwellings. 

-      The dedicated water supply and its location should be identified with suitable signage (i.e. 
blue sign with white lettering “FIRE WATER”). 

- Access to the dedicated water supply shall be of all-weather construction, with a minimum 
formed road surface width of 3 metres. 

- Provision shall be made adjacent to the water supply for a flat hardstand area (capable of 
supporting fire-fighting vehicles with a gross vehicle mass (GVM) of 21 tonnes) that is a 
distance equal to or less than 6 metres from the water supply outlet. 

- SA CFS appliance’s inlet is rear mounted; therefore the outlet/water storage shall be positioned 
so that the SA CFS appliance can easily connect to it rear facing. 

- A gravity fed water supply outlet may be remotely located from the tank to provide adequate 
access. 

- All non-metal water supply pipes for bushfire fighting purposes (other than flexible 
connections and hoses for fire-fighting) shall be buried below ground to a minimum depth of 
300mm with no non-metal parts above ground level.  

- All water supply pipes for draughting purposes shall be capable of withstanding the required 
pressure for draughting.  

WATER SUPPLY 

Minister’s Code 2009 “Undertaking development in Bushfire Protection Areas” (as amended October 
2012), Part 2.3.4.1 prescribes the mandatory provision of a dedicated and accessible water supply 
to be made available at all times for fire-fighting.  

Ministers Specification SA78 provides the technical details of the dedicated water supply for bushfire 
fighting for the bushfire zone. The dedicated bushfire fighting water supply shall also incorporate the 
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CFS Mission 
An integrated and trusted fire and emergency service, contributing to safer and more resilient communities. 
 Page 3 of 5 

installation of a pumping system, pipe-work and fire-fighting hose(s) in accordance with Minister’s 
Specification SA78: 

- A minimum supply of 5,000 litres of water for each site shall be available at all times for 
bushfire fighting purposes.  

-  The minimum requirement of 5,000 litres per site may be combined with domestic use, 
providing the outlet for domestic use is located above the dedicated fire water supply in order 
for it to remain as a dedicated supply. 

-  The bushfire fighting water supplies shall be clearly identified and fitted with an outlet of at 
least 50mm diameter terminating with a compliant SA CFS fire service adapter, which shall be 
accessible to bushfire fighting vehicles at all times. 

- The water storage facility (and any support structure) shall be constructed of non-
combustible material. 

- The dedicated fire-fighting water supply shall be pressurised by a pump that has – 
i. A minimum inlet diameter of 38mm, AND 
ii. Is powered by a petrol or diesel engine with a power rating of at least 3.7kW (5hp), OR 
iii.  A pumping system that operates independently of mains electricity and is capable of 

pressurising the water for fire-fighting purposes. 
- The dedicated fire-fighting water supply pump shall be located at or adjacent to each 

habitable building to ensure occupants safety when operating the pump during a bushfire. An 
‘Operations Instruction Procedure’ shall be located with the pump control panel. 

- The fire-fighting pump and any flexible connections to the water supply shall be protected by 
a non-combustible cover that allows adequate air ventilation for efficient pump operation. 

- All bushfire fighting water pipes and connections between the water storage facility and a 
pump shall be no smaller in diameter than the diameter of the pump inlet. 

- All non-metal water supply pipes for bushfire fighting purposes (other than flexible 
connections and hoses for fire-fighting) shall be buried below ground to a minimum depth of 
300mm with no non-metal parts above ground level.  

- A fire-fighting hose (or hoses) shall be located so that all parts of the building are within 
reach of the nozzle end of the hose and if more than one hose is required they should be 
positioned to provide maximum coverage of the building and surrounds (i.e. at opposite ends 
of the habitable building). 

- All fire-fighting hoses shall be capable of withstanding the pressures of the supplied water. 
- All fire-fighting hoses shall be of reinforced construction manufactured in accordance with AS 

2620 or AS 1221. 
- All fire-fighting hoses shall have a minimum nominal internal diameter of 18mm and a 

maximum length of 36 metres. 
- All fire-fighting hoses shall have an adjustable metal nozzle, or an adjustable PVC nozzle 

manufactured in accordance with AS 1221. 
- All fire-fighting hoses shall be readily available at all times. 
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CFS Mission 
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VEGETATION MANAGEMENT 

Minister’s Code 2009 “Undertaking development in Bushfire Protection Areas” (as amended October 
2012), Part 2.3.5 mandates that landscaping shall include Bushfire Protection features that will 
prevent or inhibit the spread of bushfires and minimise the risk to life and/or damage to buildings 
and property.  

- A vegetation management zone (VMZ) shall be established and maintained within 20 metres 
of each of the habitable buildings (or to the property boundaries – whichever comes first) as 
follows: 
i. The number of trees and understorey plants existing and to be established within the 

VMZ shall be maintained such that when considered overall a maximum coverage of 
30% is attained, and so that the leaf area of shrubs is not continuous.  Careful selection 
of the vegetation will permit the ‘clumping’ of shrubs where desirable, for diversity, and 
privacy and yet achieve the ‘overall maximum coverage of 30%’.   

ii. Reduction of vegetation shall be in accordance with SA Native Vegetation Act 1991 and 
SA Native Vegetation Regulations 2017.  

iii. Trees and shrubs shall not be planted closer to the building(s) than the distance equivalent 
to their mature height. 

iv. Trees and shrubs must not overhang the roofline of the building, touch walls, windows or 
other elements of the building. 

v. Shrubs must not be planted under trees, or must be separated by at least 1.5 times their 
mature height from the trees’ lowest branches.  

vi. Grasses within the zone shall be reduced to a maximum height of 10cm during the Fire 
Danger Season. 

vii. No understorey vegetation shall be established within 1 metre of the habitable building 
(understorey is defined as plants and bushes up to 2 metres in height). 

viii. Flammable objects such as plants, mulches and fences must not be located adjacent to 
vulnerable parts of the building such as windows, decks and eaves 

ix. The VMZ shall be maintained to be free of accumulated dead vegetation. 

CFS FURTHER RECOMMENDS: 
TOURIST ACCOMMODATION - BUSHFIRE SURVIVAL PLAN 

-     The applicants to prepare and display a BUSHFIRE SURVIVAL PLAN (BSP) designed 
specifically for the purpose of any guests that may be in residence during a bushfire event, 
especially during the Fire Danger Season. 

-     This BSP should give clear directions to persons that may be unfamiliar with the area/locality 
and unfamiliar with what protective actions they may need to take to protect their lives during 
a bushfire event, including when to take such protective actions. 

-     The BSP should address the possibility that the owners may not be present at the time of the 
bushfire event. 

-     The BSP should not expect guests to be involved in fire-fighting operations. 

-     The SA CFS ‘Bushfire Safety and Survival for Business and Organisations’ document (refer 
to CFS website) should be utilised as a basis for information and the drafting of the (GUEST) 
BSP. 

 -    The applicant should consider reducing operating hours and restrictions on days of elevated 
bushfire danger, or bushfire events in the broader vicinity. 
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CFS Mission 
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Compliance with the fire protection requirements is not a guarantee the habitable building will not 
burn, but its intent is to provide a ‘measure of protection’ from the approach, impact and passing of a 
bushfire. 
Should there be any need for further information, please contact the undersigned at the Development 
Assessment Service on (08) 8115 3372. 
 
Yours sincerely, 

 
CAREN SIEGFRIEDT 

BUSHFIRE SAFETY OFFICER 
DEVELOPMENT ASSESSMENT SERVICE 
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ATTACHMENT D:  Entrance Sign Elevation 

 
 

  




2000mm

500mm

500mm

Sign specifications at entry point of Kaiser Ridge.


Business name and logo will be on steel backing, black background with pale grey font.


Posts to be made of 50mm RHS square steel, painted black, cemented 600mm deep in 300mm 
diameter holes.


Sign location as shown on site plan.


Ground Level
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ATTACHMENT E:  Indicative Landscaping Plan 
 

 

	
	
	

	

 2 August 2021 
 
Dear Nicole .   
 
Thank you for engaging The Garden Barossa for 
DESIGN – ADVICE – INSPIRATION for the Kaiser Ridge Development,  
Lot 101 Gravel  Pit Road FLAXMAN VALLEY.  
 
The concept designs have been thoughtful ly designed with 
consideration to f ire safety as the main focus.  Your v is ion for an 
“eco style lodge” has encouraged me to focus on design ing safe and 
practical  garden spaces that are low maintenance but sti l l  have 
p leasing aesthetic qual it ies.  The gardens wi l l  g ive a feel ing of 
tranqui l ity and peace whi le being f ire safe with the surrounding 
natural  landscape.   
	
The concept garden examples (3) have been designed to reduce the 
intensity and impact of a potentia l  bushfire on the accommodation 
pod(s) and to an extent,  the garden too.  This has been done by 
selecting f ire retardant p lants (a p lant species that wi l l  not readi ly 
burn dur ing a f ire and can slow the passage of f ire) and f ire 
resistant p lants (a p lant species that wi l l  not die from f ire but wi l l  
regrow after being affected by f ire) .  It is important to understand 
that a l l  p lants can burn under the r ight condit ions.  There is no p lant 
that wi l l  not burn under extended burn ing condit ions.  General ly a f ire 
front can last anywhere between 10-15mins,  hence certain p lants can 
withstand a f ire .  Where I  could ,  I  have incorporated p lants that wi l l  
boi l  rather than burn hence slowing down f ire impact and adding more 
protection from a passing f ire .   
 
In  these garden designs I  have selected p lants that are suited to 
the local  area for strong growth and resi l ience to the e lements, but 
the gardens must be irr igated with water to ensure that the 
gardens remain healthy,  which wi l l  continue to promote a f ire safe 
environment.  Without irr igation ,  despite how tough a p lant might be,  
a l l  p lants can die which wi l l  add to fuel  load and a lter the aesthetics 
of the area.  Irr igation supply for each garden wi l l  need to be 
factored into the existing water storage capacity and calcu lations 
for this project.  In  the ear ly years of establ ishment,  these gardens 
wi l l  not survive on natural  ra infal l  a lone.   
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Summary of p lants used in the concept designs:  
Note: not every p lant l isted below has been used in a l l  the designs,  
but they are here if  p lants need to be interchanged.  These are a l l  
f ire safe p lants that can be interchanged if  necessary.  
 
Ground covers.  
 
Kennedia prostrata “Running Postman” .  
Myoporum parvifo l ium “Yareena” 
Myporum petio latum “Sticky Boobia l la”  
Rosemary off ic ina l is (prostrate) 
Stachys lanata “Lamb’s Ears” 
Carpobrotus v irescens “Pigface” 
 
Low Shrubs.  
 
Anigozanthos “Kangaroo Paw” – hybrids “Gold Velvet” ,  “Regal  
Velvet” ,  “Amber Velvet” ,  “Ruby Velvet” .  
Agapanthus or iental is “Queen Mum PMN06” ( low seeding var iety 
hence won’t become noxious and has higher water content in the 
leaves, attractive and great for a f ire break” or Agapanthus 
or iental is “Cloudy Days” .  
Casuarina g lauca “Free Fal l  CAS01” 
Senecio v ira v ira 
Tanacetum ptarmicif lorum “Lace Plant” 
Correa a lba (prostrate)  
Enchylaena tomentosa var .  tomentosa (prostrate or shrub)  
Maireana sedifol ia “Pearl  Bluebush” 
Maireana brevifo l ia “Short- leaf Bluebush” 
Atrip lex semibacata “Creeping Saltbush” H 80cm - 1 .5m W 
Rhagodia spinescens “Hedge Saltbush” H 1- 1 .2m – 1 .5m W 
Westringia fruticosa “Grey Box Westringia”  
 
 
 
Medium Shrubs.  
 
Myoporum insulare 
Magnol ia grandi lfora “L ittle Gem” 
Nandia domestica “Blush AKA” 
Westringia fruticosa “Mundi WES05” 
Westringia “Narina WES01” 
Acema smithi i  “Subl ime DOW30” 
Raphio lepsis indica “Cosmic White RAPH01” 
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Dodonaea v iscosa “Hopbush” .  Mature height 1 .5-4m tal l .  Can be pruned 
each late winter and early spr ing for optimal compaction and 
shape/height.  
 
Mat rush and Flax L i ly .  
 
Dianel la tasmanica “Blaze NPW2” 
Dianel la caerulea “Breeze DCNCO” 
Dianel la caerulea “Cassa Blue DBB03” 
Dianel la caerulea “King Alfred JOHN316” 
Dianel la caerulea “L ittle Jess DCMP01” 
Dianel la revoluta “L ittle Rev DR5000” 
Dianel la  caeru lea “Lucia DC101” 
Dianel la revoluta “Revelation DRG04” 
Dianel la tasmanica “Tasred TR20” 
Dianel la tasmanica “Wyeena TAS300” 
Dianel la tasmanica “Emerald Arch DT23” 
Lomandra longifo l ia “Tanika” LM300 
Lomandra longifo l ia “Nyal la” LM400 
Lomandra lon igol ia “Katrinus Deluxe” 
 
Phormiums (Flax) .  
 
Succulents/Cactus/Yucca.   

 
ü Store water in their leaves 
ü Produce very l itt le dead materia l  
ü Deep roots prevent erosion 
ü Maintain h igh moisture content with l imited watering 
ü Low growing habits 
ü Contain low levels of volati le o i ls or resins 
ü Have open and loose branching habit with low volume of total  

vegetation 
 
Aeonium arboreum, Aeonim “Zwartkop” .  
Agave varieties l ike Agave americana “Variegata”,  A.  americana 
Mediopicta Alba,  A.attenuata “Foxtai l  Agave” ,  A.attenuata “Si lver 
Tr im”,  Agave “Blue Glow”.  
Kalanchoe varieties l ike “F lapjack” or “Greml in” .  
Crassula var ieties l ike Crassula arborescens.  
Sedum varieties l ike “Autumn Joy” .  Sedum rubrotinctum “Jel ly Bean” .  
Cotyledon orbicu lata “Pigs Ears” or “Kermit” p lus other var ieties.  
Senecio serpens “Blue Chalk Sticks” .  
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ATTACHMENT F:  Development Plan Provisions 

Design and Appearance 
OBJECTIVES 

1 Development of a high architectural standard that responds to and reinforces positive 
aspects of the local environment and built form. 

2 Roads, open spaces, buildings and land uses laid out and linked so that they are easy to 
understand and navigate. 

PRINCIPLES OF DEVELOPMENT CONTROL 

1 The design of a building may be of a contemporary nature and exhibit an innovative 
style provided the overall form is sympathetic to the scale of development in the locality 
and with the context of its setting with regard to shape, size, materials and colour. 

2 Buildings should be designed and sited to avoid creating extensive areas of 
uninterrupted walling facing areas exposed to public view. 

3 Buildings should be designed to reduce their visual bulk and provide visual interest 
through design elements such as: 

(a) articulation 

(b) colour and detailing 

(c) small vertical and horizontal components 

(d) design and placing of windows 

(e) variations to facades. 

4 Where a building is sited on or close to a side boundary, the side boundary wall should 
be sited and limited in length and height to minimise: 

(a) the visual impact of the building as viewed from adjoining properties 

(b) overshadowing of adjoining properties and allow adequate sun light to neighbouring 
buildings. 

5 Building form should not unreasonably restrict existing views available from 
neighbouring properties and public spaces. 

6 Transportable buildings and buildings which are elevated on stumps, posts, piers, 
columns or the like, should have their suspended footings enclosed around the perimeter 
of the building with brickwork or timber, and the use of verandas, pergolas and other 
suitable architectural detailing to give the appearance of a permanent structure. 

7 The external walls and roofs of buildings should not incorporate highly reflective 
materials which will result in glare. 

8 Structures located on the roofs of buildings to house plant and equipment should form 
an integral part of the building design in relation to external finishes, shaping and colours. 

9 Building design should emphasise pedestrian entry points to provide perceptible and 
direct access from public street frontages and vehicle parking areas. 
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10 Development should provide clearly recognisable links to adjoining areas and facilities. 

11 Buildings, landscaping, paving and signage should have a co-ordinated appearance 
that maintains and enhances the visual attractiveness of the locality. 

12 Buildings (other than ancillary buildings or group dwellings) should be designed so that 
their main façade faces the primary street frontage of the land on which they are situated. 

13 Where applicable, development should incorporate verandas over footpaths to 
enhance the quality of the pedestrian environment. 

14 Development should be designed and sited so that outdoor storage, loading and 
service areas are screened from public view by an appropriate combination of built form, 
solid fencing and/or landscaping. 

15 Outdoor lighting should not result in light spillage on adjacent land. 

[16 is not relevant as the proposal does not involve balconies] 

Building Setbacks from Road Boundaries 

17 The setback of buildings from public roads should: 

(a) be similar to, or compatible with, setbacks of buildings on adjoining land and other 
buildings in the locality 

(b) contribute positively to the streetscape character of the locality 

(c) not result in or contribute to a detrimental impact upon the function, appearance or 
character of the locality. 

18 Except where specified in a particular zone, policy area or precinct, the main face of a 
building should be set back from the primary road frontage in accordance with the 
following table: 

Up to 2 metres - The same setback as one of the adjacent buildings… 

Greater than 2 metres - At least the average setback of the adjacent buildings. 

19 Except where specified in a zone, policy area or precinct, the setback of development 
from a secondary street frontage should reflect the setbacks of the adjoining buildings and 
other buildings in the locality. 

[20 relating to setbacks from Sturt Highway is not relevant] 

Energy Efficiency 
OBJECTIVES 

1 Development designed and sited to conserve energy, and minimise waste. 

2 Development that provides for on-site power generation including photovoltaic cells and 
wind power. 

PRINCIPLES OF DEVELOPMENT CONTROL 

1 Development should provide for efficient solar access to buildings and open space all 
year around. 

2 Buildings should be sited and designed: 
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(a) to ensure adequate natural light and winter sunlight is available to the main activity 
areas of adjacent buildings 

(b) so that open spaces associated with the main activity areas face north for exposure to 
winter sun. 

On-site Energy Generation 

3 Development should facilitate the efficient use of photovoltaic cells and solar hot water 
systems by: 

(a) taking into account overshadowing from neighbouring buildings 

(b) designing roof orientation and pitches to maximise exposure to direct sunlight. 

4 Public infrastructure, including lighting and telephones, should be designed to generate 
and use renewable energy. 

Hazards 
OBJECTIVES 

1 Maintenance of the natural environment and systems by limiting development in areas 
susceptible to natural hazard risk. 

2 Development located away from areas that are vulnerable to, and cannot be adequately 
and effectively protected from the risk of natural hazards. 

3 Critical community facilities such as hospitals, emergency control centres, major service 
infrastructure facilities, and emergency service facilities located where they are not 
exposed to natural hazard risks. 

4 Development located and designed to minimise the risks to safety and property from 
flooding. 

5 Development located to minimise the threat and impact of bushfires on life and property. 

6 Expansion of existing non-rural uses directed away from areas of high bushfire risk. 

7 The environmental values and ecological health of receiving waterways and marine 
environments protected from the release of acid water resulting from the disturbance of 
acid sulphate soils. 

8 Protection of human health and the environment wherever site contamination has been 
identified or suspected to have occurred. 

9 Appropriate assessment and remediation of site contamination to ensure land is suitable 
for the proposed use and provides a safe and healthy living and working environment. 

10 Minimisation of harm to life, property and the environment through appropriate location 
of development and appropriate storage, containment and handling of hazardous 
materials. 

PRINCIPLES OF DEVELOPMENT CONTROL 

1 Development should be excluded from areas that are vulnerable to, and cannot be 
adequately and effectively protected from, the risk of hazards. 
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2 Development located on land subject to hazards as shown on the Overlay Maps - 
Development Constraints and Concept Plan Map Baro/2 - Nuriootpa Township (Nuriootpa) 
and Concept Plan Map Baro/7 - Township (Stockwell) should not occur unless it is sited, 
designed and undertaken with appropriate precautions being taken against the relevant 
hazards. 

3 There should not be any significant interference with natural processes in order to 
reduce the exposure of development to the risk of natural hazards. 

Flooding 

4 Development should not occur on land where the risk of flooding is likely to be harmful to 
safety or damage property. 

5 Development should not be undertaken in areas liable to inundation by tidal, drainage or 
flood waters unless the development can achieve all of the following: 

(a) it is developed with a public stormwater system capable of catering for a 1-in-100 year 
average return interval flood event 

 (b) buildings are designed and constructed to prevent the entry of floodwaters in a 1-in-
100 year average return interval flood event. 

6 Development, including earthworks associated with development, should not do any of 
the following: 

(a) impede the flow of floodwaters through the land or other surrounding land 

(b) increase the potential hazard risk to public safety of persons during a flood event 

(c) aggravate the potential for erosion or siltation or lead to the destruction of vegetation 
during a flood 

(d) cause any adverse effect on the floodway function 

(e) increase the risk of flooding of other land 

(f) obstruct a watercourse. 

Bushfire 

7 The following bushfire protection principles of development control apply to development 
of land identified as General, Medium and High bushfire risk areas as shown on the 
Bushfire Protection Area BPA Maps - Bushfire Risk. 

8 Development in a Bushfire Protection Area should be in accordance with those 
provisions of the Minister’s Code: Undertaking development in Bushfire Protection Areas 
that are designated as mandatory for Development Plan Consent purposes. 

9 Buildings and structures should be located away from areas that pose an unacceptable 
bushfire risk as a result of one or more of the following: 

(a) vegetation cover comprising trees and/or shrubs 

(b) poor access 

(c) rugged terrain 

(d) inability to provide an adequate building protection zone 
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(e) inability to provide an adequate supply of water for fire-fighting purposes. 

10 Residential, tourist accommodation and other habitable buildings should: 

(a) be sited on the flatter portion of allotments and avoid steep slopes, especially upper 
slopes, narrow ridge crests and the tops of narrow gullies, and slopes with a northerly or 
westerly aspect 

(b) be sited in areas with low bushfire hazard vegetation and set back at least 20 metres 
from existing hazardous vegetation 

(c) have a dedicated and accessible water supply available at all times for fire fighting. 

11 Extensions to existing buildings, outbuildings and other ancillary structures should be 
sited and constructed using materials to minimise the threat of fire spread to residential, 
tourist accommodation and other habitable buildings in the event of bushfire. 

12 Buildings and structures should be designed and configured to reduce the impact of 
bushfire through using simple designs that reduce the potential for trapping burning debris 
against the building or structure, or between the ground and building floor level in the case 
of transportable buildings. 

[13 to 15 are not relevant as the proposal is not for land division]  

[16 is not relevant as the proposal is not for an olive orchard]  

Salinity 

17 Development should not increase the potential for, or result in an increase in, soil and 
water salinity. 

18 Preservation, maintenance and restoration of locally indigenous plant species should 
be encouraged in areas affected by dry land salinity. 

19 Irrigated horticulture and pasture should not increase groundwater-induced salinity. 

Acid Sulfate Soils 

20 Development and activities, including excavation and filling of land, that may lead to the 
disturbance of potential or actual acid sulfate soils should be avoided unless such 
disturbances are managed in a way that effectively avoids the potential for harm or 
damage to any of the following: 

(a) natural water bodies and wetlands 

(b) agricultural or aquaculture activities 

(c) buildings, structures and infrastructure 

(d) public health. 

21 Development, including primary production, aquaculture activities and infrastructure, 
should not proceed unless it can be demonstrated that the risk of releasing acid water 
resulting from the disturbance of acid sulfate soils is minimal. 
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Site Contamination 

22 Development, including land division, should not occur where site contamination has 
occurred unless the site has been assessed and remediated as necessary to ensure that it 
is suitable and safe for the proposed use. 

Containment of Chemical and Hazardous Materials 

23 Hazardous materials should be stored and contained in a manner that minimises the 
risk to public health and safety and the potential for water, land or air contamination. 

24 Development that involves the storage and handling of hazardous materials should 
ensure that these are contained in designated areas that are secure, readily accessible to 
emergency vehicles, impervious, protected from rain and stormwater intrusion and other 
measures necessary to prevent: 

(a) discharge of polluted water from the site 

(b) contamination of land 

(c) airborne migration of pollutants 

(d) potential interface impacts with sensitive land uses. 

Landslip 

25 Land identified as being at risk from landslip as shown on the Overlay Maps - 
Development Constraints should not be developed. 

26 Development, including associated cut and fill activities, should not lead to an 
increased danger from land surface instability or to the potential of landslip occurring on 
the site or on surrounding land. 

27 Development on steep slopes should promote the retention and replanting of 
vegetation as a means of stabilising and reducing the possibility of surface movement or 
disturbance. 

28 Development in areas susceptible to landslip should: 

(a) incorporate split level designs to minimise cutting into the slope 

(b) ensure that cut and fill and heights of faces are minimised 

(c) ensure cut and fill is supported with engineered retaining walls or are battered to 
appropriate grades 

(d) control any erosion that will increase the gradient of the slope and decrease stability 

(e) ensure the siting and operation of an effluent drainage field does not contribute to 
landslip 

(f) provide drainage measures to ensure surface stability is not compromised 

(g) ensure natural drainage lines are not obstructed. 
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Interface between Land Uses 
OBJECTIVES 

1 Development located and designed to prevent adverse impact and conflict between land 
uses. 

2 Protect community health and amenity and support the operation of all desired land uses. 

PRINCIPLES OF DEVELOPMENT CONTROL 

1 Development should not detrimentally affect the amenity of the locality or cause 
unreasonable interference through any of the following: 

(a) the emission of effluent, odour, smoke, fumes, dust or other airborne pollutants 

(b) noise 

(c) vibration 

(d) electrical interference 

(e) light spill 

(f) glare 

(g) hours of operation 

(h) traffic impacts. 

2 Development should be sited and designed to minimise negative impact on existing and 
potential future land uses considered appropriate in the locality. 

3 Development adjacent to a Residential Zone or residential area within a Township Zone 
should be designed to minimise overlooking and overshadowing of nearby residential 
properties. 

4 Residential development adjacent to non-residential zones and land uses should be 
located, designed and/or sited to protect residents from potential adverse impacts from 
non-residential activities. 

5 Sensitive uses likely to conflict with the continuation of lawfully existing developments 
and land uses considered appropriate for the zone should not be developed or should be 
designed to minimise negative impacts. 

Noise 

6 Development that emits noise (other than music noise) should include noise attenuation 
measures that achieve the relevant Environment Protection (Noise) Policy criteria when 
assessed at the nearest existing noise sensitive premises. 

7 Development with the potential to emit significant noise (e.g. industry) should 
incorporate noise attenuation measures that prevent noise from causing unreasonable 
interference with the amenity of noise sensitive premises. 

Air Quality 

8 Development with the potential to emit harmful or nuisance-generating air pollution 
should incorporate air pollution control measures to prevent harm to human health or 
unreasonable interference with the amenity of sensitive uses within the locality. 
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9 Chimneys or exhaust flues associated with commercial development (including cafes, 
restaurants and fast food outlets) should be designed to ensure they do not cause a 
nuisance or health concerns to nearby sensitive receivers by: 

(a) incorporating appropriate treatment technology before exhaust emissions are released 
to the atmosphere 

(b) ensuring that the location and design of chimneys or exhaust flues maximises 
dispersion and takes into account the location of nearby sensitive uses. 

Rural Interface 

10 The potential for adverse impacts resulting from rural development should be 
minimised by: 

(a) not locating horticulture or intensive animal keeping on land adjacent to townships 

(b) maintaining an adequate separation between horticulture or intensive animal keeping 
and townships, other sensitive uses and, where desirable, other forms of primary 
production. 

11 Traffic movement, spray drift, dust, noise, odour, and the use of frost fans and gas 
guns associated with primary production activities should not lead to unreasonable impact 
on adjacent land users. 

12 Existing primary production uses and mineral extraction should not be prejudiced by 
the inappropriate encroachment of sensitive uses such as urban development. 

13 Development within 300 metres of facilities for the handling, transportation and storage 
of bulk commodities should: 

(a) not prejudice the continued operation of those facilities 

(b) be located, designed, and developed having regard to the potential environmental 
impact arising from the operation of such facilities and the potential extended operation of 
activities. 

14 Development within townships should be located and designed taking into account the 
potential impacts of existing adjacent primary production uses by the provision of a 
sufficient area set aside for a buffer to achieve where appropriate: 

(a) acoustic mounding 

(b) spray shields 

(c) vegetated landscaping 

(d) or any other technique that results in the minimisation of the impact of the primary 
production activities on the development. 

15 Rural development should provide a buffer to the adjoining urban development as 
shown in Concept Plan Map Baro/12 - Rural/Urban Interface Buffer. 

Natural Resources 
OBJECTIVES 

1 Retention, protection and restoration of the natural resources and environment. 
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2 Protection of the quality and quantity of South Australia’s surface waters, including 
inland and underground waters. 

3 The ecologically sustainable use of natural resources including water resources, 
including groundwater, surface water and watercourses. 

4 Natural hydrological systems and environmental flows reinstated, and maintained and 
enhanced. 

5 Development consistent with the principles of water sensitive design. 

6 Development sited and designed to: 

(a) protect natural ecological systems 

(b) achieve the sustainable use of water 

(c) protect water quality, including receiving waters 

(d) reduce runoff and peak flows and prevent the risk of downstream flooding 

(e) minimise demand on reticulated water supplies 

(f) maximise the harvest and use of stormwater 

(g) protect stormwater from pollution sources. 

7 Storage and use of stormwater which avoids adverse impact on public health and safety. 

8 Native flora, fauna and ecosystems protected, retained, conserved and restored. 

9 Restoration, expansion and linking of existing native vegetation to facilitate habitat 
corridors for ease of movement of fauna. 

10 Minimal disturbance and modification of the natural landform. 

11 Protection of the physical, chemical and biological quality of soil resources. 

12 Protection of areas prone to erosion or other land degradation processes from 
inappropriate development. 

13 Protection of the scenic qualities of natural and rural landscapes. 

PRINCIPLES OF DEVELOPMENT CONTROL 

1 Development should be undertaken with minimum impact on the natural environment, 
including air and water quality, land, soil, biodiversity, and scenically attractive areas. 

2 Development should ensure that South Australia’s natural assets, such as biodiversity, 
water and soil, are protected and enhanced. 

3 Development should not significantly obstruct or adversely affect sensitive ecological 
areas such as creeks and wetlands. 

4 Development should be appropriate to land capability and the protection and 
conservation of water resources and biodiversity. 

Water Sensitive Design 

5 Development should be designed to maximise conservation, minimise consumption and 
encourage re-use of water resources. 
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6 Development should not take place if it results in unsustainable use of surface or 
underground water resources. 

7 Development should be sited and designed to: 

(a) capture and re-use stormwater, where practical 

(b) minimise surface water runoff 

(c) prevent soil erosion and water pollution 

(d) protect and enhance natural water flows 

(e) protect water quality by providing adequate separation distances from watercourses 
and other water bodies 

(f) not contribute to an increase in salinity levels 

(g) avoid the water logging of soil or the release of toxic elements 

(h) maintain natural hydrological systems and not adversely affect: 

(i) the quantity and quality of groundwater 

(ii) the depth and directional flow of groundwater 

(iii) the quality and function of natural springs. 

8 Water discharged from a development site should: 

(a) be of a physical, chemical and biological condition equivalent to or better than its pre-
developed state 

(b) not exceed the rate of discharge from the site as it existed in pre-development 
conditions. 

9 Development should include stormwater management systems to protect it from 
damage during a minimum of a 1-in-100 year average return interval flood. 

10 Development should have adequate provision to control any stormwater over-flow 
runoff from the site and should be sited and designed to improve the quality of stormwater 
and minimise pollutant transfer to receiving waters. 

11 Development should include stormwater management systems to mitigate peak flows 
and manage the rate and duration of stormwater discharges from the site to ensure the 
carrying capacities of downstream systems are not overloaded. 

12 Development should include stormwater management systems to minimise the 
discharge of sediment, suspended solids, organic matter, nutrients, bacteria, litter and 
other contaminants to the stormwater system. 

13 Stormwater management systems should preserve natural drainage systems, including 
the associated environmental flows. 

14 Stormwater management systems should: 

(a) maximise the potential for stormwater harvesting and re-use, either on-site or as close 
as practicable to the source 

(b) utilise, but not be limited to, one or more of the following harvesting methods: 
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(i) the collection of roof water in tanks 

(ii) the discharge to open space, landscaping or garden areas, including strips adjacent to 
car parks 

(iii) the incorporation of detention and retention facilities 

(iv) aquifer recharge. 

15 Where it is not practicable to detain or dispose of stormwater on site, only clean 
stormwater runoff should enter the public stormwater drainage system. 

16 Artificial wetland systems, including detention and retention basins, should be sited and 
designed to: 

(a) ensure public health and safety is protected 

(b) minimise potential public health risks arising from the breeding of mosquitoes. 

Water Catchment Areas 

17 Development should ensure watercourses and their beds, banks, wetlands and 
floodplains are not damaged or modified and are retained in their natural state, except 
where modification is required for essential access or maintenance purposes. 

18 No development should occur where its proximity to a swamp or wetland will damage 
or interfere with the hydrology or water regime of the swamp or wetland. 

19 A wetland or low-lying area providing habitat for native flora and fauna should not be 
drained, except temporarily for essential management purposes to enhance environmental 
values. 

20 Along watercourses, areas of remnant native vegetation, or areas prone to erosion, 
that are capable of natural regeneration should be fenced off to limit stock access. 

21 Development such as cropping, intensive animal keeping, residential, tourism, industry 
and horticulture, that increases the amount of surface runoff should include a strip of land 
at least 20 metres wide measured from the top of existing banks on each side of a 
watercourse that is: 

(a) fenced to exclude livestock 

(b) kept free of development, including structures, formal roadways or access ways for 
machinery or any other activity causing soil compaction or significant modification of the 
natural surface of the land 

(c) revegetated with locally indigenous vegetation comprising trees, shrubs and other 
groundcover plants to filter runoff so as to reduce the impacts on native aquatic 
ecosystems and to minimise soil loss eroding into the watercourse. 

22 Development resulting in the depositing of an object or solid material in a watercourse 
or floodplain or the removal of bank and bed material should not: 

(a) adversely affect the migration of aquatic biota 

(b) adversely affect the natural flow regime 

(c) cause or contribute to water pollution 
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(d) result in watercourse or bank erosion 

(e) adversely affect native vegetation upstream or downstream that is growing in or 
adjacent to a watercourse. 

23 The location and construction of dams, water tanks and diversion drains should: 

(a) occur off watercourse 

(b) not take place in ecologically sensitive areas or on erosion-prone sites 

(c) provide for low flow by-pass mechanisms to allow for migration of aquatic biota 

(d) not negatively affect downstream users 

(e) minimise in-stream or riparian vegetation loss 

(f) incorporate features to improve water quality (eg wetlands and floodplain ecological 
communities) 

(g) protect ecosystems dependent on water resources. 

24 Irrigated horticulture and pasture should not increase groundwater-induced salinity. 

25 Development should comply with the current Environment Protection (Water Quality) 
Policy. 

Biodiversity and Native Vegetation 

26 Development should retain existing areas of native vegetation and where possible 
contribute to revegetation using locally indigenous plant species. 

27 Development should be designed and sited to minimise the loss and disturbance of 
native flora and fauna. 

28 The provision of services, including power, water, effluent and waste disposal, access 
roads and tracks should be sited on areas already cleared of native vegetation. 

29 Native vegetation should be conserved and its conservation value and function not 
compromised by development if the native vegetation does any of the following: 

(a) provides an important habitat for wildlife or shade and shelter for livestock 

(b) has a high plant species diversity or includes rare, vulnerable or endangered plant 
species or plant associations and communities 

(c) provides an important seed bank for locally indigenous vegetation 

(d) has high amenity value and/or significantly contributes to the landscape quality of an 
area, including the screening of buildings and unsightly views 

(e) has high value as a remnant of vegetation associations characteristic of a district or 
region prior to extensive clearance for agriculture 

(f) is growing in, or is characteristically associated with a wetland environment. 

30 Native vegetation should not be cleared if such clearing is likely to lead to, cause or 
exacerbate any of the following: 

(a) erosion or sediment within water catchments 

(b) decreased soil stability 
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(c) soil or land slip 

(d) deterioration in the quality of water in a watercourse or surface water runoff 

(e) a local or regional salinity problem 

(f) the occurrence or intensity of local or regional flooding. 

31 Development that proposes the clearance of native vegetation should address or 
consider the implications that removing the native vegetation will have on the following: 

(a) provision for linkages and wildlife corridors between significant areas of native 
vegetation 

(b) erosion along watercourses and the filtering of suspended solids and nutrients from 
runoff 

(c) the amenity of the locality 

(d) bushfire safety 

(e) the net loss of native vegetation and other biodiversity. 

32 Where native vegetation is to be removed, it should be replaced in a suitable location 
on the site with locally indigenous vegetation to ensure that there is not a net loss of native 
vegetation and biodiversity. 

33 Development should be located and occur in a manner which: 

(a) does not increase the potential for, or result in, the spread of pest plants, or the spread 
of any non- indigenous plants into areas of native vegetation or a conservation zone 

(b) avoids the degradation of remnant native vegetation by any other means including as a 
result of spray drift, compaction of soil, modification of surface water flows, pollution to 
groundwater or surface water or change to groundwater levels 

(c) incorporates a separation distance and/or buffer area to protect wildlife habitats and 
other features of nature conservation significance. 

34 Development should promote the long-term conservation of vegetation by: 

(a) avoiding substantial structures, excavations, and filling of land in close proximity to the 
trunk of trees and beneath their canopies 

(b) minimising impervious surfaces beneath the canopies of trees 

(c) taking other effective and reasonable precautions to protect both vegetation and the 
integrity of structures and essential services. 

[35 and 36 are irrelevant as the proposal is not for the growing of olives]  

Soil Conservation 

37 Development should not have an adverse impact on the natural, physical, chemical or 
biological quality and characteristics of soil resources. 

38 Development should be designed and sited to prevent erosion. 

39 Development should take place in a manner that will minimise alteration to the existing 
landform. 
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40 Development should minimise the loss of soil from a site through soil erosion or 
siltation during the construction phase of any development and following the 
commencement of an activity. 

Orderly and Sustainable Development 
OBJECTIVES 

1 Orderly and economical development that creates a safe, convenient and pleasant 
environment in which to live. 

2 Development occurring in an orderly sequence and in a compact form to enable the 
efficient provision of public services and facilities. 

3 Development that does not jeopardise the continuance of adjoining authorised land uses. 

4 Development that does not prejudice the achievement of the provisions of the 
Development Plan. 

5 Development abutting adjoining Council areas having regard to the policies of that 
Council’s Development Plan. 

6 Urban development contained within existing townships and settlements and located 
only in zones designated for such development. 

7 Development of rural land primarily for primary production and other uses compatible 
with maintaining rural productivity. 

8 Localities having substandard, unhealthy or obsolete development improved. 

9 Integrated re-development of poor quality buildings and under-utilised land. 

PRINCIPLES OF DEVELOPMENT CONTROL 

1 Development should not prejudice the development of a zone for its intended purpose. 

2 Land outside of townships and settlements should primarily be used for primary 
production and conservation purposes. 

3 The economic base of the region should be expanded in a sustainable manner. 

4 Urban development should form a compact extension to an existing built-up area. 

5 Ribbon development should not occur along arterial roads shown in Overlay Maps - 
Transport. 

6 Development should be located and staged to achieve the economical provision of 
public services and infrastructure, and to maximise the use of existing services and 
infrastructure. 

7 Where development is expected to impact upon the existing infrastructure network 
(including the transport network), development should demonstrate how the undue effect 
will be addressed. 

8 Vacant or underutilised land should be developed in an efficient and co-ordinated 
manner to not prejudice the orderly development of adjacent land. 
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9 Development involving the expansion of an existing use should be designed to improve 
the visual appearance of the site and lead to a reduction of any negative impact on the 
locality. 

10 Development which would remove productive land from agriculture or diminish its 
overall productivity for primary production should not be undertaken unless the land is 
required for essential public purposes. 

11 Development should be undertaken in accordance with the following: 

▪ Concept Plan Map Baro/1 - District Town Centre (Nuriootpa) 

▪ Concept Plan Map Baro/2 - Nuriootpa Township (Nuriootpa) 

▪ Concept Plan Map Baro/3 - District Town Centre (Angaston) 

▪ Concept Plan Map Baro/4 - Lyndoch Centre (Lyndoch) 

▪ Concept Plan Map Baro/5 - Residential (Lyndoch) 

▪ Concept Plan Map Baro/6 - Residential (Williamstown) 

▪ Concept Plan Map Baro/7 - Township (Stockwell) 

▪ Concept Plan Map Baro/8 - Rural Living (Cockatoo Valley) 

▪ Concept Plan Map Baro/9 - Industry (Barossa Valley Region) (Moppa Road South) 

▪ Concept Plan Map Baro/10 - Kroemer Crossing 

▪ Concept Plan Map Baro/11 - Light Industry and Warehouse Area 

▪ Concept Plan Map Baro/12 - Rural/Urban Interface Buffer 

▪ Concept Plan Map Baro/13 - Beckwith Park General Industry Precinct (Beckwith Park) 

▪ Concept Plan Map Baro/14 - Mount Pleasant 

▪ Concept Plan Map Baro/15 - Gawler East 

▪ Concept Plan Map Baro/16 - Tanunda Residential 

▪ Concept Plan Map Baro/17 - Lyndoch Fringe 

▪ Concept Plan Map Baro/18 - Nuriootpa Sturt Highway Service Centre 

Siting and Visibility 
OBJECTIVES 

1 Protection of scenically attractive areas, particularly natural and rural landscapes. 

2 The protection and enhancement of the area’s visual amenity and landscape quality, 
including land visible from tourist routes. 

PRINCIPLES OF DEVELOPMENT CONTROL 

1 Development should be sited and designed to minimise its visual impact on: 

(a) the natural, rural or heritage character of the area 

(b) areas of high visual or scenic value, particularly rural areas 

(c) views from public reserves, tourist routes and walking trails. 
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2 Buildings should be sited in unobtrusive locations and, in particular, should: 

(a) be grouped together 

(b) where possible be located in such a way as to be screened by existing vegetation 
when viewed from public roads 

(c) on allotments which abut any tourist route, railway or scenic road, be set back at least 
100 metres from the tourist route, railway or scenic road. 

3 Buildings outside of urban areas and in undulating landscapes should be sited in 
unobtrusive locations and in particular should be: 

(a) sited below the ridgeline 

(b) sited within valleys or behind spurs 

(c) sited in such a way as to not be visible against the skyline when viewed from public 
roads, and especially from the Mount Lofty Ranges Scenic Road as shown on Overlay 
Maps - Transport 

(d) set well back from public roads, particularly when the allotment is on the high side of 
the road 

(e) be located in a setting where landscape features such as trees, vegetation and 
landforms provide an enclosing space, setting or screen. 

4 Buildings and structures should be designed to minimise their visual impact in the 
landscape, in particular: 

(a) the profile of buildings should be low and the rooflines should complement the natural 
form of the land 

(b) the mass of buildings should be minimised by variations in wall and roof lines and by 
floor plans which complement the contours of the land 

(c) large eaves, verandas and pergolas should be incorporated into designs so as to 
create shadowed areas that reduce the bulky appearance of buildings. 

5 The nature of external surface materials of buildings should not detract from the visual 
character and amenity of the landscape. 

6 The number of buildings and structures on land outside of urban areas should be limited 
to that necessary for the efficient management of the land. 

7 Driveways and access tracks should be designed and surfaced to blend sympathetically 
with the landscape and to minimise interference with natural vegetation and landforms. 

8 On the valley floor, access roads should follow the geometric pattern of vineyards. 

9 Development should be screened through the establishment of landscaping using locally 
indigenous plant species: 

(a) around buildings and earthworks to provide a visual a screen as well as shade in 
summer, and protection from prevailing winds 

(b) along allotment boundaries to provide permanent screening of buildings and structures 
when viewed from adjoining properties and public roads 
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(c) along the verges of new roads and access tracks to provide screening and minimise 
erosion. 

Sloping Land 
OBJECTIVES 

   1 Development on sloping land designed to minimise environmental and visual impacts 
and protect soil stability and water quality. 

PRINCIPLES OF DEVELOPMENT CONTROL 

1 Development and associated driveways and access tracks should be sited and designed 
to integrate with the natural topography of the land and minimise the need for earthworks. 

2 Development and associated driveways and access tracks, including related earthworks, 
should be sited, designed and undertaken in a manner that: 

(a) minimises their visual impact 

(b) reduces the bulk of the buildings and structures 

(c) minimises the extent of cut and/or fill 

(d) minimises the need for, and the height of, retaining walls 

(e) does not cause or contribute to instability of any embankment or cutting 

(f) avoids the silting of watercourses 

(g) protects development and its surrounds from erosion caused by water runoff 

 (h) driveways and access tracks do not exceed a gradient of 1-in-4 at any point, with 
lesser gradients towards either end and with levels complementing existing or proposed 
paved footpath surfaces, where relevant. 

3 Driveways and access tracks across sloping land should be accessible and have a safe, 
all-weather trafficable surface. 

4 Development sites should not be at risk of landslip. 

5 Development on steep land should include site drainage systems to minimise erosion 
and avoid adverse impacts on slope stability. 

6 Steep sloping sites in unsewered areas should not be developed unless the physical 
characteristics of the allotments enable the proper siting and operation of an effluent 
drainage field suitable for the development intended. 

7 The cutting and/or filling of land outside townships and urban areas should: 

(a) be kept to a minimum and be limited to a maximum depth or height no greater than 1.5 
metres so as to preserve the natural form of the land and the native vegetation 

(b) only be undertaken in order to reduce the visual impact of buildings, including 
structures, or in order to construct water storage facilities for use on the allotment 

(c) only be undertaken if the resultant slope can be stabilised to prevent erosion 
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(d) result in stable scree slopes which are covered with top soil and landscaped so as to 
preserve and enhance the natural character or assist in the re-establishment of the natural 
character of the area. 

Tourism Development 
OBJECTIVES 

1   Environmentally sustainable and innovative tourism development. 

2 Tourism development that assists in the conservation, interpretation and public 
appreciation of significant natural and cultural features including State or local heritage 
places. 

3  Tourism development that sustains or enhances the local character, visual amenity and 
appeal of the area. 

4 Tourism development that protects areas of exceptional natural value, allows for 
appropriate levels of visitation, and demonstrates an environmental analysis and design 
response which enhances environmental values. 

5  Tourism development in rural areas that does not adversely affect the use of agricultural 
land for primary production. 

6 Tourism development that contributes to local communities by adding vitality to 
neighbouring townships, regions and settlements. 

7  Increased opportunities for visitors to stay overnight. 

8  Ensure new development, together with associated bushfire management minimise the 
threat and impact of bushfires on life and property while protecting the environment. 

PRINCIPLES OF DEVELOPMENT CONTROL 

1 Tourism development should have a functional or locational link with its natural, cultural 
or historical setting. 

2 Tourism development and any associated activities should not damage or degrade any 
significant natural and cultural features. 

3 Tourism development should ensure that its scale, form and location will not overwhelm, 
over commercialise or detract from the intrinsic natural values of the land on which it is 
sited or the character of its locality. 

4 Tourism development should, where appropriate, add to the range of services and 
accommodation types available in an area. 

5 Any upgrading of infrastructure to serve tourism development should be consistent with 
the landscape and the intrinsic natural values of the land and the basis of its appeal. 

6 Major tourism developments should generally be located within designated areas and 
existing townships or settlements. 

[7 and 8 are not relevant because the proposal does not involve a dwelling] 

Tourism Development Outside Townships 
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9 Tourist developments should demonstrate excellence in design to minimise potential 
impacts or intrusion on primary production activities and on areas of high conservation, 
landscape and cultural value. 

10 Tourism developments in rural areas should be sited and designed to minimise impacts 
and have a functional or locational link with either of the following: 

(a) the surrounding agricultural production or processing 

(b) the natural, cultural or historical setting of the area. 

11 Tourism developments in rural areas should primarily be developed in association with 
one or more of the following: 

(a) agricultural, horticultural, viticultural or winery development 

(b) heritage places and areas 

(c) public open space and reserves 

(d) walking and cycling trails 

(e) interpretive infrastructure and signs. 

12 Where appropriate, tourism developments in areas outside townships should: 

(a) adapt and upgrade existing buildings of heritage value 

(b) seek to improve conditions in disturbed or degraded areas on the site. 

13 Advertisements associated with tourism developments should: 

(a) not exceed 0.5 square metres in area for each display 

(b) be limited to no more than two per site 

(c) be located on the same site as the tourist development 

(d) not be internally illuminated. 

14 Tourism development in rural areas should occur only where it: 

(a) incorporates a separation distance or buffers to avoid conflict with existing rural 
industries or agriculture or otherwise is designed to overcome the potential impacts 
associated with the adjoining land use (such as noise, dust, spray drift, odour and traffic) 

(b) will not give rise to demands for infrastructure and services, especially on public lands, 
that are inappropriate to the primary purpose of the zone and/or policy area. 

15 Tourism development, particularly in remote areas should be designed to minimise 
energy and water demands and incorporate alternative, sustainable technologies that use 
renewable energy sources and/or treat and reuse stormwater and wastewater to minimise 
reliance on mains services. 

16 Natural features, signs and walkways should be used to manage and minimise 
potential risks of visitors damaging areas of cultural or natural significance, fragile areas, 
and areas of highest environmental value. 

17 The visual and ambient impact of vehicles should be minimised by placing roadways 
and parking areas in unobtrusive locations. 
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[18-23 are not relevant because the proposal is not for a Residential, Caravan or Tourist 
Park] 

24 Landscaping should comprise locally indigenous species that are appropriate to the 
development and the subject land, and facilitate amenity and environmental sustainability. 

Transportation and Access 
OBJECTIVES 

   1 A comprehensive, integrated, affordable and efficient air, rail, sea, road, cycle and 
pedestrian transport system that will: 

(a) provide equitable access to a range of public and private transport services for all 
people 

(b) ensure a high level of safety 

(c) effectively support the economic development of the State 

(d) have minimal negative environmental and social impacts 

(e) maintain options for the introduction of suitable new transport technologies. 

2 Development that: 

(a) provides safe and efficient movement for all motorised and non-motorised transport 
modes 

(b) ensures access for vehicles including emergency services, public infrastructure 
maintenance and commercial vehicles 

(c) provides off street parking 

(d) is appropriately located so that it supports and makes best use of existing transport 
facilities and networks. 

3 A road hierarchy that promotes safe and efficient transportation in an integrated manner 
throughout the State. 

4 Provision of safe, pleasant, accessible, integrated and permeable pedestrian and cycling 
networks. 

5 Safe and convenient freight movement throughout the State. 

PRINCIPLES OF DEVELOPMENT CONTROL  

Land Use 

1 Land uses arranged to support the efficient provision of sustainable transport networks 
and encourage their use. 

Movement Systems 

2 Development should be integrated with existing transport networks, particularly major 
rail and road corridors as shown on Location Maps and Overlay Maps - Transport, and 
designed to minimise its potential impact on the functional performance of the transport 
networks. 
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3 Transport corridors should be sited and designed so as to not unreasonably interfere 
with the health and amenity of adjacent sensitive land uses. 

4 Roads should be sited and designed to blend with the landscape and be in sympathy 
with the terrain. 

5 Land uses that generate large numbers of visitors such as shopping centres and areas, 
places of employment, schools, hospitals and medium to high density residential uses 
should be located so that they can be serviced by existing transport networks and 
encourage walking and cycling. 

6 Development generating high levels of traffic, such as schools, shopping centres and 
other retail areas, entertainment and sporting facilities, should incorporate passenger pick-
up and set down areas. The design of such areas should ensure interference to existing 
traffic is minimised and give priority to pedestrians, cyclists and public and community 
transport users. 

7 The location and design of public and community transport set-down and pick-up points 
should maximise safety and minimise the isolation and vulnerability of users. 

8 Development should provide safe and convenient access for all anticipated modes of 
transport including cycling, walking, public and community transport, and motor vehicles. 

9 Development at intersections, pedestrian and cycle crossings, and crossovers to 
allotments should maintain or enhance sightlines for motorists, cyclists and pedestrians to 
ensure safety for all road users and pedestrians. 

10 Driveway cross-overs affecting pedestrian footpaths should maintain the level of the 
footpath. 

11 Development should discourage commercial and industrial vehicle movements through 
residential streets and adjacent other sensitive land uses such as schools. 

12 Industrial/commercial vehicle movements should be separated from passenger vehicle 
car-parking areas. 

13 Development should make sufficient provision on site for the loading, unloading and 
turning of all traffic likely to be generated. 

Cycling and Walking 

14 Development should ensure that a permeable street and path network is established 
that encourages walking and cycling through the provision of safe, convenient and 
attractive routes with connections to adjoining streets, paths, open spaces, schools, public 
transport stops and activity centres. 

15 Development should provide access, and accommodate multiple route options, for 
cyclists by enhancing and integrating with: 

(a) open space networks, recreational trails, parks, reserves and recreation areas 

(b) Adelaide’s principal cycling network (Bikedirect), which includes arterial roads, local 
roads and off road paths as depicted in Overlay Maps - Transport. 

16 Cycling and pedestrian networks should be designed to be permeable and facilitate 
direct and efficient passage to neighbouring networks and facilities. 
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17 New developments should give priority to and not compromise existing designated 
bicycle routes. 

18 Where development coincides with, intersects or divides a proposed bicycle route or 
corridor, development should incorporate through-access for cyclists. 

19 Developments should encourage and facilitate cycling as a mode of transport by 
incorporating end-of- journey facilities including: 

(a) showers, changing facilities, and secure lockers 

(b) signage indicating the location of bicycle facilities 

(c) secure bicycle parking facilities. 

20 Pedestrian facilities and networks should be designed and provided in Accordance with 
relevant provisions of the Australian Standards and Austroads Guide to Traffic 
Engineering Practice Part 13. 

21 Cycling facilities and networks should be designed and provided in accordance with the 
relevant provisions of the Australian Standards and Austroads Guide to Traffic 
Engineering Practice Part 14. 

Access 

22 Development should have direct access from an all weather public road. 

23 Development should be provided with safe and convenient access which: 

(a) avoids unreasonable interference with the flow of traffic on adjoining roads 

(b) accommodates the type and volume of traffic likely to be generated by the 
development or land use and minimises induced traffic through over-provision 

(c) is sited and designed to minimise any adverse impacts on the occupants of and visitors 
to neighbouring properties. 

24 Development should not restrict access to publicly owned land. 

25 The number of vehicle access points onto arterial roads shown on Overlay Maps - 
Transport should be minimised, and where possible access points should be: 

(a) limited to local roads 

(b) shared between developments. 

26 The number of access points for cyclists and pedestrians onto all adjoining roads 
should be maximised. 

27 Development with access from roads with existing or projected traffic volumes 
exceeding 6000 vehicles per day should be sited to avoid the need for vehicles to reverse 
on to the road. 

28 Development with access from arterial roads or roads as shown on Overlay Maps - 
Transport should be sited to avoid the need for vehicles to reverse on to the road. 

29 Driveways, access tracks and parking areas should be designed and constructed to: 

(a) follow the natural contours of the land 
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(b) minimise excavation and/or fill 

(c) minimise the potential for erosion from runoff 

(d) avoid the removal of existing vegetation 

(e) be consistent with Australian Standard AS 2890 Parking facilities. 

Access for People with Disabilities 

30 Development should be sited and designed to provide convenient access for people 
with a disability. 

Vehicle Parking 

31 Development should provide off-street vehicle parking and specifically marked disabled 
car parking places to meet anticipated demand in accordance with Table Baro/1 - Off 
Street Vehicle Parking Requirements. 

32 Development should be consistent with Australian Standard AS 2890 Parking facilities. 

33 Vehicle parking areas should be sited and designed in a manner that will: 

(a) facilitate safe and convenient pedestrian linkages to the development and areas of 
significant activity or interest in the vicinity of the development 

(b) include safe pedestrian and bicycle linkages that complement the overall pedestrian 
and cycling network 

(c) not inhibit safe and convenient traffic circulation 

(d) result in minimal conflict between customer and service vehicles 

(e) avoid the necessity to use public roads when moving from one part of a parking area to 
another 

(f) minimise the number of vehicle access points to public roads 

(g) avoid the necessity for backing onto public roads 

(h) where reasonably possible, provide the opportunity for shared use of car parking and 
integration of car parking areas with adjoining development to reduce the total extent of 
vehicle parking areas and the requirement for access points 

(i) not dominate the character and appearance of a centre when viewed from public roads 
and spaces 

(j) provide landscaping that will shade and enhance the appearance of the vehicle parking 
areas. 

34 Vehicle parking areas should be designed to reduce opportunities for crime by: 

(a) maximising the potential for passive surveillance by ensuring they can be overlooked 
from nearby buildings and roads 

(b) incorporating walls and landscaping that do not obscure vehicles or provide potential 
hiding places 

(c) being appropriately lit 

(d) having clearly visible walkways. 
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35 Where parking areas are not obviously visible or navigated, signs indicating the 
location and availability of vehicle parking spaces associated with businesses should be 
displayed at locations readily visible to customers. 

36 Parking areas that are likely to be used during non daylight hours should provide 
floodlit entrance and exit points and site lighting directed and shaded in a manner that will 
not cause nuisance to adjacent properties or users of the car park. 

37 Parking areas should be sealed or paved in order to minimise dust and mud nuisance. 

38 To assist with stormwater detention and reduce heat loads in summer, vehicle parking 
areas should include soft (living) landscaping. 

39 Parking areas should be line-marked to indicate parking bays, movement aisles and 
direction of traffic flow. 

Waste 
OBJECTIVES 

1 Development that, in order of priority, avoids the production of waste, minimises the 
production of waste, reuses waste, recycles waste for reuse, treats waste and disposes of 
waste in an environmentally sound manner. 

2 Development that includes the treatment and management of solid and liquid waste to 
prevent undesired impacts on the environment including, soil, plant and animal biodiversity, 
human health and the amenity of the locality. 

PRINCIPLES OF DEVELOPMENT CONTROL 

1 Development should be sited and designed to prevent or minimise the generation of 
waste (including wastewater) by applying the following waste management hierarchy in 
the order of priority as shown below: 

(a) avoiding the production of waste 

(b) minimising waste production 

(c) reusing waste 

(d) recycling waste 

(e) recovering part of the waste for re-use 

(f) treating waste to reduce the potentially degrading impacts 

(g) disposing of waste in an environmentally sound manner. 

2 The storage, treatment and disposal of waste materials from any development should be 
achieved without risk to health or impairment of the environment. 

3 Development should avoid as far as practical, the discharge or deposit of waste 
(including wastewater) onto land or into any waters (including processes such as seepage, 
infiltration or carriage by wind, rain, sea spray, stormwater or by the rising of the water 
table). 

4 Untreated waste should not be discharged to the environment, and in particular to any 
water body. 
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5 Development should include appropriately sized area to facilitate the storage of 
receptacles that will enable the efficient recycling of waste. 

6 Development that involves the production and/or collection of waste and/or recyclable 
material should include designated collection and storage area(s) that are: 

(a) screened and separated from adjoining areas 

(b) located to avoid impacting on adjoining sensitive environments or land uses 

(c) designed to ensure that wastes do not contaminate stormwater or enter the stormwater 
collection system 

(d) located on an impervious sealed area graded to a collection point in order to minimise 
the movement of any solids or contamination of water 

(e) protected from wind and stormwater and sealed to prevent leakage and minimise the 
emission of odours 

(f) stored in such a manner that ensures that all waste is contained located within the 
boundaries of the site until disposed of in an appropriate manner. 

Wastewater 

7 The disposal of wastewater to land should only occur where methods of wastewater 
reduction and reuse are unable to remove the need for its disposal, and where its 
application to the land is environmentally sustainable. 

8 Wastewater lagoons should not be sited in any of the following areas: 

(a) within land subject to a 1-in-100 year average return interval flood event 

(b) within 50 metres of the top of the bank of a watercourse 

(c) where the base of the lagoon would be below any seasonal water table. 

9 Artificial wetland system for the storage of treated wastewater, such as wastewater 
lagoons, should be: 

(a) sufficiently separated from adjoining sensitive uses to minimise potential adverse 
odour impacts 

(b) sited and designed to minimise potential public health risks arising from the breeding of 
mosquitoes. 

Waste Treatment Systems 

10 Development that produces any sewage or effluent should be connected to a waste 
treatment system that complies with (or can comply with) the relevant public and 
environmental health legislation applying to that type of system. 

11 The methods for, and siting of, effluent and waste storage, treatment and disposal 
systems should minimise the potential for environmental harm and adverse impacts on: 

(a) the quality of surface and groundwater resources 

(b) public health 

(c) the amenity of a locality 
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(d) sensitive land uses. 

12 Waste treatment should only occur where the capacity of the treatment facility is 
sufficient to accommodate likely maximum daily demands including a contingency for 
unexpected high flows and breakdowns. 

13 Any on-site wastewater treatment system/ re-use system or effluent drainage field 
should be located within the allotment of the development that it will service. 

14 A dedicated on-site effluent disposal area should not include any areas to be used for, 
or could be reasonably foreseen to be used for, private outdoor open space, driveways, 
car parking or outbuildings. 

15 The spreading or discharging of treated liquid or solid waste onto the ground should 
only occur where the disposal area consists of soil and vegetation that has the capacity to 
store and use the waste without contaminating soil or surface or groundwater resources or 
damaging crops. 

[16 to 18 are not relevant as they relate to uses other than tourist accommodation] 

 

Primary Production Zone 
OBJECTIVES 

1 Economically productive, efficient and environmentally sustainable primary production. 

2 Allotments of a size and configuration that promote the efficient use of land for primary 
production. 

3 Protection of primary production from encroachment by incompatible land uses and 
protection of scenic qualities of rural landscapes. 

4 Winery development only in appropriate locations where the character and function of 
broadacre farming areas are not adversely affected. 

5 Development that contributes to the desired character of the zone. 

DESIRED CHARACTER 

The zone comprises a range of landscapes with varying soil quality, underground water 
supplies and rainfall levels. Development of grazing and broadacre farming land uses is 
the most appropriate form of agricultural use located within the zone, with limited 
opportunities for more intensive uses such as horticulture and viticulture located within the 
uplands areas of the zone such as the Barossa Range. Development will take into account 
the capability and suitability of the land for the intended use. 

It is anticipated that the expansion of existing winery and industrial uses will only occur in 
association with improvements to the amenity, visual impact, site access and 
environmental protection standards of such activities. 

Located within the North Mount Lofty Ranges and South Mount Lofty Ranges, small scale, 
low impact agricultural and home based industries are encouraged where they expand the 
economic base of the Mount Lofty Ranges and Barossa Valley. Industries will be limited to 
those based upon the processing of agricultural produce primarily from the Barossa Valley 
Region. Home based industries will be limited to those based on rural, arts, crafts, tourist, 
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cultural or heritage activities appropriate to the Region. Such agricultural and home based 
industries will complement the character of the zone and enhance tourist or heritage 
activities and be compatible with local areas. Forms of large scale winery and industrial 
development are more appropriate within industry zones within townships or regional 
industrial areas established specifically for such purposes. 

The zone comprises a pleasant rural character derived from the broadacre farming pattern 
and undulating, wooded pastures together with the isolated dwellings and scattered farm 
buildings. The landscape character generally consists of open, undulating terrain with 
sparsely scattered stands of native vegetation. There are pockets of the zone where steep 
slopes and stands of native vegetation are more predominant, such as the upland areas of 
the Barossa Ranges. Development will recognise the limitations imposed by such 
characteristics and prevent the further erosion of soils, or removal of native vegetation. It 
is expected that development will be carefully designed and located to complement the 
open landscape character. 

The stands of existing native vegetation within and surrounding Sandy Creek 
Conservation Park add to the landscape character consisting of a patchwork of open 
cropped and grazing areas interspersed with stands of vegetation. Development will result 
in the protection and expansion of stands of native vegetation within and outside of the 
Sandy Creek Conservation Park, and across the zone generally. 

Other than within Precinct 4 Barossa Range, Precinct 6 Moculta and Precinct 7 Paper 
Town, there are opportunities for additional dwellings to be established within the zone, 
however only where it can be demonstrated that they do not conflict with the use of land 
for primary production purposes and maintain the open landscape character. Additional 
dwellings within Precinct 4 Barossa Range and Precinct 6 Moculta will be limited so as to 
maximise farm productivity and prevent incremental erosion of the existing landscape 
character. It is anticipated that buildings in the zone will be limited to single-storey in 
height, be designed and located so that they are not visible from public roads, particularly 
the Barossa Valley Highway, scenic or tourist routes, or from vistas within townships. 
Buildings will be designed to minimise the disturbance to the natural ground levels, 
utilising design techniques to reduce bulk and massing and be constructed using materials 
and finishes of a low reflective nature and subdued colour to match those found located 
within the landscape in order to be inconspicuous in appearance. Buildings will be 
designed and constructed with environmentally sustainable principles in mind, including 
passive solar techniques, use of renewable energy and harvesting of stormwater for re-
use located within the dwelling and surrounds. 

Pockets of native vegetation exist throughout the zone, however are isolated as a result of 
past clearing practices. It is expected that broadacre farming and horticultural land use will 
not take place on land containing stands of mature native vegetation. Development will 
result in the conservation of existing stands of native vegetation and increase the planting 
of locally indigenous vegetation in important locations, such as along watercourses. 
Development involving the construction of buildings or structures will include the planting 
of additional locally indigenous species to increase biodiversity and habitats for fauna, as 
well as screen the buildings and structures from views in the locality. 
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PRINCIPLES OF DEVELOPMENT CONTROL  

Land Use 

1 The following forms of development are envisaged in the zone: 

▪ commercial forestry 

▪ dairy farming 

▪ farming 

▪ horticulture 

▪ tourist accommodation (including through the diversification of existing farming activities 
and conversion of farm buildings). 

2 Development listed as non-complying is generally inappropriate. 

3 Industry and warehousing should only be developed if it supports primary production, 
processing, storage and distribution of local primary produce or products produced on the 
same site, and should be developed where: 

(a) it has a direct relationship with primary production 

(b) it is unlikely to limit or inhibit the use of adjoining land for primary production 

(c) the particular use requires a site in proximity to a particular natural resource or other 
product or materials sourced from the locality 

(d) it will not result in the alienation of land or water resources identified as significant for 
primary production or ecological reasons 

(e) the use would be inappropriate within a township. 

4 Cellar door sales outlets and restaurants should only be established on the same 
allotment as, and be an ancillary use to a winery, and: 

(a) primarily sell and offer the tasting of wine that is produced located within the Barossa 
Valley Region 

(b) not result in a gross leasable area greater than 25 square metres for the display and 
sale of any non-beverage or non-food items on the allotment 

(c) not result in a gross leasable area greater than 250 square metres for wine tasting and 
retail sales (and this includes any retail sale of non-beverage or non-food items) 

(d) not exceed a seating capacity for 75 persons. 

5 Buildings should primarily be limited to farm buildings, a detached dwelling associated 
with primary production on the allotment and residential outbuildings that are: 

(a) grouped together on the allotment and set back from allotment boundaries to minimise 
the visual impact of buildings on the landscape as viewed from public roads 

(b) screened from public roads and adjacent land by existing vegetation or landscaped 
buffers. 
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6 Tourist accommodation should not be converted to dwellings and should be designed to 
preclude the conversion of buildings into dwellings such as through shared facilities, 
common utility services, grouped accommodation and/or shared parking. 

7 A dwelling should only be developed if: 

(a) there is a demonstrated connection with farming or other primary production 

(b) the location of the dwelling will not inhibit the continuation of farming, other primary 
production or other development that is in keeping with the provisions of the zone 

(c) it is located more than 500 metres from an existing intensive animal keeping operation 
unless used in association with that activity 

(d) it does not result in more than one dwelling per allotment 

(e) it is designed and constructed utilising environmentally sustainable design principles. 

[8 is not relevant as the proposal is not for a winery] 

9 There should be no new wineries, restaurants, shops or cellar door sales outlets located 
within the Barossa Exclusion Area as shown on Overlay Maps Baro/1, Baro/26 to Baro/28, 
Baro/30 to Baro/33 and Baro/37 - Development Constraints. 

Form and Character 

10 Development should not be undertaken unless it is consistent with the desired 
character for the zone. 

11 Buildings should be unobtrusive in appearance, not detract from the open natural 
character of the zone and, in particular should: 

(a) be single storey 

(b) be of a low profile with roof lines that complement the natural form of the land 

(c) comprise variations in wall and roof lines and floor plans which complement the 
contours of the land so as to minimise the mass of the building 

(d) be sited on an excavated rather than a filled site in order to reduce the vertical profile 
of the building 

(e) incorporate large eaves, verandas and pergolas into designs to create shadowed 
areas which reduce the bulky appearance of buildings 

(f) utilise non-reflective materials and be finished in colours that blend with the natural 
environment 

(g) be screened by existing native vegetation when viewed from roads located within the 
zone or from townships. 

[12 and 13 are not relevant as proposal is not for a detached dwelling] 

14 Driveways and access tracks should follow the contours of the land to reduce their 
visual impact and erosion from water runoff and be surfaced with dark materials. 
Excavation and/or filling of land should be kept to a minimum to preserve the natural form 
of the land and native vegetation. 
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15 The number of outbuildings should be limited, they should be grouped together, located 
in unobtrusive locations and screened from view for public roads or townships. 

[16 and 17 are not relevant as proposal is not for a commercial orchard or vineyard]  

18 Development should not occur within 500 metres of a National Park, Conservation Park, 
Wilderness Protection Area or significant stands of native vegetation if it will increase the 
potential for, or result in, the spread of pest plants. 

19 Residential and tourist accommodation development should not be located within 300 
metres of existing winery or industrial land uses unless it can achieve at least one of the 
following: 

(a) the development is located on the same allotment as the winery or industrial operation 

(b) the development is located and designed to mitigate the likely noise, dust, odour and 
traffic impacts arising from the winery or industrial operation. 

[20 is not relevant as the proposal is not for a winery] 

[21 and 22 are not relevant as proposal is not for a land division]  

[Precinct Specific Provisions 23-28 are not relevant as proposal is not for a dwelling or in 
Precincts 5, 6 or 7] 
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 Kaiser Ridge  
 Barossa Valley 
 Business Bushfire Survival Plan 
 January 2021 

Business Bushfire Survival Plan 2021 

           


1. Understand bushfire danger 

Kaiser Ridge is located at 101 Gravel Pit Road, Flaxman Valley. It is in the Mount Lofty Ranges.  
Fire danger season is generally from December 1st 2020 until 30th April 2021 unless otherwise 
indicated by the CFS. 
The Kaiser Ridge bushfire survival plan states that management and guests must vacate the 
property on extreme and catastrophic fire rated days, or if there is a bushfire in the area. No-one 
is to stay and defend. 

2. Identify your bushfire risk 

Kaiser Ridge is located in the Mount Lofty Ranges, which is rated a High bushfire risk area. 
Management at Kaiser Ridge take bushfire safety very seriously. Non-compliance with guidelines 
by guests will be referred to SA Police.  

Each accommodation site has been carefully chosen and designed in collaboration with the CFS. 
Site construction, regular maintenance and an implemented bushfire survival plan reduces the fire 
danger risk as much as is practical. 

1
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The garden surrounding each POD has been designed as a bushfire safe garden. Each will have a 
designated fire pit area allowing small campfires for guest use. These will only be available for 
use out of the fire danger season as declared annually by the CFS. Guests must adhere to these 
strict rules regarding the use of campfires. If there is any evidence of a campfire having occurred 
during fire ban season management will report the matter to SA Police as it is breaking the law, 
under Section 34 of the Environmental Protection Act 1993. 

3. Prepare your organisation 

Kaiser Ridge was assessed during the planning stages by the CFS. Its recommendations have 
been followed for the development of the property. Firewater with CFS access, to their 
specifications has been established, a Bushfire Survival Plan for management and guests has 
been documented, and all accommodation PODS are equiped with bushfire survival kits. All sites 
have been developed to a BAL 19, in accordance with CFS recommendations. 

Kaiser Ridge has established a Last Refuge in case of an unexpected bushfire emergency, and it 
is unsafe to leave the property. It is located in the shed at site #1. 

4. Prepare your people 

Guests at Kaiser Ridge are encouraged to familiarise themselves with the Bushfire Survival Plan 
and emergency kits on arrival. During the fire danger season, management will notify guests of 
the fire danger rating for each day, so that guests can prepare to depart the property on extreme 
and catastrophic fire danger days. 

5. Prepare your worksite 

Annually, management at Kaiser Ridge will prepare the property in accordance with the Bushfire 
Survival Plan, prior to fire danger season commencing. There will also be an annual review of the 
Bushfire Management Plan, and restocking of the emergency kits. 

6. Document your plan 

A comprehensive Bushfire Survival Plan has been developed for Kaiser Ridge, in accordance with 
the CFS recommendations. Each accommodation POD has this document onsite for guests to 
familiarise themselves with on arrival. Review of this document will take place annually. CFS Fact 
Sheets will also be available for guests to read. 

2
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 Kaiser Ridge  
 Barossa Valley 
 Bushfire Survival Plan 
 January 2021 

Bushfire Survival Plan 2021 

 

This Bushfire Survival Plan is for: Kaiser Ridge - Eco Stay 

Located at: Lot 101 Gravel Pit Road, Flaxman Valley, South Australia 

The Fire Ban District is: Mount Lofty District 

Important Phone Numbers:


	 Fire, Police, Ambulance:	 000


	 Tanunda Hospital:	 	 85632 398


	 Angaston Hospital:	 	 85638 500


	 Lincoln (Manager):	 	 


	 Nicole (Manager):	 	 


1



Barossa Assessment Panel Meeting 5 April 2022  
 Attachment 1 

Item 6.1 Page 99 

  

WAYS TO STAY INFORMED 


Emergency Warning Information


	 Emergency Alert Messages direct to mobile phones


	 CFS Website:  www.cfs.sa.gov.au


	 Bushfire Information Hotline:  1800 362 361


	 Facebook:  countryfireservice and cfsupdates


	 Twitter:  @cfsalerts and @cfstalk


	 RSS feeds


	 ABC Radio:	 Adelaide 891 AM


	 	 	 North and West 639 AM


	 Flow FM: 99.5 FM


	 CFS booklets and Factsheets





All management and guests at Kaiser Ridge 


 MUST LEAVE EARLY IN THE CASE OF A BUSHFIRE.	 


NO-ONE IS TO STAY AND DEFEND. 

Guests, please familiarise yourself with the following Bushfire Survival Plan, 
designed to keep you safe during your stay at Kaiser Ridge.


2
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Management annual pre fire season checklist - 

• Remove dead vegetation for 20 meters around buildings and prune lower limbs 
of trees. Dispose of garden waste through mulching, green waste recycling or 
burning (out of fire danger season).


• Remove heavy bark, fallen limbs, wood piles and other flammable materials close 
to buildings.


• Ember proof the buildings: seal gaps, cover vents with fly wire, repair nooks 
where embers can gather.


• Slash or mow long grass and remove cut material.


• Remove weeds.


• Cut back trees overhanging buildings.


• Clean gutters.


• Check and service all mechanical equipment including water pumps, sprinkler 
systems and fire extinguishers.


• Check insurance is adequate.


• Check and restock emergency kits.


• Review and update the Bushfire Survival Plan.


3
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Emergency Kits - one box located in each POD, and one in last refuge (Shed 	
	 	 	       at site #1).


• Battery powered AM/FM radio with spare batteries.


• Waterproof torch.


• First aid kit.


• Drinking water.


• Smoke masks.


• Emergency contact numbers.


• Map to Bushfire Safer Places.


• Map to Last Refuge on property.


• Bushfire Survival Plan.


4



Barossa Assessment Panel Meeting 5 April 2022  
 Attachment 1 

Item 6.1 Page 102 

  

Leaving Early Plan 

When to go:


All management and guests will vacate the property the morning of a Catastrophic 
or Extreme Fire Danger Rating  day as declared by the CFS. Guests will be 
advised by management the evening prior.


All management and guests will vacate the property if there is a bushfire in the 
vicinity, and or the smell of smoke during the bushfire season.


Where to go:


Guests are advised to go to a place of relative safety within a Bushfire Safer Place.


• Barossa Cycle Hub 

	 68 Murray Street, Tanunda


	 There you will have access to public bathroom facilities and drinking water. It 	
	 is also in the centre of town, so there are plenty of shops and cafes. You can 	
	 access free Wifi.


What to take:


• Mobile phone and wallet/purse/bank cards, personal medications.


• Please take all your belongings unless you are evacuating in a bushfire 
emergency.


5
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Who to tell:


It is advised to let a personal close contact know that you are in a Bushfire Safer 
Place.


Please also notify Management when you have left the property.


	 Lincoln - 


	 Nicole - 


When to return:


Management will advise by phone when it is safe to return to the property. This will 
occur when the area is declared safe, when a lower Fire Danger Rating is released 
by the CFS.


Back up plan if it is too late to get out:


If a bushfire develops quickly in close vicinity and it is unsafe to leave, the shed 
located at site #1 on the property (See attached map) can be used as a Last 
Refuge. 


6
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Last Refuge Plan 

This is a last resort back up plan, only to be used if a bushfire situation develops in 
the vicinity quickly, and it is unsafe to evacuate the property.


• Take your mobile phone, purse/wallet, personal medications and bushfire 
emergency kit from your POD. LEAVE YOUR BELONGINGS - THERE IS NO TIME 
TO PACK!


• Let emergency services, a close contact and management know your location 
and that you are evacuating to the last refuge.


• Enter the shed and locate the bushfire emergency kit and fire extinguisher located 
there.


• Shut all doors and windows.


• Put tape across the inside of windows so they remain in place if broken.


• Place wet blankets at the bottom of the doors to stop smoke and embers 
entering the building.


• Tune radio to ABC Adelaide 891 AM, ABC North and West 639 AM or Flow FM 
99.5 FM and listen to updates.


• Watch out for embers entering the building, and extinguish if necessary.


• Monitor the fire from inside the refuge.


• Remain calm.


• Continue to drink water.


• After the fire front has passed, patrol and extinguish any fires necessary.


• Let your close contact and management know you are ok.


• Seek emergency assistance if necessary.


• Stay at the shed until it is safe to leave or until help arrives.


• Listen to the radio for updates.

7
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Barossa Assessment Panel Meeting 7 December 2021 
 

Item 6.1 Page 6 

The original application prior to amendments sought ten cabins, however with 
concern raised by Council with regard to the access road (Rifle Range Road) being 
unsuitable for this proposed increase in traffic, the applicant provided amendments 
reducing the number of cabins by four. 
 
The applicant sought the input and consent from the Country Fire Service (CFS) prior 
to the lodgement of the application and their report is provided as part of the 
application documents.  It should be noted this report was also updated as part of 
the amended documents supplied. 
 
The application was required to go out on public notice and Council received four 
representations.  Three did not support the proposal and one was supportive with 
concerns raised.  One representor sought to address the panel. 
 

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) Where representations opposing a proposal have been received as a result of 

category 3 public notification and the representor has indicated a desire to be 
heard in support of a representation. 

 
PUBLIC NOTIFICATION 

The application is a Category 3 form of development pursuant to Section 38 and 
Schedule 9 of the Development Act 1993 and Development Regulations 2008 and the 
Procedural Matters of the Primary Production Zone. 
 
Representations: Three representations were received. 

 
One late representation was received. 
 
Location of the representations within a 6km radius are 
shown in Figure 1. 

 
Person wishing to be 

heard: 

One representor identified that they wish to address the 
Panel: 
 
• Leanne Hutton 
 

Applicant/s Jim Allen of Regional Planning Directions on behalf of the 
Applicant Nicole and Lincoln Grocke wishes to appear to 
respond to representations. 
 

Summary of 

representations: 

A number of representors raised concern regarding the 
following matters: 
 
• Use and durability of Rifle Range Road  
• Conservation concerns of flora and fauna on the site 

as well as adjacent lands 
• Bushfire safety and education 
• Type and construction material of the cabins 
• Provision of an improved landscaping plan  
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Applicant Response: The applicant’s response to the representations is 

summarised below: 
 
• A vegetation survey (refer Attachment 4) was 

conducted by Dr Sonia Croft - Ecological Consultant. 
• Access to Kaiserstuhl Conservation Park is encouraged 

to be from Tanunda Creek Road. 
• Rifle Range Road is under the care and control of the 

local Council and they are to manage the roads in 
regards to maintenance and safety. 

• It is unreasonable to place the responsibility of Rifle 
Range Road upgrades on the applicants when the 
scope of the application is limited to the subject site. 

• The CFS has reviewed the site and provided comments 
in regards to the suitability of the land use. 

• The applicant has no intention to remove intact native 
vegetation and existing trees. 

• Bushfire Safety Plan along with visitor management 
and evacuation procedures will be available for all 
visitors on site. 

• As per bushfire management plan, in extreme 
conditions the site will be vacated in accordance with 
CFS requirements. 

• No flammable material will be stored under the 
proposed decking and the roof material is colorbond. 

• Rifle Range Road will be used by the CFS regardless of 
the proposed development being on site. 

• The applicant is open to the idea of an updated 
landscaping plan and should this be a reserved matter 
will deal with it in an appropriate time line. 
 

 
An aerial view showing the representations properties is shown in Figure 1 below. 
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Figure 1: Aerial of Representations Properties (Representors indicated by Blue Dot – 

Subject site in Green) 

 

Planning Assessment Commentary 

The representors have raised concerns related to Rifle Range Road and the potential 
for impacts to the roadway and public safety with the increase in traffic, noting 
ongoing correspondence with Council’s Works and Engineering Department with 
regard to maintenance.  Further issues raised around native flora and fauna impacts 
by visitors to the site, bushfire safety, understanding and education, the type and 
materials proposed for the cabins and issues around some of the species from the 
landscaping plan being pest plants. 
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The applicant has provided a response in which they have addressed existing native 
plants on the site being affected by the proposal via a vegetation survey, this was 
conducted by a qualified ecologist.  The survey identified the specific sites of the 
cabins and dominate species being either exotic plants or native plants and also 
identified where road access would exist and which species of plants exist within those 
areas.  The ecologist’s report identified that the areas within the site affected by the 
proposed built form, whilst having some native vegetation, generally equates to no 
more than 15% in any given location with as little as 1-2% in some areas. 
 
Rifle Range Road is under the care and control of Council and is not considered as a 
part of the subject site when making an assessment.  Although it should be noted that 
the Development Plan does require safe and convenient access to a site for 
development potential and purpose.  The impacts of the proposal could be seen as 
no different, or within reason, given the public access via rear entry to the 
conservation park already placing an increase in traffic outside of the residential sites 
along this section of Rifle Range Road.  Regardless of the proposal’s outcome and 
existence, the obligation for appropriate maintenance and improvement to the 
roadway falls within the Council’s responsibilities to ensure it continues to be fit for 
purpose. 
 
The applicant has committed to supply a bushfire survival plan to each cabin and the 
CFS has provided commentary and recommendations to ensure the safety of the 
public during high bushfire risk times.  The applicant has confirmed the cabins will not 
have storage on, around or under the built form thus reducing the possibility of 
additional fuel loads in a bush fire event.  The applicant has acknowledged the need 
to revisit the landscaping plan, to ensure some exotic species are removed to avoid 
possible spread of these species into areas of significant flora value and recommend 
a reserved matter be sought to ensure this takes place. 
 
The above summary should be read in conjunction with Attachment 2, 3 and 4 of the 
report. 
 
A copy of the representors concerns is contained in Attachment 2. 

 
A copy of the applicant’s response is contained in Attachment 3. 

 

A copy of the Vegetation Survey is contained in Attachment 4.  
 
SITE AND LOCALITY 

The site known as Allotment 101 Gravel Pit Road, Flaxman Valley is located 
approximately 6 kilometres south east of the Tanunda township and approximately 
5.6 Kilometres north east of Rowland Flat. 
 
The allotment is square in shape with a site area of approximately 31.3 hectares.  The 
access road to the site is a partially unsealed roadway approximately 2 kilometres in 
length from Rifle Range Road and Lily Farm Road.  The site is steep in parts ranging 
between 530 to 430 Australian Height Datum (AHD). 
 
The site is currently used for the grazing of sheep, with some horses also kept on the 
land.  The vegetation ranges from clusters of large native eucalypt trees to low scale 
shrubs and grasses.  While not shown on any mapping a watercourse does traverse 
from the site near the northern boundary to the south west corner of the land. 
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The site is located within the Barossa Range with large (similar) parcels of land to the 
north, east, south and west.  Extensive native bushland covers the majority of these 
parcels with existing dwellings and associated outbuildings located on these 
properties.  Some parcels have an existing dwelling on site and share the road access 
from Rifle Range Road.  Further to the east is the Kaiserstuhl Conservation Park under 
the care and control of the Department for Environment and Water. 
 
The site is located within the Primary Production Zone, as shown in Figure 2. 

 
The site is located within the Barossa Range 4   Precinct Area as shown in Figure 3. 
 
The site is located within the Heritage and Character Preservation District Overlay as 
shown in Figure 4. 
 
The site is located within the Bushfire Protection - Bushfire Risk Overlay as shown in 
Figure 5. 
 
An aerial view of the locality and site are shown in Figure 6 and Figure 7. 
 
Site photos are provided in Figure 8 to Figure 11. 
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Figure 6:  Aerial – Locality (Subject Site in Green) 
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Figure 7:  Aerial – Site (Subject Site in Green) 
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Figure 8:  Site Photo –Entrance to proposed tourist accommodation 

 
Figure 9:  Site Photo - looking towards sites 3 and 4 

  



Barossa Assessment Panel Meeting 5 April 2022  
 Attachment 2 

Item 6.1 Page 121 

  
Barossa Assessment Panel Meeting 7 December 2021 
 

Item 6.1 Page 18 

 

 
Figure 10:  Site Photo - looking back along Rifle Range Road from entrance point to 

site 

 
Figure 11:  Site Photo - looking towards Kaiserstuhl Conservation Park along Rifle Range 

Road from entrance point to site 
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REFERRALS 

No external referrals were required under Schedule 8 of the Development Regulations 
2008, as the applicant had already sought the advice of the Country Fire Service and 
supplied their advice as part of the application documents. 
 
A full copy of the relevant CFS reports can be found from Page 37 within Attachment 
1. 
 
Internal 
The application was referred to: 
 
Health Services  The owners of the land have lodged a waste 

water application with Council which is 
currently being assessed at the time of this 
report being written. 
 

Works and Engineering Services The road consists of a rural sheeted surface of 
nominal 4 metre widths.  The road has an 
undulating and curvilinear alignment for most 
of its length (Approximately 2.08 Kilometres). 
 
Roadside vegetation limits the width of the 
roadway in several locations along the length 
and the roadway is limited to single traffic lane 
movement only. 
 
Steep unprotected drop-offs are common 
along the roadway and given the above the 
roadway is seen to be unsuitable for this form of 
development given the increased traffic it may 
generate. 
 
Works and Engineering sort the following 
upgrades and works to the roadway as part of 
the application. 
 
Council’s standard minimum road formation is 7 
metres (3 metre lane + 0.5 metre shoulder to 
accommodate two-way traffic).  This would 
ensure safe access to and from the site.  
Engineering are willing to consider localised 
adjustment where required. 
 
Formation shall consist of minimum 300 mm 
thick compacted quarry rubble on compacted 
subgrade for the length of the roadway. 
 
The removal of any native vegetation would 
require separate council approval and, in some 
cases, may require approval from Landscape 
SA and the Native Vegetation Council. 
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Figure 12:  Details of road length and widths conducted by Works and Engineering 

 

ASSESSMENT 

 
Qualitative Criteria 

The proposal is assessed for consistency with the qualitative requirements of the 
Development Plan and the below Objectives and Principles of Development Control 
are considered most relevant in regards to assessment. 
 

Overlay Section 

 
 

Character Preservation 

Overlay 

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. 
 
The proposal has no significant impact on the 
special character of the district.  The activity 
provides for economic, social and physical well-
being for the greater community. 
 

General Section 

 

 

Advertisements   

Safety 
Free-standing Advertisements  
 

Objectives 1 and 2  
PDCs 1, 2, 4, 5, 6, 10, 14 and 15 
 
 

Design and Appearance  

 

PDCs 1, 2, 3, 5, 6, 15 and 17 
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Energy Efficiency  

On-site Energy Generation 
Objectives 2 
PDCs 1 and 3 
 

Hazards  

Bushfire  
 

Objectives 1, 2, 5, 6 
PDCs 1, 7, 8, 9, 10 and 12 
 

Infrastructure PDCs 1, 6 and 10 
 

Interface between Land Uses  

 

Objectives 1 and 2 
PDCs 1, 2 and 5 
 

Natural Resources  

Water Sensitive Design  
Biodiversity and Native 
Vegetation  
Soil Conservation 
 

Objectives 6, 7, 8, 10, 12 and 13 
PDCs 1, 2, 3, 5, 6, 7, 26, 27. 28, 29, 30, 38, 39 and 40  

Orderly and Sustainable 

Development 

Objectives 3 and 7 
PDCs 3, 7 and 8 
 

Siting and Visibility PDCs 1, 2, 3, 4, 5 and 7 
 

Sloping Land Objectives 1 
PDCs 2, 3 and 6 
 

Tourism Development  

Tourism Development Outside 
Townships  
 

Objectives 1, 2, 3, 4, 7 and 8 
PDCs 1, 2, 3, 4, 5, 9, 10, 11, 13, 14, 15 and 17  

Transportation and Access  

Land Use  
Movement Systems  
Access 
Vehicle Parking  
 

Objectives 2 
PDCs 1, 4, 22, 29 and 31 
 

Waste 

Wastewater  
Waste Treatment Systems 
 

Objectives 1 and 2 
PDCs 7, 10 and 11 
 

General Discussion 

The proposed signage to the Rifle Range Road entrance is of a minimal nature that 
achieves the Objectives and Principles of Development Control of the 
Development Plan’s General Section.  It is the only advertising sign proposed for the 
development and is of a design, colour and material that blends into the existing 
landscape.  It is of a size and nature that also achieves Principle of Development 
Control 13 of the General Section Tourist Development when considering 
development outside of the townships. 
 
The proposed tourist accommodation buildings are single storey self-contained 
cabins that range in size including 7.2 metres x 2.4 metres with a height of 3.5 metres, 
8.4 metres x 2.4 metres with a height of 3.5 metres and 8.4 metres x 2.4 metres with 
a height of 3.6 metres.  Each cabin will have associated decking and a rainwater 
tank.  Each cabin will be powered by solar and battery system and as per the 
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Country Fire Service requirements have access to dedicated pumps to each 
habitable building. 
 
A large storage shed 8 metres x 15 metres x 4.5 metres overall height will be located 
near Site One, with dedicated firefighting tanks in close proximity. 
 
An all-weather roadway will connect Rifle Range Road to each cabin and the 
storage area, it has been designed to allow for appropriate access and egress for 
visitors and importantly CFS trucks. 
 
The colour and material of the cabins do not dominate the landscape and given 
their size and separation, along with the bulk and scale, they do not have an 
unreasonable effect on the locality.  The cabins are on a trailer system, with decking 
attached to each cabin.  To avoid excessive debris built up under and near the 
structures it should be a requirement to screen or close off the under sections of the 
buildings to avoid potential for additional fuel loads during extreme fire weather 
events. 
 
Outdoor lighting to the facilities is not envisaged to create excessive light spill, the 
setback from Rifle Range Road is approximately 100 metres and will provide limited 
views of the development considering the distance and the contours of the site.  
 
The proposal reasonably achieves the requirements of the General Section Design 
and Appearance Module, with the solar panels and battery system achieving the 
General Section Energy Efficiency requirements. 
 
The site is located within a High Bushfire Risk Area Overlay and the applicants have 
worked closely with the CFS to ensure the site is capable of the highest protection 
of visitors and flora and fauna, with dedicated rainwater tanks, appropriate pipe 
lines, pumps and hydrants to each cabin building, to be constructed as part of any 
approved development.  Additional to this is the commitment for a Bushfire Survival 
Plan which will be displayed and available for all guests in each cabin.  Should the 
Panel provide a consent, a condition is encouraged to ensure this requirement is 
met for the life of the development. 
 
The location of each cabin on the subject land, with suitably designed access and 
egress within the site, and the CFS requirements being agreed to and conditioned, 
allows the General Section Hazard, Bushfire Objectives and Principles of 
Development Control to be reasonably achieved. 
 
The subject site and the proposal have an adequate supply of water, electricity, all 
weather roadways as well as a wastewater system that will achieve PDC 1 of 
General Section Infrastructure module.  The rainwater tanks to each cabin as well 
as dedicated firefighting tanks ensure water should not be an issue for the orderly 
use of the site, while the location of the built form has minimal impact on existing 
vegetation as the site has been used for grazing for a number of years.  With 
minimal changes to the topography the access and egress and cabin site location 
has been designed to ensure existing native vegetation and biodiversity has had 
minimal interference if any. 
 
The location and design of the proposed development ensures a minimal impact 
upon the adjacent land uses.  The proposal has been designed to be a high-end 
tourist experience and given this the impacts on neighbouring sites should be 
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negligible, except for the anticipated increase in traffic movement along Rifle 
Range Road.  The size of the development should have little impact on existing and 
potential future land uses within the locality and whilst there is an existing sensitive 
land use associated with Kaiserstuhl Conservation Park nearby, it is envisaged the 
visitors to the accommodation will understand this site’s importance around flora 
and fauna conservation and it is seen as a possible attraction to visit the area. 
 
Given the above the General Section, Interface module with land uses Objectives 
and Principles of Development Control have been achieved to a reasonable 
expectation. 
 
The proposal has been designed with landscaping to each cabin site with an 
emphasis on plants that are fire resistant/slow burning.  The proposal not only 
achieves the requirements of the Development Plan, but has been designed 
promoting local native plants of the Barossa.  The plantings are supported by 
irrigation from either the grey water or proposed rainwater tanks from each cabin 
and given this, the General Section, Landscaping, Fencing and Walls module has 
had the relevant PDCs achieved. 
 
It should be noted, via the response to representations, that the applicant is willing 
to make further modifications to the landscaping plan to reduce the use of some 
plant species and are seeking a reserved matter in this instance. Refer to 
Attachment 2 and 3 for relevant discussions on landscaping. 
 
The proposal which embraces the use of rainwater and solar power ensures any 
impact on natural resources has been minimised.  With the design and siting of the 
proposal within the subject land being that, impact on native flora and fauna, with 
access and egress which follows the natural contours of the land ensures that the 
relevant PDCs of the General Section, Natural Resources module have been 
reasonably achieved.  
 
The proposal has been designed to function within the existing use of primary 
production with the land being used for grazing.  Given the contours of the site, it is 
unlikely that a more productive primary production use could be sustained on the 
site other than grazing of animals.  It is envisaged the tourist accommodation and 
primary production can function on the site concurrently and therefore the 
diminishing of the site via portions being removed from grazing is not considered 
detrimental to the land use or the locality. 
 
Each cabin location within the site has been designed to minimise visual impacts 
to Rifle Range Road with sufficient separation.  With the existing larger native trees 
remaining in place, the development has provided for improved softening or 
screening when viewing the site from the roadway.  The proposal has sought 
locations that are not on highest ridge points and therefore any views from nearby 
dwellings, trails or roadways have been reduced.  With the development being 
spread over a larger section of the subject site, dispersed between larger 
woodlands and with specific landscaping to each cabin’s location, the proposal is 
considered to achieve the requirements of the General Section, Siting and Visibility 
module. 
 
The site, in some areas, has significant sloping land, however the proposal in its 
design has avoided these areas and therefore any cut and fill to the site has been 
minimised.  Driveway access and egress have been designed with CFS 
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requirements in mind and it is this part of the development which would necessitate 
the need to bring in fill to the site.  With appropriate landscaping to the cabins and 
parking areas, land erosion and stability will not be compromised.  General Section, 
Sloping Land module provisions have been reasonably achieved. 
 
The proposed tourist development has been designed to achieve an innovative 
and sustainable environmental impact which can promote and develop an 
appreciation of the nearby conservation park as well as the subject site itself. It has 
been designed to provide minimal impact on the existing flora, fauna and natural 
features of the land while not impacting on the site’s current use of grazing for 
primary production.  The tourist accommodation has the ability to increase visitors 
to the Barossa region in a manner that has no adverse effects on the natural, 
cultural and historical settings within the Barossa Valley itself. 
 
The design of the cabins, which will be located on a trailer, is of a high standard 
with regard to the concept of eco-tourism types of accommodation and use. 
 
The introduction of six cabins to the area could be seen to deliver a rise in demand 
of Rifle Range Roads usage.  Given the nature of this road, being unsealed and its 
narrowness in parts, PDC 14(b) needs to be carefully considered.  The roadway 
provides access to a number of residential dwellings, as well as rear access to 
Kaiserstuhl Conservation Park which walkers, hikers and some of the general public 
use when accessing the facilities of the conservation park for recreational 
purposes. It is acknowledged that the roadway is used on a regular basis by these 
patrons of the conservation park, despite the main entrance to the park being 
located on Tanunda Creek Road and use of the rear access being discouraged 
by National Parks and Wildlife Services SA via the Department of Environment and 
Water.  Whilst it is acknowledged that some increase in traffic will be expected 
should the proposal become active, there is little evidence to suggest that these 
cabins and their use would have a detrimental impact on the local use of the road, 
its safety and the safety of others. 
 
The proposal does achieve the requirements of the Developments Plan’s General 
Section, Tourist Accommodation module Objectives and Principles of 
Development Control in a reasonable manner. 
 
The site has access to an all-weather road, as noted Rifle Range Road does have 
its limitations in regards to its usage.  Safe and convenient access during all times 
of the year will be important given the increase in use, although it should be noted 
this increase is not considered detrimental to the locality.  Some discussion did take 
place between Works and Engineering Services, Development Services and the 
applicant in regards to either achieving the desired outcomes sort by the 
engineering department or at the least consideration into designing turn out lanes 
where appropriate to allow for two-way traffic movement.  Should an approval be 
granted and the development activated, it will be the responsibly of the Works and 
Engineering Department to monitor and make appropriate service level 
adjustments should the need arise.  The internal roadway system has been 
designed to achieve CFS requirements and to avoid removal of existing native 
vegetation.  The roadways are located in a way that minimises the fill required and 
follows the natural features of the land so as to protect the site’s usual views from 
the roadway.  The site has been designed to have specific access for those with 
disabilities and parking has been proposed to achieve one space per cabin, with 



Barossa Assessment Panel Meeting 5 April 2022  
 Attachment 2 

Item 6.1 Page 128 

  
Barossa Assessment Panel Meeting 7 December 2021 
 

Item 6.1 Page 25 

employee access near the proposed shed or at each cabin when being 
maintained before and after guest’s usage. 
 
In determining Access for People with Disabilities, regard has been given to the 
Commonwealth’s Disability Discrimination Act 1992, the Access to All:  Improving 
accessibility for consumers with disability prepared by the Australian Human Rights 
Commission, Australian Standards and Council’s Disability Access and Inclusion 
Plan. 
 
Transportation and Access module within the General Section of the Development 
Plan has reasonably been achieved. 
 
The cabins have a unique composting waste disposal system that is expected to 
achieve the requirements of SA Health.  Council’s Environmental Health team have 
assisted the applicants in understanding the system requirements and a waste 
water application will need to be approved prior to full development approval 
being granted by Council for this development. 
 
The reuse of rainwater, greywater and the composting of the waste water products 
achieve the desired Objectives and Principles of Development Control regarding 
waste within the Development Plan.  
 
The proposal does not go into detail in regards to domestic/general waste disposal 
nor the ability to manage recyclable or organic waste.  However, it is anticipated 
that upon completion of visitor stays, the owners would remove the waste to a 
central location of the storage shed, where the waste will be sorted and separated 
into appropriate bins (General and Recycle).  There is currently no option for 
organic waste pick up within this locality.  From here the bins will be transported on 
collection day to the designated location at the intersection of Rifle Range Road 
and Lily Farm Road for collection from the contractor (See figure 13 below).  
 
Whilst it would be advantageous for the owners to arrange the separation of waste 
within each cabin, given the size of these structures, it may not be practical.  Should 
approval be granted the owner can contact councils Waste Management Officer 
to organise the appropriate bins prior to the activation of visitors to the site. 
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Figure 13:  Bin collection location for general and recycle waste  
 
Zone Section 

 

Primary Production Zone Objectives 1, 3 and 5  
 

Desired Character 

The zone comprises a range of landscapes with varying soil quality, underground 

water supplies and rainfall levels.  Development of grazing and broadacre farming 

land uses is the most appropriate form of agricultural use located within the zone, 

with limited opportunities for more intensive uses such as horticulture and viticulture 

located within the uplands areas of the zone such as the Barossa Range.  

Development will consider the capability and suitability of the land for the intended 

use. 

 

It is anticipated that the expansion of existing winery and industrial uses will only 

occur in association with improvements to the amenity, visual impact, site access 

and environmental protection standards of such activities. 
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Located within the North Mount Lofty Ranges and South Mount Lofty Ranges, small 

scale, low impact agricultural and home-based industries are encouraged where 

they expand the economic base of the Mount Lofty Ranges and Barossa Valley.  

Industries will be limited to those based upon the processing of agricultural produce 

primarily from the Barossa Valley Region.  Home based industries will be limited to 

those based on rural, arts, crafts, tourist, cultural or heritage activities appropriate 

to the Region.  Such agricultural and home-based industries will complement the 

character of the zone and enhance tourist or heritage activities and be 

compatible with local areas.  Forms of large-scale winery and industrial 

development are more appropriate within industry zones within townships or 

regional industrial areas established specifically for such purposes. 

 

The zone comprises a pleasant rural character derived from the broadacre farming 

pattern and undulating, wooded pastures together with the isolated dwellings and 

scattered farm buildings.  The landscape character generally consists of open, 

undulating terrain with sparsely scattered stands of native vegetation.  There are 

pockets of the zone where steep slopes and stands of native vegetation are more 

predominant, such as the upland areas of the Barossa Ranges.  Development will 

recognise the limitations imposed by such characteristics and prevent the further 

erosion of soils, or removal of native vegetation.  It is expected that development 

will be carefully designed and located to complement the open landscape 

character. 

 

The stands of existing native vegetation within and surrounding Sandy Creek 

Conservation Park add to the landscape character consisting of a patchwork of 

open cropped and grazing areas interspersed with stands of vegetation.  

Development will result in the protection and expansion of stands of native 

vegetation within and outside of the Sandy Creek Conservation Park, and across 

the zone generally. 

 

Other than within Precinct 4 Barossa Range, Precinct 6 Moculta and Precinct 7 

Paper Town, there are opportunities for additional dwellings to be established within 

the zone, however only where it can be demonstrated that they do not conflict 

with the use of land for primary production purposes and maintain the open 

landscape character.  Additional dwellings within Precinct 4 Barossa Range and 

Precinct 6 Moculta will be limited so as to maximise farm productivity and prevent 

incremental erosion of the existing landscape character.  It is anticipated that 

buildings in the zone will be limited to single-storey in height, be designed and 

located so that they are not visible from public roads, particularly the Barossa Valley 

Highway, scenic or tourist routes, or from vistas within townships.  Buildings will be 

designed to minimise the disturbance to the natural ground levels, utilising design 

techniques to reduce bulk and massing and be constructed using materials and 

finishes of a low reflective nature and subdued colour to match those found 

located within the landscape in order to be inconspicuous in appearance.  

Buildings will be designed and constructed with environmentally sustainable 

principles in mind, including passive solar techniques, use of renewable energy and 

harvesting of stormwater for re-use located within the dwelling and surrounds. 

 

Pockets of native vegetation exist throughout the zone, however are isolated as a 

result of past clearing practices.  It is expected that broadacre farming and 

horticultural land use will not take place on land containing stands of mature native 

vegetation.  Development will result in the conservation of existing stands of native 

vegetation and increase the planting of locally indigenous vegetation in important 
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locations, such as along watercourses.  Development involving the construction of 

buildings or structures will include the planting of additional locally indigenous 

species to increase biodiversity and habitats for fauna, as well as screen the 

buildings and structures from views in the locality. 

 

Desired Character The proposal is located within the upland areas of 
the Barossa Ranges and has significant sloping 
land and some native vegetation which has not 
been impacted by the ongoing grazing of the 
land by sheep. 
 
The proposal has been carefully designed to 
ensure the natural features of the site and its 
existing native vegetation, will not be 
compromised by the development and have 
included landscaping that reintroduces some 
indigenous species from the Barossa Valley back 
onto the site which may promote biodiversity and 
habitat for fauna. 
 
The proposed cabins are of a single storey nature 
of material and colours that complement the 
natural surrounds and are located as so not to 
impact on the natural views from surrounding 
properties. 
 
The proposal is seen to be in keeping with the 
Desired Character of the Primary Production Zone 
 

Land Use 

 
PDCs 1,2 and 6 
 

Form and Character  

 
PDCs 10, 11, 14. 15, 18 and 19 
 

Precinct Specific Provisions 

 

Precinct 4 - Barossa Ranges  PDC 23  
  

Zone Section Discussion 

Tourist accommodation is an envisaged land use within the Principle of 
Development Control 1 of the Primary Production Zone.  The general nature of the 
proposal, being small scale cabins, eliminates the ability to convert the built form 
to dwellings into the future. 
 
As noted above the proposal is in keeping with the relevant sections of the Desired 
Character for the Zone and the location of each cabin and associated structures 
is not considered to detract from the open woodland features within the locality.   
Their individual location is in reasonably close proximity to each other given the size 
of the subject land and in most part do not create obtrusive views when seen from 
the roadway. 
 
As previously discussed the roadway access and egress has been designed to limit 
the impact on the natural contours and native vegetation on the land. 
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While the proposal is in close proximity to Kaiserstuhl Conservation Park and at its 
closest point within 500 metres of the Park, the proposal has been carefully 
designed and created to ensure its impacts do not have a detrimental effect on 
the Park’s use and existence.  The tourist accommodation is not located within 300 
metres of land used for a winery and or industrial purposes. 
 
Fundamentally the proposal reasonably complies with the Zone Objectives, Desired 
Character and Provisions of Development Control. 
 
Table Section 

 

 

Table Baro/1 - Off Street Vehicle Parking 

Requirements 

 

Tourist accommodation (Bed and 
Breakfast): 
 
• 1 per guest room, plus 
• 1 per employee 
 
The proposal achieves the requirements 
of the off-street car parking 
requirements with each cabin having at 
least one car park associated with its 
use.  Generally parking for employees 
will only occur during maintenance of 
each cabin prior to guests attending on 
site and would not have an 
unreasonable impact on parking for 
other guests. 
 

 
CONCLUSION 

The application is for a ‘Short-term Tourist Accommodation, to include the 
construction of six self-contained cabins with adjoining decks, storage shed 
(measuring 15 metres x 8 metres x 3.6 metres wall height), 100,000 litre water tank and 
signage (graphics = 0.25 sqm) signage (2 metres high x 0.5 metres wide)’ located at 
Allotment 101 Gravel Pit Road Flaxman Valley.   It is located in the Primary Production 
Zone within The Barossa Council Development Plan Consolidated 5 September 2019. 
 
The proposal went through Category 3 public notification and Council received four 
representations, three of which were opposed to the development.  The applicant 
provided a response to the representations concerns including a report prepared by 
an ecologist in regards to native vegetation survey of the site. 
 
Some concern around the access road to the site (being Rifle Range Road), as it is 
narrow in parts and during extreme weather events could be seen as a possible 
hazard for those frequenting the area.  The roadway is an unsealed all-weather road, 
and is of a single lane width in some portions.  Despite this, it provides access to a 
number of residential sites, as well as a rear entry point to Kaiserstuhl Conservation 
Park.  Regardless of the development taking place, the roadway is frequented on a 
regular basis and its maintenance is under the care and control of The Barossa 
Council. 
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The Country Fire Service has provided comments and a report in support of the 
proposal subject to a number of items which will need to be achieved as part of the 
orderly development of the site and have been listed within the conditions. 
 
The proposal reasonably complies with the relevant Objectives and Principles of 
Development Control of The Barossa Council Development Plan Consolidated 5 
September 2019.  The proposal is not seriously at variance with the Development Plan 
and is not contrary to the Character Preservation (Barossa Valley) Act 2012 and 
Development Plan Consent is recommended. 
 
RECOMMENDATION 1 

 
Not Seriously At Variance 

The Barossa Assessment Panel, having considered the application, resolves that the 
development proposal has sufficient merit, and is not seriously at variance with the 
Development Plan. 
 
RECOMMENDATION 2 

 
Character Preservation 

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, has resolved that there are no significant impacts on 
the character values of the district. 
 
RECOMMENDATION 3 

 
Granting of Planning Consent  

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 to GRANT Planning Consent for Application No. 960/180/2021  by 
NC and LK Grocke to undertake Short-term Tourist Accommodation, to include the 
construction of six self-contained cabins with adjoining decks, storage shed 
(measuring 15 metres x 8 metres x 3.6 metre wall height), 100,000 litre water tank 
and signage (graphics = 0.25 sqm) signage (2 metres high x 0.5 metres wide) at Allot 
101 Gravel Pit Road, Flaxman Valley (CT 5277/217 ) subject to the following reserved 
matters, conditions and advisory notes: 
 
Reserved Matter 

Pursuant to Section 33(3) of the Development Act 1993 the Council reserves its 
decision in relation to issues pertaining to: 
 
(1) An updated landscape plan and schedule shall be submitted to Council 

that provides for the planting of trees, shrubs and ground covers in the 
nominated landscape areas and such plantings thereafter shall be nurtured 
and maintained in a tidy and healthy state.  The landscape plan be 
submitted to Council prior to the issuing of Development Approval and the 
landscaping shall be established prior to the occupation of the proposed 
development. 
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Council Conditions 

 
(1) The development shall be undertaken in accordance with the plans and 

documentation (as amended) accompanying the application, unless 
varied by the following conditions. 

 
(2) No building work shall commence on the site until a waste control system has 

been approved pursuant to the South Australian Public Health Act 2011. 
 
(3) The building shall be connected to a wastewater system approved under 

the South Australian Public Health Act 2011. 
 

 NOTE 

 Prior to building work commencing the applicant shall lodge and have 
approved by Council 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) Any metal roof and wall cladding to the outbuilding shall be of a 

‘Colorbond’ type of finish in a ‘Shale Grey’ matt colour. 
 
(5) Any metal roof and wall cladding to the cabins shall be of a ‘Colorbond’ 

type finish in a ‘Shale Grey‘ matt colour with a cedar timber feature wall.  
 

(6) Existing native vegetation shall not be removed and shall be maintained and 
enhanced in accordance with the approved plans with any diseased or 
dying plants being immediately replaced to the reasonable satisfaction of 
council. 

 
(7) Access to the building sites shall be of all-weather construction, with a 

minimum formed road surface width of three metres and must allow forward 
entry and exit for large fire-fighting vehicles. 

 
(8) The all-weather road shall allow fire-fighting vehicles to safely enter and exit 

the allotment in a forward direction by incorporating either: 
 

(a) A loop road around the building, or 
(b) A turning area with a minimum radius of 12.5 metres, or 
(c) A ‘T’ or ‘Y’ shaped turning area with a minimum formed length of 11 

metres (for each ‘leg’) and minimum internal radii of 9.5 metres. 
 
(9) The proposed sign(s) shall be constructed wholly on the subject site and no 

part shall extend beyond the property boundary. 
 
(10) There shall be no signage, hoarding, advertising display, bunting or streamers 

erected and/or displayed within the subject land or on any building or 
structure within the subject land without the prior approval of the relevant 
authority. 

 
(11) Any illumination of signs shall not be of a light intensity to cause a light 

overspill nuisance to adjacent occupiers, or cause a distraction to drivers on 
adjacent public roads. 
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(12) No storage shall be permitted under the cabin or decking at all times. 
 
(13) Each cabin shall be provided with screening from the base of the cabin to 

the ground level to reduce the likelihood of debris and leave matter being 
captured. 

 
(14) Each cabin shall be connected to a minimum 1000 litre rainwater tank with 

discharge to the landscaping area via appropriate irrigation methods. 
 
(15) Private access shall have minimum internal radii of 9.5 metres on all bends. 
 
(16) Vegetation overhanging the access road shall be pruned to achieve a 

minimum vehicular clearance of not less than four metres in width and a 
vertical height clearance of four metres. 

 
(17) The gradient of the access road shall not exceed 16 degrees (29%).  In steep 

terrain the construction of the public road or driveway shall be a sealed 
surface. 

 
(18) Solid crossings over waterways shall be provided to withstand the weight of 

large bushfire appliances (GVM 21 tonnes). 
 
(19) The water supply outlet shall be easily accessible and clearly identifiable 

from the access way and at a distance of no greater than 30 metres from 
the proposed dwellings. 

 
(20) The dedicated water supply and its location should be identified with 

suitable signage (ie blue sign with white lettering “FIRE WATER”). 
 
(21) Access to the dedicated water supply shall be of all-weather construction, 

with a minimum formed road surface width of three metres. 
 
(22) Provision shall be made adjacent to the water supply for a flat hardstand 

area (capable of supporting fire-fighting vehicles with a gross vehicle mass 
(GVM) of 21 tonnes) that is a distance equal to or less than six metres from 
the water supply outlet. 

 
(23) South Australian Country Fire Service appliance’s inlet is rear mounted; 

therefore, the outlet/water storage shall be positioned so that the South 
Australian Country Fire Service appliance can easily connect to it rear 
facing. 

 
(24) A gravity fed water supply outlet may be remotely located from the tank to 

provide adequate access. 
 
(25) All non-metal water supply pipes for bushfire fighting purposes (other than 

flexible connections and hoses for fire-fighting) shall be buried below ground 
to a minimum depth of 300 mm with no non-metal parts above ground level. 

 
(26) All water supply pipes for draughting purposes shall be capable of 

withstanding the required pressure for draughting. 
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(27) A minimum supply of 5,000 litres of water for each site shall be available at 
all times for bushfire fighting purposes. 

 
(28) The minimum requirement of 5,000 litres per site may be combined with 

domestic use, providing the outlet for domestic use is located above the 
dedicated fire water supply in order for it to remain as a dedicated supply. 

 
(29) The bushfire fighting water supplies shall be clearly identified and fitted with 

an outlet of at least 50 mm diameter terminating with a compliant South 
Australian Country Fire Service fire service adapter, which shall be accessible 
to bushfire fighting vehicles at all times. 

 
(30) The water storage facility (and any support structure) shall be constructed of 

non-combustible material. 
 
(31) The dedicated fire-fighting water supply shall be pressurised by a pump that 

has 
 

(a) A minimum inlet diameter of 38 mm, and 
(b) Is powered by a petrol or diesel engine with a power rating of at least 

3.7kW (5hp), or 
(c) A pumping system that operates independently of mains electricity 

and is capable of pressurising the water for fire-fighting purposes. 
 
(32) The dedicated fire-fighting water supply pump shall be located at or 

adjacent to each habitable building to ensure occupants safety when 
operating the pump during a bushfire.  An ‘Operations Instruction Procedure’ 
shall be located with the pump control panel. 

 
(33) The fire-fighting pump and any flexible connections to the water supply shall 

be protected by a non-combustible cover that allows adequate air 
ventilation for efficient pump operation. 

 
(34) All bushfire fighting water pipes and connections between the water storage 

facility and a pump shall be no smaller in diameter than the diameter of the 
pump inlet. 

 
(35) All non-metal water supply pipes for bushfire fighting purposes (other than 

flexible connections and hoses for fire-fighting) shall be buried below ground 
to a minimum depth of 300mm with no non-metal parts above ground level. 

 
(36) A fire-fighting hose (or hoses) shall be located so that all parts of the building 

are within reach of the nozzle end of the hose and if more than one hose is 
required they should be positioned to provide maximum coverage of the 
building and surrounds (ie at opposite ends of the habitable building). 

 
(37) All fire-fighting hoses shall be capable of withstanding the pressures of the 

supplied water. 
 
(38) All fire-fighting hoses shall be of reinforced construction manufactured in 

accordance with AS 2620 or AS 1221. 
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(39) All fire-fighting hoses shall have a minimum nominal internal diameter of 18 
mm and a maximum length of 36 metres. 

 
(40) All fire-fighting hoses shall have an adjustable metal nozzle, or an adjustable 

PVC nozzle manufactured in accordance with AS 1221. 
 
(41) All fire-fighting hoses shall be readily available at all times. 
 
(42) A Vegetation Management Zone (VMZ) shall be established and maintained 

within 20 metres of each of the habitable buildings (or to the property 
boundaries (whichever comes first) as follows: 

 
(a) The number of trees and understorey plants existing and to be 

established within the Vegetation Management Zone shall be 
maintained such that when considered overall a maximum coverage 
of 30% is attained, and so that the leaf area of shrubs is not continuous.  
Careful selection of the vegetation will permit the ‘clumping’ of shrubs 
where desirable, for diversity, and privacy and yet achieve the 
‘overall maximum coverage of 30%’. 

(b) Reduction of vegetation shall be in accordance with the South 

Australian Native Vegetation Act 1991 and South Australian Native 
Vegetation Regulations 2017. 

(c) Trees and shrubs shall not be planted closer to the building(s) than the 
distance equivalent to their mature height. 

(d) Trees and shrubs must not overhang the roofline of the building, touch 
walls, windows or other elements of the building. 

(e) Shrubs must not be planted under trees, or must be separated by at 
least 1.5 times their mature height from the trees’ lowest branches. 

(f) Grasses within the zone shall be reduced to a maximum height of 10 
cm during the Fire Danger Season. 

(g) No understorey vegetation shall be established within one metre of 
the habitable building (understorey is defined as plants and bushes 
up to two metres in height). 

(h) Flammable objects such as plants, mulches and fences must not be 
located adjacent to vulnerable parts of the building such as windows, 
decks and eaves. 

(i) The Vegetation Management Zone shall be maintained to be free of 
accumulated dead vegetation. 

 
(43) The applicants to prepare and display a Bushfire Survival Plan (BSP) designed 

specifically for the purpose of any guests that may be in a residence during 
a bushfire event, especially during the Fire Danger Season. 

 
(a) This Bushfire Survival Plan should give clear directions to persons that 

may be unfamiliar with the area/locality and unfamiliar with what 
protective actions they may need to take to protect their lives during 
a bushfire event, including when to take such protective actions. 

(b) The Bushfire Survival Plan should address the possibility that the owners 
may not be present at the time of the bushfire event.  The Bushfire 
Survival Plan should not expect guests to be involved in fire-fighting 
operations. 
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(c) The South Australian Country Fire Service ‘Bushfire Safety and Survival 

for Business and Organisations’ document (refer to CFS website) 
should be utilised as a basis for information and the drafting of the 
(guest) Bushfire Survival Plan. 

(d) The applicant should consider reducing operating hours and 
restrictions on days of elevated bushfire danger, or bushfire events in 
the broader vicinity. 

 
NOTES 

 
(1) Any variation of this approved development and/or the conditions of 

consent will require a separate request and approval by Council or other 
relevant planning authority.  Approval of this application does not 
necessarily imply that future requests for variations would be approved.  Any 
future request will be assessed by having regard to the relevant rules and 
requirements in force at the time any request is lodged. 

 
(2) Any portion of Council’s infrastructure damaged as a result of work 

undertaken within the development site or associated with the development 
shall be repaired/reinstated to Council’s satisfaction at the developer’s 
expense. 

 
(3) Please be advised that where a Private Certifier is appointed to undertake 

the building assessment, Council does not provide a service of advising the 
Private Certifier of site conditions or any matters relevant to the building 
assessment.  It is recommended that a Private Certifier undertakes his or her 
own investigations and inspection of the site to become acquainted with site 
conditions and any other relevant matter. 

 
(4) The applicant is reminded of its general environmental duty, as required by 

Section 25 of the Environment Protection Act 1993, to take all reasonable 
and practicable measures to ensure that the activities on the whole site 
including during construction, do not pollute the environment in a way which 
causes or may cause environmental harm. 

 
(5) Construction shall not take place on any Sunday or Public Holiday or after 

7.00 pm or before 7.00 am on any other day, and all practicable steps must 
be taken during construction to minimise the impact of noise emissions on 
neighbouring properties. 
 

(6) Any proposal to clear, remove limbs, or trim native vegetation will require 
approval or confirmation of exemption from the Native Vegetation Council.   
An interactive guide is available to help owners and others determine the 
requirements that apply under the Native Vegetation Act 1991:   
https://www.environment.sa.gov.au/topics/native-vegetation/interactive-
guide.  Any specific queries regarding the clearance, removal, or trimming 
of native vegetation should be directed to the South Australian Native 
Vegetation Council. 
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(7) Four representations from third parties concerning your category 3 proposal 

were received. 
 
 If there were third party representations, any consent/approval or 

consent/approval with conditions does not operate until the periods 
specified in the Act have expired.  Reasons for this decision, any conditions 
imposed, and the reasons for imposing those conditions are set out on the 
attached sheet. 

 
(8) The site manager shall provide bins for domestic and recycling waste 

collection at each cabin.  The cabin bins shall be collected and sorted into 
Council provided refuse and recycling bins which shall be transported to the 
designated collection location on the morning of collection day and be 
returned to the site on the same day once emptied.  
 

 
ATTACHMENTS OR OTHER SUPPORTING REFERENCES 

Attachment 1 Application and Associated Documents ⇩  
Attachment 2 Representations ⇩  
Attachment 3 Applicants Response to Representations ⇩  
Attachment 4 Vegetation Survey ⇩  
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The locality is high in the Barossa Range and includes the summit of a prominent wooded 
hill (560m AHD) to the west of the subject land, and to the east, part of the Kaiser Stuhl 
Conservation Park. 

The Park abuts the subject land following proclamation of Allotment 102 in Filed Plan 
34430, Hundred of Moorooroo as an addition to the Park on 26 September 2019. 

To the south of the subject land is a valley containing a dwelling and associated 
outbuildings and a dam. These are on a private property accessed via Little Kaiser Stuhl 
Road. Further south stretching beyond the locality is an area of Forest Reserve containing 
the slopes and summit of Kaiser Stuhl (600m AHD) and other native vegetation areas. 

To the north of the subject land is a gravel road (Rifle Range Road) lined with native 
vegetation. Public vehicle access terminates adjoining the NE corner of the subject land.  
Rifle Range Road is part of the Heysen Trail walking route which climbs the western 
escarpment of the Barossa Range from the west, passes to the north of the subject land, 
and then continues southward through the Kaiser Stuhl Conservation Park. 

The subject land is approximately 100 m south of the intersection of Rifle Range Road 
with Little Kaiser Stuhl Road, another no-through gravel road serving a very small number 
of rural properties. 

On the northern side of Rifle Range Road are two allotments largely covered in bushland. 
One contains a detached dwelling set back about 270m from Rifle Range Road, plus 
nearby outbuildings and a dam. These are not visible from the road or subject land due to 
screening by vegetation and topography. The other parcel is vacant. 

To the west of the subject land is a wooded summit (560m AHD). 

The locality has high scenic amenity. Much of it is covered by native vegetation, some of it 
with an open, grazed ground beneath scattered trees, and other areas with more intact 
natural habitat. There is little visual evidence of buildings or other infrastructure. There are 
fine views from high vantage points. 
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Fig 1 Subject land from Rifle Range Road at existing access-point 

 

Fig 2 Rifle Range Road showing existing and proposed access-points 
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Fig 3 Subject land from second gate on Rifle Range Road (to be closed to visitors) 

 
Fig 4 Subject land from NE corner (E end of Rifle Range Road) – proposed shed will be on 
the open rise in middle distance but Site 1 structures will be obscured by trees to the right 

 

Description of Development 

The development comprises: 

 Cabins (see accompanying Aussie Tiny Houses and Spartan documents) 
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• Six self-contained cabins, five of which are on their own discrete sites, each with 

the two remaining cabins grouped on one site (see Attachment B and 
accompanying plans and drawings) 

• At Site 1, a pair of cabins, each of 7.2m x 2.4m, with loft space accommodating 3 
beds, arranged around a single ‘L’ shaped deck of 48.92m2 – with an overall 
height of 3.5m. 

• At Site 2, a one-level disabled, 8.4m x 2.4m, ‘Coolum’ cabin which sleeps 1-2 
people with one bed – with an overall height of 3.5m. (See Aussie Tiny Houses 
document) 

• At the remaining sites, ‘Hazel’ cabins, with loft space accommodating 2 bedrooms 
(sleeps 1-4), each measuring 8.4m x 2.4m at lower level, with an overall height of 
3.6m. (See Aussie Tiny House document) 

• A rainwater system for domestic use with each cabin. 
• An outside fire pit with each cabin. 

 
Storage, Services and Access 
 

• Storage shed of 8 x 15m with external surfaces in shale grey (see accompanying 
Spartan plans and drawings). 

• One 100,000 litre dedicated metal water storage tanks for fire protection with pump 
and pipework to CFS requirements (Attachment C) – near Site 1 serving Sites 1-5 
(see accompanying Spartan plans and drawings) 

• Hydrant, CFS connection and fixed hose. 
• Petrol or diesel engine pump with a power rating of at least 3.7KW. 
• Each unit will be powered by a solar and battery system consisting of a 2.6kWh 

rooftop solar system with 7.2kWh battery storage. 
• Fire appliance hardstand area. 
• All weather formed access network with minimum road width of 3 metres 

connecting each of the building sites with Rifle Range Road and providing 
adequate fire fighting vehicle access, turning and hardstand areas as well as 
general access, including to associated parking areas. 

• All weather formed vehicle access with crossover of 6-metres width on Rifle Range 
Road – access shifted from existing gate to protect roadside native vegetation (see 
Figure 5 below and accompanying site plans prepared by Spartan) 

• Waterless composting toilet system for each cabin (see accompanying 
Wastewater Engineers Report) 

• Ezgrey greywater diverter and re-use system for each cabin to irrigate adjacent 
garden beds which will be planted with fire retardant species (see accompanying 
Wastewater Engineers Report) 
 
Signage 
 

• A free-standing entrance sign which will be 2 metres in height with black poles 
supporting a 500mm x 500m display, ‘Kaiser Ridge Eco Stay’ in light grey on a 
black background (see Figure 5 and accompanying site plans prepared by 
Spartan) and located on the subject land. 

• A sign at the entry indicating a CFS access point to meet CFS requirements. 
• Blue signs with white lettering (“FIRE WATER”) indicating firewater points to meet 

CFS requirements. 
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Each cabin contains a bathroom and a living area as well as bedroom. 

Other than the Site 1 cabins, which have a shared deck, each cabin has an abutting 
covered deck of 25.2m2. 

The unenclosed decks will be constructed in a fire-resistant hardwood timber, Spotted 
Gum. 

The deck roof structure will also be constructed in Spotted Gum timber with a laserlite 
3000 roof cladding. 

The cabins are ‘caravan style’ with wheels. Colorbond steel will enclose the space under 
each building. This is intended to satisfy CFS’s verbal recommendations to this effect and 
Hazards Principle 12:  

“Buildings and structures should be designed and configured to reduce the impact 
of bushfire through using simple designs that reduce the potential for trapping 
burning debris against the building or structure, or between the ground and 
building floor level in the case of transportable buildings.” 

The cabins will be externally clad in Colorbond steel (Shale Grey Matt) with a Cedar 
timber feature wall around the entrance. The window frames will be black aluminium. The 
shed will be the same, without the cedar features.  

Solar panels will be dark coloured and non-reflective and face upward. 

The building sites have been selected on less steep parts of the land and to capture good 
outlooks. They are in clearings to avoid or minimize clearance of native vegetation. 
Similarly, the access routes avoid need for clearance of native vegetation. 

All sites are setback more than 100 metres from Rifle Range Road / the Heysen Trail. 

Minimum separation distances from two dwellings on adjacent land are 360 metres (from 
Sites 4 and 5 to a concealed dwelling on land north of Rifle Range Road) and 420 metres 
(from Site 5 to a dwelling on adjoining land to the south). 

Water and power are issues at the site and so an aerobic system is not an ideal system. 
Use of a common septic system was considered, but based on engineering advice, 
placing drain runs in an area of native vegetation is not ideal. 

A composting toilet per tiny home is considered the best solution for the site. This will be 
incorporated into the units in the form of a Rotoloo RL650 Composting Toilet. 

The accompanying Wastewater Engineers Report prepared by Archer Environmental 
Services details how greywater will be managed on the site.  

Classification of Development 

The proposal is for tourism accommodation, a ‘merit use’ in the Primary Production Zone. 

Planning Considerations 

The planning provisions for assessing the proposal are the Development Plan provisions 
for the Barossa Council consolidated on the 1st of November 2018. The relevant 
provisions are included in Attachment F. 
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Design and Appearance 

The proposal is sympathetic to its setting with regard to shape, size, siting, materials and 
colour of the buildings and other structures. 

More particularly, it: 

• avoids use of reflective materials (Principle 3) 
• will not impinge on the visual amenity, views or sunlight enjoyed by any residents 

on adjoining land (Principles 4 and 5); 
• will enclose the below-floor space to avoid or reduce the transportable appearance 

(Principle 6); 
• will not result in light spill adversely affecting adjoining land (Principle 15); 
• is setback from public roads sufficiently to not have a detrimental impact upon the 

function, appearance or character of the locality (Principle 17). 

Although some of the buildings will be visible from Rifle Range Road and the Heysen Trail, 
the buildings’ setbacks from the road frontage and juxtaposition with undulating terrain and 
mature trees should mean that the impact is not obtrusive. 

Further, any impact must be tempered with support by the Zone provisions for tourist 
accommodation, and perhaps also, a potential symbiotic relationship between the 
proposed accommodation and use of the nearby Heysen Trail. (The website of Friends of 
Heysen Trail promotes a range of tourist accommodation along the route of the trail 
demonstrating a symbiotic relationship.) 

The built form will not have an unreasonable impact where able to be viewed from 
adjacent public or private property. 

The proposal therefore generally accords with the relevant provisions for Design and 
Appearance. 

Energy Efficiency 

The development incorporates small-scale on-site generation of renewable energy, and 
the smallness of the buildings will limit energy consumption, consistent with the broader 
intent of the relevant provisions for Energy Efficiency. 

Hazards 

Bushfire 

The woodland on the subject land has a history of livestock grazing and generally is 
significantly more open than more intact stands of native vegetation on some surrounding 
land, affording greater opportunities to manage fuel loads and site structures and access 
with little removal of native vegetation to meet fire protection and other requirements. 

The Country Fire Service (CFS) has inspected the site and assessed a preliminary 
proposal for ten units (including Site Plan, last revised 10/12/2020) 

The CFS’s advice (Attachment C) indicates that the subject land is in a high bushfire risk 
area. 

The CFS states that it has no objection to the proposal. 
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The preparation and display of a Bushfire Survival Plan “designed specifically for the 
purpose of any guests that may be in residence during a bushfire event, especially during 
the Fire Danger Season” is recommended. The applicant confirms that a Bushfire Survival 
Plan will be prepared and displayed. This will include provision of CFS information in all 
cabins plus other measures to ensure visitors are aware of and understand what to do in 
the event of a fire. 

The CFS advice specifies conditions, based on Minister’s Code 2009 “Undertaking 
development in Bushfire Protection Areas”, in respect to access to buildings, dedicated 
bushfire fighting water supply, and vegetation management. 

These will be satisfied by the proposal (Principle 9). 

Having regard to the CFS advice, the siting of buildings and structures avoids areas that 
pose an unacceptable bushfire risk as a result of one or more of the following: 

(a) vegetation cover comprising trees and/or shrubs 

(b) poor access 

(c) rugged terrain 

(d) inability to provide an adequate building protection zone 

(e) inability to provide an adequate supply of water for fire-fighting purposes (Principle 10). 

The building sites generally also avoid steep slopes narrow ridge crests and the tops of 
narrow gullies, and slopes with a northerly or westerly aspect, despite the elevated 
position in the Barossa Range (Principle 11). 

Buildings will be sited in areas with low bushfire hazard vegetation at least 20 metres from 
existing hazardous vegetation, and will have a dedicated and accessible water supply 
available at all times for fire fighting (Principle 11). The buildings are accessible to fire 
fighting vehicles from the road.  

CFS vehicles will be able to drive onto the subject land to access the tanks and buildings 
and then use turning areas on the property to leave in a forward motion. 

More particularly: 

• Access to the building sites will be of all-weather construction, with a minimum 
formed road surface width of 3 metres and must allow forward entry and exit for 
large fire-fighting vehicles. 

• The all-weather road will allow fire-fighting vehicles to safely enter and exit the 
allotment in a forward direction by incorporating either a turning area with a 
minimum radius of 12.5 metres, or a ‘T’ or ‘Y’ shaped turning area with a minimum 
formed length of 11 metres (for each ‘leg’) and minimum internal radii of 9.5 
metres. (The final details can be specified in a plan submitted before building rules 
consent.) 

• Minimum internal radii of 9.5 metres on all bends. 
• Any vegetation overhanging the access road will be pruned to achieve a minimum 

vehicular clearance of not less than 4 metres in width and a vertical height 
clearance of 4 metres. 

• The gradient of the access road will not exceed 16 degrees (29%).  
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A dedicated bushfire fighting supply will be provided to meet all of the CFS’s requirements 
specified in their report (Attachment C), including in relation to firefighting water storage, 
tank capacity and fittings, outlets, signs, hardstand areas, hoses, and a pumping system 
that operates independently of mains power supply. 

A vegetation management zone will be established to meet the CFS requirements 
specified in their report (Attachment C). Landscaping will not include trees or shrubs 
positioned where their separation from buildings is less than their mature height. 

The space under each tourist accommodation building will be enclosed by steel sheeting 
to satisfy Hazards Principle 12:  

“Buildings and structures should be designed and configured to reduce the impact 
of bushfire through using simple designs that reduce the potential for trapping 
burning debris against the building or structure, or between the ground and 
building floor level in the case of transportable buildings.” 

Other Hazards 

There will be no storage of hazardous chemicals. The development will not contribute to 
salinity or soil erosion. It is not in a location prone to land slip or acid sulphate soil. 

In view of the above, the proposal accords with the relevant Hazards provisions. 

Infrastructure 

The proposed development will generate solar power, and an independently powered 
pumping system for fire-fighting purposes is proposed. The proposal will not require 
connection to the SA Power Networks grid.  

Water and wastewater management systems have been designed and tailored to meet 
the specific constraints of the site, the latter as recommended by Archer Environmental 
Services (see accompanying Wastewater Engineers Report). 

No additional infrastructure is required for the development. Traffic volumes are unlikely to 
increase significantly as a result of the development.  

The revised proposal of six accommodation units can be expected to generate less than 
18 vehicle trips per day based on the NSW Guide to Traffic Generating Developments first 
released in 1991, and as revised in 2001 and 2013.  
 
The NSW guide suggests a daily vehicle trip generation of 3 per unit. 
 
The figure of 3 per day per unit assumes a 100% occupancy rate, a rate that is unlikely to 
be fully achieved. While there is a lack of directly comparable local examples of Tiny 
House B&B accommodation, an average occupancy rate of 53% for Air BnBs over the 
period August 2018 to May 2021 is indicated for the Barossa region by an industry 
website: https://www.airbnb.com.auis. 
 
Also, it is conceivable that some guests will be long distance walkers on the Heysen Trail, 
hence will not be car-borne.  
 
The NSW RTA guide states: "When comparison is drawn between existing similar 
developments and unit occupancy where data is available, rates based on 85 percent 
occupancy on the peak day of the week may be appropriate." 



Barossa Assessment Panel Meeting 5 April 2022  
 Attachment 2 

Item 6.1 Page 153 

  Barossa Assessment Panel Meeting 7 December 2021  
 Attachment 1 

Item 6.1 Page 50 

  
	 12	

 
There appears to be a lack of closely comparable tourism accommodation (ie. tiny 
houses) in the Barossa region based on information from the Barossa Visitor Information 
Centre and other sources. However, if only 85% occupancy was obtained, that suggests a 
traffic generation of 15 trips per day. 
 
A 2013 revision of the NSW guide based on traffic generation surveys for selected uses 
(excluding tourist accommodation) suggests a traffic generation for a of 7.4-10.7 per low 
density dwelling, not including trips made internal to the subdivision, which may add up to 
an additional 25%. A dwelling in some rural primary production contexts may generate 
additional traffic due to associated rural activities and greater car dependence. Thus, the 
revised proposal is likely to generate less than the expected traffic generation of 2 
dwellings and perhaps similar to the per site generation of a single rural living dwelling. 
 
Council staff at a preliminary meeting suggested that Rifle Range Road may need 
upgrading and widening and requested that the applicant investigate this.  
 
In relation to upgrading, it is submitted, based on an inspection of Rifle Range Road with 
an experienced road construction contractor conducted in early July, that poor drainage 
and resultant stormwater discharges over the road is a key factor, likely to be more 
significant than marginal changes in traffic volume. The impact of additional traffic likely to 
be generated by the proposed development is minor compared to a need to provide more 
culverts to address the drainage issue (which is fundamentally a Council matter). 
 
The road serves several significant public interests like Kaiser Stuhl Conservation Park 
access (for public visitation and management), hiking, and access for general fire 
protection purposes, as well as offering access for adjoining private owners of uses. 
Hence, it is reasonable to view any upgrade of the public asset as first and foremost a 
Council responsibility. 
 
According to the latest plan of management, the Conservation Park receives visitation of 
6000-7000 per year, though a large majority of car trips would use Tanunda Creek Road, 
a sealed Council road along the Park’s eastern boundary, not Rifle Range Road. It is 
understood a policy of encouraging access from the eastern entrance is likely to continue. 
A Council car park and lookout about half way up the escarpment on Rifle Range Road is 
also a potential and likely actual traffic generator, not associated with private land use. 
 
A general widening of upper Rifle Range Road is not considered warranted. Prudent 
alternatives should be investigated in consultation with affected landowners and other 
stakeholders, including more and better signage and the feasibility of a sealed top of 3.5-
4m. Sealing is a considerable upfront cost. A State/regional funding contribution may be 
appropriate if it is deemed a justified upgrade. 
 
The upper Rifle Range Road network serves about a dozen land parcels in the Barossa 
Range terminating next to Kaiser Stuhl Conservation Park where there only very limited 
space for vehicle parking. A second ‘no through’ unsealed road, Little Kaiser Stuhl Road, 
intersects with Rifle Range Road on the right 250-300m before the subject land (Lot 102) 
on the ascent from the Barossa Valley. As mentioned, there is also a substantial pull-off, 
parking and lookout area about halfway up Rifle Range Road where the Heysen Trail 
route enters the road reserve. From this point to the Conservation Park, the road is a 
shared access for vehicles and pedestrians, being part of the Heysen Trail. 
 
Along the section of carriageway shared by vehicles and Heysen Trail walkers, it is highly 
desirable that a low-speed environment is retained and reinforced by appropriate warning 
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signs. Widening this section to 7 metres (as suggested) would compromise the safe 
shared use of the carriageway, encouraging vehicles to drive faster and impinging unduly 
on the safety and recreational experience of walkers. 
 
Further, landform constraints, including rocks, steep slopes, and potential for landslip, as 
well as native vegetation very close to the existing carriageway, severely limit the extent to 
which widening would be acceptable and prudent, having regard to likely cost, erosion of 
natural character and native vegetation loss.  
 
Photos (additional to those in this report) can be supplied if necessary to illustrate the 
various constraints and the vegetation and natural character that would be under threat 
from a substantial road widening.  
 
The applicants are committed to ensuring that the approach to their property and nearby 
Conservation Park retains as much of its natural character as possible while also retaining 
mature native trees on their land.  
 
A generally wider road would affect this significant natural character, the experience of 
visitors and the valuable public recreational resource that is the Heysen Trail. 
 
It is noted that a number of roads in popular National and Conservation Parks have 
narrow, weaving carriageways like that of the upper section of Rifle Range Road, yet carry 
far higher traffic volumes than Rifle Range Road managed, in part, by use of low 
enforceable speed limits and sometimes a narrow sealed top (say 3.5-4m wide). 
 
The applicants would support a lowering of the enforceable speed limit on sections of Rifle 
Range Road if deemed appropriate by Council. 
 
The applicants support installation of advisory signs to warn motorists of a low speed 
environment and the presence of walkers, including visitors unfamiliar with the road and 
shared access arrangements. 
 
Apart from that, the proposal necessitates only minor changes to permit safe entry and 
exit of vehicles at the proposed access-point to the property. 
 
Finally it is noted that the width of carriageway near the proposed entrance to the subject 
land is generally around 5-6 metres and is not a section that is either steep or winding. 
 
The applicant proposes to shift the access-point slightly to the east of the existing gate to 
avoid disturbance to an existing Council culvert, and also avoid removal one or two small 
trees that would otherwise be required to upgrade the existing access (see Figure 6 and 
accompanying site plans prepared by Spartan).  
 
A culvert will be provided to retain flows along the existing swale in this location as part of 
the crossover proposed. A detailed engineering design can be negotiated with Council 
and submitted as a reserved matter. 
 
The proposal is considered to meet the relevant Infrastructure provisions. 

Interface between Land Uses 

The buildings are positioned approximately 400 metres or more from the nearest 
dwellings. The hilly, remote locality is unlikely to be developed for intense agriculture or 
horticulture that might involve chemical spraying or activities likely to generate nuisance. 
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Therefore, the proposal will not adversely impact the use of adjoining land and accords 
with the Interface between Land Uses provisions. 

Natural Resources 

The development embraces capture of rainwater in tanks and generation of solar power. 

The development is sited and/or designed to avoid substantial alteration to the natural 
landform, and impacts on water resources and native vegetation.  

As mentioned earlier, the grassy woodland on the subject land – which has a history 
grazing by livestock - is more open than native vegetation on some of the surrounding 
land, affording greater opportunities to manage fuel loads and site structures and access 
with little removal of native vegetation to meet fire protection and other requirements. 

Care has been taken to site structures and vehicle access and parking to minimize 
impacts on native vegetation. 

In view of the above, the proposal generally accords with the relevant Natural Resources 
provisions. 

Orderly and Sustainable Development 

The proposal is compatible with the continuation of primary production (grazing) and 
conservation uses in the locality (Objective 3). There is unlikely to be more intensive 
primary production that could be affected by the proposal (Objective 7). 

Given that the land can continue to be grazed by livestock while offering low-key tourist 
accommodation in a rural setting, the proposal will not remove productive land from 
agriculture or materially diminish overall productivity for primary production (Principle 10). 

The proposal therefore accords with the relevant Orderly and sustainable development 
provisions.  
Siting and Visibility 

The orientation of the building sites is generally to areas with a lack of scenic lookouts or 
roads though there is some visibility from the Heysen Trail, a tourist route (Principle 2 (c). 

Some trees between the development and the closest section of road (and Heysen Trail) 
to the north provide substantial screening and/or will have a softening effect (Principle 2).  

The buildings are not on ridges significantly exposed to views from public places, 
dwellings or tourist facilities (Principle 3). The low profile of the buildings and use of non-
reflective external cladding will also help reduce the visual impact (Principle 4). 

The driveways and access tracks, though fairly extensive, have been designed and 
surfaced to blend sympathetically with the landscape and to minimise interference with 
natural vegetation and landforms (Principle 7), while addressing CFS requirements (see 
above). 

The development is dispersed through open woodland with mature eucalypt trees 
providing some of the visual screening that on other sites would require substantial 
landscaping in accordance with Principle 9. Buildings are well setback from the trafficable 
public road and public walking trail (as well as dwellings). 
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All of the cabin sites are more than 100 metres from Rifle Range Road. Some will be 
visible only through small gaps in vegetation where topographic screening is not provided.  

The setbacks combined screening by topography, avoidance of siting on prominent ridge-
lines, and the small dispersed built form obviate the need for substantial screen plantings. 

Native vegetation in the road reserve, combined with topography, offers substantial 
screening for much of the length of the road/Heysen Trail adjoining the subject land. 

The applicant intends to create gardens in contained areas close to the accommodation to 
enhance amenity. These will be irrigated by greywater, and create a desirable micro-
climate around the cabins without contributing to higher fire risk – see indicative 
landscaping plan (Attachment E). 

The proposal is considered to generally meet the relevant Siting and visibility provisions. 

Sloping Land 

The building sites, ancillary structures and access routes avoid the steepest parts of the 
land and minimize need for cut and fill (Principles 2 and 7).  

The development will not be bulky in appearance, will not require retaining walls, and its 
siting and design will reduce visual impact and avoid adverse impacts on watercourses 
(Principle 2).  

Driveways and access tracks will be accessible and provide a safe, all-weather trafficable 
surface (Principle 3). They will not exceed a gradient of 1 in 4 (Principle 2).  

Site drainage will be designed to minimize erosion and maintain slope stability (Principle 
5). 

The proposal meets the relevant Sloping land provisions. 

Tourism Development 

The proposal will conserve natural features of the site such as the mature trees (Objective 
2), enhance the appeal of the area as a tourist destination (Objective 3) and allow for 
appropriate levels of visitation (including use of Heysen Trail), while responding to a need 
for environmentally-sensitive design (Objective 4, Principle 9). 

The proposal will increase opportunities for overnight stays by visitors (Objective 7) and 
add to the range of services and accommodation types available in an area (Principle 4), 
while supporting continuation of agriculture (Objective 5, Principle 9 and 10). 

The development will not be immune to risk of impact by bushfires as noted by CFS. 
However, the measures proposed in accordance with CFS advice and requirements will 
help minimise the threat and impact of bushfires on life and property while protecting the 
environment (Objective 8). 

Principle 1 expects tourism development to have a functional or locational link with its 
natural, cultural or historical setting. The proposed development is located next to the 
Heysen Trail, which provides a direct pedestrian link to the nearby Kaiser Stuhl 
Conservation Park, as well as historic viticultural and settlement areas of the Barossa 
Valley floor.  
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The development is unlikely to damage or degrade natural features especially given 
selection of sites that have been grazed and are largely devoid of native understory – and 
no on-site cultural features of significance have been detected (Principle 2). 

Principle 11 is met in that the proposal will be developed in association with public open 
space and reserves (the adjoining Conservation Park), walking and cycling trails (linked to 
adjoining Heysen Trail). 

The proposed entrance sign (Attachment D) will accord with the following Principle: 

“13 Advertisements associated with tourism developments should: 

(a) not exceed 0.5 square metres in area for each display 

(b) be limited to no more than two per site 

(c) be located on the same site as the tourist development 

(d) not be internally illuminated.” 

The development will capture rainwater and generate solar energy (Principle 15). 

The proposed roads and parking areas will be unobtrusively located (Principle 19) in an 
undulating, open woodland setting. 

Principle 24 states: 

“Landscaping should comprise locally indigenous species that are appropriate to 
the development and the subject land, and facilitate amenity and environmental 
sustainability.” 

The landscaping will use species recommended by a local landscaping expert (see 
Attachment E) incorporating some indigenous species and others not liable to increase 
fire hazard (Principle 24). In this instance, greater weighting to the Hazard provisions is 
considered warranted than strict adherence to use of indigenous species some of which 
can be deemed inappropriate due to size or flammability close to the cabins. 

The proposal largely meets the relevant Siting and visibility provisions. 

Transportation and Access 

The proposal will not result in significant increases in vehicle traffic as discussed above. 
Vehicles will be able to ingress and egress the subject land in a forward motion, and 
appropriate provision is made for on-site parking and manoeuvring. In view of the above, 
the proposal accords with the relevant provisions for Transportation and access.  

Waste 

The development will incorporate appropriate systems for wastewater generated by the 
proposed accommodation –composting toilets and an Ezgrey greywater diverter for each 
cabin – in accordance with the accompanying Wastewater Engineers Report. 

Primary Production Zone 

The proposal generally accords with the Zone Objectives. 

Principle 1 specifically envisages tourist accommodation being developed in the Zone 
including through the diversification of existing farming activities. 
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The proposal does not involve cellar door sales or a restaurant (Zone Principle 4)  

The development does not lend itself to conversion to dwellings due to the shared access 
and fire fighting systems, as well as the small size of the buildings, lack of fencing to 
define private open space and their loosely grouped arrangement in open rural context 
(Principle 6). 

The development is generally compatible with the desired character of the zone (Principle 
10) in that the proposal is small-scale and relatively unobtrusive as well as meeing 
Principle 11 by being single-storey and low-profile with finishes and colours that tend to 
blend with the landscape.  

The proposal will not interfere with grazing, including on the subject land, or any other use 
in the locality.  

While the buildings are partly visible from a public road, the impact is not considered to be 
obtrusive, especially given their small scale. 

Cut and fill are minimized, and driveways and access tracks follow the contours of the land 
as closely as possible (while also avoiding mature native vegetation) to reduce their visual 
impact and erosion from water runoff (Principle 14). 

Though the development is within 500 metres of a Conservation Park and significant 
stands of native vegetation (Principle 18), the potential for spread of pest plants from the 
subject land is manageable and not considered to be a significant risk promoted by the 
proposed development, but, if necessary, could be addressed by a planning condition. 

The proposal will not result in traffic volumes that would be likely to adversely alter the 
character and amenity of the locality, or necessitate significant upgrading of public 
infrastructure including roads and other utilities (Principle 20). 

Attachments and Accompanying Documents: 

ATTACHMENTS: 

A. Certificate of Title 

B. Revised Site Plan (Spartan, Version D) 

C. CFS Correspondence 

D. Sign Elevation 

E. Indicative Landscaping Plan 

D. Development Plan Provisions 

ACCOMPANYING DOCUMENTS: 

1. Revised Plans and Drawings prepared by Spartan Plans & Building Service (Version D) 

2. 8.4m Long ‘Hazel’ Cabin Plans and Drawings (Aussie Tiny Houses) 

3. Disabled Access Cabin Plans and Drawings (Aussie Tiny Houses) 

4. Wastewater Engineers Report by Archer Environmental Services. 
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Conclusions and recommendation 

The proposal is generally consistent with the provisions for the Primary Production Zone 
and with the Council Wide provisions in the Development Plan for the Barossa Council.  

Tourist accommodation is an envisaged use of the Zone. Tiny House units cater for an 
emerging niche in regional tourism not well catered for in the Barossa area currently. 

The applicant has indicated a preparedness to meet all of the CFS’s detailed requirements 
to mitigate bushfire hazards, including access, water and appliances for fire-fighting and in 
terms of vegetation management. 

The proposal will not place any unreasonable demand on public roads or other 
infrastructure, would complement the region’s tourism and environmental resources 
including the nearby Kaiser Stuhl Conservation Park and Heysen Trail. 

In view of the above I have no hesitation in recommending the proposal to you for 
favorable consideration. 

Should you have any questions in relation to the above, please do not hesitate to contact 
me on 0488 523820 or via email: jim@regionalplanningdirections.com.au 

 

Yours faithfully 

  
 

Jim Allen 

CONSULTANT PLANNER – REGIONAL PLANNING DIRECTIONS 
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ATTACHMENT A:  Certificate of Title 

 

  
The Registrar-General certifies that this Title Register Search displays the records
maintained in the Register Book and other notations at the time of searching.

Certificate of Title - Volume 5277 Folio 217
Parent Title(s) CT 5248/618

Creating Dealing(s) TG 7840521

Title Issued 06/07/1995 Edition 7 Edition Issued 19/08/2019

Estate Type
FEE SIMPLE

Registered Proprietor
SUSAN NATALIE GROCKE

Description of Land
ALLOTMENT 101 FILED PLAN 34430
IN THE AREA NAMED FLAXMAN VALLEY
HUNDRED OF MOOROOROO

Easements
SUBJECT TO EASEMENT(S) OVER THE LAND MARKED B TO THE ELECTRICITY TRUST OF SOUTH AUSTRALIA
(TG 7840521)

SUBJECT TO FREE AND UNRESTRICTED RIGHT(S) OF WAY OVER THE LAND MARKED A

Schedule of Dealings
Dealing Number Description

12085833 MORTGAGE TO COMMONWEALTH BANK OF AUSTRALIA

Notations
Dealings Affecting Title NIL

Priority Notices NIL

Notations on Plan NIL

Registrar-General's Notes NIL

Administrative Interests NIL

Product Register Search (CT 5277/217)
Date/Time 15/10/2020 01 55PM
Customer Reference Grocke
Order ID 20201015007675

Land Services SA Page 1 of 2
Copyright  www.landservices.com.au/copyright | Privacy  www.landservices.com.au/privacy | Terms of Use  www.landservices.com.au/sailis-terms-of-use
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Product Register Search (CT 5277/217)
Date/Time 15/10/2020 01 55PM
Customer Reference Grocke
Order ID 20201015007675

Land Services SA Page 2 of 2
Copyright  www.landservices.com.au/copyright | Privacy  www.landservices.com.au/privacy | Terms of Use  www.landservices.com.au/sailis-terms-of-use
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ATTACHMENT C:  CFS Report 

 

  

 
DEVELOPMENT ASSESSMENT SERVICE 

 
Level 5, 60 Waymouth Street, Adelaide SA 5000 

T 08 8115 3372 | F 08 8115 3301 | E das@cfs.sa gov au 
ABN 97 677 077 835 www cfs sa.gov.au 

 

Your Ref:  37AA 
Our Ref: Barossa DA 

Please refer to: 20210105 – 02cs 
5 Janurary 2021 
 
Nicole Grocke 

 
 

Dear Nicole, 

RE:  BUSHFIRE ATTACK LEVEL (BAL) ASSESSMENT – GROCKE 
LOT 101, GRAVEL PIT RD, FLAXMAN VALLEY 

TOURIST DEVELOPMENT – KAISER RIDGE 

 
An officer of the SA Country Fire Service (SA CFS) Development Assessment Service, has assessed the 
proposed development site, allotment and adjoining areas. 

A site bushfire attack assessment was conducted in accordance with the National Construction Code of 
Australia [NCC] and Australian Standard™3959 (AS3959) “Construction of Buildings in Bushfire Prone 
Areas”. 
This report shall not be considered as SA CFS endorsement of any subsequent development. 

This BAL report is considered relevant at the date of assessment.  

ASSESSMENT DETAILS: 

Site Bushfire Attack Level (BAL) 

Site 1 BAL 19 

Site 2 BAL 19 

Site 3 BAL 19 

Site 4 BAL 19 

Site 5 BAL 19 

Site 6 BAL 19 

Site 7 BAL 19 

Site 8 BAL 19 

Site 9 BAL 19 
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BUILDING CONSIDERATIONS 

Please refer to the NCC, relevant standards and state provisions for construction requirements and 
performance provisions. 
Compliance with the fire protection requirements is not a guarantee the dwelling will not burn, but its 
intent is to provide a ‘measure of protection’ from the approach, impact and passing of a bushfire. 

Should there be any need for further information please contact the undersigned at the SA CFS 
Development Assessment Service on (08) 8115 3372. 

Yours sincerely, 

 
CAREN SIEGFRIEDT 

BUSHFIRE SAFETY OFFICER 
DEVELOPMENT ASSESSMENT SERVICE 
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CFS Mission 
An integrated and trusted fire and emergency service, contributing to safer and more resilient communities. 
 Page 2 of 5 

 ii. A turning area with a minimum radius of 12.5 metres, OR 
 iii. A ‘T’ or ‘Y’ shaped turning area with a minimum formed length of 11 metres (for each 

‘leg’) and minimum internal radii of 9.5 metres. 
- Private access shall have minimum internal radii of 9.5 metres on all bends. 
- Vegetation overhanging the access road shall be pruned to achieve a minimum vehicular 

clearance of not less than 4 metres in width and a vertical height clearance of 4 metres.  
-      The gradient of the access road shall not exceed 16 degrees (29%). In steep terrain the 

construction of the public road or driveway shall be a sealed surface. 
-      Solid crossings over waterways shall be provided to withstand the weight of large bushfire 

appliances (GVM 21 tonnes). 

ACCESS (to dedicated water supply)  

Minister’s Code 2009 “Undertaking development in Bushfire Protection Areas” (as amended October 
2012) Part 2.3.4.1 requires a dedicated and accessible water supply to be made available at all 
times for fire-fighting.  

SA CFS has no objection to the proposed locations for the dedicated water supplies, as 
detailed on drawing named Sheet 1, Site Plan, dated at last revision 10/12/2020, providing the 
outlets are positioned to comply with the following conditions: 

-      The water supply outlet shall be easily accessible and clearly identifiable from the access 
way and at a distance of no greater than 30 metres from the proposed dwellings. 

-      The dedicated water supply and its location should be identified with suitable signage (i.e. 
blue sign with white lettering “FIRE WATER”). 

- Access to the dedicated water supply shall be of all-weather construction, with a minimum 
formed road surface width of 3 metres. 

- Provision shall be made adjacent to the water supply for a flat hardstand area (capable of 
supporting fire-fighting vehicles with a gross vehicle mass (GVM) of 21 tonnes) that is a 
distance equal to or less than 6 metres from the water supply outlet. 

- SA CFS appliance’s inlet is rear mounted; therefore the outlet/water storage shall be positioned 
so that the SA CFS appliance can easily connect to it rear facing. 

- A gravity fed water supply outlet may be remotely located from the tank to provide adequate 
access. 

- All non-metal water supply pipes for bushfire fighting purposes (other than flexible 
connections and hoses for fire-fighting) shall be buried below ground to a minimum depth of 
300mm with no non-metal parts above ground level.  

- All water supply pipes for draughting purposes shall be capable of withstanding the required 
pressure for draughting.  

WATER SUPPLY 

Minister’s Code 2009 “Undertaking development in Bushfire Protection Areas” (as amended October 
2012), Part 2.3.4.1 prescribes the mandatory provision of a dedicated and accessible water supply 
to be made available at all times for fire-fighting.  

Ministers Specification SA78 provides the technical details of the dedicated water supply for bushfire 
fighting for the bushfire zone. The dedicated bushfire fighting water supply shall also incorporate the 
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installation of a pumping system, pipe-work and fire-fighting hose(s) in accordance with Minister’s 
Specification SA78: 

- A minimum supply of 5,000 litres of water for each site shall be available at all times for 
bushfire fighting purposes.  

-  The minimum requirement of 5,000 litres per site may be combined with domestic use, 
providing the outlet for domestic use is located above the dedicated fire water supply in order 
for it to remain as a dedicated supply. 

-  The bushfire fighting water supplies shall be clearly identified and fitted with an outlet of at 
least 50mm diameter terminating with a compliant SA CFS fire service adapter, which shall be 
accessible to bushfire fighting vehicles at all times. 

- The water storage facility (and any support structure) shall be constructed of non-
combustible material. 

- The dedicated fire-fighting water supply shall be pressurised by a pump that has – 
i. A minimum inlet diameter of 38mm, AND 
ii. Is powered by a petrol or diesel engine with a power rating of at least 3.7kW (5hp), OR 
iii.  A pumping system that operates independently of mains electricity and is capable of 

pressurising the water for fire-fighting purposes. 
- The dedicated fire-fighting water supply pump shall be located at or adjacent to each 

habitable building to ensure occupants safety when operating the pump during a bushfire. An 
‘Operations Instruction Procedure’ shall be located with the pump control panel. 

- The fire-fighting pump and any flexible connections to the water supply shall be protected by 
a non-combustible cover that allows adequate air ventilation for efficient pump operation. 

- All bushfire fighting water pipes and connections between the water storage facility and a 
pump shall be no smaller in diameter than the diameter of the pump inlet. 

- All non-metal water supply pipes for bushfire fighting purposes (other than flexible 
connections and hoses for fire-fighting) shall be buried below ground to a minimum depth of 
300mm with no non-metal parts above ground level.  

- A fire-fighting hose (or hoses) shall be located so that all parts of the building are within 
reach of the nozzle end of the hose and if more than one hose is required they should be 
positioned to provide maximum coverage of the building and surrounds (i.e. at opposite ends 
of the habitable building). 

- All fire-fighting hoses shall be capable of withstanding the pressures of the supplied water. 
- All fire-fighting hoses shall be of reinforced construction manufactured in accordance with AS 

2620 or AS 1221. 
- All fire-fighting hoses shall have a minimum nominal internal diameter of 18mm and a 

maximum length of 36 metres. 
- All fire-fighting hoses shall have an adjustable metal nozzle, or an adjustable PVC nozzle 

manufactured in accordance with AS 1221. 
- All fire-fighting hoses shall be readily available at all times. 
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VEGETATION MANAGEMENT 

Minister’s Code 2009 “Undertaking development in Bushfire Protection Areas” (as amended October 
2012), Part 2.3.5 mandates that landscaping shall include Bushfire Protection features that will 
prevent or inhibit the spread of bushfires and minimise the risk to life and/or damage to buildings 
and property.  

- A vegetation management zone (VMZ) shall be established and maintained within 20 metres 
of each of the habitable buildings (or to the property boundaries – whichever comes first) as 
follows: 
i. The number of trees and understorey plants existing and to be established within the 

VMZ shall be maintained such that when considered overall a maximum coverage of 
30% is attained, and so that the leaf area of shrubs is not continuous.  Careful selection 
of the vegetation will permit the ‘clumping’ of shrubs where desirable, for diversity, and 
privacy and yet achieve the ‘overall maximum coverage of 30%’.   

ii. Reduction of vegetation shall be in accordance with SA Native Vegetation Act 1991 and 
SA Native Vegetation Regulations 2017.  

iii. Trees and shrubs shall not be planted closer to the building(s) than the distance equivalent 
to their mature height. 

iv. Trees and shrubs must not overhang the roofline of the building, touch walls, windows or 
other elements of the building. 

v. Shrubs must not be planted under trees, or must be separated by at least 1.5 times their 
mature height from the trees’ lowest branches.  

vi. Grasses within the zone shall be reduced to a maximum height of 10cm during the Fire 
Danger Season. 

vii. No understorey vegetation shall be established within 1 metre of the habitable building 
(understorey is defined as plants and bushes up to 2 metres in height). 

viii. Flammable objects such as plants, mulches and fences must not be located adjacent to 
vulnerable parts of the building such as windows, decks and eaves 

ix. The VMZ shall be maintained to be free of accumulated dead vegetation. 

CFS FURTHER RECOMMENDS: 
TOURIST ACCOMMODATION - BUSHFIRE SURVIVAL PLAN 

-     The applicants to prepare and display a BUSHFIRE SURVIVAL PLAN (BSP) designed 
specifically for the purpose of any guests that may be in residence during a bushfire event, 
especially during the Fire Danger Season. 

-     This BSP should give clear directions to persons that may be unfamiliar with the area/locality 
and unfamiliar with what protective actions they may need to take to protect their lives during 
a bushfire event, including when to take such protective actions. 

-     The BSP should address the possibility that the owners may not be present at the time of the 
bushfire event. 

-     The BSP should not expect guests to be involved in fire-fighting operations. 

-     The SA CFS ‘Bushfire Safety and Survival for Business and Organisations’ document (refer 
to CFS website) should be utilised as a basis for information and the drafting of the (GUEST) 
BSP. 

 -    The applicant should consider reducing operating hours and restrictions on days of elevated 
bushfire danger, or bushfire events in the broader vicinity. 
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Compliance with the fire protection requirements is not a guarantee the habitable building will not 
burn, but its intent is to provide a ‘measure of protection’ from the approach, impact and passing of a 
bushfire. 
Should there be any need for further information, please contact the undersigned at the Development 
Assessment Service on (08) 8115 3372. 
 
Yours sincerely, 

 
CAREN SIEGFRIEDT 

BUSHFIRE SAFETY OFFICER 
DEVELOPMENT ASSESSMENT SERVICE 
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ATTACHMENT D:  Entrance Sign Elevation 

 
 

  




2000mm

500mm

500mm

Sign specifications at entry point of Kaiser Ridge.


Bus ness name and logo will be on steel back ng, black background with pale grey font.


Posts to be made of 50mm RHS square steel, painted black, cemented 600mm deep n 300mm 
diameter holes.


Sign location as shown on site plan.


Ground Level
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ATTACHMENT E:  Indicative Landscaping Plan 
 

 

	
	
	

	

 2 August 2021 
 
Dear Nicole .   
 
Thank you for engaging The Garden Barossa for 
DESIGN – ADVICE – INSPIRATION for the Kaiser Ridge Development,  
Lot 101 Gravel  Pit Road FLAXMAN VALLEY.  
 
The concept designs have been thoughtful ly designed with 
consideration to f ire safety as the main focus.  Your v is ion for an 
“eco style lodge” has encouraged me to focus on design ing safe and 
practical  garden spaces that are low maintenance but sti l l  have 
p leasing aesthetic qual it ies.  The gardens wi l l  g ive a feel ing of 
tranqui l ity and peace whi le being f ire safe with the surrounding 
natural  landscape.   
	
The concept garden examples (3) have been designed to reduce the 
intensity and impact of a potentia l  bushfire on the accommodation 
pod(s) and to an extent,  the garden too.  This has been done by 
selecting f ire retardant p lants (a p lant species that wi l l  not readi ly 
burn dur ing a f ire and can slow the passage of f ire) and f ire 
resistant p lants (a p lant species that wi l l  not die from f ire but wi l l  
regrow after being affected by f ire) .  It is important to understand 
that a l l  p lants can burn under the r ight condit ions.  There is no p lant 
that wi l l  not burn under extended burn ing condit ions.  General ly a f ire 
front can last anywhere between 10-15mins,  hence certain p lants can 
withstand a f ire .  Where I  could ,  I  have incorporated p lants that wi l l  
boi l  rather than burn hence slowing down f ire impact and adding more 
protection from a passing f ire .   
 
In  these garden designs I  have selected p lants that are suited to 
the local  area for strong growth and resi l ience to the e lements, but 
the gardens must be irr igated with water to ensure that the 
gardens remain healthy,  which wi l l  continue to promote a f ire safe 
environment.  Without irr igation ,  despite how tough a p lant might be,  
a l l  p lants can die which wi l l  add to fuel  load and a lter the aesthetics 
of the area.  Irr igation supply for each garden wi l l  need to be 
factored into the existing water storage capacity and calcu lations 
for this project.  In  the ear ly years of establ ishment,  these gardens 
wi l l  not survive on natural  ra infal l  a lone.   
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Summary of p lants used in the concept designs:  
Note: not every p lant l isted below has been used in a l l  the designs,  
but they are here if  p lants need to be interchanged.  These are a l l  
f ire safe p lants that can be interchanged if  necessary. 
 
Ground covers.  
 
Kennedia prostrata “Running Postman” .  
Myoporum parvifo l ium “Yareena” 
Myporum petio latum “Sticky Boobia l la”  
Rosemary off ic ina l is (prostrate) 
Stachys lanata “Lamb’s Ears” 
Carpobrotus v irescens “Pigface” 
 
Low Shrubs.  
 
Anigozanthos “Kangaroo Paw” – hybrids “Gold Velvet” ,  “Regal  
Velvet” ,  “Amber Velvet” ,  “Ruby Velvet” .  
Agapanthus or iental is “Queen Mum PMN06” ( low seeding var iety 
hence won’t become noxious and has higher water content in the 
leaves, attractive and great for a f ire break” or Agapanthus 
or iental is “Cloudy Days” .  
Casuarina g lauca “Free Fal l  CAS01” 
Senecio v ira v ira 
Tanacetum ptarmicif lorum “Lace Plant” 
Correa a lba (prostrate)  
Enchylaena tomentosa var .  tomentosa (prostrate or shrub)  
Maireana sedifol ia “Pearl  Bluebush” 
Maireana brevifo l ia “Short- leaf Bluebush” 
Atrip lex semibacata “Creeping Saltbush” H 80cm - 1 .5m W 
Rhagodia spinescens “Hedge Saltbush” H 1- 1 .2m – 1 .5m W 
Westringia fruticosa “Grey Box Westringia”  
 
 
 
Medium Shrubs.  
 
Myoporum insulare 
Magnol ia grandi lfora “L ittle Gem” 
Nandia domestica “Blush AKA” 
Westringia fruticosa “Mundi WES05” 
Westringia “Narina WES01” 
Acema smithi i  “Subl ime DOW30” 
Raphio lepsis indica “Cosmic White RAPH01” 
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Dodonaea v iscosa “Hopbush” .  Mature height 1 .5-4m tal l .  Can be pruned 
each late winter and early spr ing for optimal compaction and 
shape/height.  
 
Mat rush and Flax L i ly .  
 
Dianel la tasmanica “Blaze NPW2” 
Dianel la caerulea “Breeze DCNCO” 
Dianel la caerulea “Cassa Blue DBB03” 
Dianel la caerulea “King Alfred JOHN316” 
Dianel la caerulea “L ittle Jess DCMP01” 
Dianel la revoluta “L ittle Rev DR5000” 
Dianel la  caeru lea “Lucia DC101” 
Dianel la revoluta “Revelation DRG04” 
Dianel la tasmanica “Tasred TR20” 
Dianel la tasmanica “Wyeena TAS300” 
Dianel la tasmanica “Emerald Arch DT23” 
Lomandra longifo l ia “Tanika” LM300 
Lomandra longifo l ia “Nyal la” LM400 
Lomandra lon igol ia “Katrinus Deluxe” 
 
Phormiums (Flax) .  
 
Succulents/Cactus/Yucca.   

 
ü Store water in their leaves 
ü Produce very l itt le dead materia l  
ü Deep roots prevent erosion 
ü Maintain h igh moisture content with l imited watering 
ü Low growing habits 
ü Contain low levels of volati le o i ls or resins 
ü Have open and loose branching habit with low volume of total  

vegetation 
 
Aeonium arboreum, Aeonim “Zwartkop” .  
Agave varieties l ike Agave americana “Variegata”,  A.  americana 
Mediopicta Alba,  A.attenuata “Foxtai l  Agave” ,  A.attenuata “Si lver 
Tr im”,  Agave “Blue Glow”.  
Kalanchoe varieties l ike “F lapjack” or “Greml in” .  
Crassula var ieties l ike Crassula arborescens.  
Sedum varieties l ike “Autumn Joy” .  Sedum rubrotinctum “Jel ly Bean” .  
Cotyledon orbicu lata “Pigs Ears” or “Kermit” p lus other var ieties.  
Senecio serpens “Blue Chalk Sticks” .  
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ATTACHMENT F:  Development Plan Provisions 

Design and Appearance 
OBJECTIVES 

1 Development of a high architectural standard that responds to and reinforces positive 
aspects of the local environment and built form. 

2 Roads, open spaces, buildings and land uses laid out and linked so that they are easy to 
understand and navigate. 

PRINCIPLES OF DEVELOPMENT CONTROL 

1 The design of a building may be of a contemporary nature and exhibit an innovative 
style provided the overall form is sympathetic to the scale of development in the locality 
and with the context of its setting with regard to shape, size, materials and colour. 

2 Buildings should be designed and sited to avoid creating extensive areas of 
uninterrupted walling facing areas exposed to public view. 

3 Buildings should be designed to reduce their visual bulk and provide visual interest 
through design elements such as: 

(a) articulation 

(b) colour and detailing 

(c) small vertical and horizontal components 

(d) design and placing of windows 

(e) variations to facades. 

4 Where a building is sited on or close to a side boundary, the side boundary wall should 
be sited and limited in length and height to minimise: 

(a) the visual impact of the building as viewed from adjoining properties 

(b) overshadowing of adjoining properties and allow adequate sun light to neighbouring 
buildings. 

5 Building form should not unreasonably restrict existing views available from 
neighbouring properties and public spaces. 

6 Transportable buildings and buildings which are elevated on stumps, posts, piers, 
columns or the like, should have their suspended footings enclosed around the perimeter 
of the building with brickwork or timber, and the use of verandas, pergolas and other 
suitable architectural detailing to give the appearance of a permanent structure. 

7 The external walls and roofs of buildings should not incorporate highly reflective 
materials which will result in glare. 

8 Structures located on the roofs of buildings to house plant and equipment should form 
an integral part of the building design in relation to external finishes, shaping and colours. 

9 Building design should emphasise pedestrian entry points to provide perceptible and 
direct access from public street frontages and vehicle parking areas. 
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10 Development should provide clearly recognisable links to adjoining areas and facilities. 

11 Buildings, landscaping, paving and signage should have a co-ordinated appearance 
that maintains and enhances the visual attractiveness of the locality. 

12 Buildings (other than ancillary buildings or group dwellings) should be designed so that 
their main façade faces the primary street frontage of the land on which they are situated. 

13 Where applicable, development should incorporate verandas over footpaths to 
enhance the quality of the pedestrian environment. 

14 Development should be designed and sited so that outdoor storage, loading and 
service areas are screened from public view by an appropriate combination of built form, 
solid fencing and/or landscaping. 

15 Outdoor lighting should not result in light spillage on adjacent land. 

[16 is not relevant as the proposal does not involve balconies] 

Building Setbacks from Road Boundaries 

17 The setback of buildings from public roads should: 

(a) be similar to, or compatible with, setbacks of buildings on adjoining land and other 
buildings in the locality 

(b) contribute positively to the streetscape character of the locality 

(c) not result in or contribute to a detrimental impact upon the function, appearance or 
character of the locality. 

18 Except where specified in a particular zone, policy area or precinct, the main face of a 
building should be set back from the primary road frontage in accordance with the 
following table: 

Up to 2 metres - The same setback as one of the adjacent buildings… 

Greater than 2 metres - At least the average setback of the adjacent buildings. 

19 Except where specified in a zone, policy area or precinct, the setback of development 
from a secondary street frontage should reflect the setbacks of the adjoining buildings and 
other buildings in the locality. 

[20 relating to setbacks from Sturt Highway is not relevant] 

Energy Efficiency 
OBJECTIVES 

1 Development designed and sited to conserve energy, and minimise waste. 

2 Development that provides for on-site power generation including photovoltaic cells and 
wind power. 

PRINCIPLES OF DEVELOPMENT CONTROL 

1 Development should provide for efficient solar access to buildings and open space all 
year around. 

2 Buildings should be sited and designed: 
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(a) to ensure adequate natural light and winter sunlight is available to the main activity 
areas of adjacent buildings 

(b) so that open spaces associated with the main activity areas face north for exposure to 
winter sun. 

On-site Energy Generation 

3 Development should facilitate the efficient use of photovoltaic cells and solar hot water 
systems by: 

(a) taking into account overshadowing from neighbouring buildings 

(b) designing roof orientation and pitches to maximise exposure to direct sunlight. 

4 Public infrastructure, including lighting and telephones, should be designed to generate 
and use renewable energy. 

Hazards 
OBJECTIVES 

1 Maintenance of the natural environment and systems by limiting development in areas 
susceptible to natural hazard risk. 

2 Development located away from areas that are vulnerable to, and cannot be adequately 
and effectively protected from the risk of natural hazards. 

3 Critical community facilities such as hospitals, emergency control centres, major service 
infrastructure facilities, and emergency service facilities located where they are not 
exposed to natural hazard risks. 

4 Development located and designed to minimise the risks to safety and property from 
flooding. 

5 Development located to minimise the threat and impact of bushfires on life and property. 

6 Expansion of existing non-rural uses directed away from areas of high bushfire risk. 

7 The environmental values and ecological health of receiving waterways and marine 
environments protected from the release of acid water resulting from the disturbance of 
acid sulphate soils. 

8 Protection of human health and the environment wherever site contamination has been 
identified or suspected to have occurred. 

9 Appropriate assessment and remediation of site contamination to ensure land is suitable 
for the proposed use and provides a safe and healthy living and working environment. 

10 Minimisation of harm to life, property and the environment through appropriate location 
of development and appropriate storage, containment and handling of hazardous 
materials. 

PRINCIPLES OF DEVELOPMENT CONTROL 

1 Development should be excluded from areas that are vulnerable to, and cannot be 
adequately and effectively protected from, the risk of hazards. 
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2 Development located on land subject to hazards as shown on the Overlay Maps - 
Development Constraints and Concept Plan Map Baro/2 - Nuriootpa Township (Nuriootpa) 
and Concept Plan Map Baro/7 - Township (Stockwell) should not occur unless it is sited, 
designed and undertaken with appropriate precautions being taken against the relevant 
hazards. 

3 There should not be any significant interference with natural processes in order to 
reduce the exposure of development to the risk of natural hazards. 

Flooding 

4 Development should not occur on land where the risk of flooding is likely to be harmful to 
safety or damage property. 

5 Development should not be undertaken in areas liable to inundation by tidal, drainage or 
flood waters unless the development can achieve all of the following: 

(a) it is developed with a public stormwater system capable of catering for a 1-in-100 year 
average return interval flood event 

 (b) buildings are designed and constructed to prevent the entry of floodwaters in a 1-in-
100 year average return interval flood event. 

6 Development, including earthworks associated with development, should not do any of 
the following: 

(a) impede the flow of floodwaters through the land or other surrounding land 

(b) increase the potential hazard risk to public safety of persons during a flood event 

(c) aggravate the potential for erosion or siltation or lead to the destruction of vegetation 
during a flood 

(d) cause any adverse effect on the floodway function 

(e) increase the risk of flooding of other land 

(f) obstruct a watercourse. 

Bushfire 

7 The following bushfire protection principles of development control apply to development 
of land identified as General, Medium and High bushfire risk areas as shown on the 
Bushfire Protection Area BPA Maps - Bushfire Risk. 

8 Development in a Bushfire Protection Area should be in accordance with those 
provisions of the Minister’s Code: Undertaking development in Bushfire Protection Areas 
that are designated as mandatory for Development Plan Consent purposes. 

9 Buildings and structures should be located away from areas that pose an unacceptable 
bushfire risk as a result of one or more of the following: 

(a) vegetation cover comprising trees and/or shrubs 

(b) poor access 

(c) rugged terrain 

(d) inability to provide an adequate building protection zone 
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(e) inability to provide an adequate supply of water for fire-fighting purposes. 

10 Residential, tourist accommodation and other habitable buildings should: 

(a) be sited on the flatter portion of allotments and avoid steep slopes, especially upper 
slopes, narrow ridge crests and the tops of narrow gullies, and slopes with a northerly or 
westerly aspect 

(b) be sited in areas with low bushfire hazard vegetation and set back at least 20 metres 
from existing hazardous vegetation 

(c) have a dedicated and accessible water supply available at all times for fire fighting. 

11 Extensions to existing buildings, outbuildings and other ancillary structures should be 
sited and constructed using materials to minimise the threat of fire spread to residential, 
tourist accommodation and other habitable buildings in the event of bushfire. 

12 Buildings and structures should be designed and configured to reduce the impact of 
bushfire through using simple designs that reduce the potential for trapping burning debris 
against the building or structure, or between the ground and building floor level in the case 
of transportable buildings. 

[13 to 15 are not relevant as the proposal is not for land division]  

[16 is not relevant as the proposal is not for an olive orchard]  

Salinity 

17 Development should not increase the potential for, or result in an increase in, soil and 
water salinity. 

18 Preservation, maintenance and restoration of locally indigenous plant species should 
be encouraged in areas affected by dry land salinity. 

19 Irrigated horticulture and pasture should not increase groundwater-induced salinity. 

Acid Sulfate Soils 

20 Development and activities, including excavation and filling of land, that may lead to the 
disturbance of potential or actual acid sulfate soils should be avoided unless such 
disturbances are managed in a way that effectively avoids the potential for harm or 
damage to any of the following: 

(a) natural water bodies and wetlands 

(b) agricultural or aquaculture activities 

(c) buildings, structures and infrastructure 

(d) public health. 

21 Development, including primary production, aquaculture activities and infrastructure, 
should not proceed unless it can be demonstrated that the risk of releasing acid water 
resulting from the disturbance of acid sulfate soils is minimal. 
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Site Contamination 

22 Development, including land division, should not occur where site contamination has 
occurred unless the site has been assessed and remediated as necessary to ensure that it 
is suitable and safe for the proposed use. 

Containment of Chemical and Hazardous Materials 

23 Hazardous materials should be stored and contained in a manner that minimises the 
risk to public health and safety and the potential for water, land or air contamination. 

24 Development that involves the storage and handling of hazardous materials should 
ensure that these are contained in designated areas that are secure, readily accessible to 
emergency vehicles, impervious, protected from rain and stormwater intrusion and other 
measures necessary to prevent: 

(a) discharge of polluted water from the site 

(b) contamination of land 

(c) airborne migration of pollutants 

(d) potential interface impacts with sensitive land uses. 

Landslip 

25 Land identified as being at risk from landslip as shown on the Overlay Maps - 
Development Constraints should not be developed. 

26 Development, including associated cut and fill activities, should not lead to an 
increased danger from land surface instability or to the potential of landslip occurring on 
the site or on surrounding land. 

27 Development on steep slopes should promote the retention and replanting of 
vegetation as a means of stabilising and reducing the possibility of surface movement or 
disturbance. 

28 Development in areas susceptible to landslip should: 

(a) incorporate split level designs to minimise cutting into the slope 

(b) ensure that cut and fill and heights of faces are minimised 

(c) ensure cut and fill is supported with engineered retaining walls or are battered to 
appropriate grades 

(d) control any erosion that will increase the gradient of the slope and decrease stability 

(e) ensure the siting and operation of an effluent drainage field does not contribute to 
landslip 

(f) provide drainage measures to ensure surface stability is not compromised 

(g) ensure natural drainage lines are not obstructed. 
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Interface between Land Uses 
OBJECTIVES 

1 Development located and designed to prevent adverse impact and conflict between land 
uses. 

2 Protect community health and amenity and support the operation of all desired land uses. 

PRINCIPLES OF DEVELOPMENT CONTROL 

1 Development should not detrimentally affect the amenity of the locality or cause 
unreasonable interference through any of the following: 

(a) the emission of effluent, odour, smoke, fumes, dust or other airborne pollutants 

(b) noise 

(c) vibration 

(d) electrical interference 

(e) light spill 

(f) glare 

(g) hours of operation 

(h) traffic impacts. 

2 Development should be sited and designed to minimise negative impact on existing and 
potential future land uses considered appropriate in the locality. 

3 Development adjacent to a Residential Zone or residential area within a Township Zone 
should be designed to minimise overlooking and overshadowing of nearby residential 
properties. 

4 Residential development adjacent to non-residential zones and land uses should be 
located, designed and/or sited to protect residents from potential adverse impacts from 
non-residential activities. 

5 Sensitive uses likely to conflict with the continuation of lawfully existing developments 
and land uses considered appropriate for the zone should not be developed or should be 
designed to minimise negative impacts. 

Noise 

6 Development that emits noise (other than music noise) should include noise attenuation 
measures that achieve the relevant Environment Protection (Noise) Policy criteria when 
assessed at the nearest existing noise sensitive premises. 

7 Development with the potential to emit significant noise (e.g. industry) should 
incorporate noise attenuation measures that prevent noise from causing unreasonable 
interference with the amenity of noise sensitive premises. 

Air Quality 

8 Development with the potential to emit harmful or nuisance-generating air pollution 
should incorporate air pollution control measures to prevent harm to human health or 
unreasonable interference with the amenity of sensitive uses within the locality. 
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9 Chimneys or exhaust flues associated with commercial development (including cafes, 
restaurants and fast food outlets) should be designed to ensure they do not cause a 
nuisance or health concerns to nearby sensitive receivers by: 

(a) incorporating appropriate treatment technology before exhaust emissions are released 
to the atmosphere 

(b) ensuring that the location and design of chimneys or exhaust flues maximises 
dispersion and takes into account the location of nearby sensitive uses. 

Rural Interface 

10 The potential for adverse impacts resulting from rural development should be 
minimised by: 

(a) not locating horticulture or intensive animal keeping on land adjacent to townships 

(b) maintaining an adequate separation between horticulture or intensive animal keeping 
and townships, other sensitive uses and, where desirable, other forms of primary 
production. 

11 Traffic movement, spray drift, dust, noise, odour, and the use of frost fans and gas 
guns associated with primary production activities should not lead to unreasonable impact 
on adjacent land users. 

12 Existing primary production uses and mineral extraction should not be prejudiced by 
the inappropriate encroachment of sensitive uses such as urban development. 

13 Development within 300 metres of facilities for the handling, transportation and storage 
of bulk commodities should: 

(a) not prejudice the continued operation of those facilities 

(b) be located, designed, and developed having regard to the potential environmental 
impact arising from the operation of such facilities and the potential extended operation of 
activities. 

14 Development within townships should be located and designed taking into account the 
potential impacts of existing adjacent primary production uses by the provision of a 
sufficient area set aside for a buffer to achieve where appropriate: 

(a) acoustic mounding 

(b) spray shields 

(c) vegetated landscaping 

(d) or any other technique that results in the minimisation of the impact of the primary 
production activities on the development. 

15 Rural development should provide a buffer to the adjoining urban development as 
shown in Concept Plan Map Baro/12 - Rural/Urban Interface Buffer. 

Natural Resources 
OBJECTIVES 

1 Retention, protection and restoration of the natural resources and environment. 
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2 Protection of the quality and quantity of South Australia’s surface waters, including 
inland and underground waters. 

3 The ecologically sustainable use of natural resources including water resources, 
including groundwater, surface water and watercourses. 

4 Natural hydrological systems and environmental flows reinstated, and maintained and 
enhanced. 

5 Development consistent with the principles of water sensitive design. 

6 Development sited and designed to: 

(a) protect natural ecological systems 

(b) achieve the sustainable use of water 

(c) protect water quality, including receiving waters 

(d) reduce runoff and peak flows and prevent the risk of downstream flooding 

(e) minimise demand on reticulated water supplies 

(f) maximise the harvest and use of stormwater 

(g) protect stormwater from pollution sources. 

7 Storage and use of stormwater which avoids adverse impact on public health and safety. 

8 Native flora, fauna and ecosystems protected, retained, conserved and restored. 

9 Restoration, expansion and linking of existing native vegetation to facilitate habitat 
corridors for ease of movement of fauna. 

10 Minimal disturbance and modification of the natural landform. 

11 Protection of the physical, chemical and biological quality of soil resources. 

12 Protection of areas prone to erosion or other land degradation processes from 
inappropriate development. 

13 Protection of the scenic qualities of natural and rural landscapes. 

PRINCIPLES OF DEVELOPMENT CONTROL 

1 Development should be undertaken with minimum impact on the natural environment, 
including air and water quality, land, soil, biodiversity, and scenically attractive areas. 

2 Development should ensure that South Australia’s natural assets, such as biodiversity, 
water and soil, are protected and enhanced. 

3 Development should not significantly obstruct or adversely affect sensitive ecological 
areas such as creeks and wetlands. 

4 Development should be appropriate to land capability and the protection and 
conservation of water resources and biodiversity. 

Water Sensitive Design 

5 Development should be designed to maximise conservation, minimise consumption and 
encourage re-use of water resources. 
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6 Development should not take place if it results in unsustainable use of surface or 
underground water resources. 

7 Development should be sited and designed to: 

(a) capture and re-use stormwater, where practical 

(b) minimise surface water runoff 

(c) prevent soil erosion and water pollution 

(d) protect and enhance natural water flows 

(e) protect water quality by providing adequate separation distances from watercourses 
and other water bodies 

(f) not contribute to an increase in salinity levels 

(g) avoid the water logging of soil or the release of toxic elements 

(h) maintain natural hydrological systems and not adversely affect: 

(i) the quantity and quality of groundwater 

(ii) the depth and directional flow of groundwater 

(iii) the quality and function of natural springs. 

8 Water discharged from a development site should: 

(a) be of a physical, chemical and biological condition equivalent to or better than its pre-
developed state 

(b) not exceed the rate of discharge from the site as it existed in pre-development 
conditions. 

9 Development should include stormwater management systems to protect it from 
damage during a minimum of a 1-in-100 year average return interval flood. 

10 Development should have adequate provision to control any stormwater over-flow 
runoff from the site and should be sited and designed to improve the quality of stormwater 
and minimise pollutant transfer to receiving waters. 

11 Development should include stormwater management systems to mitigate peak flows 
and manage the rate and duration of stormwater discharges from the site to ensure the 
carrying capacities of downstream systems are not overloaded. 

12 Development should include stormwater management systems to minimise the 
discharge of sediment, suspended solids, organic matter, nutrients, bacteria, litter and 
other contaminants to the stormwater system. 

13 Stormwater management systems should preserve natural drainage systems, including 
the associated environmental flows. 

14 Stormwater management systems should: 

(a) maximise the potential for stormwater harvesting and re-use, either on-site or as close 
as practicable to the source 

(b) utilise, but not be limited to, one or more of the following harvesting methods: 
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(i) the collection of roof water in tanks 

(ii) the discharge to open space, landscaping or garden areas, including strips adjacent to 
car parks 

(iii) the incorporation of detention and retention facilities 

(iv) aquifer recharge. 

15 Where it is not practicable to detain or dispose of stormwater on site, only clean 
stormwater runoff should enter the public stormwater drainage system. 

16 Artificial wetland systems, including detention and retention basins, should be sited and 
designed to: 

(a) ensure public health and safety is protected 

(b) minimise potential public health risks arising from the breeding of mosquitoes. 

Water Catchment Areas 

17 Development should ensure watercourses and their beds, banks, wetlands and 
floodplains are not damaged or modified and are retained in their natural state, except 
where modification is required for essential access or maintenance purposes. 

18 No development should occur where its proximity to a swamp or wetland will damage 
or interfere with the hydrology or water regime of the swamp or wetland. 

19 A wetland or low-lying area providing habitat for native flora and fauna should not be 
drained, except temporarily for essential management purposes to enhance environmental 
values. 

20 Along watercourses, areas of remnant native vegetation, or areas prone to erosion, 
that are capable of natural regeneration should be fenced off to limit stock access. 

21 Development such as cropping, intensive animal keeping, residential, tourism, industry 
and horticulture, that increases the amount of surface runoff should include a strip of land 
at least 20 metres wide measured from the top of existing banks on each side of a 
watercourse that is: 

(a) fenced to exclude livestock 

(b) kept free of development, including structures, formal roadways or access ways for 
machinery or any other activity causing soil compaction or significant modification of the 
natural surface of the land 

(c) revegetated with locally indigenous vegetation comprising trees, shrubs and other 
groundcover plants to filter runoff so as to reduce the impacts on native aquatic 
ecosystems and to minimise soil loss eroding into the watercourse. 

22 Development resulting in the depositing of an object or solid material in a watercourse 
or floodplain or the removal of bank and bed material should not: 

(a) adversely affect the migration of aquatic biota 

(b) adversely affect the natural flow regime 

(c) cause or contribute to water pollution 
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(d) result in watercourse or bank erosion 

(e) adversely affect native vegetation upstream or downstream that is growing in or 
adjacent to a watercourse. 

23 The location and construction of dams, water tanks and diversion drains should: 

(a) occur off watercourse 

(b) not take place in ecologically sensitive areas or on erosion-prone sites 

(c) provide for low flow by-pass mechanisms to allow for migration of aquatic biota 

(d) not negatively affect downstream users 

(e) minimise in-stream or riparian vegetation loss 

(f) incorporate features to improve water quality (eg wetlands and floodplain ecological 
communities) 

(g) protect ecosystems dependent on water resources. 

24 Irrigated horticulture and pasture should not increase groundwater-induced salinity. 

25 Development should comply with the current Environment Protection (Water Quality) 
Policy. 

Biodiversity and Native Vegetation 

26 Development should retain existing areas of native vegetation and where possible 
contribute to revegetation using locally indigenous plant species. 

27 Development should be designed and sited to minimise the loss and disturbance of 
native flora and fauna. 

28 The provision of services, including power, water, effluent and waste disposal, access 
roads and tracks should be sited on areas already cleared of native vegetation. 

29 Native vegetation should be conserved and its conservation value and function not 
compromised by development if the native vegetation does any of the following: 

(a) provides an important habitat for wildlife or shade and shelter for livestock 

(b) has a high plant species diversity or includes rare, vulnerable or endangered plant 
species or plant associations and communities 

(c) provides an important seed bank for locally indigenous vegetation 

(d) has high amenity value and/or significantly contributes to the landscape quality of an 
area, including the screening of buildings and unsightly views 

(e) has high value as a remnant of vegetation associations characteristic of a district or 
region prior to extensive clearance for agriculture 

(f) is growing in, or is characteristically associated with a wetland environment. 

30 Native vegetation should not be cleared if such clearing is likely to lead to, cause or 
exacerbate any of the following: 

(a) erosion or sediment within water catchments 

(b) decreased soil stability 



Barossa Assessment Panel Meeting 5 April 2022  
 Attachment 2 

Item 6.1 Page 200 

  Barossa Assessment Panel Meeting 7 December 2021  
 Attachment 1 

Item 6.1 Page 97 

  
	 29	

(c) soil or land slip 

(d) deterioration in the quality of water in a watercourse or surface water runoff 

(e) a local or regional salinity problem 

(f) the occurrence or intensity of local or regional flooding. 

31 Development that proposes the clearance of native vegetation should address or 
consider the implications that removing the native vegetation will have on the following: 

(a) provision for linkages and wildlife corridors between significant areas of native 
vegetation 

(b) erosion along watercourses and the filtering of suspended solids and nutrients from 
runoff 

(c) the amenity of the locality 

(d) bushfire safety 

(e) the net loss of native vegetation and other biodiversity. 

32 Where native vegetation is to be removed, it should be replaced in a suitable location 
on the site with locally indigenous vegetation to ensure that there is not a net loss of native 
vegetation and biodiversity. 

33 Development should be located and occur in a manner which: 

(a) does not increase the potential for, or result in, the spread of pest plants, or the spread 
of any non- indigenous plants into areas of native vegetation or a conservation zone 

(b) avoids the degradation of remnant native vegetation by any other means including as a 
result of spray drift, compaction of soil, modification of surface water flows, pollution to 
groundwater or surface water or change to groundwater levels 

(c) incorporates a separation distance and/or buffer area to protect wildlife habitats and 
other features of nature conservation significance. 

34 Development should promote the long-term conservation of vegetation by: 

(a) avoiding substantial structures, excavations, and filling of land in close proximity to the 
trunk of trees and beneath their canopies 

(b) minimising impervious surfaces beneath the canopies of trees 

(c) taking other effective and reasonable precautions to protect both vegetation and the 
integrity of structures and essential services. 

[35 and 36 are irrelevant as the proposal is not for the growing of olives]  

Soil Conservation 

37 Development should not have an adverse impact on the natural, physical, chemical or 
biological quality and characteristics of soil resources. 

38 Development should be designed and sited to prevent erosion. 

39 Development should take place in a manner that will minimise alteration to the existing 
landform. 
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40 Development should minimise the loss of soil from a site through soil erosion or 
siltation during the construction phase of any development and following the 
commencement of an activity. 

Orderly and Sustainable Development 
OBJECTIVES 

1 Orderly and economical development that creates a safe, convenient and pleasant 
environment in which to live. 

2 Development occurring in an orderly sequence and in a compact form to enable the 
efficient provision of public services and facilities. 

3 Development that does not jeopardise the continuance of adjoining authorised land uses. 

4 Development that does not prejudice the achievement of the provisions of the 
Development Plan. 

5 Development abutting adjoining Council areas having regard to the policies of that 
Council’s Development Plan. 

6 Urban development contained within existing townships and settlements and located 
only in zones designated for such development. 

7 Development of rural land primarily for primary production and other uses compatible 
with maintaining rural productivity. 

8 Localities having substandard, unhealthy or obsolete development improved. 

9 Integrated re-development of poor quality buildings and under-utilised land. 

PRINCIPLES OF DEVELOPMENT CONTROL 

1 Development should not prejudice the development of a zone for its intended purpose. 

2 Land outside of townships and settlements should primarily be used for primary 
production and conservation purposes. 

3 The economic base of the region should be expanded in a sustainable manner. 

4 Urban development should form a compact extension to an existing built-up area. 

5 Ribbon development should not occur along arterial roads shown in Overlay Maps - 
Transport. 

6 Development should be located and staged to achieve the economical provision of 
public services and infrastructure, and to maximise the use of existing services and 
infrastructure. 

7 Where development is expected to impact upon the existing infrastructure network 
(including the transport network), development should demonstrate how the undue effect 
will be addressed. 

8 Vacant or underutilised land should be developed in an efficient and co-ordinated 
manner to not prejudice the orderly development of adjacent land. 
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9 Development involving the expansion of an existing use should be designed to improve 
the visual appearance of the site and lead to a reduction of any negative impact on the 
locality. 

10 Development which would remove productive land from agriculture or diminish its 
overall productivity for primary production should not be undertaken unless the land is 
required for essential public purposes. 

11 Development should be undertaken in accordance with the following: 

▪ Concept Plan Map Baro/1 - District Town Centre (Nuriootpa) 

▪ Concept Plan Map Baro/2 - Nuriootpa Township (Nuriootpa) 

▪ Concept Plan Map Baro/3 - District Town Centre (Angaston) 

▪ Concept Plan Map Baro/4 - Lyndoch Centre (Lyndoch) 

▪ Concept Plan Map Baro/5 - Residential (Lyndoch) 

▪ Concept Plan Map Baro/6 - Residential (Williamstown) 

▪ Concept Plan Map Baro/7 - Township (Stockwell) 

▪ Concept Plan Map Baro/8 - Rural Living (Cockatoo Valley) 

▪ Concept Plan Map Baro/9 - Industry (Barossa Valley Region) (Moppa Road South) 

▪ Concept Plan Map Baro/10 - Kroemer Crossing 

▪ Concept Plan Map Baro/11 - Light Industry and Warehouse Area 

▪ Concept Plan Map Baro/12 - Rural/Urban Interface Buffer 

▪ Concept Plan Map Baro/13 - Beckwith Park General Industry Precinct (Beckwith Park) 

▪ Concept Plan Map Baro/14 - Mount Pleasant 

▪ Concept Plan Map Baro/15 - Gawler East 

▪ Concept Plan Map Baro/16 - Tanunda Residential 

▪ Concept Plan Map Baro/17 - Lyndoch Fringe 

▪ Concept Plan Map Baro/18 - Nuriootpa Sturt Highway Service Centre 

Siting and Visibility 
OBJECTIVES 

1 Protection of scenically attractive areas, particularly natural and rural landscapes. 

2 The protection and enhancement of the area’s visual amenity and landscape quality, 
including land visible from tourist routes. 

PRINCIPLES OF DEVELOPMENT CONTROL 

1 Development should be sited and designed to minimise its visual impact on: 

(a) the natural, rural or heritage character of the area 

(b) areas of high visual or scenic value, particularly rural areas 

(c) views from public reserves, tourist routes and walking trails. 
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2 Buildings should be sited in unobtrusive locations and, in particular, should: 

(a) be grouped together 

(b) where possible be located in such a way as to be screened by existing vegetation 
when viewed from public roads 

(c) on allotments which abut any tourist route, railway or scenic road, be set back at least 
100 metres from the tourist route, railway or scenic road. 

3 Buildings outside of urban areas and in undulating landscapes should be sited in 
unobtrusive locations and in particular should be: 

(a) sited below the ridgeline 

(b) sited within valleys or behind spurs 

(c) sited in such a way as to not be visible against the skyline when viewed from public 
roads, and especially from the Mount Lofty Ranges Scenic Road as shown on Overlay 
Maps - Transport 

(d) set well back from public roads, particularly when the allotment is on the high side of 
the road 

(e) be located in a setting where landscape features such as trees, vegetation and 
landforms provide an enclosing space, setting or screen. 

4 Buildings and structures should be designed to minimise their visual impact in the 
landscape, in particular: 

(a) the profile of buildings should be low and the rooflines should complement the natural 
form of the land 

(b) the mass of buildings should be minimised by variations in wall and roof lines and by 
floor plans which complement the contours of the land 

(c) large eaves, verandas and pergolas should be incorporated into designs so as to 
create shadowed areas that reduce the bulky appearance of buildings. 

5 The nature of external surface materials of buildings should not detract from the visual 
character and amenity of the landscape. 

6 The number of buildings and structures on land outside of urban areas should be limited 
to that necessary for the efficient management of the land. 

7 Driveways and access tracks should be designed and surfaced to blend sympathetically 
with the landscape and to minimise interference with natural vegetation and landforms. 

8 On the valley floor, access roads should follow the geometric pattern of vineyards. 

9 Development should be screened through the establishment of landscaping using locally 
indigenous plant species: 

(a) around buildings and earthworks to provide a visual a screen as well as shade in 
summer, and protection from prevailing winds 

(b) along allotment boundaries to provide permanent screening of buildings and structures 
when viewed from adjoining properties and public roads 
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(c) along the verges of new roads and access tracks to provide screening and minimise 
erosion. 

Sloping Land 
OBJECTIVES 

   1 Development on sloping land designed to minimise environmental and visual impacts 
and protect soil stability and water quality. 

PRINCIPLES OF DEVELOPMENT CONTROL 

1 Development and associated driveways and access tracks should be sited and designed 
to integrate with the natural topography of the land and minimise the need for earthworks. 

2 Development and associated driveways and access tracks, including related earthworks, 
should be sited, designed and undertaken in a manner that: 

(a) minimises their visual impact 

(b) reduces the bulk of the buildings and structures 

(c) minimises the extent of cut and/or fill 

(d) minimises the need for, and the height of, retaining walls 

(e) does not cause or contribute to instability of any embankment or cutting 

(f) avoids the silting of watercourses 

(g) protects development and its surrounds from erosion caused by water runoff 

 (h) driveways and access tracks do not exceed a gradient of 1-in-4 at any point, with 
lesser gradients towards either end and with levels complementing existing or proposed 
paved footpath surfaces, where relevant. 

3 Driveways and access tracks across sloping land should be accessible and have a safe, 
all-weather trafficable surface. 

4 Development sites should not be at risk of landslip. 

5 Development on steep land should include site drainage systems to minimise erosion 
and avoid adverse impacts on slope stability. 

6 Steep sloping sites in unsewered areas should not be developed unless the physical 
characteristics of the allotments enable the proper siting and operation of an effluent 
drainage field suitable for the development intended. 

7 The cutting and/or filling of land outside townships and urban areas should: 

(a) be kept to a minimum and be limited to a maximum depth or height no greater than 1.5 
metres so as to preserve the natural form of the land and the native vegetation 

(b) only be undertaken in order to reduce the visual impact of buildings, including 
structures, or in order to construct water storage facilities for use on the allotment 

(c) only be undertaken if the resultant slope can be stabilised to prevent erosion 



Barossa Assessment Panel Meeting 5 April 2022  
 Attachment 2 

Item 6.1 Page 205 

  Barossa Assessment Panel Meeting 7 December 2021  
 Attachment 1 

Item 6.1 Page 102 

  
	 34	

(d) result in stable scree slopes which are covered with top soil and landscaped so as to 
preserve and enhance the natural character or assist in the re-establishment of the natural 
character of the area. 

Tourism Development 
OBJECTIVES 

1   Environmentally sustainable and innovative tourism development. 

2 Tourism development that assists in the conservation, interpretation and public 
appreciation of significant natural and cultural features including State or local heritage 
places. 

3  Tourism development that sustains or enhances the local character, visual amenity and 
appeal of the area. 

4 Tourism development that protects areas of exceptional natural value, allows for 
appropriate levels of visitation, and demonstrates an environmental analysis and design 
response which enhances environmental values. 

5  Tourism development in rural areas that does not adversely affect the use of agricultural 
land for primary production. 

6 Tourism development that contributes to local communities by adding vitality to 
neighbouring townships, regions and settlements. 

7  Increased opportunities for visitors to stay overnight. 

8  Ensure new development, together with associated bushfire management minimise the 
threat and impact of bushfires on life and property while protecting the environment. 

PRINCIPLES OF DEVELOPMENT CONTROL 

1 Tourism development should have a functional or locational link with its natural, cultural 
or historical setting. 

2 Tourism development and any associated activities should not damage or degrade any 
significant natural and cultural features. 

3 Tourism development should ensure that its scale, form and location will not overwhelm, 
over commercialise or detract from the intrinsic natural values of the land on which it is 
sited or the character of its locality. 

4 Tourism development should, where appropriate, add to the range of services and 
accommodation types available in an area. 

5 Any upgrading of infrastructure to serve tourism development should be consistent with 
the landscape and the intrinsic natural values of the land and the basis of its appeal. 

6 Major tourism developments should generally be located within designated areas and 
existing townships or settlements. 

[7 and 8 are not relevant because the proposal does not involve a dwelling] 

Tourism Development Outside Townships 
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9 Tourist developments should demonstrate excellence in design to minimise potential 
impacts or intrusion on primary production activities and on areas of high conservation, 
landscape and cultural value. 

10 Tourism developments in rural areas should be sited and designed to minimise impacts 
and have a functional or locational link with either of the following: 

(a) the surrounding agricultural production or processing 

(b) the natural, cultural or historical setting of the area. 

11 Tourism developments in rural areas should primarily be developed in association with 
one or more of the following: 

(a) agricultural, horticultural, viticultural or winery development 

(b) heritage places and areas 

(c) public open space and reserves 

(d) walking and cycling trails 

(e) interpretive infrastructure and signs. 

12 Where appropriate, tourism developments in areas outside townships should: 

(a) adapt and upgrade existing buildings of heritage value 

(b) seek to improve conditions in disturbed or degraded areas on the site. 

13 Advertisements associated with tourism developments should: 

(a) not exceed 0.5 square metres in area for each display 

(b) be limited to no more than two per site 

(c) be located on the same site as the tourist development 

(d) not be internally illuminated. 

14 Tourism development in rural areas should occur only where it: 

(a) incorporates a separation distance or buffers to avoid conflict with existing rural 
industries or agriculture or otherwise is designed to overcome the potential impacts 
associated with the adjoining land use (such as noise, dust, spray drift, odour and traffic) 

(b) will not give rise to demands for infrastructure and services, especially on public lands, 
that are inappropriate to the primary purpose of the zone and/or policy area. 

15 Tourism development, particularly in remote areas should be designed to minimise 
energy and water demands and incorporate alternative, sustainable technologies that use 
renewable energy sources and/or treat and reuse stormwater and wastewater to minimise 
reliance on mains services. 

16 Natural features, signs and walkways should be used to manage and minimise 
potential risks of visitors damaging areas of cultural or natural significance, fragile areas, 
and areas of highest environmental value. 

17 The visual and ambient impact of vehicles should be minimised by placing roadways 
and parking areas in unobtrusive locations. 
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[18-23 are not relevant because the proposal is not for a Residential, Caravan or Tourist 
Park] 

24 Landscaping should comprise locally indigenous species that are appropriate to the 
development and the subject land, and facilitate amenity and environmental sustainability. 

Transportation and Access 
OBJECTIVES 

   1 A comprehensive, integrated, affordable and efficient air, rail, sea, road, cycle and 
pedestrian transport system that will: 

(a) provide equitable access to a range of public and private transport services for all 
people 

(b) ensure a high level of safety 

(c) effectively support the economic development of the State 

(d) have minimal negative environmental and social impacts 

(e) maintain options for the introduction of suitable new transport technologies. 

2 Development that: 

(a) provides safe and efficient movement for all motorised and non-motorised transport 
modes 

(b) ensures access for vehicles including emergency services, public infrastructure 
maintenance and commercial vehicles 

(c) provides off street parking 

(d) is appropriately located so that it supports and makes best use of existing transport 
facilities and networks. 

3 A road hierarchy that promotes safe and efficient transportation in an integrated manner 
throughout the State. 

4 Provision of safe, pleasant, accessible, integrated and permeable pedestrian and cycling 
networks. 

5 Safe and convenient freight movement throughout the State. 

PRINCIPLES OF DEVELOPMENT CONTROL  

Land Use 

1 Land uses arranged to support the efficient provision of sustainable transport networks 
and encourage their use. 

Movement Systems 

2 Development should be integrated with existing transport networks, particularly major 
rail and road corridors as shown on Location Maps and Overlay Maps - Transport, and 
designed to minimise its potential impact on the functional performance of the transport 
networks. 
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3 Transport corridors should be sited and designed so as to not unreasonably interfere 
with the health and amenity of adjacent sensitive land uses. 

4 Roads should be sited and designed to blend with the landscape and be in sympathy 
with the terrain. 

5 Land uses that generate large numbers of visitors such as shopping centres and areas, 
places of employment, schools, hospitals and medium to high density residential uses 
should be located so that they can be serviced by existing transport networks and 
encourage walking and cycling. 

6 Development generating high levels of traffic, such as schools, shopping centres and 
other retail areas, entertainment and sporting facilities, should incorporate passenger pick-
up and set down areas. The design of such areas should ensure interference to existing 
traffic is minimised and give priority to pedestrians, cyclists and public and community 
transport users. 

7 The location and design of public and community transport set-down and pick-up points 
should maximise safety and minimise the isolation and vulnerability of users. 

8 Development should provide safe and convenient access for all anticipated modes of 
transport including cycling, walking, public and community transport, and motor vehicles. 

9 Development at intersections, pedestrian and cycle crossings, and crossovers to 
allotments should maintain or enhance sightlines for motorists, cyclists and pedestrians to 
ensure safety for all road users and pedestrians. 

10 Driveway cross-overs affecting pedestrian footpaths should maintain the level of the 
footpath. 

11 Development should discourage commercial and industrial vehicle movements through 
residential streets and adjacent other sensitive land uses such as schools. 

12 Industrial/commercial vehicle movements should be separated from passenger vehicle 
car-parking areas. 

13 Development should make sufficient provision on site for the loading, unloading and 
turning of all traffic likely to be generated. 

Cycling and Walking 

14 Development should ensure that a permeable street and path network is established 
that encourages walking and cycling through the provision of safe, convenient and 
attractive routes with connections to adjoining streets, paths, open spaces, schools, public 
transport stops and activity centres. 

15 Development should provide access, and accommodate multiple route options, for 
cyclists by enhancing and integrating with: 

(a) open space networks, recreational trails, parks, reserves and recreation areas 

(b) Adelaide’s principal cycling network (Bikedirect), which includes arterial roads, local 
roads and off road paths as depicted in Overlay Maps - Transport. 

16 Cycling and pedestrian networks should be designed to be permeable and facilitate 
direct and efficient passage to neighbouring networks and facilities. 
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17 New developments should give priority to and not compromise existing designated 
bicycle routes. 

18 Where development coincides with, intersects or divides a proposed bicycle route or 
corridor, development should incorporate through-access for cyclists. 

19 Developments should encourage and facilitate cycling as a mode of transport by 
incorporating end-of- journey facilities including: 

(a) showers, changing facilities, and secure lockers 

(b) signage indicating the location of bicycle facilities 

(c) secure bicycle parking facilities. 

20 Pedestrian facilities and networks should be designed and provided in Accordance with 
relevant provisions of the Australian Standards and Austroads Guide to Traffic 
Engineering Practice Part 13. 

21 Cycling facilities and networks should be designed and provided in accordance with the 
relevant provisions of the Australian Standards and Austroads Guide to Traffic 
Engineering Practice Part 14. 

Access 

22 Development should have direct access from an all weather public road. 

23 Development should be provided with safe and convenient access which: 

(a) avoids unreasonable interference with the flow of traffic on adjoining roads 

(b) accommodates the type and volume of traffic likely to be generated by the 
development or land use and minimises induced traffic through over-provision 

(c) is sited and designed to minimise any adverse impacts on the occupants of and visitors 
to neighbouring properties. 

24 Development should not restrict access to publicly owned land. 

25 The number of vehicle access points onto arterial roads shown on Overlay Maps - 
Transport should be minimised, and where possible access points should be: 

(a) limited to local roads 

(b) shared between developments. 

26 The number of access points for cyclists and pedestrians onto all adjoining roads 
should be maximised. 

27 Development with access from roads with existing or projected traffic volumes 
exceeding 6000 vehicles per day should be sited to avoid the need for vehicles to reverse 
on to the road. 

28 Development with access from arterial roads or roads as shown on Overlay Maps - 
Transport should be sited to avoid the need for vehicles to reverse on to the road. 

29 Driveways, access tracks and parking areas should be designed and constructed to: 

(a) follow the natural contours of the land 
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(b) minimise excavation and/or fill 

(c) minimise the potential for erosion from runoff 

(d) avoid the removal of existing vegetation 

(e) be consistent with Australian Standard AS 2890 Parking facilities. 

Access for People with Disabilities 

30 Development should be sited and designed to provide convenient access for people 
with a disability. 

Vehicle Parking 

31 Development should provide off-street vehicle parking and specifically marked disabled 
car parking places to meet anticipated demand in accordance with Table Baro/1 - Off 
Street Vehicle Parking Requirements. 

32 Development should be consistent with Australian Standard AS 2890 Parking facilities. 

33 Vehicle parking areas should be sited and designed in a manner that will: 

(a) facilitate safe and convenient pedestrian linkages to the development and areas of 
significant activity or interest in the vicinity of the development 

(b) include safe pedestrian and bicycle linkages that complement the overall pedestrian 
and cycling network 

(c) not inhibit safe and convenient traffic circulation 

(d) result in minimal conflict between customer and service vehicles 

(e) avoid the necessity to use public roads when moving from one part of a parking area to 
another 

(f) minimise the number of vehicle access points to public roads 

(g) avoid the necessity for backing onto public roads 

(h) where reasonably possible, provide the opportunity for shared use of car parking and 
integration of car parking areas with adjoining development to reduce the total extent of 
vehicle parking areas and the requirement for access points 

(i) not dominate the character and appearance of a centre when viewed from public roads 
and spaces 

(j) provide landscaping that will shade and enhance the appearance of the vehicle parking 
areas. 

34 Vehicle parking areas should be designed to reduce opportunities for crime by: 

(a) maximising the potential for passive surveillance by ensuring they can be overlooked 
from nearby buildings and roads 

(b) incorporating walls and landscaping that do not obscure vehicles or provide potential 
hiding places 

(c) being appropriately lit 

(d) having clearly visible walkways. 
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35 Where parking areas are not obviously visible or navigated, signs indicating the 
location and availability of vehicle parking spaces associated with businesses should be 
displayed at locations readily visible to customers. 

36 Parking areas that are likely to be used during non daylight hours should provide 
floodlit entrance and exit points and site lighting directed and shaded in a manner that will 
not cause nuisance to adjacent properties or users of the car park. 

37 Parking areas should be sealed or paved in order to minimise dust and mud nuisance. 

38 To assist with stormwater detention and reduce heat loads in summer, vehicle parking 
areas should include soft (living) landscaping. 

39 Parking areas should be line-marked to indicate parking bays, movement aisles and 
direction of traffic flow. 

Waste 
OBJECTIVES 

1 Development that, in order of priority, avoids the production of waste, minimises the 
production of waste, reuses waste, recycles waste for reuse, treats waste and disposes of 
waste in an environmentally sound manner. 

2 Development that includes the treatment and management of solid and liquid waste to 
prevent undesired impacts on the environment including, soil, plant and animal biodiversity, 
human health and the amenity of the locality. 

PRINCIPLES OF DEVELOPMENT CONTROL 

1 Development should be sited and designed to prevent or minimise the generation of 
waste (including wastewater) by applying the following waste management hierarchy in 
the order of priority as shown below: 

(a) avoiding the production of waste 

(b) minimising waste production 

(c) reusing waste 

(d) recycling waste 

(e) recovering part of the waste for re-use 

(f) treating waste to reduce the potentially degrading impacts 

(g) disposing of waste in an environmentally sound manner. 

2 The storage, treatment and disposal of waste materials from any development should be 
achieved without risk to health or impairment of the environment. 

3 Development should avoid as far as practical, the discharge or deposit of waste 
(including wastewater) onto land or into any waters (including processes such as seepage, 
infiltration or carriage by wind, rain, sea spray, stormwater or by the rising of the water 
table). 

4 Untreated waste should not be discharged to the environment, and in particular to any 
water body. 
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5 Development should include appropriately sized area to facilitate the storage of 
receptacles that will enable the efficient recycling of waste. 

6 Development that involves the production and/or collection of waste and/or recyclable 
material should include designated collection and storage area(s) that are: 

(a) screened and separated from adjoining areas 

(b) located to avoid impacting on adjoining sensitive environments or land uses 

(c) designed to ensure that wastes do not contaminate stormwater or enter the stormwater 
collection system 

(d) located on an impervious sealed area graded to a collection point in order to minimise 
the movement of any solids or contamination of water 

(e) protected from wind and stormwater and sealed to prevent leakage and minimise the 
emission of odours 

(f) stored in such a manner that ensures that all waste is contained located within the 
boundaries of the site until disposed of in an appropriate manner. 

Wastewater 

7 The disposal of wastewater to land should only occur where methods of wastewater 
reduction and reuse are unable to remove the need for its disposal, and where its 
application to the land is environmentally sustainable. 

8 Wastewater lagoons should not be sited in any of the following areas: 

(a) within land subject to a 1-in-100 year average return interval flood event 

(b) within 50 metres of the top of the bank of a watercourse 

(c) where the base of the lagoon would be below any seasonal water table. 

9 Artificial wetland system for the storage of treated wastewater, such as wastewater 
lagoons, should be: 

(a) sufficiently separated from adjoining sensitive uses to minimise potential adverse 
odour impacts 

(b) sited and designed to minimise potential public health risks arising from the breeding of 
mosquitoes. 

Waste Treatment Systems 

10 Development that produces any sewage or effluent should be connected to a waste 
treatment system that complies with (or can comply with) the relevant public and 
environmental health legislation applying to that type of system. 

11 The methods for, and siting of, effluent and waste storage, treatment and disposal 
systems should minimise the potential for environmental harm and adverse impacts on: 

(a) the quality of surface and groundwater resources 

(b) public health 

(c) the amenity of a locality 
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(d) sensitive land uses. 

12 Waste treatment should only occur where the capacity of the treatment facility is 
sufficient to accommodate likely maximum daily demands including a contingency for 
unexpected high flows and breakdowns. 

13 Any on-site wastewater treatment system/ re-use system or effluent drainage field 
should be located within the allotment of the development that it will service. 

14 A dedicated on-site effluent disposal area should not include any areas to be used for, 
or could be reasonably foreseen to be used for, private outdoor open space, driveways, 
car parking or outbuildings. 

15 The spreading or discharging of treated liquid or solid waste onto the ground should 
only occur where the disposal area consists of soil and vegetation that has the capacity to 
store and use the waste without contaminating soil or surface or groundwater resources or 
damaging crops. 

[16 to 18 are not relevant as they relate to uses other than tourist accommodation] 

 

Primary Production Zone 
OBJECTIVES 

1 Economically productive, efficient and environmentally sustainable primary production. 

2 Allotments of a size and configuration that promote the efficient use of land for primary 
production. 

3 Protection of primary production from encroachment by incompatible land uses and 
protection of scenic qualities of rural landscapes. 

4 Winery development only in appropriate locations where the character and function of 
broadacre farming areas are not adversely affected. 

5 Development that contributes to the desired character of the zone. 

DESIRED CHARACTER 

The zone comprises a range of landscapes with varying soil quality, underground water 
supplies and rainfall levels. Development of grazing and broadacre farming land uses is 
the most appropriate form of agricultural use located within the zone, with limited 
opportunities for more intensive uses such as horticulture and viticulture located within the 
uplands areas of the zone such as the Barossa Range. Development will take into account 
the capability and suitability of the land for the intended use. 

It is anticipated that the expansion of existing winery and industrial uses will only occur in 
association with improvements to the amenity, visual impact, site access and 
environmental protection standards of such activities. 

Located within the North Mount Lofty Ranges and South Mount Lofty Ranges, small scale, 
low impact agricultural and home based industries are encouraged where they expand the 
economic base of the Mount Lofty Ranges and Barossa Valley. Industries will be limited to 
those based upon the processing of agricultural produce primarily from the Barossa Valley 
Region. Home based industries will be limited to those based on rural, arts, crafts, tourist, 
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cultural or heritage activities appropriate to the Region. Such agricultural and home based 
industries will complement the character of the zone and enhance tourist or heritage 
activities and be compatible with local areas. Forms of large scale winery and industrial 
development are more appropriate within industry zones within townships or regional 
industrial areas established specifically for such purposes. 

The zone comprises a pleasant rural character derived from the broadacre farming pattern 
and undulating, wooded pastures together with the isolated dwellings and scattered farm 
buildings. The landscape character generally consists of open, undulating terrain with 
sparsely scattered stands of native vegetation. There are pockets of the zone where steep 
slopes and stands of native vegetation are more predominant, such as the upland areas of 
the Barossa Ranges. Development will recognise the limitations imposed by such 
characteristics and prevent the further erosion of soils, or removal of native vegetation. It 
is expected that development will be carefully designed and located to complement the 
open landscape character. 

The stands of existing native vegetation within and surrounding Sandy Creek 
Conservation Park add to the landscape character consisting of a patchwork of open 
cropped and grazing areas interspersed with stands of vegetation. Development will result 
in the protection and expansion of stands of native vegetation within and outside of the 
Sandy Creek Conservation Park, and across the zone generally. 

Other than within Precinct 4 Barossa Range, Precinct 6 Moculta and Precinct 7 Paper 
Town, there are opportunities for additional dwellings to be established within the zone, 
however only where it can be demonstrated that they do not conflict with the use of land 
for primary production purposes and maintain the open landscape character. Additional 
dwellings within Precinct 4 Barossa Range and Precinct 6 Moculta will be limited so as to 
maximise farm productivity and prevent incremental erosion of the existing landscape 
character. It is anticipated that buildings in the zone will be limited to single-storey in 
height, be designed and located so that they are not visible from public roads, particularly 
the Barossa Valley Highway, scenic or tourist routes, or from vistas within townships. 
Buildings will be designed to minimise the disturbance to the natural ground levels, 
utilising design techniques to reduce bulk and massing and be constructed using materials 
and finishes of a low reflective nature and subdued colour to match those found located 
within the landscape in order to be inconspicuous in appearance. Buildings will be 
designed and constructed with environmentally sustainable principles in mind, including 
passive solar techniques, use of renewable energy and harvesting of stormwater for re-
use located within the dwelling and surrounds. 

Pockets of native vegetation exist throughout the zone, however are isolated as a result of 
past clearing practices. It is expected that broadacre farming and horticultural land use will 
not take place on land containing stands of mature native vegetation. Development will 
result in the conservation of existing stands of native vegetation and increase the planting 
of locally indigenous vegetation in important locations, such as along watercourses. 
Development involving the construction of buildings or structures will include the planting 
of additional locally indigenous species to increase biodiversity and habitats for fauna, as 
well as screen the buildings and structures from views in the locality. 
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PRINCIPLES OF DEVELOPMENT CONTROL  

Land Use 

1 The following forms of development are envisaged in the zone: 

▪ commercial forestry 

▪ dairy farming 

▪ farming 

▪ horticulture 

▪ tourist accommodation (including through the diversification of existing farming activities 
and conversion of farm buildings). 

2 Development listed as non-complying is generally inappropriate. 

3 Industry and warehousing should only be developed if it supports primary production, 
processing, storage and distribution of local primary produce or products produced on the 
same site, and should be developed where: 

(a) it has a direct relationship with primary production 

(b) it is unlikely to limit or inhibit the use of adjoining land for primary production 

(c) the particular use requires a site in proximity to a particular natural resource or other 
product or materials sourced from the locality 

(d) it will not result in the alienation of land or water resources identified as significant for 
primary production or ecological reasons 

(e) the use would be inappropriate within a township. 

4 Cellar door sales outlets and restaurants should only be established on the same 
allotment as, and be an ancillary use to a winery, and: 

(a) primarily sell and offer the tasting of wine that is produced located within the Barossa 
Valley Region 

(b) not result in a gross leasable area greater than 25 square metres for the display and 
sale of any non-beverage or non-food items on the allotment 

(c) not result in a gross leasable area greater than 250 square metres for wine tasting and 
retail sales (and this includes any retail sale of non-beverage or non-food items) 

(d) not exceed a seating capacity for 75 persons. 

5 Buildings should primarily be limited to farm buildings, a detached dwelling associated 
with primary production on the allotment and residential outbuildings that are: 

(a) grouped together on the allotment and set back from allotment boundaries to minimise 
the visual impact of buildings on the landscape as viewed from public roads 

(b) screened from public roads and adjacent land by existing vegetation or landscaped 
buffers. 
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6 Tourist accommodation should not be converted to dwellings and should be designed to 
preclude the conversion of buildings into dwellings such as through shared facilities, 
common utility services, grouped accommodation and/or shared parking. 

7 A dwelling should only be developed if: 

(a) there is a demonstrated connection with farming or other primary production 

(b) the location of the dwelling will not inhibit the continuation of farming, other primary 
production or other development that is in keeping with the provisions of the zone 

(c) it is located more than 500 metres from an existing intensive animal keeping operation 
unless used in association with that activity 

(d) it does not result in more than one dwelling per allotment 

(e) it is designed and constructed utilising environmentally sustainable design principles. 

[8 is not relevant as the proposal is not for a winery] 

9 There should be no new wineries, restaurants, shops or cellar door sales outlets located 
within the Barossa Exclusion Area as shown on Overlay Maps Baro/1, Baro/26 to Baro/28, 
Baro/30 to Baro/33 and Baro/37 - Development Constraints. 

Form and Character 

10 Development should not be undertaken unless it is consistent with the desired 
character for the zone. 

11 Buildings should be unobtrusive in appearance, not detract from the open natural 
character of the zone and, in particular should: 

(a) be single storey 

(b) be of a low profile with roof lines that complement the natural form of the land 

(c) comprise variations in wall and roof lines and floor plans which complement the 
contours of the land so as to minimise the mass of the building 

(d) be sited on an excavated rather than a filled site in order to reduce the vertical profile 
of the building 

(e) incorporate large eaves, verandas and pergolas into designs to create shadowed 
areas which reduce the bulky appearance of buildings 

(f) utilise non-reflective materials and be finished in colours that blend with the natural 
environment 

(g) be screened by existing native vegetation when viewed from roads located within the 
zone or from townships. 

[12 and 13 are not relevant as proposal is not for a detached dwelling] 

14 Driveways and access tracks should follow the contours of the land to reduce their 
visual impact and erosion from water runoff and be surfaced with dark materials. 
Excavation and/or filling of land should be kept to a minimum to preserve the natural form 
of the land and native vegetation. 
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15 The number of outbuildings should be limited, they should be grouped together, located 
in unobtrusive locations and screened from view for public roads or townships. 

[16 and 17 are not relevant as proposal is not for a commercial orchard or vineyard]  

18 Development should not occur within 500 metres of a National Park, Conservation Park, 
Wilderness Protection Area or significant stands of native vegetation if it will increase the 
potential for, or result in, the spread of pest plants. 

19 Residential and tourist accommodation development should not be located within 300 
metres of existing winery or industrial land uses unless it can achieve at least one of the 
following: 

(a) the development is located on the same allotment as the winery or industrial operation 

(b) the development is located and designed to mitigate the likely noise, dust, odour and 
traffic impacts arising from the winery or industrial operation. 

[20 is not relevant as the proposal is not for a winery] 

[21 and 22 are not relevant as proposal is not for a land division]  

[Precinct Specific Provisions 23-28 are not relevant as proposal is not for a dwelling or in 
Precincts 5, 6 or 7] 
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Reasons for Representation 
We have lived here for 19 years at Little Kaiser Stuhl Rd Flaxmans Valley. We have enjoyed 
the privacy, serenity, and seclusion during this time. We work from home and travel several 
times per day along Rifle Range Rd and Little Kaiser Stuhl Rd. We have noticed an increased 
traffic due to new property owners in the area, many sightseers on the “undesignated” look 
out area, tourists, and walkers parking at the of Rifle Range Rd to access the Kaiser Stuhl 
National Park. 
 
The road only allows (just!) for the safe single passageway of vehicles from the Lily farm Rd 
intersection. We have only one way to and from our home. Whilst there may only be 4 
residents that live in this area, we share this road with an additional 9 land holders who 
utilise this road to access their diverse properties which include sheep, cattle, trucks, 
trailers, horse floats and horse riders.  
 
We live in an extremely high bushfire risk area which is also the natural habitat of many 
animals such as kangaroos, wallabies, and echidnas. The road is extremely difficult to 
navigate in fog, we have had fallen trees which need to be removed at all hours of the day, 
becomes very muddy and very slippery. There are many dangerous blind corners and “drop 
off” areas, which would result in fatalities if a driver left the road.  
 
I have contacted council via numerous emails and phone calls regarding the poor and 
dangerous conditions of Rifle Range Rd over the years. There would not be many weeks that 
go by that there is not a near miss, an accident, or a car off the road. Just an example of a 
situation that we were in a few weeks - we turned the corner at the steep drop off area and 
was faced with the Large Grader. We were required to reverse (with a trailer), up the hill, 
around a blind corner and down the road 200metres until we could safely find a turn out 
area for the grader driver to be able to pass us.  
 
 
I have been refused service by four transport companies who deemed Rifle Range RD as a 
Work Health and Safety issues for their vehicles and staff. Please see attached email and 
communication to Barossa Council Works department. 
 
 
Actions Sought: 
We would request the following consideration from council as part of the development 
application. 
 

• It would be essential that the road be widened to allow for the safe passage each 
way of vehicles travelling both to and from Rifle Range Rd.  

• The removal of several significant trees which have grown on the road or rather the 
road has developed around the trees.  

• Cutting and removal of earth to reduce the four blind corners that currently exist.  
• The road surface would also require upgrading to be of a standard for a two-wheel 

vehicle, particularly during the wetter months.  
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• The road maintenance programme would also need to be increased to ensure that 
the road was roadworthy – not just during the wet months when it is muddy and 
slippery but also dry months when it has extreme corrugations.  

• Addition and extension of guard rail along Rifle Range Rd due to the steep terrain 
and reduction of risk of fatality in the event of a vehicle leaving the road.  
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Begin forwarded message: 

From:  
To: "Donna Gray" <dgray@barossa.sa.gov.au>, "Matt Elding" 
<melding@barossa.sa.gov.au> 
Subject: Re: Att Jeremy - 144 LITTLE KAISERSTUHL ROAD 

Donna and Matt 
After 18ml of rain Rifle Range rd became a dry weather only rd. Please be advised that: 
1. 14 landholders utilise this rd 
2. Many bush walker, push bike riders, farmers and tourist utilise this rd 
3. We only have one way access to our home with no alternate. We  should not need a 4x4 do 
do this. 
4. Very steep embankments are on this rd with high levels risk of mortality. This road was 
extremely slippery and needs do be rectified with gravel Immediately.  
  
Feel free to call me on 0411307433 
Regards 
Leanne Hutton 
  
Between Blinkinstall and hairpin 
  
Sent from my iPhone 
 
On 10 Jun 2019, at 10:32 am, hut lea <hutlea@yahoo.com.au> wrote: 

Thank You Donna for your message. It was nice to hear from you. 
  
It is extremely disappointing that a road that has 7 rate paying land holders is deemed to be 
safe and of standard in its current condition. There is many pot holes, water erosion issues, 
blocked drains and covers water ramps. We have damaged vehicles, lots of near misses and 
several companies that deem the road as a safety issue and refuse service.  I am also 
bewildered that previous discussions and agreements that were reached by previous council 
staff is not honoured.  
  
I will state that the intersection of little Kaiserstuhl rd and rifle range rd are a safety hazard of 
both the road condition, road surface and visibility. I fear that there will be a accident in the 
near future or worse. But all can I do but raise it as unacceptable even though it may fail to 
rate with decision makers. 
  
The safety signs the “hair pin” corner are once again damaged. May I suggest that the council 
considers replacing with 5-10 metres of guard rail which will reduce the extra cost of 
repairing these sighs on a monthly basis. This money saved in repairs could possibly be 
redirected to maintaining other roads such as Little Kaisertstuhl rd.  
  
Please feel free to call me - it would be great if we could arrange a meeting to review the 
roads together. 
  
Regards 
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Leanne Hutton  
 

  
  

Sent from my iPhone 
 
Begin forwarded message: 

From: Jeremy Pallett <jpallett@barossa.sa.gov.au> 
Date: 29 May 2019 at 10:50:34 am ACST 
To: "'hutlea@yahoo.com.au'" <hutlea@yahoo.com.au> 
Subject: RE: Att Jeremy - 144 LITTLE KAISERSTUHL ROAD 

Good Morning Leanne, 
I have entered a new customer request to grade Little Kaiserstuhl Rd and attached your 
email. I have also asked that you are contacted to discuss this issue. 
For your reference, the new request number is #73290 
  
Regards, 
Jeremy 
  
From: MBX Barossa  
Sent: Wednesday, 29 May 2019 9:59 AM 
To: Jeremy Pallett <jpallett@barossa.sa.gov.au> 
Subject: FW: Att Jeremy - 144 LITTLE KAISERSTUHL ROAD 
  
  
  
From: hut lea [mailto:hutlea@yahoo.com.au]  
Sent: Wednesday, 29 May 2019 9:23 AM 
To: MBX Barossa <MBXBarossa@barossa.sa.gov.au> 
Subject: Att Jeremy - 144 LITTLE KAISERSTUHL ROAD 
  
Hi Jeremy 
  
Can you please see the below communication. Little Kaiserstuhl Rd remains in need to be 
graded and needs to be maintained regularly. 
  
This seems to be an ongoing issue and a tax payer of several properties in the barossa. I find 
it extremely diapppointing. 
Previous meetings with senior management (who have since resigned) found a resolution to 
these issues - however, this i no longer being honoured. Again disappointing. 
  
Can you please follow this up and get back tome on 0411307433 with the outcome. 
  
Cheers 
Leanne 
 
Begin forwarded message: 
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From: Matt Elding <melding@barossa.sa.gov.au> 
Date: 17 September 2018 at 3:17:42 pm ACST 
To: >, Donna Gray <dgray@barossa.sa.gov.au> 
Cc: Ann Nitschke <ANitschk@barossa.sa.gov.au> 
Subject: RE: TNT Complaint from AU Website - 144 LITTLE KAISERSTUHL ROAD 

Hi Leanne, 
  
We have just completed our drilling programme and based on the data recorded for Rifle 
Range Road I have put up a report for tomorrow’s Council meeting recommending that we 
re-sheet and rework sections of Rifle Range Road. To prepare for this work we will soon be 
commencing tree/vegetation maintenance activities 
  
Finally, I will also recommend to increase the maintenance grading of Rifle Range Road from 
1 grade a year up to 3 grades a year 
  
If you have any questions, please contact me 
  
Regards, 
  
  
From: Matt Elding  
Sent: Tuesday, 14 August 2018 6:28 PM 
To: 'Leanne Hutton >; Donna Gray <dgray@barossa.sa.gov.au> 
Cc: Simon Marschall <smarschall@barossa.sa.gov.au>; Ann Nitschke <ANitschk@barossa.sa.gov.au> 
Subject: RE: TNT Complaint from AU Website - 144 LITTLE KAISERSTUHL ROAD 
  
Hi Leanne, 
  
As discussed on the phone tonight, our officers have inspected both Rifle Range and Little 
Kaiserstuhl Roads. Little Kaisserstuhl Rd has been assessed and determined to be in good 
condition i.e. no grading is required. However, a section of Rifle Range Road, leading up to 
the lookout, is in need of a grade,  we’ll commit to undertake this before the end of the 
month. We will also gather some data, by drilling a few holes in the road, to determine if 
further re-work is required, particularly on those straighter sections of the road. 
  
At the moment the road is scheduled for 1 grade a year, we will also take this on board and 
review with a possibility to increase to at least 2 grades a year. I will also investigate for any 
previous correspondence on this matter as you mentioned you believe there was previously 
a commitment for 4 grades per year 
  
Finally – the tree/vegetation work, this will be assessed in the coming weeks when one of our 
staff members returns from leave. 
  
Regards 
  
  
  
  
From: Leanne Hutton   
Sent: Tuesday, 14 August 2018 9:26 AM 
To: Donna Gray <dgray@barossa.sa.gov.au> 
Cc: Simon Marschall <smarschall@barossa.sa.gov.au>; Matt Elding <melding@barossa.sa.gov.au> 
Subject: Re: TNT Complaint from AU Website - 144 LITTLE KAISERSTUHL ROAD 
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Thank you Donna for your reply. It is nice to hear from you. I have reported several times to 
you on the phone feedback on the road and also on line - however, this communication has 
not been returned.  
  
I am very concerned that we have 3 separate transport companies that have assessed the road 
unsafe for their drivers and their vehicles - yet it is appropriate for your tax paying residents 
and the public to drive.  
  
The road condition has been continuing to degrade over the last couple of years - despite 
previous decision makers agreeing that high maintainance is required. My livelihood and 
business depends on deliveries and pick ups from transport companies - the fact that this 
government rd is not in a SAFE condition and they will no longer provide service will greatly 
hinder my income.  
  
Can we please arrange a meeting to discuss this before I consider further avenues such as 
local MP’s and media.  
  
Your sincerely 
  
Leanne Hutton 

 
 

  
  
  

On 14 Aug 2018, at 8:57 am, Donna Gray <dgray@barossa.sa.gov.au> wrote: 
  
  
Hi Leanne 
I acknowledge your frustration however it appears that the transport companies you 
reference have completed their own risk assessment from their drivers feedback, that is their 
decision derived from their own company policies & procedures. 
  
Earlier in the year during May & June following inspections with Simon & myself our crews 
responded to your concerns communicated to me in regards to the blocked culverts & the 
requirement of grading. As per previous conversations over the phone, both Rifle Range Rd & 
Little Kaiserstuhl Rd have different classifications that determine the level of service for the 
various maintenance tasks that council provide. 
  
All residents, land owners & visitors to the Barossa are welcome to report any feedback either 
by phone call or directly online through the council website which is then assessed by the 
relevant officer & prioritised for action as required. 
  
Regards, 
Donna Gray 
  
  
From: Leanne Hutton ] 
Sent: Monday, 13 August 2018 8:33 AM 
To: Donna Gray <dgray@barossa.sa.gov.au>; Simon Marschall <smarschall@barossa.sa.gov.au> 
Subject: Fwd: TNT Complaint from AU Website - 144 LITTLE KAISERSTUHL ROAD 
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Good morning Donna, Simon and Martin 
  
I continue to have issues with transport companies classing Rifle Range Rd and Little 
Kaiserstuhl rd as “unroadworthy” and “unsafe”. This means I do not get deliveries or pickups 
which is essential for my livelihood and business. If the road is classified by 3 separate 
transport companies as “unsafe” or “WHS concern for drivers and trucks” - why is this 
classed as a public road.  
  
This is extremely concerning as they are public roads and should be kept and maintained to a 
safe standard. They provide access 14 landholders in this area, provide tourist access to 
Kaiserstuhl Conservation Park, has stock, pushbike riders, walkers and are constantly utilised 
by my neighbours, my friends, my family and me.  
  
I have sent 2 previous emails to Donna Gray and left messages to advise of the road condition 
but have not received a response. Please let me know if you would like me to forward copies 
of the emails sent.  
  
Can you please respond to the email with an appropriate course of action, with a time frame 
and future plan. I have included the email below that I have received from TNT for your 
review. 

Regards 
Leanne Hutton 

 
 
Begin forwarded message: 

From: AUCustomer.Resolutions@tnt.com 
Date: 13 August 2018 at 8:18:57 am ACST 
To:  
Subject: TNT Complaint from AU Website - 144 LITTLE KAISERSTUHL ROAD 

Good morn ng Leanne,  
 
I have rece ved the fo ow ng conf rmat on from the depot regard ng de very to your address  
 
The depot has adv sed that the f eet cons sts of new trucks. W th the property ocat on cons dered to 
be a remote area and the roads not roadworthy, the depot do not want to cause damage to the new 
trucks, therefore w  no onger be de ver ng to your area.  
 
I understand that th s s not the outcome you were ook ng for, however shou d you requ re further 
ass stance p ease et me know  
 
   
K nd regards, 
Be nda  
Customer Resolutions Team  
Customer Care  TNT Australia  
 

T  1300 761 633  
F  +61 (02) 9313 2255    
----- Forwarded by Belinda Macchia/AU/TNT/TPG on 07/08/2018 13 44 -----  
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Chief Executive Officer 

The Barossa Council 

PO Box 867, Nuriootpa SA 5355 

 

 

Dear Chief Executive Officer, 

 

Re: OPPOSITION TO DA 960/180/2021, Allot 101 Gravel Pit Road, FLAXMAN VALLEY 

 

We are writing to you to express our opposition to the proposed ecotourism development at the 

above address. As residents of Tanunda and avid users of the adjacent Conservation Park, our 

opposition to the proposed development is on grounds of nature conservation and disturbance, 

increased land use, and bushfire safety and access which are briefly described below. 

To the eastern boundary of the proposed development is Kaiserstuhl Conservation Park, an IUCN 

Category III Protected Area. It was established in 1978 to preserve the most northerly occurrence of 

the brown stringybark, Eucalyptus baxteri, and is the largest remnant piece of native vegetation in 

the Barossa Ranges at 4.35km2. The park supports around 400 species of plant, of which at least 28 

species are threatened, and around 175 species of fauna, including 18 threatened species (SA 

Department for Environment and Water, 

data.environment.sa.gov.au/NatureMaps/Pages/default.aspx). As the Barossa comprises what is 

largely cleared or heavily modified land, the protection of this park is critical to the persistence of 

these threatened species. This Park is evidently an important asset not only to the Barossa area, but 

the larger South Australian community. 

This development poses a direct threat to the flora and fauna of this park, with recent studies 

highlighting the negative impact of ecotourism on flora, fauna, water, and soils. Such implications of 

ecotourism include the possible introduction of exotic species into this park (including but not 

limited to phytophthora) wildlife stress induced by observation, and intrusion (Weaver, 2002). This 

development increases the likelihood of introducing phytophthora and other pests and weeds into 

the park due to construction activities and ongoing incursion and run-off due to tourist vehicles. 

Studies have also shown the negative impacts of increased noise on native wildlife, with the 

proposed development construction likely to have sustained increases in noise for a significant and 

undetermined period of time. 

The lot itself is relatively wooded compared to surrounding private lots and the application does not 

indicate whether existing large trees will be cleared for construction. This is concerning, considering 

animals and plants which exist in the park may use these areas for habitat, and many species of 

threatened plant may be present on the lot, especially several species of threatened orchids 

including Behr's Cowslip Orchid, Diuris behrii, Pink-lip Spider-orchid, Caladenia behrii, Plum Sun-

orchid, Thelymitra inflata, and Yellow Onion-orchid, Microtis atrata.  

Regarding bushfire safety and preparedness, the application states that the CFS has been consulted 

and there is no objection to the proposal and the site is appropriate, we challenge the idea that this 
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is an appropriate location for such a development. We disagree that the development is safe on 

several grounds. While the site itself is more open than the adjacent Conservation Park, this does 

not mean that the site is easily protected or defensible.  

There is no national parks officer in the Park, which means the park is not actively monitored and 

there may be a delay in reporting of fire within the Park. There is little phone reception at the 

proposed development site and notification to those on site may be delayed in the event of a fire. 

This poses a risk to human life as those present may not be aware of a fire nearby. 

The Conservation Park is a highly vegetated area, and thus sustains high fuel loads. The high risk of 

fire in the Park translates to the high likelihood of fire spreading to the cabins. Although there is a 

recommendation of at least 20m separation from “hazardous vegetation”, this separation is unlikely 

to offer much protection in the event of a fire. Accessing the site takes approximately 15 minutes 

from Tanunda CFS station, and while a truck may be able to fit within the 20m separation, if the fire 

itself is moving towards the cabins then there is likely little protection to be offered. Spotting from 

fires due to embers can occur over distances of up to 5km (Storey, et al., 2020), significantly larger 

than the 20m protection offered. It is possible for the site to experience significant ember attack 

even in the event of a fire that could wrongfully be presumed a safe distances away. The 20m break 

is unlikely to significantly protect the buildings in the event of fire. 

The construction of the units themselves does not seem appropriate for a high bushfire risk area. 

Although the area is more open, the addition of units increases the density and fuel loads on the 

parcel of land. Further, the large timber decking attached to each unit is to be constructed from 

timber, which we believe offers lots of opportunity for fire spread to the buildings themselves. We 

also believe this would be further exacerbated if the decking allows and is used for storage of 

firewood, equipment and other flammable materials beneath the deck. The roof of the units is also 

indicated to be made of timber, further increasing the risk of fire spreading into the buildings. 

The access along Rifle Range Road is a narrow, unsealed road which is likely to face increased 

deterioration due to an increase in traffic (due to those accessing the development), and may itself 

be an issue for access of local CFS brigades. We believe the access to the site itself is poor which 

violates the access advice of the CFS. Firetrucks in the region are increasing in size and may be 

hindered if the road is degraded or tourists are exiting the property as the road is considerably 

narrow. Also, the only bulk water carriers available at short notice are not 4WD equipped (SA 

Country Fire Service: fire-brigade.asn.au) which poses an issue in extreme bushfire events, which are 

increasing in incidence.  

In the event of fire, if fire retardant chemicals are to be used for building protection, this offers 

significant threat to the neighbouring Conservation Park and to the creek which flows into several 

other properties. There is relatively little known about the impact of fire fighting chemicals to the 

environment, however the available data suggests that there is significant potential for damage to 

terrestrial vegetation from fire retardants, and to aquatic ecosystems from fire fighting foams 

(Adams & Simmons, 1999). If this is to leech into the Conservation Park or waterways which also 

feed into neighbouring properties, there is significant risk to native vegetation, threatened flora and 

fauna, livestock and crop. 

The construction of these units also increases the threat of fire to neighbouring properties. There is 

a likelihood that fire is to spread to the site, and then threaten neighbouring dwellings. Diversion of 

already limited CFS resources to this site makes other properties vulnerable to bushfire. 
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As suggested in the application, Rifle Range Road may need to be widened and sealed at the 

expense of local taxpayers. This is likely to be a very high and unacceptable cost to be footed by the 

local community, which will have no benefit from this project. Until this point in time, the road has 

existed in its current state for park users and residents with no push for upgrade. As also stated in 

the application, most users of the park access it from Tanunda Creek Road, and the likelihood of this 

changing is low as most park amenities and access to tracks exist along that entrance. It is unfair to 

expect the community pay for this upgrade which will mainly benefit the owners of this project. We 

are also concerned about the environmental impact that widening the road may inflict. 

Finally, we believe the approval and construction of this proposed development sets precedence for 

further development in the surrounding area. The area itself is synonymous with native, wild spaces 

and increased development threatens this character. Increased development only further increases 

the risks to the conservation park, neighbouring properties and livestock in the area. 

In summary, we feel there is a significant threat to the environment, property and life due to this 

proposed development. As stated in the development application, only approximately half of Air 

BnBs in the Barossa are occupied, suggesting there is already minimal demand for even more 

accommodation. Due to this and the reasons above, we oppose the development and ask that it be 

rejected. 

 

Kind regards, 

Bridget Roberts and Jack Liersch 
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Anthony Zollo

From:
Sent: Wednesday, 22 September 2021 5:38 PM
To: Development
Subject: [EXTERNAL] Development Number: 960/180/2021

CAUTION: This Message originated outside your organization. Treat all attachments and hyperlinks with suspicion. 

To the Chief Executive Officer of the Barossa Council, 
 
SUBJECT LAND:                 Allotment 101 Gravel Pit Road FLAXMAN VALLEY 
 
Development Number: 960/180/2021 
 
I wish to provide the following submission to advise of some points for further discussion regarding concerns about 
Development Number 960/180/2021. 
 
Whilst we are generally supportive of the development at the property adjacent to the Kaiserstuhl Conservation 
Park there are a number of items which would be like to raise and for the Barossa Council to consider when 
approving the development. 
 
Rifle Range Road is quite narrow and visibility is poor in a number of locations and the development would 
inevitable increase traffic along the roadway.  This is also challenging for fire appliances if they have to respond to 
this area, negotiating increased vehicles leaving the area.  This roadside vegetation is significant along sections of 
the road and would not like to see it impacted, but if there was any options for passing bays or upgrade to the 
narrow road. This would improve access and safe passage to the site for both visitors, property owners and also 
emergency response and feel this needs to be taken into consideration when approving the development. 
 
The fire management for this development needs in such a location is also a concern due to the proximity to the 
Conservation Park (Kaiserstuhl Conservation Park).   I understand reading through the information provided that the 
CFS has been out on site and provided information re bushfire preparedness.  DEW manages the park through the 
South Para Fire Management Plan and undertakes preparation works to make the area as safe as possible, but it is a 
natural area, which has long unburnt fuels within the areas.  A number of these structure are located near the 
eastern park boundary, site 1 and the shed and would ask that the property owner makes sure there is a minimum 
low fuel buffer zone from the boundary of the park which is maintained within the property.  The map is a little hard 
to tell, how close to the boundary the shed will be.   
 
Responsible fire management in such a location would require outdoor fires to be very well managed and visitors 
would not be able to just collect fallen timber from the park.  DEW would also like to see  that the use of outdoor fit 
pits is prohibited during the fire danger season, decreasing the risk of an ember starting a fire, which then threatens 
the park and surrounding neighbouring properties.   
 
The Kaiserstuhl Conservation Park Management Plan determines what activities are permitted within the park, so 
the promotion of activities which visitors can undertake within the surrounding park needs to be in line with the 
park management plan.  
 
This Kaiserstuhl area is the largest remanent patch of native vegetation within the Barossa area and some of the 
plants listed on the species are of a concern due to not being native to the area and the potential to spread within 
the area and become weeds throughout out this area, these include, but not limited to the succulents/ cactus 
species and also the Casuarina glauca, recommend that use of local native species which are unlikely to become 
environmental weeds are used with planting in the area. 
 
Thank you for taking these points into consideration. 
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2

 
My details are:  
                                 
                                         
                                 
                              
                                
 
Please contact me to further discuss the application. 
 
Regards 
Tammy 
 
Tammy Leggett 
Senior Ranger, North Lofty District 
 
   
Adelaide & Mount Lofty Ranges | National Parks and Wildlife Service South Australia 
Department for Environment and Water  
P (08) 8280 7048 | M 0400 740 583    
E  

  
 

environment.sa.gov.au | parks.sa.gov.au 

 

The information in this e-mail may be confidential and/or legally privileged. Use or disclosure of the information to anyone other than the intended recipient is 
prohibited and may be unlawful. If you have received this email in error please advise by return email. 

 



Barossa Assessment Panel Meeting 5 April 2022  
 Attachment 2 

Item 6.1 Page 240 

  Barossa Assessment Panel Meeting 7 December 2021  
 Attachment 3 

Item 6.1 Page 137 

  
	

	

RESPONSE TO REPRESENTATIONS - 960/180/2021 
 
Prepared by Jim Allen of Regional Planning Directions (RPD) for the Applicants, Nicole and Lincoln Grocke 
 
Note: Since the public notification, Dr Sonia Croft, consultant ecologist, has surveyed and documented the vegetation occurring in areas 
proposed for the tourist accommodation, the shed, two proposed CFS vehicle turnaround locations, and vehicle track. Her report is submitted 
concurrently to augment the response to representations and provide data pertinent to the planning assessment. 
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COMMENT RESPONSE 
1. Sam Kretschmer of  
Refers to biodiversity decline in 
Mount Lofty Ranges and lists species 
of conservation concern found in the 
Kaiser Stuhl Conservation Park. 

The land along the upper sections of Rifle Range Road reserve includes significant stands of native vegetation, but on 
Lot 101 (the subject land), apart from the scattered eucalypts, exotic plants are dominant reflecting a history of livestock 
grazing. RRR reserve includes areas where “vegetation is degraded to a moderate / severe degree” with “a greater 
number of exotic species than local species and also areas where there has been disturbance that has resulted in the 
disappearance of native vegetation”.  
https://cdn.barossa.sa.gov.au/downloads/plans/Roadside-Vegetation-Management-Plan-Volume-
1.pdf?mtime=20210105141606&focal=none 
 
A full list of species recorded for the Park is not a good indicator of potential presence on the subject land or adjacent 
road reserve. The Park contains intact or relatively intact habitat. The subject land does not. 
 
A vegetation survey by Dr Sonia Croft, consultant ecologist, conducted on 9 November 2021 found no flora species of 
State or national conservation significance in the areas surveyed which correlate with the development layout. 
 
Her report notes the grazing impact of sheep (until recently), horses and kangaroos on the subject land’s flora. 
 

Characterises eco-tourism as an 
additional threat. 

While tourism is not without impacts, eco-tourism can be a driver of good conservation outcomes. An example of a well-
regarded conservation- tourism partnership is Birds Australia’s Gluepot Reserve in the Riverland. SA Government / 
Development Plan policy is supportive of nature-based tourism and Park visitation, as well as conservation of 
biodiversity. 
 

“Even though the proposed 
ecotourism site is outside of 
Kaiserstuhl Conservation Park, it will 
still endanger the native flora and 
fauna within. The direct threats 
Kaiserstuhl faces from this 

The revised plan places the tourist accommodation at some distance from the Park boundary so that direct impact is 
unlikely. It should also be pointed out the Park is accessible to visitors, and thus is not immune to some impacts of 
human activity, with or without the proposed development. Park management measures to address potential 
disturbances associated with visitation will be supplemented by information supplied to educate guests about local 
biodiversity and appropriate practices. The Conservation Park already has signage and cleaning stations for boots at 
entry points. 
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development include: the disturbance 
of native fauna, weed and pathogen 
invasion.” 
 

 
A vegetation survey by Dr Sonia Croft, consultant ecologist, conducted on 9 November 2021 found no flora species of 
State or national conservation significance in the areas surveyed which correlate with the development layout. 
 

Claims listed “threatened birds” will 
also forage in, nest in, and traverse 
the allotment itself. “Many of these 
bird species I have mentioned are 
easily disturbed by human activities. 
If this development goes ahead there 
will be an increase in traffic volume, 
human presence, and noise pollution 
along Rifle Range Road and within 
allotment 101.” 

Many of the bird species listed tend to favour more intact native vegetation than exists on the subject land, such as that 
occurring in the Park. The level of human disturbance post-construction is unlikely to be high relative to disturbances 
associated with some agricultural, horticultural or rural residential (and associated recreational and employment) 
activities on rural properties. The spacing of the accommodation units is not conducive to patronage by people who 
indulge in noisy activity. This would impinge on other guests and will be actively discouraged as inconsistent with the 
nature-based tourism experience being offered to guests. The anticipated traffic level increase is not dissimilar to that 
that may be associated with a rural dwelling and related activities on a property of this size and type.  
 

Tourism contributes to the spread of 
weeds and pathogens. Tourists will 
bring in and spread weed seeds and 
pathogen spores. 

The Conservation Park’s signage and cleaning stations for boots at entry points targets all visitors – not just patrons of 
the proposed tourist facility. It is not anticipated that the guests will have access to intact bushland that exists on other 
private land. 
 
A vegetation survey by Dr Sonia Croft, consultant ecologist, conducted on 9 November 2021 found no flora species of 
State or national conservation significance in the areas surveyed which correlate with the development layout. 
 

Weeds are a threat to 12 threatened 
South Australian orchid species. 
Seven of these species are also at 
risk from road and track maintenance 

A vegetation survey by Dr Sonia Croft, consultant ecologist, conducted on 9 November 2021 found no flora species of 
State or national conservation significance in the areas surveyed which correlate with the development layout. 
 
Her report notes the grazing impact of sheep (until recently), horses and kangaroos on the subject land’s flora. 
 

Refers to Principle 18 requiring a 
separation of 500m from a 
Conservation Park if it has potential 

The tourist accommodation units within the development are mostly in excess of 500m from the Park. The proposed 
landscaping for areas immediately around the units, as well as being designed to meet CFS requirements, will exclude 
environmental weed species. If deemed necessary, a condition of consent could reinforce this.  
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for or will result in spread of weeds. 
Asserts that the development will 
result in the spread of weeds. 
 

 
Park visitation, nature-based tourism, and conservation are all supported by State and Development Plan policies. 
 

Refers to natural resources Objective 
1: ‘Retention, protection and 
restoration of the natural resources 
and environment’, and Objective 8 
which supports biodiversity 
conservation. Asserts that the only 
way to achieve these objectives is to 
forbid any development, destock, 
control invasive species and 
revegetate the block with native 
species. 
 

The Development Plan contemplates tourist accommodation and the condition of the environment of the subject land is 
far from natural due to a history of grazing. 
 
A vegetation survey by Dr Sonia Croft, consultant ecologist, conducted on 9 November 2021 found no flora species of 
State or national conservation significance in the areas surveyed which correlate with the development layout. 
 
Her report notes the grazing impact of sheep (until recently), horses and kangaroos on the subject land’s flora. 
 
The proposal uses land with a history of agricultural impact and not a formally protected conservation area as exist 
nearby (including private land under heritage agreement). Thus it will cater for tourism in the locality with lower impact 
than is likely on an alternative site in the locality, and significantly lower impact than if it were sited in largely intact native 
vegetation area.  
 

2. David & Leanne Hutton of 3 – residents, Little Kaiser Stuhl Road	
As longer-term residents using RRR 
daily have noticed an increase in 
traffic attributed to “new property 
owners in the area, many sightseers 
on the “undesignated’ look out area, 
tourists and walkers parking at the 
end of Rifle Range Road to access 
the Kaiser Stuhl National Park”. 
 

It is understood Council has not collected traffic data for RRR. Under current Park management policies, it is 
understood that Park visitation will be encouraged to be largely via Tanunda Creek Road on the other side of the Park, 
not via RRR. Facilities for parking etc will be maintained on the other side.  
 
The proposed development, reduced to 6 units, is not a major traffic generator – and is comparable to traffic generation 
by a rural residential property, like the respondents’ – as explained in the planning report submitted. This makes 
reference to guidelines based on surveys of traffic impacts of land use changes, including to tourist accommodation. 
 

“The road only allows (just!) for the 
safe single passageway of vehicles 

This is acknowledged, but a narrow carriageway is not confined to the upper section of RRR. Walkers also use a 2-km 
section of the narrow carriageway of upper RRR, due to routing of the Heysen Trail along it from the lookout to the 
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from the Lily farm Rd intersection. We 
have only one way to and from our 
home. Whilst there may only be 4 
residents that live in this area, we 
share this road with an additional 9 
land holders who utilise this road to 
access their diverse properties which 
include sheep, cattle, trucks, trailers, 
horse floats and horse riders.” 
 

Kaiser Stuhl Conservation Park gate. A slower speed than currently indicated by the legislated speed restriction / 
signage is desirable. The applicants have no direct control over this though, as it is a Council managed road. There are 
useful precedents for managing a low-speed shared access in a rural context like RRR. Further information can be 
supplied to Council about this if deemed appropriate (over and above our earlier response to the request for further 
documentation). 

“We would request the following 
consideration from council as part of 
the development application. 
• It would be essential that the road 
be widened to allow for the safe 
passage each way of vehicles 
travelling both to and from Rifle 
Range Rd. 
• The removal of several significant 
trees which have grown on the road 
or rather the road has developed 
around the trees. 
• Cutting and removal of earth to 
reduce the four blind corners that 
currently exist. 
• The road surface would also require 
upgrading to be of a standard for a 
two-wheel vehicle, particularly during 
the wetter months. 
• The road maintenance programme 

These comments are mainly about pre-existing safety and/or maintenance issues on a public road. As such, they are 
primarily matters for Council to address. Similarly, it would be for Council to seek any approvals for remedies and 
undertake associated investigations and consultation.  
 
It is important to stress the nexus between traffic, and current (and potential) uses of all nine properties served by the 
road, plus general public services like fire protection. It would be unfair and unlawful to require these issues to be 
addressed by the applicants, when the scope of the application process is limited to consideration of a proposal for 
future development of Lot 101 only. 
 
Healthy tree removal cannot be reasonably linked to a limited amount of expected traffic that may be generated by the 
proposed development, without evidence, and without stronger justification, may be an over-reaction. 
 
Safe access to and from Lot 101 can be obtained without need for native vegetation clearance, given relocation of the 
proposed entrance to the east of the present main gate (as per Site Plan). 
 
A contractor with extensive experience in road construction inspected RRR on behalf of the applicants during the recent 
wet winter. He confirmed that stormwater is flowing over and damaging the road in several places where there are no 
culverts. This is likely to be having a greater impact than that of the traffic on the road surface. 
 
The correspondence attached to the representation alludes to concerns about ‘levels of service’ for RRR and Little 
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would also need to be increased to 
ensure that the road was roadworthy 
– not just during the wet months 
when it is muddy and slippery but 
also dry months when it has extreme 
corrugations. 
• Addition and extension of guard rail 
along Rifle Range Rd due to the 
steep terrain and reduction of risk of 
fatality in the event of a vehicle 
leaving the road.” 
	

Kaiser Stuhl Road, which is fundamentally a matter of Council responsibility within the realm of works policy, not 
development. 
 
Uphill of the lookout area, the sharing of the narrow road by vehicles and walkers on the Heysen Trail should have a 
bearing on safety and amenity considerations and consideration of remedies such as desirable signage, road speed 
design etc. 
 
The applicants bear no responsibility for the weather, paths being taken by runoff in the road reserve (pre-
development), and the present observed vulnerability of the carriageway to associated impacts – or for other factors 
beyond their control contributing to current issues and demands on the road. 
 
They are mindful that they will share some responsibility for new visitors using the road. They are open to being part of 
a constructive ongoing discussion on how best to manage access, but these issues are capable of resolution without 
‘mandatory’ contributions that have no sound legal basis. 
 
The applicants will ensure crossover and driveway works associated with this development are designed and 
constructed to ensure flow path under the road and crossover via culverts as shown in an indicative plan submitted with 
the application. 
 

3. B Roberts & J Liersch 	
“As residents of Tanunda and avid 
users of the adjacent Conservation 
Park, our opposition to the proposed 
development is on grounds of	nature 
conservation and disturbance,	
increased land use, and bushfire 
safety and access…” 
	

Noted 

“The lot itself is relatively wooded The statement ‘relatively wooded’ requires clarification, given that some adjacent lots, including land subject to Heritage 
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compared to surrounding private lots 
and the application does not indicate 
whether existing large trees will be 
cleared for construction. This is 
concerning, considering animals and 
plants which exist in the park may 
use these areas for habitat, and 
many species of threatened plant 
may be present on the lot, especially 
several species of threatened orchids 
including Behr's Cowslip Orchid, 
Diuris behrii, Pink-lip Spider-orchid, 
Caladenia behrii, Plum Sun- orchid, 
Thelymitra inflata, and Yellow Onion-
orchid, Microtis atrata.” 
 

Agreement, contains more intact native vegetation than that on the subject land. 
 
The applicants have indicated that they have no intention of removing any of the existing large trees. The siting of 
building and access is designed to facilitate retention of the mature trees. 
 
A vegetation survey by Dr Sonia Croft, consultant ecologist, conducted on 9 November 2021 found no flora species of 
State or national conservation significance in the areas surveyed which correlate with the development layout. 
 
Her report notes the grazing impact of sheep (until recently), horses and kangaroos on the subject land’s flora. 
 
The proposal uses land with a history of agricultural impact and not a formally protected conservation area as exist 
nearby (including private land under heritage agreement). Thus it will cater for tourism in the locality with lower impact 
than is likely on an alternative site in the locality, and significantly lower impact than if it were sited in a largely intact 
native vegetation area.  
 

Though “the application states that 
the CFS has been consulted and 
there is no objection to the proposal 
and the site is appropriate, we 
challenge the idea that this is an 
appropriate location for such a 
development. We disagree that the 
development is safe on several 
grounds.” These include high fuel 
loads and difficulty of access. 
 

CFS correspondence attached to the planning report indicated no objection. The CFS was consulted upfront by the 
applicants to help address the issues raised and the proposal has been designed to address CFS advice. It is 
acknowledged that the site is in a high bushfire hazard area, as are nearby dwellings.   
CFS recommended preparation and display of a Bushfire Survival Plan. The applicant confirms that a Bushfire Survival 
Plan will be displayed, and provides for early evacuation so that no-one is on the site on extreme or catastrophic fire 
danger days and to avoid conflict with CFS traffic in a fire event. This will include provision of CFS information in all 
cabins plus other measures to ensure visitors are aware of and understand what to do in the event of a fire. 
This will be in addition to compliance with the various mandatory requirements such as those relating to fire fighting 
water supply and appliances, clearances, and vehicle access (as detailed in the planning report).  
 
The Development Plan zoning of the subject land contemplates tourist development. The planning authority must have 
regard to all relevant provisions some of which promote development in areas subject to fire hazard and some of which 
set criteria that should be met in order to mitigate risk, rather than eliminate it. 
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There is no national parks officer in 
the Park, and little phone reception at 
the proposed development site and 
notification to those on site may be 
delayed in the event of a fire. 
	

These are operational issues that a property bushfire safety plan, inclusive of visitor management and evacuation 
procedures, will address. Bushfire emergency boxes in each unit will be supplied with battery-operated radios for 
communication of information about fires.  
 
It is understood that the Barossa, including town areas, lost a lot of mobile reception during the Pinery fire. Only limited 
reliance could be placed on communication by mobile. This is not a locality-specific issue and will be addressed through 
provision for radio communication. 
 	

Although there is a recommendation 
of at least 20m separation from 
“hazardous vegetation”, the 20m 
break is unlikely to significantly 
protect the buildings in the event of 
fire. 
 

The severity of conditions will determine whether this is so and in extreme conditions the site will be vacated in 
accordance with a CFS-compliant plan that will be communicated to visitors. 

“The construction of the units 
themselves does not seem 
appropriate for a high bushfire risk 
area. Although the area is more 
open, the addition of units increases 
the density and fuel loads on the 
parcel of land. Further, the large 
timber decking attached to each unit 
is to be constructed from timber, 
which we believe offers lots of 
opportunity for fire spread to the 
buildings themselves. We also 
believe this would be further 

There is no intention of putting flammable material under the deck.  
 
The roof is made of colorbond steel. 
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exacerbated if the decking allows and 
is used for storage of firewood, 
equipment and other flammable 
materials beneath the deck. The roof 
of the units is also indicated to be 
made of timber, further increasing the 
risk of fire spreading into the 
buildings.” 
	
“Rifle Range Road is a narrow, 
unsealed road which is likely to face 
increased deterioration due to an 
increase in traffic (due to those 
accessing the development), and 
may itself be an issue for access of 
local CFS brigades.” 
 
“We believe the access to the site 
itself is poor which violates the 
access advice of the CFS.”  
	

If traffic impact on road condition is less than that of inadequate treatment of stormwater runoff (linked to a lack of 
culverts) as alluded to earlier, restricting one development of the modest scale proposed is a very sub-optimal solution – 
nor is it warranted based on interpretation of the intent of the Development Plan.  
 
The CFS pre-application assessment included an inspection of plans and other details, the site and access. 

“In the event of fire, if fire retardant 
chemicals are to be used for building 
protection, this offers significant 
threat to the neighbouring 
Conservation Park and to the creek 
which flows into several other 
properties. There is relatively little 
known about the impact of fire 

This is a matter for CFS. It is speculative, and not something that the applicants can control, other than by not 
exercising development rights under the Development Plan and not establishing structures on the land, which is an 
unreasonable expectation. 



Barossa Assessment Panel Meeting 5 April 2022  
 Attachment 2 

Item 6.1 Page 249 

  Barossa Assessment Panel Meeting 7 December 2021  
 Attachment 3 

Item 6.1 Page 146 

  
	

	

fighting chemicals to the 
environment, however the available 
data suggests that there is significant 
potential for damage to terrestrial 
vegetation from fire retardants, and to 
aquatic ecosystems from fire fighting 
foams (Adams & Simmons, 1999). If 
this is to leech into the Conservation 
Park or waterways which also feed 
into neighbouring properties, there is 
significant risk to native vegetation, 
threatened flora and fauna, livestock 
and crop.” 
	
4. Tammy Leggett, Senior Ranger, North Lofty District, National Parks & Wildlife Service SA, Department for Environment & Water 
Generally supportive of the 
development 
 

Noted 

Rifle Range Road is quite narrow and 
visibility is poor in a number of 
locations and the development would 
inevitable increase traffic along the 
roadway. This is also challenging for 
fire appliances if they have to 
respond to this area, negotiating 
increased vehicles leaving the area. 
 

Fire vehicles will need to use the road regardless of whether the proposed development occurs or not. The nature and 
scale of the development does not materially affect this situation. It will not be a major traffic generator in the context of 
nine properties reliant on RRR for access to varying degrees, including the Park. 
 
The key to reducing traffic on the road during a fire event is effective communication and early evacuation of the site. 
No-one, including management, will be on the property during extreme or catastrophic fire danger days, as per a 
bushfire safety plan which has been prepared based on the CFS template. If guests are present when an extreme or 
catastrophic fire day is announced, they will have the directions to the nearest bushfire safe refuge ie. at Tanunda. 
Management will contact guests to advise them when they need to leave and when it is safe to return. In case of a 
bushfire emergency, our plan states that no-one stays to defend. If unsafe to evacuate the property, each pod has a 
bushfire emergency box with supplies, and the shed at site 1 will be built as a bushfire last refuge. 
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This roadside vegetation is significant 
along sections of the road and would 
not like to see it impacted, but if there 
was any options for passing bays or 
upgrade to the narrow road. This 
would improve access and safe 
passage to the site for both visitors, 
property owners and also emergency 
response and feel this needs to be 
taken into consideration when 
approving the development. 
 

The applicant’s responsibility is to ensure that the site access arrangement is conducive to safe traffic movement. This 
has been addressed through provision of an indicative entrance layout (as requested by Council) and is subject to 
review by Council staff responsible for roads and traffic. Council is responsible for the balance of the road, use of which 
is shared by various owners and others. 
 
The entrance has been shifted to the east of the main gate to avoid impact on native vegetation in the road reserve. 

Park is a natural area, with long 
unburned fuels. A number of 
structures are located near the 
eastern park boundary. Cites need 
for minimum low fuel buffer zone from 
the boundary of the park to be 
maintained within the property. The 
map is a little hard to tell, how close 
to the boundary the shed will be. 
 

Agreed there is need to maintain a low fuel buffer. The area between the nearest shed and Site 1 and the Park 
boundary is currently open grazed pasture with a low fuel load. This will be maintained as such to meet Park/CFS 
requirements. The nearest building (shed) is 76 m from the park boundary. 

Responsible fire management in such 
a location would require outdoor fires 
to be very well managed and visitors 
would not be able to just collect fallen 
timber from the park. DEW would 
also like to see that the use of 

Agreed. No fire pits at the pods will be used during the fire danger season. These dates are set each year by the CFS, 
generally November to April. All guests will have to adhere to the policy. Also, the applicant confirms that guests will not 
be allowed to source their own firewood. The owners/managers of the property will supply the firewood. 
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outdoor pit pits is prohibited during 
the fire danger season, decreasing 
the risk of an ember starting a fire, 
which then threatens the park and 
surrounding neighbouring properties. 
 

 
 

The Kaiserstuhl Conservation Park 
Management Plan determines what 
activities are permitted within the 
park, so the promotion of activities 
which visitors can undertake within 
the park needs to be in line with the 
park management plan. 
 

Agreed. Information relating to appropriate Park activities, as well as CFS information, will be accessible to guests in 
each cabin. 

Kaiserstuhl area is the largest 
remnant of native vegetation within 
the Barossa area. Some of the plants 
listed for the gardens are of a 
concern due to not being native to 
the area and the potential to spread 
within the area and become weeds 
throughout out this area, including, 
but not limited to the succulents/ 
cactus species and also the 
Casuarina glauca. Recommend that 
use of local native species which are 
unlikely to become environmental 
weeds are used with planting in the 
area. 

Agreed. The landscaping plan can be adjusted to reflect this concern – this can be readily dealt with as a reserved 
matter (ie. applicant supplies an updated landscaping plan) if planning consent is granted. 
 
A vegetation survey by Dr Sonia Croft, consultant ecologist, conducted on 9 November 2021 found no flora species of 
State or national conservation significance in the areas surveyed which correlate with the development layout. 
 
Her report notes the grazing impact of sheep (until recently), horses and kangaroos on the subject land’s flora. 
 
The proposal uses land with a history of agricultural impact and not a formally protected conservation area as exist 
nearby (including private land under heritage agreement). Thus it will cater for tourism in the locality with lower impact 
than is likely on an alternative site in the locality, and significantly lower impact than if it were sited in largely intact native 
vegetation area.  
 
Finally, it is noted that the respondent has indicated general support for the proposal. This tends to suggest that there is 
a reasonable level of compatibility with Park management objectives. 
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Short-term accommodation proposal: vegetation survey on  

Allotment 101 of F34430, Rifle Range Road, Flaxman Valley 

 

 

LGA = The Barossa Council 

 

Surveyed on 9th November 2021 by Dr Sonia Croft 
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Introduction 
Sonia Croft, consultant ecologist, was requested by Nicole Grocke to document the vegetation occurring in areas proposed for 

tourist accommodation on Allotment 101, Rifle Range Road. This report describes the native and exotic vegetation occurring 

within the vicinity of proposed infrastructure associated with short term tourist accommodation, specifically proposed: short 

term accommodation structures, a proposed shed, two proposed CFS vehicle turnaround locations, and a proposed vehicle 

track. 

No attempt has been made in this report to determine potential impacts on native vegetation. 

Please note, this document does not represent a Data Report prepared under the Native Vegetation Act 1991. Should a decision 

be made to proceed with the accommodation proposal and native vegetation was required to be cleared, consent under the 

Native Vegetation Act 1991 would be required. This would include consideration of all direct and indirect impacts of the 

development on native vegetation, including, but not limited to, clearance required for the accommodation structure, vehicle 

tracks, CFS requirements for fuel reduction, sewage systems, water tanks, and impacts from trampling and increased visitor 

presence. A consultant accredited under the Native Vegetation Act 1991 is required to prepare a Data Report under the Native 

Vegetation Act 1991.  Sonia Croft is NOT an accredited consultant under the Native Vegetation Act 1991.  

Disclaimer 

Sonia Croft has prepared this report for the sole purposes of the Client (Nicole Grocke) for the specific purpose only for which it 

is supplied. Sonia Croft accepts no liability for any direct or consequential loss arising from the transmission of this information 

to third parties. This report is current at the date of writing only and based solely on information obtained during an on-site 

inspection on 9th November 2021. Sonia Croft will not be responsible for informing of any future changes in circumstances 

which may affect the accuracy of the information contained in this report. Sonia Croft does not offer any advice relating to legal 

or regulatory implications. 
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Method 
Sonia Croft met Nicole Grocke on property, on the 9th November 2021 and surveyed proposed potential infrastructure locations 
associated with short term tourist accommodation, including the accommodation structures, a shed, two CFS vehicle turnaround 
points and a linking vehicle track (

 

Figure 1). At each accommodation site, shed and turnaround points, an area comprising a 20 m radius from the site coordinate 

was surveyed (Figure 2). Within each 20 m radius survey area, the cover and/or abundance of all plant species (native and 

exotic) recorded during the survey, was estimated using the codes in Table 1.   

The percentage of ground covered by different cover categories (namely native plants, exotic plants, rock, soil crust and/or 

moss, and leaf litter) was estimated by eyeball. 

Photos were taken at each site. With the exception of Site 4, all photos were taken from the central coordinate (as per Table 2). 

The site 4 photo was taken from the northern boundary of the site 4 surveyed area. 

Approximately 20 minutes was spent surveying each site. The cover/abundance estimates applied to the vegetation as it 

occurred in spring and included many species that are only seasonally evident. Hence their cover will vary depend upon when 

surveyed. The Wallaby-grasses (Rytidosperma species) and Spear-grass (Austrostipa sp) have been identified to species level 

based on the seed material available during the survey, and are considered probable identifications. Native grass seeds were 

still maturing at the time of survey. 
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Figure 1: Survey sites (T1 – T8 = representative track locations). Site # 1 – Site # 5 = proposed accommodation. Yellow dashed line = proposed vehicle track 
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Figure 2: Surveyed site locations with 20 m radius applied 
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Vehicle Track Description 
The groundcover along the route of the proposed vehicle track was similar to that of nearby (accommodation) Sites. Generally 

exotic species were dominant, with native cover occupying 1 – 10% - with the exception of site T4, where native plants occupied 

an estimated 10 – 20% groundcover. 

Site T1 
At this location, the proposed vehicle track passes between mature and juvenile Blue Gums and Manna Gums, two 

Xanthorrhoea semiplana ssp semiplana shrubs and one Acacia pycnantha (Golden Wattle). The groundcover along the proposed 

vehicle track at T1 is similar to that of the nearby Site 2. 

   

Plate 28: Location T1, proposed track bearing south between   Plate 29 Location T2. Photo bearing is west. 

proposed Site 2 and Site 3, largely an exotic groudcover. 

Site T2 
At this location the proposed vehicle track passes between large remnant Red Gums and Manna Gums with scattered Tree 

Violet shrubs (Melicytus angustifolius). The ground cover is dominated by exotic herbs and grasses, particularly Cocksfoot 

(Dactylus glomeratus), Rumex acetosella (Sorrel), Bromus hordaceus (Soft Brome), Vulpia (Fescue) and Trifolium (Clover) 

species. Native groundcover was estimated to be 1 – 5%, including Microlaena stipoides (Weeping Rice-grass) and Acaena 

echinata (Sheep’s Burr) 

Site T3 
This location is representative of the proposed track between accommodation site 4 and track location T4. The site is dominated 

by exotic herbs and grasses, particularly Pentameris pallida, Pussytail Grass. Native groundcovers were very sparse, comprising 

< 1% cover, with only sparse Wallaby and Spear-grasses recorded along the proposed vehicle track alignment. 

  

Plate 30: Proposed vehicle track location, T3 = < 1% native  Plate 31; T4 location – high cover of Vittadinia gracilis 
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Site T4 
Site T4 describes an area of approximately 35 m in length, east from location T4. It is a localised area of higher rock outcrop and 

supports a higher cover of native species, approximately 10 – 20% cover.  In particular, there is a high cover of Vittadinia gracilis 

(Woolly New Holland Daisy). Exotic cover was approximately 50%. 

Site T5 and T6 
The proposed track between the two turnaround points almost 100% exotic, containing only very sparse native grasses (< 1% 

cover). Groundcover was dominated by the exotic grasses: Pentameris pallida, Vulpia, Bromus hordaceus and Poa bulbosa. 

   

Plate 32:T5 location, bearing = west    Plate 33:T6 location, bearing = west 

 

Site T7 
The proposed track between the shed and accommodation Site 5 is almost 100% exotic, containing only very sparse native 

grasses (< 1% cover). Groundcover was similar to the proposed Shed site, with dominant exotic species being Trifolium 

subterranean, Bromus diandrus, and Hordeum sp. Other species included Arctotheca calendula and Echium plantagineum. 

 

Site T8 
This location was dominated by Echium plantagineum (Salvation Jane), Vulpia (Fescue) and Bromus hordaceus (Soft Brome). No 

native groundcover was recorded. 

   

Plate 34:T7 location, bearing = west    Plate 35:T8 location, bearing = east 
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The Barossa Council 21/90283 Minutes of Barossa Assessment Panel Meeting 

held on Tuesday 7 December 2021 

 

4. BUSINESS ARISING 

 
Nil. 

 
5. DECLARATION OF INTEREST BY MEMBERS OF THE PANEL 

 
Nil. 

 
6. REPORTS – APPLICATIONS FOR DECISION (DEVELOPMENT ACT 1993) 

 
6.1 960/180/2021 - Allot 101 Gravel Pit Road, FLAXMAN VALLEY  SA  5235 

 
Representors 
Leanne Hutton addressed the Panel at 5:04pm, and answered questions 
from the Panel. 
 
Applicant 
Jim Allen (Regional Planning Directions), on behalf of Nicole and Lincoln 
Grocke (applicants) addressed the Panel at 5:12pm, and answered 
questions from the Panel. 
 
Steve Kaesler (Manager, Engineering Services) answered questions from the 
Panel at 5:36pm. 

 
PANEL DECISION   

Moved: G Hewitt Seconded: J McVicar 
 

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 to DEFER further consideration of Planning 
Consent for Application No. 960/180/2021  by NC and LK Grocke to undertake 
Short-term Tourist Accommodation, to include the construction of six self-
contained cabins with adjoining decks, storage shed (measuring 15 metres x 8 
metres x 3.6 metre wall height), 100,000 litre water tank and signage (graphics = 
0.25 sqm) signage (2 metres high x 0.5 metres wide) at Allot 101 Gravel Pit Road, 
Flaxman Valley (CT 5277/217 ) subject to the provision of additional information 
regarding the following matters: 
 

a) Detail of further discussion with Council (as road owner) and the 
applicants regarding safe and convenient road access 

b) Detail of further discussion with the applicant regarding a site 
management plan which includes information regarding the usage of 
fire pits and recreational vehicles. 

 
CARRIED 
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 Kaiser Ridge  
 Barossa Valley 
 Business Bushfire Survival Plan 
 January 2021 

Business Bushfire Survival Plan 2021 

           


1. Understand bushfire danger 

Kaiser Ridge is located at 101 Gravel Pit Road, Flaxman Valley. It is in the Mount Lofty Ranges.  
Fire danger season is generally from December 1st 2020 until 30th April 2021 unless otherwise 
indicated by the CFS. 
The Kaiser Ridge bushfire survival plan states that management and guests must vacate the 
property on extreme and catastrophic fire rated days, or if there is a bushfire in the area. No-one 
is to stay and defend. 

2. Identify your bushfire risk 

Kaiser Ridge is located in the Mount Lofty Ranges, which is rated a High bushfire risk area. 
Management at Kaiser Ridge take bushfire safety very seriously. Non-compliance with guidelines 
by guests will be referred to SA Police.  

Each accommodation site has been carefully chosen and designed in collaboration with the CFS. 
Site construction, regular maintenance and an implemented bushfire survival plan reduces the fire 
danger risk as much as is practical. 

1
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The garden surrounding each POD has been designed as a bushfire safe garden. Each will have a 
designated fire pit area allowing small campfires for guest use. These will only be available for 
use out of the fire danger season as declared annually by the CFS. Guests must adhere to these 
strict rules regarding the use of campfires. If there is any evidence of a campfire having occurred 
during fire ban season management will report the matter to SA Police as it is breaking the law, 
under Section 34 of the Environmental Protection Act 1993. 

3. Prepare your organisation 

Kaiser Ridge was assessed during the planning stages by the CFS. Its recommendations have 
been followed for the development of the property. Firewater with CFS access, to their 
specifications has been established, a Bushfire Survival Plan for management and guests has 
been documented, and all accommodation PODS are equiped with bushfire survival kits. All sites 
have been developed to a BAL 19, in accordance with CFS recommendations. 

Kaiser Ridge has established a Last Refuge in case of an unexpected bushfire emergency, and it 
is unsafe to leave the property. It is located in the shed at site #1. 

4. Prepare your people 

Guests at Kaiser Ridge are encouraged to familiarise themselves with the Bushfire Survival Plan 
and emergency kits on arrival. During the fire danger season, management will notify guests of 
the fire danger rating for each day, so that guests can prepare to depart the property on extreme 
and catastrophic fire danger days. 

5. Prepare your worksite 

Annually, management at Kaiser Ridge will prepare the property in accordance with the Bushfire 
Survival Plan, prior to fire danger season commencing. There will also be an annual review of the 
Bushfire Management Plan, and restocking of the emergency kits. 

6. Document your plan 

A comprehensive Bushfire Survival Plan has been developed for Kaiser Ridge, in accordance with 
the CFS recommendations. Each accommodation POD has this document onsite for guests to 
familiarise themselves with on arrival. Review of this document will take place annually. CFS Fact 
Sheets will also be available for guests to read. 

2
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 Kaiser Ridge  
 Barossa Valley 
 Bushfire Survival Plan 
 January 2021 

Bushfire Survival Plan 2021 

 

This Bushfire Survival Plan is for: Kaiser Ridge - Eco Stay 

Located at: Lot 101 Gravel Pit Road, Flaxman Valley, South Australia 

The Fire Ban District is: Mount Lofty District 

Important Phone Numbers:


	 Fire, Police, Ambulance:	 000


	 Tanunda Hospital:	 	 85632 398


	 Angaston Hospital:	 	 85638 500


	 Lincoln (Manager):	 	 


	 Nicole (Manager):	 	 


1
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WAYS TO STAY INFORMED 


Emergency Warning Information


	 Emergency Alert Messages direct to mobile phones


	 CFS Website:  www.cfs.sa.gov.au


	 Bushfire Information Hotline:  1800 362 361


	 Facebook:  countryfireservice and cfsupdates


	 Twitter:  @cfsalerts and @cfstalk


	 RSS feeds


	 ABC Radio:	 Adelaide 891 AM


	 	 	 North and West 639 AM


	 Flow FM: 99.5 FM


	 CFS booklets and Factsheets





All management and guests at Kaiser Ridge 


 MUST LEAVE EARLY IN THE CASE OF A BUSHFIRE.	 


NO-ONE IS TO STAY AND DEFEND. 

Guests, please familiarise yourself with the following Bushfire Survival Plan, 
designed to keep you safe during your stay at Kaiser Ridge.


2
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Management annual pre fire season checklist - 

• Remove dead vegetation for 20 meters around buildings and prune lower limbs 
of trees. Dispose of garden waste through mulching, green waste recycling or 
burning (out of fire danger season).


• Remove heavy bark, fallen limbs, wood piles and other flammable materials close 
to buildings.


• Ember proof the buildings: seal gaps, cover vents with fly wire, repair nooks 
where embers can gather.


• Slash or mow long grass and remove cut material.


• Remove weeds.


• Cut back trees overhanging buildings.


• Clean gutters.


• Check and service all mechanical equipment including water pumps, sprinkler 
systems and fire extinguishers.


• Check insurance is adequate.


• Check and restock emergency kits.


• Review and update the Bushfire Survival Plan.


3
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Emergency Kits - one box located in each POD, and one in last refuge (Shed 	
	 	 	       at site #1).


• Battery powered AM/FM radio with spare batteries.


• Waterproof torch.


• First aid kit.


• Drinking water.


• Smoke masks.


• Emergency contact numbers.


• Map to Bushfire Safer Places.


• Map to Last Refuge on property.


• Bushfire Survival Plan.


4
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Leaving Early Plan 

When to go:


All management and guests will vacate the property the morning of a Catastrophic 
or Extreme Fire Danger Rating  day as declared by the CFS. Guests will be 
advised by management the evening prior.


All management and guests will vacate the property if there is a bushfire in the 
vicinity, and or the smell of smoke during the bushfire season.


Where to go:


Guests are advised to go to a place of relative safety within a Bushfire Safer Place.


• Barossa Cycle Hub 

	 68 Murray Street, Tanunda


	 There you will have access to public bathroom facilities and drinking water. It 	
	 is also in the centre of town, so there are plenty of shops and cafes. You can 	
	 access free Wifi.


What to take:


• Mobile phone and wallet/purse/bank cards, personal medications.


• Please take all your belongings unless you are evacuating in a bushfire 
emergency.


5
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Who to tell:


It is advised to let a personal close contact know that you are in a Bushfire Safer 
Place.


Please also notify Management when you have left the property.


	 Lincoln - 


	 Nicole - 


When to return:


Management will advise by phone when it is safe to return to the property. This will 
occur when the area is declared safe, when a lower Fire Danger Rating is released 
by the CFS.


Back up plan if it is too late to get out:


If a bushfire develops quickly in close vicinity and it is unsafe to leave, the shed 
located at site #1 on the property (See attached map) can be used as a Last 
Refuge. 


6
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Last Refuge Plan 

This is a last resort back up plan, only to be used if a bushfire situation develops in 
the vicinity quickly, and it is unsafe to evacuate the property.


• Take your mobile phone, purse/wallet, personal medications and bushfire 
emergency kit from your POD. LEAVE YOUR BELONGINGS - THERE IS NO TIME 
TO PACK!


• Let emergency services, a close contact and management know your location 
and that you are evacuating to the last refuge.


• Enter the shed and locate the bushfire emergency kit and fire extinguisher located 
there.


• Shut all doors and windows.


• Put tape across the inside of windows so they remain in place if broken.


• Place wet blankets at the bottom of the doors to stop smoke and embers 
entering the building.


• Tune radio to ABC Adelaide 891 AM, ABC North and West 639 AM or Flow FM 
99.5 FM and listen to updates.


• Watch out for embers entering the building, and extinguish if necessary.


• Monitor the fire from inside the refuge.


• Remain calm.


• Continue to drink water.


• After the fire front has passed, patrol and extinguish any fires necessary.


• Let your close contact and management know you are ok.


• Seek emergency assistance if necessary.


• Stay at the shed until it is safe to leave or until help arrives.


• Listen to the radio for updates.

7
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7. REPORTS – DEFERRED APPLICATIONS FOR DECISION (DEVELOPMENT ACT 

1993)  

 
Nil. 
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8. REPORTS – APPLICATION FOR DECISION (PLANNING, DEVELOPMENT AND 

INFRASTRUCTURE ACT 2016) 

 
8.1 21030582 - 127 Gottwald Road Williamstown 

 
 

Applicant:  Peter Randell and Stephanie De La Rue 
Representors: Carla Wiese-Smith of 99 Gottwald Road, Williamstown 

Kurt Engleson of 93 Gottwald Road, Williamstown 
 
APPLICATION DETAILS 

PROPOSAL Construction of a horticultural building – including 
growing of microgreens and mushroom 
production, comprising 9 metres x 8 metres x 2.7 
metres, with associated earthworks 

APPLICANT Peter Randell and Stephanie De La Rue 
OWNER Peter Randell and Stephanie De La Rue 
APPLICATION NO 21030582 

CERTIFICATE(S) OF TITLE CT 6151/164 

AREA 2 hectares 
CURRENT USE Rural Living 

PLANNING AND 
DEVELOPMENT CODE 
VERSION 

Version 2021.16 (12 November 2021) 

PLANNING AND DESIGN 
CODE EXTRACT LINK 

Relevant Code Extract 

ZONE Rural Living 

OVERLAYS Character Preservation District – Not in Township 
Hazards (Bushfire – Medium Risk) 
Hazards (Flooding – Evidence Required) 
Native Vegetation 
Prescribed Water Resources Area 
Water Protection Area 
Water Resources 

APPLICATION TYPE Performance Assessed 

PUBLIC NOTIFICATION Notified – Sign on Land Erected 

REFERRALS Nil 
PREVIOUS APPLICATIONS 960/147/2018 – Detached Two-storey dwelling with 

carport and verandah under main roof and 
Outbuilding (shed) (with variations per DA 
960/731/2018) 

ASSESSING OFFICER Jake Boswell 
RECOMMENDATION That Planning Consent be GRANTED subject to 

conditions 
 
  

https://app.plan.sa.gov.au/suite/webapi/file-download?doc=C8C48BD4-357C-D6DB-1A75-7E54623BD8A0
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INTRODUCTION 

Peter Randell and Stephanie De La Rue, land owner/occupiers, seek development 
approval for the “Construction of a horticultural building – including growing of 

microgreens and mushroom production, comprising 9 metres x 8 metres x 2.7 metres, 

with associated earthworks” at 127 Gottwald Road, Williamstown. 
 
The site is located within the Rural Living Zone. The proposed development was subject 
to ‘Performance Assessment’ and public notification.  The application was notified in 
accordance with Section 107 of the Planning, Development and Infrastructure Act 

2016 and was subject to receipt of two representations, both of which have requested 
to be heard. 
 
This application is subject to decision of the Barossa Assessment Panel 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. 

 
This report provides a detailed assessment of the proposal against the relevant 
provisions of the Planning and Design Code. 
 
The proposal involves small scale horticultural activity within a proposed shed of 72 
sqm.  While the proposal exceeds that of a home activity, the activity is of small scale 
and the applicant has demonstrated that the proposal will not have an adverse 
impact upon adjacent land in terms of odour, noise or light spill. 
 
In the context of the rural living locality upon which the building is proposed and that 
non-residential uses are anticipated in the Rural Living Zone, the proposal is 
considered to warrant Planning Consent, subject to conditions. 
 
SITE AND LOCALITY 

The site is known as 127 Gottwald Road, Williamstown.  This is a single allotment, 
containing a two-storey detached dwelling and outbuilding (shed).  The site has a 
frontage to Gottwald Road of around 68 metres, and maximum depth of around 310 
metres.  Figure 1 highlights the subject land as below. 
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Figure 1:  Zone Map – subject site within Rural Living Zone 

 
The site features a substantial slope upwards from the front to the rear of the site with 
the greatest slope being at the western end of the site.  Access to the site is attained 
directly from Gottwald Road which is an unsealed all-weather public road. 
 
The site is located near the north-western edge of the Williamstown township.  It is 
nestled within an established rural living locality, with adjacent land in all orientations 
being used for rural living purposes (other than the directly adjacent northern site, 
being Council’s wastewater treatment facility for the Williamstown township).  
Established dwellings are generally located on allotments of at least 1ha.  The site and 
locality are generally littered with stands of native vegetation.  The locality is 
predominantly serviced by unsealed local roads. 
 
An aerial view of the site and locality are contained in Figure 2 and Figure 3. 
 
Site photos are provided in Figure 4 to Figure 7. 

  

Subject Site 
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Figure 2:  Aerial – Locality – Site in red; Locality defined in yellow 

 

 
Figure 3:  Aerial – Site in red 
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Figure 4:  Site Photo – Northern side of existing shed, looking south 

 
Figure 5:  Site Photo – Site for proposed shed, looking south-west, Existing tree affected 

by Battering highlighted in red. 
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Figure 6:  Site Photo – Looking west toward rear boundary of site, shed is to be sited on 

left hand side of photo 

 
Figure 7:  Site Photo – Looking east back toward Gottwald Road, existing dwelling on 

left side of photo, existing shed on the right side 
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PROPOSAL 

The proposed development involves “Construction of a horticultural building – 

including growing of microgreens and mushroom production, comprising 9 metres x 8 

metres x 2.7 metres, with associated earthworks”. 
 
This operation will be undertaken within a new outbuilding proposed to be erected at 
the rear of the site, next to the western wall of an existing outbuilding, and located 
5 metres from the southern side boundary.  The shed will be 9 metres x 8 metres, for a 
total floor area of 72 sqm, with a wall height of 2.7 metres. The total height of the shed 
will be 3.5 metres to the ridgeline and will be entirely clad in Colorbond ‘Dune.’ 
 
Some cut and fill is required to accommodate this building, due to the slope of the 
land.  The applicant seeks to erect a one metre retaining wall that will abut the 
western wall of the existing outbuilding and be located 3m off the eastern wall of the 
new building.  A levelled area would then be created with the resulting excavated 
area on the western side of the proposed building battered back into the hill side. 
 
Access to the shed will be achieved by the existing internal driveways.  Access into 
the building is primarily via foot traffic in any case, noting there are two personal 
access doors proposed to the eastern side of the building, but an area at the front of 
the shed will be levelled and benched to allow for occasional vehicle access through 
a single width roller door to the northern elevation. 
 
The building is proposed to be used for a small-scale mushroom growing business and 
microgreen production on the site.  This activity will take place within the entirety of 
the proposed shed and thus will exceed the allowances of a ‘home activity’, which 
comprises a business activity incidental to residential use up to 30 sqm. 
 
The production will be limited to the low-tech growing of ‘oyster mushrooms,’ and will 
be entirely limited to production within the proposed new building.  The applicant 
notes that a domestic scale of water usage would be required for production of these 
mushrooms and that the resulting level of wastewater will be minimal.  Wastewater is 
intended to be managed via collection and storage within an Intermediate Bulk 
Container (IBC) with on-demand pumping and infiltration to vegetation on site. 
 
The applicant intends to operate the activity as a small business, predominately of a 
hobby scale to supplement a retirement income. No on-site sales, pick-ups or 
deliveries (outside of the owners’ personal vehicles) are proposed to be included.  The 
applicant advises production typically equates to 10kg per 10 sqm of floor area per 
week, meaning production is expected to maximum of about 72kg per week. 
 
It is also noted that a native pine tree on site, proposed for removal, has already been 
removed. While the removal of this tree may have been in anticipation of the 
proposed development herein, its removal is subject to the requirements of the Native 

Vegetation Act 1991 and Native Vegetation Regulations 2017. It is understood the 
removal of this tree was exempt from any regulation, due to its position within 10 
metres of an existing building. Replacement plantings are proposed adjacent the 
southern and western walls of the building to provide screening and offset removal of 
the native pine tree. 
 

Attachment 1 contains a copy of the application and associated documentation. 
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APPLICATION TYPE 

The site is located within the Rural Living Zone under the Planning and Design Code.  
The proposed development is neither assigned as a form of ‘Deemed to Satisfy’ 
development under Table 2 of the Zone, or as a ‘Restricted’ form of development 
under Table 4. Therefore, the application is subject to ‘Performance Assessed’ 
assessment pathway. 
 

PUBLIC NOTIFICATION 

The application was subject to public notification in accordance with Table 5 – 
Procedural Matters – Notification of the Rural Living Zone. 
 
Mushroom production nor horticulture is a listed type of development, within Table 5, 
and as such cannot be excluded from mandatory public notification. 
 
Representations 

 
Two representations were received as follows: 
 
• Carla Wiese-Smith of 99 Gottwald Road, Williamstown 
• Kurt Engleson of 93 Gottwald Road, Williamstown 
 

Person wishing to be 

heard: 

Of the two representations received, both have indicated 
they wish to be heard, as follows: 
 
• Carla Wiese-Smith of 99 Gottwald Road, Williamstown 
• Kurt Engleson of 93 Gottwald Road, Williamstown 
 

Applicant Peter Randell and Stephanie De La Rue 
 

Time period for 

Public Consultation 

13 January 2022 to 3 February 2022 

 
An aerial view showing the representors’ properties is contained in Figure 8 below. 
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Figure 8:  Aerial of Representations Properties (subject site in red; representors sites in 

yellow) 

 
The table below summarises the contents of the representations and the applicant’s 
response: 
 
Summary of Representations  

Representor/s Applicant’s Response 

 

• Visual impact and siting of the 

proposed shed 

 

 

 

• Removal of native pine tree 

 

 

 

 

• Loss of amenity arising from odour 

and noise 

 

• Design of structure amended to a 

conventional domestic shed with 

Colorbond cladding; and lowering of 

overall finished floor level. 

 

• The tree was compromised, and its 

removal was exempt from approval 

under the Native Vegetation Act 

1991 in any case. 

 

• Additional details have been 

provided in respect to the scale of 

the development and a description 

of the production process, noting the 

proposed activity will not give rise to 

negative externalities nor will the 

activity increase impact relative to 

domestic impacts expected within a 

Rural Living Zone. 
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A copy of the representations are contained in Attachment 2 and the applicant’s 
response is contained in Attachment 3.  

 

REFFERALS 

 
External 
Pursuant to Schedule 9 of the Planning, Development and Infrastructure (General) 

Regulations 2017 and Part 9 of the Planning and Design Code, the application was 
not subject to any referrals.  
 
Internal 
The application was not subject to any internal consultation with staff. 
 
ASSESSMENT 

Please refer to the following link, the Planning and Design Code extract for this 
proposal, dated 12 November 2021, Version 2021.16. 
 
Planning and Design Code Extract Link Relevant Code Extract 

 

 
Seriously at Variance 

Pursuant to Section 107(2)(c) of the Planning, Development and Infrastructure Act 

2016, it is recommended that the Panel determine that the proposed development is 
not seriously at variance with the relevant provisions of the Planning and Design Code.   
 
The proposed building is of a scale and design that is typical of domestic sheds 
expected within a Rural Living Zone and is clearly consistent with appropriate 
development in the locality.  The use to be put to the shed exceeds that of a ‘home 
activity’, however the activity is of a small scale and the applicant has demonstrated 
that the proposal will not have an adverse impact upon adjacent land in terms of 
odour, noise or light spill. 
 
Character Preservation (Barossa Valley) Act 2012 

Pursuant to Section 6(2) of the Character Preservation (Barossa Valley) Act 2012, 
having regard to the Objects of the Act, it is recommended that the Panel determine 
that the proposed development will not adversely impact the character values of the 
district.   
 
The proposal will not diminish the visual amenity of the rural and natural landscape 
and will not detract from the objects of value of the district. 
 
Further discussion is contained under the Assessment section below in relation to the 
Character Preservation District Overlay. 
 
Assessment 

Detailed assessment of the proposal has taken place against the relevant provisions 
of the Planning and Design Code as quoted above.  Commentary is provided below 
under headings. 
  

https://app.plan.sa.gov.au/suite/webapi/file-download?doc=C8C48BD4-357C-D6DB-1A75-7E54623BD8A0
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Land Use 

 
Rural Living Zone  

Desired Outcomes 

DO1 A spacious and secluded residential lifestyle within semi-rural or semi-natural 

environments, providing opportunities for a range of low-intensity rural activities and 

home-based business activities that complement that lifestyle choice. 

 

Relevant Performance Outcomes/Designated Performance Features 

Land Use and Intensity  

PO 1.1 

Residential development with complementary 

ancillary non-residential uses that do not place 

additional demands on services and 

infrastructure, and compatible with a 

secluded semi-rural or semi-natural residential 

character. 

DPF 1.1 

Development comprises one of more of the 

following: 

 

(a) agricultural buildings 

(b) animal keeping 

(c) carport 

(d) consulting room 

(e) detached dwelling 

(f) dwelling addition 

(g) farming 

(h) horse keeping 

(i) kennel 

(j) light industry 

(k) office 

(l) outbuilding 

(m) shelter/stable 

(n) shop 

(o) verandah 
PO 1.4 

Horse keeping is undertaken only if the horses 

are accommodated within a stable or shelter 

with supplementary feeding to maintain 

pasture cover. 

 

DPF 1.4 

Non-residential business activities located on 

the same allotment and in conjunction with a 

dwelling where one of the following is satisfied: 

 

(a) shop, consulting room or office (or any 

combination therefore) where all the 

following are satisfied: 

(i) does not exceed 50sqm gross 

leasable floor area. 

(ii) does not involved the display of 

goods in a window or about the 

dwelling or its curtilage. 

(b) light industry where the combined (existing 

and proposed) total floor area on the 

allotment used for such purposes does not 

exceed 100sqm. 

PO 1.5 

Non-residential development sited and 

designed to complement the semi-rural or 

semi-natural residential character and 

amenity. 

DPF 1.5 

None are applicable. 

 

Mushroom production is not listed as a land use under DPF 1.1.  Notwithstanding, this 
does not mean the proposal is in conflict with Performance Outcome 1.1, noting that 
this may be met in another way. 
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Performance Outcome 1.1 seeks ‘residential development with complementary 

ancillary non-residential land uses…’.  Therefore, the Rural Living Zone contemplates 
non-residential land uses. 
 
The proposed mushroom production operation is sought to operate at a small-scale, 
in the nature of a ‘hobby business.’  While mushroom production is not a form of 
farming or horticulture, it is noted these activities do share many similar traits such as 
the cyclic nature of growing, harvest, use of machinery and the like. 
 
While not overly common in the locality, the Zone does envisage low-intensity rural 
activities that are of an ancillary scale to established residential developments.  
Envisaged non-residential forms of development include that of animal keeping, 
consulting room, farming, horse keeping, kennel, light industry, office and shop.  It is 
appropriate to have regard to the types of uses that are anticipated and to have 
regard to the typical impacts of such activities as a means of establishing whether the 
scale and impact of this proposal is acceptable in context of the Zone. 
 
It is the applicant’s intention to establish this operation primarily at a hobby business 
scale.  Produce would be grown, managed and harvested entirely within the 
proposed new building, with any produce for sale being taken off-site by the land 
owners using their domestic vehicles.  No additional staff are proposed, and no on-
site (or farm-gate) sales are proposed to occur. 
 
The applicant’s currently grow mushrooms on site, inside their home, within the scope 
of a home activity.  It is proposed to expand on that operation, primarily to 
supplement an existing income and not to become the primary source of income. 
 
The representors have expressed concerns regarding the proposed microgreens and 
mushroom production which they consider is inappropriate within the Rural Living 
Zone.  It is acknowledged that a commercial size/scale mushroom facility is not the 
type of facility that would be appropriate within a Rural Living Zone, however, the 
scale of this proposal is that of an ancillary hobby, alongside an existing residential 
enjoyment of the land.   
 
While the activity exceeds that of a ‘home activity’, the scale of the activity is such 
that it is incidental to and associated with the existing residential use of the land.  The 
Desired Outcome 1 of the Zone does envisage “Range of low intensity rural activities 

and home based business activities that complement that lifestyle choice” and this 
proposal is considered to be consistent with this Desired Outcome. 
 
General – Interface between Land Uses 
  

Interface between Land Uses 

Desired Outcomes 

DO1 Development is located and designed to mitigate adverse effects on or from 

neighbouring and proximate land uses. 

Relevant Performance Outcomes/Designated Performance Features 

General Land Use and Compatibility 

PO 1.2 

Development adjacent to a site containing a 

sensitive receiver (or lawfully approved 

sensitive receiver) or zone primarily intended to 

DPF 1.2 

None are applicable. 
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accommodate sensitive receivers is designed 

to minimise adverse impacts. 

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) the 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:  

 

(a) Consulting room:  7.00 am to 9.00 pm, 

Monday to Friday 8.00 am to 5.00 pm, 

Saturday 

(b) Office 7.00 am to 9.00 pm, Monday to 

Friday 8.00 am to 5.00 pm, Saturday 

(c) Shop, other than anyone or combination 

of the following: 

(a) restaurant 

(b) cellar door in the Productive Rural 

Landscape Zone, Rural Zone or Rural 

Horticulture Zone 

7:00am to .9:00pm, Monday to Friday 8.00 

am to 5.00 pm, Saturday and Sunday 

Activities Generating Noise or 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. 

DPF 4.2 

None are applicable. 

Air Quality 

PO 5.1 

Development with the potential to emit 

harmful or nuisance generating air pollution 

incorporates air pollution control measures to 

DPF 5.1 

None are applicable. 
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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. 

DPF 5.2 

None are applicable. 

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). 

DPF 5.2 

None are applicable. 

 
The representors raised concerns in respect to the impacts of the facility such as noise 
and odour. 
 
All production related activities are proposed to occur within the shed.  This includes 
the initial set up and ‘plantings’, watering/spraying, management and tending, as 
well as harvest.  For the type of mushrooms proposed, no manure product will be used, 
with these species of mushroom being grown within organic materials such as straw 
or wood shavings. 
 
The applicant advises the activity does not generate offensive odours. The mushrooms 
must be grown within climate-controlled space and are contained in ‘cool room’ like 
structures inside the building.  While there may be some odour within the building, due 
to the production cycle of these mushrooms and their full-time enclosure, odours are 
not expected outside of the building.   
 
The applicant has also provided detailed consideration in respect to noise impact.  To 
ensure consistent growing conditions inside the building, the applicant proposes two 
inverter air conditioners to be installed on the western elevation of the building (on 
the farm side from the nearest dwelling).  The applicant advises the noise output of 
the air conditioners is approximately 45-55dB at the unit.  Having regard to the setback 
of adjacent dwellings, the nearest being approximately 70 metres and 100 metres 
away, the use of these units is not expected to constitute a nuisance for neighbours.  
Notwithstanding, the applicant has an ongoing obligation to ensue the units operate 
in accordance with the Environment Protection (Noise) Policy criteria. 
 
Wastewater is proposed to be captured internally within the building, and collected 
via IBC located adjacent the building, shielded from view by proposed shade cloth.  
The IBC would then be pumped to nearby trees on the site.  The applicant advises the 
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level of wastewater generated from the activity is small in volume (around 500-600 
litres per week) with pumping of wastewater to be as per an on-demand basis.  The 
pump is a domestic sized pump and as the pump will be sited more than 50 metres 
from any adjacent dwelling, is not expected to result in noise nuisance.  The applicant 
proposes for the pump to be located between the existing shed and new shed. Use 
of the pump is expected once per week, during daylight hours, to pump the grey 
water to existing trees on site, for irrigation purposes. 
 
In respect to light impacts, the building requires internal lighting for 12 hours a day as 
the mushrooms must grow within stable conditions.  While it is noted that at certain 
stages of the production cycle a constant light source inside the shed will be required, 
the structure is fully sealed with no opening on the southern, eastern or western sides.  
No light will therefore spill to adjacent sites.  In addition, no external lighting is required 
for the building. 
 
No air extraction or exhaust flues are proposed to be established in this proposal.  In 
addition, the applicant advises there are no harmful emissions or by products 
generated from the activity. 
 
The applicant does envisage some activity to be outside of the building and advises 
such activity is typically during daylight hours, Monday – Friday.  The applicant also 
notes that any work outside of these hours (and generally at all times) would be 
noiseless.  The applicant advises that no machinery or power tools would be used 
outside of daylight hours, if at all on rare occasion. 
 
In summary, while the proposal exceeds that of a ‘home activity’, the proposal is of 
small scale and the applicant has demonstrated that the proposal will operate at a 
domestic scale.  The proposal will have few off-site impacts and such impact is 
considered to be compatible with the semi-rural locality upon which the site is 
located. 
 
Appearance of Development 

 
Built Form and Character 

PO 2.2 
Non-residential buildings are designed and 

sited to minimise visual impact on the 

surrounding locality 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. 

DPF 2.2 

Non-residential buildings and structures: 

 

(a) do not exceed 100sqm in total floor area 

(b) are setback from all allotment boundaries 

by at least 25 metres. 

(c) if clad in sheet metal, it is pre-colour 

treated or painted in a non-reflective 

colour. 

(d) have a building height that is no greater 

than one building level and 6 metres. 

(e) have a wall height that is no greater than 

3 metres. 

PO 2.5 

Outbuildings and agricultural buildings are 

sited, designed and of a scale that reinforces 

the semi-rural or semi-natural character and 

amenity. 

DPF 2.5 

Outbuildings and agricultural buildings: 

 

(a) have a primary street setback that is 

behind the building to which it is ancillary. 

(b) have a combined total floor area that 

does not exceed: 
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(i) for allotment with an area of 1ha or 

more – 200sqm. 

(ii) for allotment with an area less than 

1ha – 135sqm. 

(c) have walls that do not exceed 4 metres in 

height measured from natural ground 

level (not including a gable end). 

(d) have a total height that does not exceed 

5 metres. 

(e) if clad in sheet metal, it is pre-colour 

treated or painted in a non-reflective 

colour. 

(f) are limited to no more than a combination 

of two outbuildings and/or agricultural 

buildings on the same allotment. 

 

The building to be used for the activity is a domestic sized shed, having dimensions of 
9 metre x 8 metre, clad entirely in Colorbond Dune.  It will have a 2.7 metre wall height 
and 3.6 metre peak height, and will be sited five metres from the southern side 
boundary.  While not proposed for domestic purposes, this structure is of a domestic 
scale, such that it would meet the DTS prescribed criteria for outbuildings in this Zone. 
 

Notwithstanding the size being compatible with the DTS, the proposed building does 
not achieve the prescribed criteria of DPF 2.2, by virtue of it being located within 25 
metres of an allotment boundary.  However, all other criteria are met.  While not 
specifically relevant, had the building been used for domestic purposes, it would 
satisfy all criteria of DTS 2.5 and constitute a DTS development. 
 
While a greater side boundary setback would assist to further reduce the visual impact 
of the building as viewed from the property to the south, the proposed development 
is not considered to have an unreasonable visual impact, having regard to the low 
wall height of the building (2.7m) and limited dimensions (9m x 8m).  The structure is 
also clustered next to the existing, larger domestic outbuilding on the site.  It is also 
noted the proposed building will not be visible from the primary frontage. 
 
The structure is not sited on any ridgelines and due to the building being cut into the 
rising slope on the western side, the overall height will be low in scale relative to the 
existing shed and topography generally.  While visible from the south, the building will 
not unreasonably restrict the views or outlooks from that elevation.  It is also noted that 
new landscaping is proposed within the 5m space of the shed and southern fenceline 
as well as new landscaping adjacent the western wall of the building. 
 
Character Preservation Overlay 
 

Character Preservation District Overlay (Not in township)  

Desired Outcomes 

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. 

Relevant Performance Outcomes/Designated Performance Features   

 

Built Form and Character in the Rural Area 

PO 2.1 

Development occurring at the edge of 

townships is sympathetic to the rural 

DPF 2.1 

None are applicable  
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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 separate from the rural 

area through landscaping and road 

reserves 

(a) PO 2.2 

(b) Development contributes to and 

maintains the historic identity and character of 

townships through appropriate: 

(a) form 

(b) scale 

(c) siting 

(d) design 

(e) landscaping 

DPF 2.2 

None are applicable 

(c) PO 3.1 

(d) Preservation of existing natural features 

including topography, watercourses and 

mature trees. 

DPF 3.1 

None are applicable 

(e) PO 3.2 

(f) Buildings and structures do not interrupt 

views of the skyline through measures 

including being sited below ridge lines. 

DPF 3.2 

None are applicable 

(g) PO 3.3 

(h) 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. 

DPF 3.3 

None are applicable 

(i) PO 3.4 

(j) Large buildings and structures are 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. 

DPF 3.4 

None are applicable 

(k) PO 3.5 

(l) Buildings and structures are grouped to 

create compact clusters well set back from 

public roads. 

DPF 3.5 

None are applicable 

(m) PO 3.6 

(n) Development mitigates the need for 

long, steep access roads that require 

excessive grading or removal of vegetation. 

DPF 3.6 

None are applicable 

(o) PO 4.1 

(p) 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. 

 
The subject site is located within a Rural Living area of the Character Preservation 
(Barossa Valley) District, outside any prescribed townships.  The scale of the proposed 
built form is sympathetic to the character of the locality and broader district.  The 
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structure will be clustered with an adjacent larger shed on site, and will not interrupt 
any ridgelines. 
 
One native pine tree has been removed in order to accommodate the new building.  
The applicant advises the removal of the tree is exempt from approval pursuant to 
the Native Vegetation Regulations 2017, due to being within 10 metres of an existing 
building. 
 
Some cut and fill is required to accommodate the building, by virtue of the building 
being positioned upon a sloping part of the site.  The land slopes upward from the 
front of the site to the rear.  It is proposed to align the gutter of this building with the 
gutter level of the taller adjacent building, meaning the building will not be a 
prominent element in the landscape, relative to the existing building. 
 
There will be around one metre of fill at the eastern end of the building, between this 
shed and the existing shed, to be retained by a retaining wall.  At the western end of 
the proposed building footprint, some excavation will be required, in the order of 
around one vertical meter.  There is no retaining wall proposed on this side, with the 
cut to be gradually battered back to meet the existing contour.  The plans suggest 
the established native tree on that side will be affected by this battering. However, it 
is believed this is a drafting error and the tree should not be impacted by the battering.  
As the applicant has advised that no native vegetation is affected by the 
development, the applicant must find a suitable way to ensure the tree is retained 
and not damaged in any way by the battering of the slope.  It is noted there is 
sufficient distance from the proposed western wall and the tree trunk in order to batter 
the excavation back to the natural level without undue slope. A condition reflecting 
this is included within the recommendation. 
 
This excavation is proposed to ensure the building can sit as low as practical within 
the site, to reduce the impact to adjacent sites while minimising the overall scope of 
earthworks. 
 
If the application is supported, it is also recommended that a condition be applied to 
ensure any battered surfaces are stabilised and revegetated to assist with visual 
outlook and stability. In this regard, it is noted the plans do propose 
vegetation/landscaping to the western side of the building which will assist in 
stabilising the excavated batter. 
 
Bushfire Hazard 

 
Hazards (Bushfire – Medium Risk) Overlay 

Desired Outcomes 

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. 

DO 2 To facilitate access for emergency service vehicles to aid the protection of lives and 

assets from bushfire danger. 

Relevant Performance Outcomes/Designated Performance Features 

Siting 

PO 1.1 

Buildings and structures are located away from 

areas that pose an unacceptable bushfire risk 

DPF 1.1 

None are applicable. 
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as a result of vegetation cover and type, and 

terrain. 

Built Form 

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. 

DPF 2.1 

None are applicable. 

Vehicle Access – Roads, Driveways and Fire Tracks 

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: 

 

(c) are constructed with a formed, all-weather 

surface. 

(d) have a gradient of not more than 16 

degrees (1-in-3.5) at any point along the 

road. 

(e) have a cross fall of not more than 6 degrees 

(1-in-9.5) at any point along the road. 

(f) have a minimum formed road width of 6 

metres. 

(g) provide overhead clearance of not less 

than 4 metres between the road surface 

and overhanging branches or other 

obstructions including buildings and/or 

structures. 

(h) 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. 

(i) 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 metres; 

or 

(ii) a 'T' or 'Y' shaped turning area with a 

minimum formed surface length of 

11m and minimum internal radii of 9.5 

metres. 

(j) 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. 

DPF 5.3 

None are applicable. 

 
The site is located within the Hazards (Bushfire – Medium Risk) Overlay.   
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The proposal does not require any changes to access to the site via Gottwald Road 
to support the proposed development.  Internal access is also existing and will be 
utilised to service both the existing and proposed shed.  
 
Given that the building is to be used for non-habitable purposes, there are no specific 
bushfire requirements that apply in relation to proximity to vegetation or water supply 
for fire fighting purposes.   
 
In summary, the proposed development is not expected to increase the threat and/or 
risk from bushfire at this site or adjacent sites. 
 

Flood Hazard 

 
Hazards (Flooding – Evidence Required) Overlay 

Desired Outcomes 

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. 

Relevant Performance Outcomes/Designated Performance Features 

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.  

 

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. 

 
The proposed building will be located more than 300 mm above the highest point of 
natural ground at the primary street boundary. The DPF criteria is considered to be 
achieved. 
 
As noted earlier, the proposal will result in some excavation into the hill face as it slopes 
up and as a result, there is need to consider surface water that may flow down the hill 
in event of a large rainfall event.  Should the Panel be of a mind to grant Planning 
Consent, it is suggested a bund/swale be created to divert that water around the 
building safely within the site. This has been recommended via a Condition.  
 

Native Vegetation 

 
Native Vegetation Overlay 

Desired Outcomes 

DO1 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. 

Relevant Performance Outcomes/Designated Performance Features 

Environmental Protection 

PO 1.1 

Development avoids, or where it cannot be 

practically avoided, minimises the clearance 

DPF 1.1 

An application is accompanied by: 
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of native vegetation taking into account the 

siting of buildings, access points, bushfire 

protection measures and building 

maintenance. 

 

(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 10 metres of a building 

(other than a residential building 

or tourist accommodation). 

(iii) within 20 metres of a dwelling or 

addition to an existing dwelling 

for fire prevention and control. 

(iv) within 50 metres 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'. 

 
The applicant has provided a supporting declaration that the works will not impinge 
upon existing native vegetation, in accordance with DPF 1.1(a). 
 
It is noted that plans reference a native pinetree to be removed.  From an inspection 
of the site this tree has already been removed.  While this is in the jurisdiction of the 
Native Vegetation Council, it is noted that the tree was within 10 metres of an existing 
building and thus is exempt from requiring any approval prior to removal. 
 
As noted previously in the report, an established native tree on the western side of the 
proposed building is located west of the new building, but located such that it will not 
be impacted by the building.  The applicant’s plans suggested the battering of the 
excavation may impact this tree.  However, given that the applicant has not provided 
a Native Vegetation Declaration and that there is adequate clearance in which to 
batter the excavation back to natural level, this work can take place, subject to a 
condition that seeks battering of the land in a way that does not impact the tree.  
 
General – Clearance from Overhead Powerlines 

 
General Development Policies  

Clearance from Overhead Powerlines 

Desired Outcomes 

DO1 Protection of human health and safety when undertaking development in the vicinity 

of overhead transmission powerlines. 

Relevant Performance Outcomes/Designated Performance Features 

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 
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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. 

 

The applicant has provided a supporting declaration that the works will not impinge 
upon the requirements of Section 86 of the Electricity Act 1996, in accordance with 
DPF 1.1.  From site inspection, it is noted there are no overhead powerlines in proximity 
to the site for the proposed building.  
 
General – Infrastructure and Renewable Energy Facilities 
 

General Development Policies  

Infrastructure and Renewable Energy Facilities 

Desired Outcomes 

DO1 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. 

Relevant Performance Outcomes/Designated Performance Features 

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. 

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 on-site 

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 

on-site wastewater treatment system in 

accordance with the following: 

 

(a) the system is wholly located and 

contained within the allotment of the 

development it will service; and 

(b) the system will comply with the South 

Australian Public Health Act 2011. 
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PO 12.2 

Effluent drainage fields and other 

wastewater disposal areas are maintained 

to ensure the effective operation of waste 

systems and minimise risks to human health 

and the environment. 

DPF 12.2 

Development is not built on, or encroaches 

within, an area that is, or will be, required for 

a sewerage system or waste control system. 

 
The proposal does not include any alterations or additions to the existing wastewater 
system on site, nor will the building be positioned in a manner that affects the ongoing 
operation of that system which is located on the eastern side of the existing dwelling. 
 
Some grey water will be produced by the proposed operation.  As noted earlier, the 
applicant proposes to capture this water via internal drainage from the shed and will 
collect it within an adjacent IBC, and pumped to existing trees on site, thereby 
facilitating reuse of the water. 
 
The scale at which this is to occur, approximately 500-600 litres once per week, is not 
expected to give rise to any odour impact to adjacent sites and represents a positive 
solution to take advantage of nutrient rich water for uptake by vegetation on the site. 
 
It is proposed to utilise rain water captured only by roof drainage systems on site, with 
supplemental water from SA Water mains available to the site. 
 
General – Transport, Access and Parking 

 
Transport, Access and Parking 

Desired Outcomes 

DO1 A comprehensive, integrated and connected transport system that is safe, sustainable, 

efficient, convenient and accessible to all users. 

Relevant Performance Outcomes/Designated Performance Features 

Movement Systems 

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 on site. 

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 six metres of an 

intersection of two or more roads or a 

pedestrian activated crossing. 

 

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 

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 
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minimise disruption to utility infrastructure 

assets. 

part of an application for the division of 

land. 

(b) where newly proposed, is set back: 

(ii) 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) Two 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) Six metres or more from the tangent 

point of an intersection of two or more 

roads. 

(iiii) outside of the marked lines or 

infrastructure dedicating a pedestrian 

crossing. 

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. 

 

DPF 4.1 

None are applicable. 

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, 

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. 

 

Vehicle Parking Areas 

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. 

DPF 6.2 

None are applicable. 

 

As noted above, access will not be altered by this proposal, with the access remaining 
consistent with current arrangements on site.  Access to the site is via the unsealed 
Gottwald Road, and existing internal access which connects to the existing shed.  A 
turnaround area exists on site in proximity to the proposed building already. 
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Some levelling and benching in front of the new shed will be required.  Generally 
matching the levels of the building, itself, this is considered to be acceptable.  There 
is no vehicle access proposed to the building, so a formed driveway into the building 
is not required but access can be achieved into the single width roller door. 
 
No commercial vehicles are proposed to visit the site, with any deliveries or dispatch 
being undertaken by the land owners with their own personal domestic vehicles.  
Likewise, as there are no vehicles expected to visit the site and no additional staff, 
there is no further car parking demand placed upon the site. 
 
Other Overlays 

The following Overlays have been considered in the assessment of the proposed 
development but are not applicable given that: 
 

Prescribed Water Resources Area 

The proposed Development does not seek to alter the flow of water on the site. 
 

Water Protection Area 

The proposed Development is not considered to impact the quality of water 
discharged from the site. 
 

Water Resources 
The proposed Development is not considered to impact upon any existing water 
resources located on the site or within the locality. 
 
CONCLUSION 

The proposal involves the “Construction of a horticultural building – including growing 

of microgreens and mushroom production, comprising 9 metres x 8 metres x 2.7 

metres, with associated earthworks” at 127 Gottwald Road, Williamstown. 
 
The application was subject to ‘Performance Assessment’ and public notification.  The 
application was notified in accordance with Section 107 of the Planning, 

Development and Infrastructure Act 2016 and was subject to the receipt of two 
representations, both of which have requested to be heard. 
 
This report has provided a detailed assessment of the proposal against the relevant 
provisions of the Planning and Design Code. 
 
The proposal involves small scale horticultural activity within a proposed shed of 
72 sqm.  While the proposal exceeds that of a home activity, the activity is of small 
scale and the applicant has demonstrated that the proposal will not have an adverse 
impact upon adjacent land in terms of odour, noise or light spill. 
 
In the context of the rural living locality upon which the building is proposed and that 
non-residential uses are anticipated in the Rural Living Zone, the proposal is 
considered to warrant Planning Consent, subject to conditions. 
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RECOMMENDATION 1 

 
Not Seriously at Variance 

The Barossa Assessment Panel, having considered the application, resolves that the 
development proposal has sufficient merit, and is not seriously at variance with the 
Planning and Design Code. 
 

 
RECOMMENDATION  2 

 
Character Preservation 

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, has resolved that there are no significant impacts on 
the character values of the district. 
  

 
RECOMMENDATION 3 

 
Granting of Planning Consent  

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 and Infrastructure Act 2016 resolves to GRANT Planning Consent for 
Application No. 21030582 by Mr Peter Randell and Ms Stephanie De La Rue to 
undertake Construction of a horticultural building – including growing of 
microgreens and mushroom production, comprising 9 metres x 8 metres x 2.7 
metres, with associated earthworks at 127 Gottwald Road, Williamstown (CT 
6151/164) subject to the following conditions and advisory notes: 
 
Council Conditions 

 

(1) The development shall be undertaken in accordance with the endorsed 
plans and documentation (as amended) accompanying Application No. 
21030582 except where varied by any condition(s) listed below. 

 
Plan Type Prepared By Drawing No. Issue No. / Date 

Site Plan (aerial) Applicant N/A 14 February 2022 
Site Plan Applicant N/A 14 February 2022 

Plan View Applicant N/A 14 February 2022 
Elevation Plan Applicant N/A 14 February 2022 
Elevation Plan Applicant N/A 24 March 2022 
Response to 

Representations 
Applicant N/A 14 February 2022 

 
(2) The external building materials shall: 

 
(a) Be of new non-reflective materials; and 
(b) Be in accordance with the approved plans; 
(c) Be maintained in good conditions at all times. 
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(3) Stormwater 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 reasonable satisfaction of the 
relevant authority. 
 

(4) Disturbed surfaces including any exposed batters as a result of excavation on 
the land shall be revegetated and stabilised within three months of the 
completion of the development.  In addition, the batter to the western side of 
the building shall not impact on the existing established native tree located to  
the west of the building, so as to ensure the ongoing preservation of this tree, 
to the satisfaction of the Relevant Authority. 
 

(5) The landscaping depicted on the approved plans shall be established prior to 
use of the building and shall be maintained and nurtured at all times, with any 
diseased or dying plants replaced in a timely manner, to the reasonable 
satisfaction of the Relevant Authority. 

 
(6) The development shall incorporate an engineered stormwater system, prior to 

use of the building, that provides for surface water diversion bunds and/or 
swales to the high sides of the shed (ie. south and west) in order to effectively 
divert surface stormwater flowing downhill during rain events safely within the 
site in a manner that does not cause erosion, flood buildings or contribute to 
downstream flooding. 

 

Advisory Notes 

 

(1) Any variation of this approved development and/or the conditions of consent 
will require a separate request and approval by Council or other relevant 
planning authority.  Approval of this application does not necessarily imply that 
future requests for variations would be approved.  Any future request will be 
assessed by having regard to the relevant rules and requirements in force at 
the time any request is lodged. 

 
(2) Any portion of Council’s infrastructure damaged as a result of work undertaken 

within the development site or associated with the development shall be 
repaired/reinstated to Council’s satisfaction at the developer’s expense. 

 
(3) Please be advised that where a Private Certifier is appointed to undertake the 

building assessment, Council does not provide a service of advising the Private 
Certifier of site conditions or any matters relevant to the building assessment.  
It is recommended that a Private Certifier undertakes his or her own 
investigations and inspection of the site to become acquainted with site 
conditions and any other relevant matter. 

 
(4) Construction shall not take place on any Sunday or Public Holiday or after 7.00 

pm or before 7.00 am on any other day, and all practicable steps must be 
taken during construction to minimise the impact of noise emissions on 
neighbouring properties. 

 
(5) Any proposal to clear, remove limbs, or trim native vegetation will require 

approval or confirmation of exemption from the Native Vegetation Council.  
An interactive guide is available to help owners and others determine the 
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requirements that apply under the Native Vegetation Act 1991: 
https://www.environment.sa.gov.au/topics/native-vegetation/interactive 
guide.  Any specific queries regarding the clearance, removal, or trimming of 
native vegetation should be directed to the South Australian Native 
Vegetation Council. 

 
(6) Any changes to the proposal for which Planning Consent is sought or granted 

may give rise to heritage impacts requiring further consultation with the 
Department for Environment and Water, or an additional referral to the Minister 
for Environment and Water.  Such changes would include for example (a) an 
application to vary the Planning Consent, or (b) Building Rules documentation 
that incorporates differences from the proposal as documented in the 
development application. 

 
(7) Please note the following requirements of the Aboriginal Heritage Act 1988.  

(a) If Aboriginal sites, objects or remains are discovered during excavation 
works, the Aboriginal Heritage Branch of the Aboriginal Affairs and 
Reconciliation Division of the Department of the Premier and Cabinet (as 
delegate of the Minister) is to be notified under Section 20 of the Aboriginal 

Heritage Act 1988. 
 
ATTACHMENTS OR OTHER SUPPORTING REFERENCES 

Attachment 1 Application and Associated Documents ⇩  
Attachment 2 Representations Received ⇩  
Attachment 3 Applicants Response to Representations ⇩  
 

https://www.environment.sa.gov.au/topics/native-vegetation/interactive
BAP_05042022_AGN_1690_AT_files/BAP_05042022_AGN_1690_AT_Attachment_5567_1.PDF
BAP_05042022_AGN_1690_AT_files/BAP_05042022_AGN_1690_AT_Attachment_5567_2.PDF
BAP_05042022_AGN_1690_AT_files/BAP_05042022_AGN_1690_AT_Attachment_5567_3.PDF
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Re: Development application ID 21030582 

The abovementioned development does not satisfy the desired outcome of the Rural Living Zone. This 

is for several reasons, as per below:  

PO 2.5 in Zones and Sub Zones stipulates outbuildings and agricultural buildings are sited, designed 

and of a scale that reinforces the semi-rural or semi-natural character and amenity. 

b) have a combined total floor area that does not exceed: 
i) for allotment with an area of 1ha or more - 200m2 

 

Based on the information provided in the application, the existing shed plus the new proposed 

structure exceeds this requirement. The existing shed is 132m2 and the proposed structure will be 

approximately 108m2.   

Does this requirement include all outbuildings on an allotment? Or just the one in this development 

application? 

d) have a total roof height that does not exceed 5m 

Based on the measurements provided in the application the total roof height exceeds 5m. The 
proposed roof height is approximately 5.8m.  

This is a concern as the proposed structure is in direct view from our main indoor and outdoor living 
areas. It will impact the view we currently see by blocking a lot of the natural character and 
vegetation. Please see photos 1-4 attached.   

e) if clad in sheet metal, it is pre-colour treated or painted in a non-reflective colour 

Based on the information provided in the application, the dome section of the structure is going to 
be painted white which we are of the opinion is a reflective colour.  

This is a concern as the proposed structure will be in direct view of our main indoor and outdoor 
living area.  Please see photos 1-4 attached.   

f) are limited to no more than a combination of 2 outbuildings and/or agricultural 
buildings on the same allotment. 

Based on the information provided in the application, the structure includes 4 shipping containers 
and a dome. Shipping container #1, the dome and shipping container #2 are separate and on a 
different level from shipping container #3 and #4. The property owners also have an existing 
outbuilding (the shed). 

Does this mean the allotment will have more than 2 outbuildings? 

 

PO 3.4 in Overlays, Character Preservation District Overlay stipulates large buildings and structures 
are 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. 
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From our dwelling, the total visual length of the proposed structure exceeds approximately 18 
metres, in addition to the existing length of the current shed which is approximately 15 metres. The 
proposed location of the structure will be directly across an open setting of a horse paddock located 
at 99 Gottwald Road. Between our dwelling and the proposed structure there are no mature trees.  

This is a concern to us as the proposed positioning of the structure does not minimise the visual bulk 
from our property. Our main indoor and outdoor living areas face toward the proposed location and 
the visual impact of the structure will be significant (more than 18 metres in length and 5.8 metres 
high). Please see photos 1-4 attached.   

In addition to the above points, we ask the following: 

1. In the application it stipulates the outbuilding will be used for a ‘small hobby/home 
business’? In our opinion these are two different things. Is it a hobby or is it a business?  

a. Our concern with it being a business is the potential of a lot of comings and goings 
to the property, increased traffic, increased noise etc.  
 

2. Could there be another location for this outbuilding?  
a. Based on the information provided in the application and on the proposed plans, it 

appears there are many other positions on the allotment that this outbuilding could 
be placed without impacting the neighbouring properties in such a significant way. 
 

3. Could the structure be changed, i.e., the size and height reduced to minimise visual impact? 
 

4. Could the positioning of the structure be changed to minimise the visual bulk against the 
fence line and from view of our dwelling? 
 

5. Can a different material be used to better suit the desired outcome of the Rural Living Zone 
i.e., something that reinforces the semi-rural or semi-natural character?  
 

6. Will any more native vegetation or trees be removed in the development of this 
outbuilding? We note on the application, a native pine is to be removed and it appears two 
trees have already been removed from the proposed location.  
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ADHERENCE TO THE PLANNING AND DESIGN CODE

While supportive of small-scale hobby pursuits in the area, we feel strongly that this
development does not comply with a number of the Desired Outcomes as presented in various
sections of the Planning and Design Code.

The first of these is the applicable zone per Part 2 of the Code, the Rural Living Zone.

The overarching DO 1 states: “A spacious and secluded residential lifestyle within
semi-rural or semi-natural environments, providing opportunities for a range of
low-intensity rural activities and home-based business activities that complement that
lifestyle choice”.

Residents of this area have chosen to call it home as it has, for the most part, adhered to such
values. This proposal, along with the recent installation of a significant shed, on the boundary of
our property (99 Gottwald Rd) and the proponents’ property is a significant imposition on this
lifestyle choice for not only us, but our neighbours to the west at 93 Gottwald Road, who look
immediately out onto this area from their living area.

The proposed development will be approximately 100 metres from our back door - and
indisputably highly visible from here. It is located adjacent to a large shed which overshadows
our vegetable garden (a highly trafficked area), which has been established in the same place
for nearly 50 years.

Below are our responses to the various Assessment Provisions and Performance Outcomes as
required for developments in the Rural Living Zone, followed by responses to the relevant
Overlays, General Development Policies and a response to the plans that have been lodged as
part of the application. Photos are also included to demonstrate the proximity of the
development to our home, and to highlight omissions in the plans.

➔ LAND USE AND INTENSITY
PO 1.4
Non-residential development complements the semi-rural or semi-natural residential
character and amenity and:

1. is ancillary to a dwelling erected on the same allotment
2. avoids interface conflicts with other land uses.

We question whether this development meets the DTS component of this Performance
Outcome, as the proposed total floor area of this non-residential building (without considering
entrances etc) exceeds the 100m2 designation. In addition, the existing shed adjacent has a
total floor area of 132m2, thus the combined area of these structures well exceed the
requirements.

PO 1.5
Non-residential development sited and designed to complement the semi-rural or
semi-natural residential character and amenity.
We submit that the development does not meet this outcome, due to its siting on our boundary
fence and immediately in sight from the homes of not only us, but our neighbours. The
suggestion that ‘small shrubs’ (which are not identified as being native/indigenous to the area)
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will be planted will do little to alleviate this concern (and certainly will not have any impact on
softening the surrounds in the short to mid term).

➔ BUILT FORM AND CHARACTER
PO 2.2
Non-residential buildings are designed and sited to minimise visual impact on the
surrounding locality by:

1. having substantial setbacks from boundaries and adjacent public roads
2. using low-reflective materials and finishes that blend with the surrounding

landscape
3. being located below ridgelines.

Again, this does not meet the DTS elements of this outcome, which calls for a total floor area
less than 100m2 and a set back from boundaries of at least 25 metres. Additionally, the
proposed material of the ‘dome’ will be particularly reflective and impact significantly on adjacent
neighbours.

PO 2.5
Outbuildings and agricultural buildings are sited, designed and of a scale that reinforces
the semi-rural or semi-natural character and amenity.
The roof height of the ‘dome’ exceeds the DTS element of 5m; we are unsure of the height of
the shipping containers as this is not indicated on the plans. Additionally, we feel the design
(shipping containers and bright white dome) does not reinforce the character and amenity of the
area. It will be particularly noticeable in the current natural surrounds which make this area a
part of the Rural Living Zone. We also suggest this development would exceed the maximum 2
outbuildings/agricultural buildings due to the nature of the development (4 shipping containers,
plus the dome, in addition to the existing shed) and additionally, the combined total floor area of
the outbuildings will exceed the maximum 200m2 requirement.

OVERLAYS
The proponents’ property is subject to seven overlays: Character Preservation Zone District,
Hazards (Bushfire), Hazards (Flooding), Native Vegetation, Prescribed Water Resources Area,
Water Protection Area and Water Resources.

CHARACTER PRESERVATION DISTRICT OVERLAY
➔ BUILT FORM AND CHARACTER IN THE RURAL AREA

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.
We feel strongly that this structure does not meet this PO. The suggested colours and materials
are not ‘muted’ or ‘neutral’ to the area, particularly the dominant large white dome at the centre
of the structure.

PO 3.4
Large buildings and structures are 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.
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The visual bulk of this building will be a dominating feature of the local area, being in an open
setting with no mature trees to ‘soften’ its look. A large native pine on the subject area has
already been cleared and we fear others may follow.

NATIVE VEGETATION OVERLAY
The Desired Outcome for this overlay states: “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”.

Rather than protecting and retaining native vegetation, we have already seen a mature native
pine cleared in late 2021 to make way for this structure. A further smaller tree is remains in
place but would likely also be removed in the building process. Does this comply with the
requirements of the Native Vegetation Act and was it approved by the Native Vegetation
Council? We are concerned about the possibility of further clearing to provide access to the
property and building.

➔ ENVIRONMENTAL PROTECTION
PO 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.
As outlined above, a mature native pine has already been cleared which we submit was not
necessary had the building been sited elsewhere on the subject property.

PO 1.4
Development restores and enhances biodiversity and habitat values through
revegetation using locally indigenous plant species.
It is difficult to comment in detail on this as this particular PO is not addressed in the application,
which is a primary concern as we do not know what screening shrubs may be used nor if there
will be any further revegetation undertaken to minimise the impact of the development on the
surrounding area.

GENERAL DEVELOPMENT POLICIES

DESIGN
➔ LANDSCAPING

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 application fails to identify what type of ‘screening shrubs’ will be used. We hold concerns
that these may not be local indigenous plants which integrate seamlessly with the surrounding
landscape.

➔ WATER SENSITIVE DESIGN
PO 5.1
Development is sited and designed to maintain natural hydrological systems without
negatively impacting:

1. the quantity and quality of surface water and groundwater
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2. the depth and directional flow of surface water and groundwater
3. the quality and function of natural springs.

The proposed site is located on an area where surface water naturally flows through. What
measures are being taken to avoid further soil erosion as a result of displaced surface water?

INTERFACE BETWEEN LAND USES
DO: Development is located and designed to mitigate adverse effects on or from
neighbouring and proximate land uses.
This application fails to meet the DO in many respects as there does not appear to be any
consideration given to mitigating the effects of the development on neighbouring rural living
properties. The location and design means this development will have maximum impact on
neighbours. A re-location of the site to another part of the applicant’s property could go some
way to addressing these overarching concerns.

➔ 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.
We submit the proposed development does not meet this PO as there does not appear to have
been any consideration given to minimising the adverse impacts on adjacent sites such as our
property.

➔ 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:

1. the nature of the development
2. measures to mitigate off-site impacts
3. the extent to which the development is desired in the zone
4. 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.

No information has been provided as to the hours of operation of the business. Brief research
suggests grow lights for microgreens are required to be used for up to 16 hours a day. What will
the noise output be and when will the lights be used? Additionally, we assume a hydroponic
set-up of some sort will be utilised, and that there will be necessary pick-up/delivery vehicles
accessing the site on a regular basis. These undertakings will have a significant impact on our
local amenity.

➔ ACTIVITIES GENERATING NOISE OR VIBRATIONS
PO 4.1
Development that emits noise (other than music) does not unreasonably impact the
amenity of sensitive receivers (or lawfully approved sensitive receivers).
As above, there is no detail which allows us to form an informed view of this PO.
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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:

1. locating openings of buildings and associated services away from the interface
with the adjacent sensitive receivers and zones primarily intended to
accommodate sensitive receivers

2. when sited outdoors, locating such areas as far as practicable from adjacent
sensitive receivers and zones primarily intended to accommodate sensitive
receivers

3. housing plant and equipment within an enclosed structure or acoustic enclosure
4. providing a suitable acoustic barrier between the plant and / or equipment and the

adjacent sensitive receiver boundary or zone.
As indicated above, there is no information regarding the noise and/or vibrations impacts that
may be generated. Regarding areas for manouevering vehicles, this will be immediately
adjacent our boundary, thus failing to meet the PO which requires these services to be as far as
practicable from our home.

RESPONSE TO DEVELOPMENT APPLICATION PLANS
We have several comments to make on the plans as submitted:

● The plans fail to identify the proximity of the development to neighbouring homes; our
home is approximately 100 metres from the structure.

● The plans note a native pine ‘to be removed’ - this has already occurred.
● The plans state there is an existing tank for rainwater run-off associated with the existing

12x11 shed; there is no such tank (as indicated in photos attached). This creates
concerns about increased run-off, as there is already significant run-off associated with
the 12x11 shed that has not been addressed.

● The plans state there is no waste water requirements. Does this mean there will be no
washing down of implements/equipment etc?

● The plans suggest the development cost to be $30,000; we feel this has been
underestimated.

● We feel the proposed structure could benefit from better design and colouring to ensure
it better fits the surrounding environment.

● No information has been provided on the potential noise impacts, nor resulting smell or
other environmental impacts,

● Ultimately, many of the concerns we have could be addressed by moving the structure to
a different site on the other side of the applicants’ property.
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8.2 21018528 - 221 Yaldara Drive Lyndoch 

 
 

Applicant:  Greg Vincent of Masterplan on behalf of KPHR Investments Pty 
Ltd (the Applicant) 

Representors: Julian Maul of 219 Yaldara Drive, Lyndoch 
Jared Siviour of 526 Lyndoch Road, Lyndoch  
Tracy Koch of 543 Hentschke Road, Lyndoch 
Anthony Skiparis of 552 Lyndoch Road, Lyndoch 

 
APPLICATION DETAILS 

PROPOSAL The construction of a tourist accommodation 
development including: 80 accommodation 
rooms; lobby building containing function room, 
restaurant, gym, administration, conference room 
and day spa and swimming pool 

APPLICANT KPHR Investments Pty Ltd 
OWNER Roba Holdings Pty Ltd 

APPLICATION NO 21018528 

CERTIFICATE(S) OF TITLE CT 5718/899 

AREA Approx. 28.32 hectares 
CURRENT USE Small Scale tourist accommodation (seven 

accommodation units) 
PLANNING AND 
DEVELOPMENT CODE 
VERSION 

2021.9 - 15 July 2021 

PLANNING AND DESIGN 
CODE EXTRACT LINK 

Relevant Code Extract 

ZONE Rural Zone 

OVERLAYS Character Preservation District – Not in Township 
Hazards (Bushfire – Medium Risk) 
Hazards (Flooding – Evidence Required) 
Native Vegetation 
Water Protection Area 
Water Resources 

APPLICATION TYPE Code Assessed – Performance Assessed 

PUBLIC NOTIFICATION Notified – No Sign on Land Required 

REFERRALS Environment Protection Authority 

PREVIOUS APPLICATIONS 960/410/2004 Development Approval granted 
for six self-contained tourist 
accommodation units in 
association with primary 
production (grazing). 

960/1063/2005 Development Approval granted 
for a storage shed. 

960/1064/2005 Development Approval granted 
for a farm shed. 

https://app.plan.sa.gov.au/suite/webapi/file-download?doc=24E91736-F55C-794C-C1DB-7E52D16D5D4F
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960/188/2008 Development Approval granted 
for a masonry entrance feature. 

960/381/2011 Development Approval granted 
for a detached dwelling in 
association with the existing six 
self-contained tourist 
accommodation units and 
primary production (grazing). 

960/46/2018 Development Approval granted 
for the detached dwelling to 
include the additional use of 
tourist accommodation. 

ASSESSING OFFICER Janine Lennon 

RECOMMENDATION That Planning Consent be GRANTED subject to 
Reserved Matters and Conditions 

 
INTRODUCTION 

On 26 July 2021 the development application was lodged for the following: 
 

The construction of a tourist accommodation development including: 80 

accommodation rooms; lobby building containing function room, restaurant, 

gym, administration, conference room and day spa and swimming pool 

 
The proposal was determined to be Performance Assessed in nature and requiring 
public notification.  The application was also subject to referral to the Environment 
Protection Authority due to the capacity of the on-site wastewater system. 
 
Public Consultation commenced on 2 August 2021 and concluded on 23 August 2021, 
ten representations were received with four wishing to be heard. The applicant 
provided a response to the representations which was forwarded to the representors 
to ascertain whether they wished to alter or withdraw their representation.  Some 
acknowledged receipt but none advised that they wished to alter or withdraw their 
representations. 
 
This application is subject to decision of the Barossa Assessment Panel 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. 

 
The primary assessment concern rising from the proposal is the lack of connectivity 
with a primary production use.  Other concerns with a lesser weighting were potential 
land use impacts upon sensitive receivers, and visual character impacts particularly 
whist waiting for vegetation to mature.  Despite these concerns, on balance the 
proposal is broadly consistent with the provisions of the Planning and Design Code 
and therefore warrants Planning Consent, subject to Reserved Matters and 
Conditions. 
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SITE AND LOCALITY 

The site is irregular in shape and approximately 28.32 hectares in area with frontage 
to an unmade portion of Fuss Road, at the intersection of Fuss Road and Yaldara Drive 
in the south-western corner of the site.  Access to the site is primarily gained from 
Yaldara Drive.  The eastern boundary of the site is marked by the North Para River.   
 
When viewed from Lyndoch Road (to the east), the property is ostensibly a hill with 
the North Para River at the bottom and a detached dwelling sited at the top.  The site 
has an average slope of 1 in 6, although it is steepest near the river and flattens out 
near the top of the hill.  Neighbouring Abbotsford Country House (immediately to the 
west) is located on a slightly lower elevation (approx. five metres) than the dwelling 
on the subject site.  There are limited views of the site from Yaldara Drive and Fuss 
Road due to the terrain but extensive views of the site are evident from the north-east, 
particularly when travelling in a south-westerly direction along Lyndoch Road from 
Gomersal Road. 
 
The subject site currently contains a single-storey detached dwelling (approved for 
use as both dwelling and tourist accommodation), six single-storey accommodation 
buildings and associated outbuildings. 
 
The subject land is located within a Medium Bushfire Risk Area and the Barossa 
Character Preservation District. 
 
Surrounding properties range in size from approximately two to approximately 20 
hectares and exhibit a range of uses such as rural living, small scale tourist 
accommodation, large winery, agriculture, horticulture, cellar door and 
restaurant/cafe. 
 
The township of Lyndoch is situated approximately two kilometres to the south with 
the township of Rosedale being located approximately three kilometres to the north-
west. 
 
Figure 1 provides a Zone Map and details the location of the site with regard to the 
Council boundary. 
 
An aerial view of the site and locality are contained in Figure 2 and Figure 3. 
 
Site photos are provided in Figure 4 to Figure 9. 
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Figure 1:  Zone Map and Council Boundary  

 

  
Figure 2:  Aerial – Locality, site boundary in purple, council boundary in blue 
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Figure 3:  Aerial – Site, site boundary in purple, council boundary/Para River in blue 

  



Barossa Assessment Panel Meeting 5 April 2022 
 

Item 8.2 Page 371 

 

Figure 4:  Site Photo taken east of the site and looking west, showing context with 

Abbotsford Country House in the background (source James Hayter – Visual 

Assessment) 
 

 
Figure 5:  Site Photo – North-east elevation of the Glass House, looking south-west 

(source James Hayter – Visual Assessment) 
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Figure 6:  Site Photo taken east of the site (571 Hentschke Road) looking west (source 

www.hospitalitydirectory.com.au)- note The Glass House was still under construction 

at this time. 

 
The site may be accessed via a number of routes including Fuss Road and Yaldara 
Drive from the south or Lyndoch Road/Hermann Thumm Drive from the direction of 
north/south.  The latter route features an alternate connection to the site via a private 
roadway alongside of Chateau Yaldara that links Lyndoch Road to Yaldara Drive. 
 
Photos of the road connections are below (Figures 7 to Figure 9). 
 

 
Figure 7:  Looking south along Fuss Road toward the Bridge crossing (source – Google 

Streetview) 

  

http://www.hospitalitydirectory.com.au)-/
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Figure 8:  Looking east along the private road from the entry to 221 Yaldara Drive 

(source Google Streetview) 

 
Figure 9:  Looking east from Hermann Thumm Drive along the private road, Chateau 

Yaldara is on the left hand side (source Google Streetview) 
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PROPOSAL 

The proposal involves construction of a tourist accommodation development 
including: 80 accommodation rooms; lobby building containing function room, 
restaurant, gym, administration, conference room, day spa and a swimming pool. 
 
The proposal involves the retention of the six tourist accommodation units on-site for 
their existing use.  The new development will be focused around the existing dwelling 
(known as The Glass House) and will involve the reuse of The Glass House as guest 
facilities (lounges and cocktail bar).  The accommodation rooms will be built as a 270o 
circle with the remaining 90o opening to focus on guest facilities, back of house areas, 
function centre, restaurant, conference room, day spa, gym etc.  The development 
will also include an infinity pool diagonally opposite to The Glass House in the circle of 
the development. 
 
The existing Glass House is currently located below the crest of the hill.  The proposed 
development will see the ring of guest rooms sitting lower on the hill but the main 
facilities area will sit atop the hill (view wise behind and above The Glass House). 
 
The proposal will consist of three new buildings, the Glass House and guest pool area 
with all buildings connected via an enclosed walk way (see Figure 10): 
 

1. Accommodation Building – North: 
a. 40 guest rooms of varying sizes 
b. Internal corridor 
c. Guest room service areas 

 
2. Accommodation Building – South: 

a. 40 guest rooms of varying sizes 
b. Internal corridor 
c. Guest room service areas 

 
3. Hotel Main Building: 

a. Reception/lobby area 
b. Function Centre 
c. Restaurant 
d. Conference Room 
e. Gym 
f. Day spa 
g. Tasting room 
h. Bathroom facilities 
i. Kitchen  
j. Back of House/loading bay/service yard 

 
4. Existing Glass House: 

a. 3 x small guest lounges 
b. Cocktail bar, lounge and external terrace area 

 
5. Guest pool area: 

a. Swimming pool 
b. Kiosk/bar 
c. Bathroom/shower facilities 
d. Outdoor lounge area 
e. Swimming pool safety fencing 
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In addition, the following service provisions will be installed: 
 

1. Fire system: 
a. 288kl capacity Firewater Storage Tanks 
b. Fire pump room 
c. Hydrant Booster 
d. Fire hydrants 

 
2. Waste Water System 

a. Septic tanks 
b. Effluent dispersal area 

 
3. Stormwater Management System 

a. 2 x 30kL rainwater reuse tanks 
b. 5 x stormwater detention basins 
c. Gross pollutant trap 

 
4. Car park 

a. 104 adjacent the new buildings 
b. 11 adjacent the site maintenance shed 
c. six existing parks, one adjacent each of the existing tourist 

accommodation units 
 

 
Figure 10 – Hotel Plan (source Brown Falconer) 

 
The carpark, service yard, loading bay and main hotel entry are proposed to be 
located to the west of the main facilities building between the proposed buildings 
and the adjoining Abbotsford Country House.  Due to the nature of the terrain it 
appears that this area will be quite visible from Abbotsford Country House. 
 
A proposed landscaping master plan has been provided that includes the planting 
of “an avenue” of Peppermint Boxes along the driveway from the site entrance to the 
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car park, and the existing accommodation units, spot planting of Eucalypts 
(described as swathes) to turn pockets of more existing isolated trees into groves and 
dedicated plantings in association with the stormwater basins and effluent soakage 
area, see Figure 11. 

  
Figure 11 – Landscape Master Plan (source Greenhill Engineers) 

 
Attachment 1 contains a copy of the application and associated documentation. 
 
APPLICATION TYPE 

The site is located within the Rural Zone under the Planning and Design Code. 
 
The proposed development comprises the following elements, all of which were 
categorised as “Code Assessed – Performance Assessed” in nature in accordance 
with Table 3 of the Rural Zone, Planning and Design Code: 
 

• Tourist Accommodation 
• Swimming Pool, spa pool or associated safety features 
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• Shop 
• Function Centre 
• Fence (swimming pool safety fence) 

 
PUBLIC NOTIFICATION 

Public notification is prescribed in accordance with Table 5 – Procedural Matters – 
Notification of the Rural Zone as follows: 
 

Class of Development 

(Column A) 

Exceptions (Column B) Excluded from Public 

Notification 

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 

No, does not satisfy 

DTS/DPF 6.3(b) 

Swimming Pool, spa 

pool or associated 

safety features 

None specified Yes 

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. 

Yes, satisfies DTS/DPF 

6.2 

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 

No, does not satisfy 

DTS/DPF 6.5(b) 

Fence None Specified Yes 

 
The proposal is subject to public notification, due to the tourist accommodation and 
function centre being in conflict with DTS/DPF 6.3(b) and 6.5(b) respectively.  The Rural 
Zone, DTS/DPF 6.1-6.5 are contained below for reference: 
 

Rural Zone Performance 

Outcome 

DTS/DPF Met 

DTS/DPF 6.1(c) (a) Shops have a gross leasable floor 

area not exceeding 100 sqm 

No 

DTS/DPF 6.2 Shops in new buildings: 

 

(a) are set back from all allotment 

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. 

Yes 

DTS/DPF 6.3(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. 

No 

DTS/DPF 6.4 Tourist accommodation in new Yes 
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buildings: 

 

(a) is set back from all allotment 

boundaries by at least 40 metres. 

(b) has a building height that does not 

exceed 7 metres above natural 

ground level. 

DTS/DPF 6.5(b) Function centres do not result in more 

than 75 persons for customer dining 

purposes 

No 

DTS/DPF 6.6 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 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. 

Yes 

 
The table below provides details of the public notification process: 
 
Representations 

 
• Bradley Heinrich 
• Julian Maul 
• Zhitai Wong 
• Jenny Heinrich 
• Jared Siviour 
• Tracy Koch 
• Anthony Skiparis 
• Edgar Thumm 
• Tina Kies 
• Tom Morrison 
 
No late representations were received. 
 

Person wishing to be 

heard: 

Of the ten representations received, four have requested to 
be heard as follows: 
 
• Julian Maul of 219 Yaldara Drive, Lyndoch 
• Jared Siviour of 526 Lyndoch Road, Lyndoch  
• Tracy Koch of 543 Hentschke Road, Lyndoch 
• Anthony Skiparis of 552 Lyndoch Road, Lyndoch 
 

Applicant Nick Wilson of Masterplan on behalf of KPHR Investments Pty 
Ltd (the Applicant) wishes to appear to respond to 
representations. 
 

Time period for 

Public Consultation 

2 August 2021 to 23 August 2021 

 
An aerial view showing the representors’ properties (within the immediate locality) is 
contained in Figure 12. 
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Figure 12:  Location of Representors (within the Locality) 
 
The table below summarises the contents of the representations and the applicant’s 
response: 
 
Summary of Representations  

Representor/s Applicant’s Response 

Supporting 

• Barossa needs resort style 

accommodation 

 

Concerns 

• Native Vegetation Removal 

 

 

• The proposal will increase traffic on 

Fuss Road and Yaldara Drive 

 

 

 

 

• Not small scale 

 

 

 

• Not associated with agriculture 

 

 

• Not high standard accommodation 

 

• Impacts on adjoining privacy 

 

 

 

 

• Noted 

 

 

 

• Addressed in Native Vegetation 

Clearance Report. 

 

• Expert advice from traffic consultant 

advises that Yaldara Drive and Fuss 

Road have the capacity to 

accommodate the increased traffic 

expected by the proposal. 

 

• The Planning and Design Code does 

not reference small scale.  DPFs are 

a design technique. 

 

• Agriculture was abandoned on the 

site 17 years ago. 

 

• Response not provided. 

 

• The distance between the proposed 

structures and adjoining properties 

will prevent unreasonable impact 
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• There will be a loss of amenity 

 

 

 

 

• The proposed hours of operation for 

the pool, function centre and 

restaurant will result in neighbour 

nuisance. 

 

 

• The proposal will result in adverse 

visual impacts (including reflection) 

on the landscape. 

 

• Noise impacts 

 

 

 

• Light pollution 

 

 

 

• Impacts on agricultural activity 

 

 

• Land use conflicts (eg noise – winery 

machinery, frost fans, gun shots and 

bird scaring devices; smell – 

horticultural spray, burn-off smoke, 

fertiliser spreading; pest/feral animal 

management). 

 

• On three plans the proposal includes 

the neighbour’s property (526 

Lyndoch Road) 

 

• Infinity pool does not include a noise 

shield 

 

• Impact upon native fauna in 

particular the Common Brushtail 

Possum 

 

 

 

• Proposed landscape plan is 

inadequate 

 

upon privacy of neighbouring 

properties. 

 

• Not specifically addressed as a 

general matter but dealt with as 

broken-down components such as 

noise, visual impact etc. 

 

• Hours of operation have not yet 

been determined, but it is confirmed 

that to ensure guest amenity, there 

will be limitation for the hours of 

facilities and services. 

 

• Visual impact is acceptable and 

consistent with the relevant policies. 

 

 

• Predicted noise levels are well within 

the Environment Protection (Noise) 

Policy criterion. 

 

• Will not result in obtrusive light 

impacts that exceed the Australian 

Standard for outdoor lighting. 

 

• Land is already used for tourist 

accommodation. 

 

• Land is already used for tourist 

accommodation. 

 

 

 

 

 

• This has been acknowledged and 

the acoustic report has been 

updated to address this. 

 

• See commentary regarding noise 

assessment and hours of operation. 

 

• The reference to Common Brushtail 

Possums in the planning report has 

been updated in accordance with 

the representor’s anecdotal 

evidence. 

 

• The landscaping concept is of a high 

standard, and 80% of trees planted 

in the past six years have survived 

despite no fixed irrigation. 
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A copy of the representations is contained in Attachment 2 and the applicant’s 
response is contained in Attachment 3. 
 
REFFERALS 

 
External 
On 2 August 2021 the proposal was referred to the Environment Protection Authority 
(EPA), due to the size of the associated on-site waste water system exceeding the EPA 
referral trigger, pursuant to Schedule 9 of the Planning, Development and 

Infrastructure (General) Regulations 2017 and Part 9 of the Planning and Design Code 
as follows: 
 

Environment Protection Authority No objection, subject to Conditions 
 
The EPA have provided referral response, 16 March 2022, with the EPA raising no 
objection to the development, subject to conditions. 
 
A copy of the relevant EPA report is contained in Attachment 4. 

 

Internal 

The following internal advice has been received from staff: 
 

Works and Engineering Services Initial concerns regarding stormwater 

management were identified in respect to 

some of the stormwater calculations/data 

provided.  However, amended stormwater 

calculations have been provided and have 

been deemed acceptable, subject to 

conditions.   

 

Concerns regarding traffic potentially using Fuss 

Road instead of Yaldara Drive, as Fuss Road is a 

narrow unsealed road, subject to a narrow 

bridge crossing.  These concerns remain. 

 
ASSESSMENT 

Please refer to the following link, the Planning and Design Code extract for this 
proposal, dated 15 July 2021, Version 2021.9. 
 
Planning and Design Code Extract Link Relevant Code Extract 

 
Seriously at Variance 

Pursuant to Section 107(2)(c) of the Planning, Development and Infrastructure Act 

2016, it is recommended that the Panel determine that the proposed development is 
not seriously at variance with the relevant provisions of the Planning and Design Code.   
 
The proposed development is generally envisaged within the relevant Zone, Overlays 
and General Provisions albeit not in association with primary production. It is 
considered that the lack of association with primary production does not result in this 
proposal being seriously at variance with the relevant provisions of the Planning and 
Design Code. 

https://app.plan.sa.gov.au/suite/webapi/file-download?doc=24E91736-F55C-794C-C1DB-7E52D16D5D4F


Barossa Assessment Panel Meeting 5 April 2022 
 

Item 8.2 Page 382 

 

Character Preservation (Barossa Valley) Act 2012 

Pursuant to Section 6(2) of the Character Preservation (Barossa Valley) Act 2012, 
having regard to the Objects of the Act, it is recommended that the Panel determine 
that the proposed development does not adversely impact the character values of 
the district:  
 
(a) the rural and natural landscape and visual amenity of the district 
(b) the heritage attributes of the district 
(c) the built form of the townships as they relate to the district 
(d) the viticultural, agricultural and associated industries of the district 
(e) the scenic and tourism attributes of the district. 
 
The character values are briefly addressed as follows: 
 
(a) the rural and natural landscape and visual amenity of the district: 

 A visual impact assessment has been provided by James Hayter of Oxigen who 
advises (in summary) that the proposed development will have a low overall 
visual impact on the broader locality 

(b) the heritage attributes of the district 

The heritage attributes of the district are identified in the rural area as being 
planting of vines, construction of fencing, stone walls and farm buildings, the 
proposed development will not remove or obscure any of these attributes 

(c) the built form of the townships as they relate to the district 

 The proposed development is not in a township 
(d) the viticultural, agricultural and associated industries of the district 

The proposed development will not result in the cessation or curbing of any 
existing viticultural, agricultural or associated industries of the district 

(e) the scenic and tourism attributes of the district 

As previously described, the visual impact assessment provided by James Hayter 
of Oxigen speaks to the scenic attributes of the proposal, and the proposed 
development is specifically targeted at providing additional facilities to 
enhance the tourism attributes of the district.   

 
Further discussion is contained under the Assessment section below specifically in 
relation to the Character Preservation District Overlay. 
 
Assessment 

Detailed assessment of the proposal has taken place against the relevant provisions 
of the Planning and Design Code as quoted above.  Commentary is provided below 
under headings: 
 
Land Use 

 
Rural Zone  

Desired Outcomes 

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. 

DO2 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. 
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Relevant Performance Outcomes/Designated Performance Features 

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. 

DTS/DPF 1.1 

Development comprises one or more of the 

following: 

 

(s) Shop 

(v) Tourist accommodation 

 

 

The proposed development can be broken down to three main land uses – tourist 
accommodation, shop and function centre.  A shop and Tourist Accommodation are 
forms of development listed in the DPF associated with Performance Outcome 1.1 
and in this regard, they satisfy the Performance Outcome.  A Function Centre however 
is not listed in the DPF to which this Performance Outcome relates.  While a Function 
Centre is not an envisaged land use, Performance Outcomes 6.5 and 6.6 of the Rural 
Zone do specifically relate to Function Centres. The latter being a land use that is 
commonly associated with larger scale tourism accommodation. 
 
Overall, the proposed land uses are anticipated within the Rural Zone but must satisfy 
a range of policies in respect to their design and function. These matters are 
expanded below under headings. 
 
Scale and Form of Development 

 
Shops, Tourism and Function Centres 

PO 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. 

DTS/DPF 6.1 

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 100 sqm or 250 sqm in the case 

of a cellar door. 

(d) have an area for the display of produce 

or goods external to a building not 

exceeding 25 sqm. 

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. 

DTS/DPF 6.2 

Shops in new buildings: 

 

(a) are set back from all allotment 

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. 

PO 6.3 

Tourist accommodation is associated with the 

primary use of the land for primary production 

DTS/DPF 6.3 

Tourist accommodation: 
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or primary production related value adding 

industry to enhance and provide authentic 

visitor experiences. 

(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 10 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. 

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. 

DTS/DPF 6.4 

Tourist accommodation in new buildings: 

 

(a) is set back from all allotment boundaries 

by at least 40 metres. 

(b) has a building height that does not 

exceed 7 metres above natural ground 

level. 

PO 6.5 

Function centres are associated with the 

primary use of the land for primary production 

or primary production related value adding 

industry. 

DTS/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 persons 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. 

DTS/DPF 6.6 

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 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 relevant Performance Outcomes 6.2, 6.4 and 6.6 (for tourism accommodation, 
shops and function centres respectively) have been met in that the corresponding 
Design Performance Features have been met as follows: 
 

1. are located on an allotment exceeding 5ha (28.3ha approx.) 
2. all proposed structures are to be setback a minimum of 78m from the closest 

property boundary 
3. are located at least 190m from the nearest sensitive receiver (Abbotsford 

Country House) 
4. Have a height not exceeding 7.0m for the tourist accommodation component, 

and not exceeding 9.0m for the function centre and shop components 
 
The relevant Performance Outcomes 6.1, 6.3 and 6.5 (for tourism accommodation, 
shops and function centres respectively) seek “In association with, or as a value 
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adding industry to enhance primary production”. Whilst the previous tourist 
accommodation approvals on the site were in association with primary production 
(grazing), the Planning Report accompanying this proposal states that no primary 
production has occurred on the site in 17 years.  Therefore, Performance Outcomes 
6.1, 6.3 and 6.5 are not met by the proposal. 
 
While the proposal is not associated with, or as a value adding industry to primary 
production in the zone, the non-compliance with these Performance Outcomes is not 
considered to be so great so as to outweigh the overall merits of this this proposal 
given that: 
 

• The site is already used entirely for the purposes of tourist accommodation 
• The applicant advises that the site has not been used for primary production 

for 17 years 
• The site is located immediately adjacent a large working winery (Chateau 

Yaldara, located immediately south-east of the site) which is considered to be 
a dominant land use in the locality and does have a significant influence on 
the character and amenity of the immediate locality. 

 

Siting, Design and Appearance 

 
Built Form and Character 

PO 10.1 

Large buildings are 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. 

DTS/DPF 10.1 

None are applicable. 

 
General Development Policies 

Tourism Development  

Desired Outcomes 

DO 1 Tourism development is built in locations that cater to the needs of visitors and 

positively contributes to South Australia's visitor economy. 

Relevant Performance Outcomes/Designated Performance Features 

General 

PO 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. 

DTS/DPF 1.2 

None are applicable. 

 
The proposed built form will be setback approximately 325m from Lyndoch Road and 
will not be readily visible from other public roads within the locality, with all built form 
to be setback approximately 78m (minimum) from allotment boundaries in 
accordance with Performance Outcome 10.1(a). 
 
The proposal uses a combination of precoated metal, render and glass to the majority 
of the building.  A material and finishes schedule has been provided demonstrating 
that the exterior facing outer walls will feature black (below windows, and window 
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frames), grey (roofing) and white (wall section between windows and roof) colouring.  
The portion of the building facing the car park area will be of lighter colours. Whilst the 
white bands above and below the windows tend not to blend with the surrounding 
landscape, in conjunction with the proposed landscaping, it is considered that in 
general the proposal will largely accord with Performance Outcome 10.1(b). 
 

 
Figure 13:  Architects render of proposed development – sans landscaping (source Brown 

Falconer) 
 
As noted earlier when viewed from Lyndoch Road (to the east), the property is 
ostensibly a hill with the North Para River at the bottom and a detached dwelling sited 
at the top. Despite this perception, the landform does rise behind the development 
but on a lesser slope in accordance with Performance Outcome 10.1(c). 
 
The circular design of the proposal clustered around the existing Glass House is a 
prominent characteristic of the proposal and is considered to be fully in accordance 
with Performance Outcome 1.2. 
 
Cut and Fill 

 
Rural Zone 

Relevant Performance Outcomes/Designated Performance Features 

Land use and Intensity  

PO 2.2 

Buildings are generally located on flat land to 

minimise cut and fill and the associated visual 

impacts. 

DTS/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 1.5m from 

natural ground level. 

 

 
General Development Policies 

Design 

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. 

DTS/DPF 8.1 

Development does not involve any of the 

following: 

 

(a) excavation exceeding a vertical height 

of 1 metres. 
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(b) filling exceeding a vertical height of 1 

metre. 

(c) a total combined excavation and filling 

vertical height of 2 metres 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). 

DTS/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% 

(1in4) at any point along the driveway. 

(b) are constructed with an allweather 

trafficable surface. 

PO 8.3 

Driveways and access tracks on sloping land 

(with a gradient exceeding 1 in 8): 

 

(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. 

DTS/DPF 8.3 

None are applicable. 

PO 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. 

DTS/DPF 8.4 

None are applicable. 

PO 8.5 

Development does not occur on land at risk 

of landslip nor increases the potential for 

landslip or land surface instability. 

DTS/DPF 8.5 

None are applicable. 

 
The area of the site that is proposed for the development generally features a slope 
of around 1 in 8.  Whilst this gradient is generally acceptable for trafficability, it will 
result in cut and fill that exceeds the limits set out by the DPF 2.2 of the Rural Zone 
which limit maximum of combined excavation and filling to 1.5m.  The proposed level 
of cut will be a maximum of 4m and fill will be a maximum of 1.5m.  While the proposed 
level of combined cut and fill exceeds 1.5m as stated in DPF 2.2, the intent of the 
Performance Outcome 2.2 to “minimise cut and fill and the associated visual imapcts” 

is considered to be met.  The level of cut is primarily to enable the construction of 
water management systems (stormwater basins) and to reduce the visual impact of 
buildings and structures in particular the ring of guest suites which are set into the hill 
side.  It also noted that the earthworks will not be perceptible outside of the 
development as the change in ground levels is only evident from within the courtyard 
area and is visually screened by the building from downslope areas. 
 

Character Preservation Overlay 
 

Character Preservation District Overlay (Not in township)  

Desired Outcomes 

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. 
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Relevant Performance Outcomes/Designated Performance Features   

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 

 

ensuring visual separation from the rural area 

through landscaping and road reserves. 

DTS/DPF 2.1 

None are applicable. 

Built Form and Character in the Rural Area 

PO 3.1 

Preservation of existing natural features 

including topography, watercourses and 

mature trees. 

DTS/DPF 3.1 

None are applicable. 

PO 3.2 

Buildings and structures do not interrupt views 

of the skyline through measures including 

being sited below ridge lines. 

DTS/DPF 3.2 

None are applicable. 

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, nonreflective landscape 

colours on external surfaces. 

DTS/DPF 3.3 

None are applicable. 

PO 3.4 

Large buildings and structures are 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. 

DTS/DPF 3.4 

None are applicable. 

PO 3.5 

Buildings and structures are grouped to 

create compact clusters well set back from 

public roads. 

DTS/DPF 3.5 

None are applicable. 

PO 3.6 

Development mitigates the need for long, 

steep access roads that require excessive 

grading or removal of vegetation. 

DTS/DPF 3.6 

None are applicable. 

General Development Policies 

Tourism Development 

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. 

Relevant Performance Outcomes/Designated Performance Features 

General 

PO 1.1 

Tourism development complements and 

contributes to local, natural, cultural or 

historical context where: 

 

(a) it supports immersive natural 

DTS/DPF 1.1 

None are applicable. 
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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 

facilities and activities for use by guests and 

visitors) is clustered to minimise environmental 

and contextual impact. 

DTS/DPF 1.2 

None are applicable. 

 
As previously discussed, the proposed built form is generally of a low scale with the 
guest accommodation ring being less than seven metres above natural ground level 
and the main facilities being less than nine metres above natural ground level.  The 
buildings are grouped around The Glass House and at the closest point 78 metres from 
the property boundary and 260 metres from the nearest road.  A materials and finishes 
schedule has been provided demonstrating that the exterior facing outer walls will 
feature black (below windows, and window frames), grey (roofing) and white (wall 
section between windows and roof) colouring.  The portion of the building facing the 
car park area will be of lighter colours. 
 
James Hayter (Landscape Architect) has provided a comprehensive visual 
assessment of the proposal from public land (refer Attachment 1).  From most view 
point locations, the proposed development will have a low impact upon the visual 
character of the locality due to distance, terrain and vegetation.  Mr Hayter has 
identified that the view of the development from Lyndoch Road (immediately east of 
the development) will be high.  This is because (as mentioned in the site and locality 
description) the development will appear as being on top of the hill with an open 
skyline behind.  Mr Hayter has concluded that the development will have a low overall 
visual impact upon the broader locality of the site and has advised that in addition to 
the building articulation, proposed low reflectivity and muted colours, the proposed 
landscaping will assist in reducing the visual impact of the development. 
 
It is considered that in some locations the proposed development will be quite visible 
from Lyndoch Road.  The existing tourist accommodation is already quite visible, but 
there will be increased ability to view structures on the site from the north and west, 
once the proposed development has been constructed and particularly during the 
decade or more that it will take for the landscaping to being mature.  In addition, 
some consideration should be afforded to the character of the neighbouring 
Chateau Yaldara complex.   
 
Whilst the proposed development will be more visible than the existing buildings, the 
proposal is not considered to adversely impact upon the rural character of the 
locality.  It is considered that the proposal satisfies Desired Outcome 1 in that it 
“Recognises, protects and enhances the special character of the Character 

Preservation District”. 

 

It can be suggested Desired Outcome 2 of the Character Preservation District Overlay 
has not been met in that despite the Code recognising tourism and shops as a value 
adding enterprise within the District, there is no primary production occurring on the 
site and the proposed development is not directly linked to primary product. As 
previously detailed there is currently no primary production occurring on the site and 
the proposal does seek to intensify an existing tourism accommodation use.  It is 
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suggested that the absence of a link with primary production is a shortcoming in the 
proposal but that it is not fatal to the merits of the proposal (refer earlier commentary 
under “Scale and Form of Development”).  While the proposal does not support 
primary production or value adding on the site, it is acknowledged that the proposal 
has had careful regard to the uses on adjacent land and does fulfil the part of Desired 
Outcome 2 which seeks “The long term use of land outside of townships for primary 

production…”. 

 
Interface between Land Uses 
  

Interface between Land Uses 
Desired Outcomes 
DO 1 Development is located and designed to mitigate adverse effects on or from 

neighbouring and proximate land uses. 

Relevant Performance Outcomes/Designated Performance Features 
General Land Use Compatibility 
PO 1.1 

Sensitive receivers are designed and 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. 

DTS/DPF 1.1 

None are applicable. 

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. 

DTS/DPF 1.2 

None are applicable. 

Hours of Operation 

PO 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: 

 

(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. 

DTS/DPF 2.1 Development operating within the 
following hours: 
 
(Nil Applicable) 

Activities Generating Noise or 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). 

DTS/DPF 4.1 

Noise that affects sensitive receivers achieves 

the relevant Environment Protection (Noise) 

Policy criteria. 

PO 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 

DTS/DPF 4.2 

None are applicable. 
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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). 

DTS/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 5 metres from the nearest 

habitable room located on an adjoining 

allotment 

or 

(b) located at least 12 metres 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. 

DTS/DPF 4.4 

Adjacent land is used for residential purposes. 

PO 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). 

DTS/DPF 4.5 

None are applicable. 

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. 

DTS/DPF 4.6 

Development incorporating music includes 

noise attenuation measures that will achieve 
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the following noise levels: 

 
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). 

DTS/DPF 6.1 

None are applicable. 

PO 6.2 

External lighting is not hazardous to motorists 

and cyclists. 

DTS/DPF 6.2 

None are applicable. 

Solar Reflectivity / Glare 

PO 7.1 

Development is designed and 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 

microclimatic impacts on adjacent buildings 

and land uses as a result of reflective solar 

glare. 

DTS/DPF 7.1 

None are applicable. 

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. 

DTS/DPF 9.1 

None are applicable. 

PO 9.2 

Sensitive receivers are located and designed 

to mitigate potential impacts from lawfully 

existing intensive animal husbandry activities 

and do not prejudice the continued 

operation of these activities. 

DTS/DPF 9.2 

None are applicable. 

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. 

DTS/DPF 9.6 

None are applicable. 

 
The proposal is accompanied by an extensive number of supporting reports which 
address the above-mentioned Performance Outcomes that broadly relate to land 
use interface as follows: 
 
• Visual Assessment – prepared by Oxigen Landscape Architecture and Urban 

Design 
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• Environment Noise Assessment prepared by Resonate Consultants (includes 

update) 

• Visual Lighting Advice – prepared by Lucid Consulting 

• Traffic Report – prepared by GTA Consulting 

• Planning Report – prepared by Masterplan 

 
Nearby rural residences are considered to be sensitive receivers, likewise any guests 
accommodated within the proposed development are also considered to be 
sensitive receivers.  In total, there are four sensitive receivers within the locality, which 
have been considered in the Environmental Noise Assessment, prepared by Resonate 
Consultants. 
 
With regard to off-site sensitive receivers the most likely external impacts from the 
proposed development are considered to be: 
 
• Noise 
• Traffic movement 
• Light spill 
• Loss of privacy 
 
These matters are addressed under sub-headings below: 
 
Noise impact 

 
Noise from the site will emanate from the following sources as identified within the 
Environmental Noise Assessment: 
 
• Patron noise 
• Car park activities 
• Passenger vehicle movement 
• Service vehicle movement (including rubbish collection) 
• Mechanical plant 
 
The Resonate Environmental Noise Assessment report has modelled the predicted 
noise levels at sensitive receivers based on indicative noise levels from the noise 
sources.  Resonate advises that noise impacts at adjoining receivers will not exceed 
the Environment Protection (Noise) Policy, such that Performance Outcome 4.1 is met.  
Masterplan further has advised that refuse collection will be limited to 9:00 am-7:00 
pm on a Sunday and 7:00 am-7:00 pm on all other days and swimming pool usage will 
be restricted to between 6:00 am and 9:00 pm.   
 
Having regard to the Environmental Noise Assessment and controls regarding times 
for refuse collection and use of the swimming pool, it is considered that noise impact 
has been adequately addressed. 
 
Traffic Movement  

 
Traffic movements have been estimated by Stantec (formerly GTA Consulting) as 
being up to 38 trips per hour during peak periods.  This equates to one additional car 
on Yaldara Drive every one and a half minutes.  From Yaldara Drive the traffic 
movements are expected to be split between Lyndoch Road and Barossa Valley Way 
(both bitumen roads). Whilst this increase is expected to be noticeable in Yaldara 
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Drive, due to the setback of dwellings from the road, the increased volume of traffic 
is not expected to have an adverse impact upon amenity of existing dwellings. 
 
Light Spill 

 
The Visual Lighting Advice assessment undertaken by Lucid Consulting advises that all 
exterior lighting is required to meet with Australian Standards AS1158.3.1:2020, for 
outdoor car parking lighting design requirements and AS4282:2019 for obtrusive 
lighting requirements.  The report advises that both Standards will be met thereby 
providing safe lighting for the outdoor car parking area whilst avoiding light nuisance 
for sensitive receivers. 
 
Privacy Impact 

 
With regard to loss of privacy the distances involved between the proposed buildings 
and property boundaries mean that any views into adjoining properties are incidental 
only and mostly obscured by vegetation and terrain.  Should guests of the site decide 
to go on “bush walks” particularly when portions of the Para River are dry, there is the 
potential of inadvertent trespass on to the two rural living properties sited to the west 
of Lyndoch Road with boundaries that are adjacent the subject site.  This is a 
civil/management issue that is outside the scope of this development application. 
 
The proposal has also considered the impact of the facility upon occupants within the 
facility on-site (which are also sensitive receivers).  With regard to the on-site sensitive 
receivers the most likely impacts will be: 
 
• Heavy vehicle usage 
• Machinery (including frost fans) 
• Spray drift 
• Dust/smoke 
• Odour 
 
A lesser weighting appears to have been applied by Resonate within their acoustic 
assessment to sensitive receivers on the development site, potentially due to the 
transient nature of the individuals who will be attending the site, generally staying for 
less than a week.  Spray drift while mentioned is becoming an increasingly rare source 
of complaint due to modern application methods, the setbacks between competing 
uses and vegetation/landscaping that can assist with ameliorating residual impact.  
All other listed impacts are likely to occur at various times during the year, but given 
the transient nature of the receivers, the facility is unlikely to have an unreasonable 
impact upon their amenity.  It is also noted that the operators of the facility will have 
in their best interests to maintain a high level of amenity and comfort for occupants. 
 
As a result of its size, the proposed development will result in a notable change to the 
characteristics of the locality but having regard to the design of the development 
and its consideration of sensitive receivers, the proposed management 
arrangements, landscaping, the setbacks from boundaries combined with the terrain, 
it is concluded that the proposal will not have an unreasonable impact upon sensitive 
receivers and therefore fulfils the Performance Outcomes above. 
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Native Vegetation 

 
Native Vegetation Overlay 

Desired Outcomes 

DO1 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. 

Relevant Performance Outcomes/Designated Performance Features 

Environmental Protection 

PO 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. 

DTS/DPF 1.1 

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 10 metres of a building (other 

than a residential building or tourist 

accommodation). 

iii. within 20 metres of a dwelling or 

addition to an existing dwelling for fire 

prevention and control. 

iv. within 50 metres 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 

Native vegetation clearance in association 

with development avoids the following: 

 

(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. 

DTS/DPF 1.2 

None are applicable. 

PO 1.4 

Development restores and enhances 

biodiversity and habitat values through 

revegetation using locally indigenous plant 

species. 

DTS/DPF 1.4 

None are applicable. 
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Some native vegetation is proposed to be removed, being five large, mature, 
remnant Peppermint Box (Eucalyptus odorata). A report has been prepared in 
accordance with Regulation 18(2)(a) of the Native Vegetation Regulations 2017 that 
establishes that the clearance is categorised as 'Level 2 clearance'.  The removal is 
proposed to be offset by a payment into the Native Vegetation Fund and via native 
revegetation plantings as a part of the landscaping proposal.  The Landscaping Plan 
includes the planting of “an avenue” of Peppermint Boxes along the internal driveway 
from the site entrance to the car park, and the existing accommodation units.  Spot 
planting of Eucalypts (described as swathes) to turn pockets of more isolated existing 
trees into groves and dedicated plantings are also proposed in association with the 
stormwater basins and effluent soakage area.  Landscaping has also been shown 
around the proposed new building and car parking area. 
 
While removal of some native vegetation is necessary, a payment into the Native 
Vegetation Fund will be proposed, together with offset plantings that are part of an 
extensive landscape scheme for the site.  On balance, the Desired Outcome 1 is 
considered to be met.  In addition, the native vegetation clearance is not in conflict 
with Performance Outcome 1.2. 
 
Bushfire Hazard 

 
Hazards (Bushfire - Medium Risk) Overlay 

Desired Outcomes 

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 To facilitate access for emergency service vehicles to aid the protection of lives and 

assets from bushfire danger. 

Relevant Performance Outcomes/Designated Performance Features 

Siting 

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. 

DTS/DPF 1.1 

None are applicable. 

Built Form 
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. 

DTS/DPF 2.1 

None are applicable 

PO 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 

DTS/DPF 2.2 

Outbuildings and other ancillary structures are 

sited no closer than 6 metres from the habitable 

building. 
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of bushfire. 

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. 

DTS/DPF 3.1 

None are applicable. 

PO 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. 

DTS/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): 

 

(a) the asset protection zone has a minimum 

width of at least: 

I. 50 metres 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, 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. 

DTS/DPF 3.3 

None are applicable. 

 
The site is located within the Hazards (Medium Bushfire Risk) Area Overlay under the 
Planning and Design Code. 
 
The buildings have predominantly been designed with curves rather than corners to 
reduce the likelihood of leaf litter etc being trapped in pockets along the building, 
which may result in a potential fire source.  This approach is consistent with 
Performance Outcome 2.1.   
 
The slope of the site within the vicinity of the proposed buildings is approximately 1 in 
8 which is considered traversable for fire fighting vehicles, in addition there is an all-
weather driveway that will largely encircle all built form on the site providing not only 
access but also a fire break, consistent with DPF 3.1. There is significant open area 
surrounding the buildings, such that an asset protection zone is achieved within the 
site, consistent with DPF 3.2 (a). 
 
The site currently receives water via a restricted supply on Fuss Road.  As a component 
of this development, the water supply connection is proposed to be upgraded and 
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will also be supported by significant roof water connection and storage on site.  The 
proposed fire water storage capacity will be 288Kl with a booster assembly and fire 
hydrants to be located on site to provide pressurised water for fire-fighting.  The fire 
hydrants are in locations suitable for access by a CFS firefighting appliance.  The 
proposed water supply system is considered to satisfy Performance Outcome 3.3. 
 

Vehicle Access  Roads, Driveways and Fire Tracks 
PO 5.2 

Access to habitable buildings is designed 

and constructed to facilitate the safe and 

effective: 
 
(a) access, operation and evacuation of 

firefighting vehicles and emergency 

personnel. 

(b) evacuation of residents, occupants and 

visitors. 

 

DTS/DPF 5.2 

Access is in accordance with (a) or (b): 

 

(b) driveways: 

i. do not exceed 600 metres 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 

iv. driveway having a gradient of not 

more than 7. 

v. degrees (1in8). 

vi. have a gradient of not more than 16 

degrees (1 in3.5) at any point along 

the driveway. 

vii. have a crossfall of not more than 6 

degrees (1in 9.5) at any point along 

the driveway. 

viii. have a minimum formed width of 3 

metres (4 metres 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). 

ix. incorporate passing bays with a 

minimum width of 6m and length of 

17 metres every 200 metres (Figure 5). 

x. 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). 

xi. allow firefighting services (personnel 

and 

xii. 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). 

xiii. 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: 

A. a loop road around the building 
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or 

B. a turning area with a minimum 

radius of 12.5 metres (Figure 3) 

or 

C. 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). 

xiv. incorporate solid, allweather 

crossings over any watercourse that 

support firefighting 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 

firefighting purposes unless there are no safe 

alternatives available. 

DTS/DPF 5.3 

None are applicable. 

 
The site has direct access to an all-weather public road in Yaldara Drive.  The on-site 
road network is designed with regard to the above-mentioned CFS access 
requirements in respect to the internal road width, geometry and materials and 
provision for turn-around area for CFS fire fighting appliance.   
 
Overall, the proposed development addresses the substantial majority of the relevant 
Performance Outcomes in respect to bushfire risk.  Conditions of consent are 
recommended in respect to bushfire management. 
 
Flood Hazard 

 
Hazards (Flooding – Evidence Required) Overlay 

Desired Outcomes 

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. 

Relevant Performance Outcomes/Designated Performance Features 

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. 

 
Whilst the site is bordered by the North Para River, building floor levels will be 
approximately 40 metres above the regular river level and therefore no flooding 
impacts are expected from the river.  There is no formal water table infrastructure at 
the intersection of Fuss Road and Yaldara Drive, but the site access road (driveway) 
rises away from this intersection and as such there is not expected to be any flow of 
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water from the public road onto the site.  This aspect of the development satisfies 
Desired Outcome 1 and Performance Outcome 1.1. 
 
Water Protection Area Overlay 

 
Water Protection Area Overlay 

Desired Outcomes 

DO1 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. 

Relevant Performance Outcomes/Designated Performance Features 

Groundwater 

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. 

DTS/DPF 2.1 

None are applicable. 

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. 

DTS/DPF 2.2 

None are applicable. 

Wastewater 

PO 5.1 

Wastewater generating development utilises 

existing communal wastewater management 

infrastructure to avoid onsite disposal. 

DTS/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. 

PO 5.2 

Development that generates wastewater 

which cannot be disposed of via sewerage or 

community wastewater management 

systems, is designed and of a scale that will 

enable onsite wastewater treatment and 

disposal in accordance with relevant health 

and environmental requirements. 

DTS/DPF 5.2 

Onsite wastewater treatment systems comply 

with: 

 

(a) the ‘Onsite Wastewater Systems Code’ 

or 

(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’. 

General Development Policies 

Design 

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 

DTS/DPF 31.1 

None are applicable. 
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to minimise pollutants entering stormwater. 

PO 31.2 

Water discharged from a development site is 

of a physical, chemical and biological 

condition equivalent to or better than its 

predeveloped state. 

DTS/DPF 31.2 

None are applicable. 

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 

washdown 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 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 

(b) or 

ii. a holding tank and its subsequent 

removal offsite on a regular basis. 

 

DTS/DPF 32.1 

None are applicable. 

 
A detailed Stormwater Management Plan has been provided for the site and has 
been reviewed by Council’s Works and Engineering Services. The Stormwater 
Management Plan will effectively limit off site stormwater run-off on site, via a system 
of detention basins to detain water to pre-development conditions.  All stormwater 
run-off that is collected from the main car park and loading dock zones will pass 
through a gross pollutant trap and have oil and grease separated and treated prior 
to discharge to the detention basins.  Subject to implementation of the Stormwater 
Management Plan, the proposal will satisfy the above-mentioned Performance 
Outcomes.  A condition of consent is recommended in respect to the implementation 
of the stormwater system. 
 
Water Resources Overlay 

 
Water Resources Overlay 

Desired Outcomes 

DO1. 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. 

DO2 Maintain the conveyance function and natural flow paths of watercourses to assist in 

the management of flood waters and stormwater runoff. 
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Relevant Performance Outcomes/Designated Performance Features 

Water Catchment 

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. 

DTS/DPF 1.1 

None are applicable. 

PO 1.2 

Development avoids interfering with the 

existing hydrology or water regime of swamps 

and wetlands other than to improve the 

existing conditions to enhance environmental 

values. 

DTS/DPF 1.2 

None are applicable. 

PO 1.7 

Watercourses, floodplains (1% AEP flood 

extent) and wetlands protected and 

enhanced by retaining and protecting 

existing native vegetation. 

DTS/DPF 1.7 

None are applicable. 

PO 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. 

DTS/DPF 1.8 

None are applicable. 

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. 

DTS/DPF 1.9 

None are applicable. 

 
As previously detailed the proposed development will be located approximately 40 
metres above the North Para River watercourse and approximately 200 metres away 
from its wetland area.  No roads or infrastructure are expected to encroach on the 
watercourse.  Also, as previously discussed, a detailed Stormwater Management Plan 
has been submitted that demonstrates how the North Para River water resource will 
be protected and maintained with regard to offsite water flows.  This aspect of the 
development is considered to be acceptable. 
 
Landscaping 

 
Design 

Desired Outcomes 

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 
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management, environmental performance, biodiversity and local amenity and to 

minimise energy consumption. 

Relevant Performance Outcomes/Designated Performance Features 

All development 

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. 

DTS/DPF 3.1 

None are applicable. 

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. 

DTS/DPF 3.2 

None are applicable. 

 

As previously discussed a Landscaping Plan has been provided that includes the 
planting of “an avenue” of Peppermint Boxes along the proposed internal driveway 
from the site entrance to the car park, and the existing accommodation units.  Spot 
planting of Eucalypts (described as swathes) to turn pockets of more isolated existing 
trees into groves, and dedicated plantings in association with the stormwater basins 
and the effluent soakage area.  Landscaping has also been shown around the 
proposed new building and car parking area.  Whilst a landscaping masterplan has 
been provided, a specific planting plan detailing what species will be planted where 
has not been provided.  Given the scale of the development and need to ensure the 
desired landscaping outcome is achieved, it is recommended that a final working 
landscaping plan be requested as a Reserved Matter. 
 

Rural Zone  

Site and Design 

PO 2.1 

Development is provided with suitable 

vehicle access. 

DTS/DPF 2.1 

Development is serviced by an allweather 

trafficable public road. 

PO 2.2 

Buildings are generally located on flat land to 

minimise cut and fill and the associated visual 

impacts. 

DTS/DPF 2.2 

Buildings: 

 

(a) are located on sites with a slope not 

greater than 10% (1 in10). 

(b) do not result in excavation and/or filling of 

land greater than 1.5 metres from natural 

ground level. 

Character Preservation District Overlay 

Earthworks 

PO 4.1 

Excavation and filling of land is limited to that 

associated with: 

 

(a) minimising the visual impact of buildings 

or structures. 

(b) construction of water storage facilities. 

DTS/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. 
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(c) impact of buildings or structures or to 

construct water storage facilities. 

 

Effluent Disposal 

 
General Development Policies 

Design 

On-site Waste Treatment Systems 

PO 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. 

DTS/DPF 6.1 

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. 

Waste Treatment and Management Facilities 

Desired Outcomes 

DO 1 Mitigation of the potential environmental and amenity impacts of waste treatment and 

management facilities. 

Relevant Performance Outcomes/Designated Performance Features 

Siting 

PO 1.1 

Waste treatment and management facilities 

incorporate separation distances 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. 

DTS/DPF 1.1 

None are applicable. 

Soil and Water Protection 

PO 2.1 

Soil, groundwater and surface water are 

protected from contamination from waste 

treatment and management facilities 

through measures such as: 

 

(a) containing potential groundwater and 

surface water. 

(b) contaminants within waste operations 

areas. 

(c) diverting clean stormwater away from 

waste operations areas and potentially 

contaminated areas. 

(d) providing a leachate barrier between 

waste operations areas and underlying 

soil and groundwater. 

DTS/DPF 2.1 

None are applicable. 

 
As a large development with no connection to sewer or a Community Waste 
Management Scheme, all waste water will need to be treated on site via a dedicated 
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waste water management system.  An engineered on-site waste treatment system is 
proposed to support the wastewater demands for the development. 
 
The proposed system has been reviewed by the Environment Protection Authority who 
have prescribed conditions with regard to the installation and on-going management 
of the system.  Subject to these conditions, the proposal is considered to satisfy the 
above-mentioned Performance Outcomes. 
 
Suitability of Public Vehicle Access and Internal Access 

 
Rural Zone 

Siting and Design  

PO 2.1 
Development is provided with suitable vehicle 
access. 
 

DTS/DPF 2.1 
Development is serviced by an all-weather 
trafficable public road. 

 

The development is serviced by an all-weather trafficable public road in Yaldara Drive 
therefore the traffic access requirements of the Code have essentially been met. 
 
As previously discussed, the proposal was internally referred to Council’s Works and 
Engineering Services, where concern was raised with regard to traffic potentially using 
Fuss Road instead of Yaldara Drive as Fuss Road provides the shortest public road 
route from a bitumen road (Hermann Thumm Drive) to the site. Fuss Road is quite a 
narrow dirt road, with an even narrower bridge. 
 
It is noted that users may be directed by map software to use the private road 
alongside of Chateau Yaldara.  Whilst the applicant cannot control what customers 
do off site, the applicant has advised that they would be happy to discuss with the 
Council a suitable arrangement by which they could contribute to the on-going 
maintenance of Yaldara Drive.  This is a matter outside the scope of this development 
application. 
 
As noted earlier, traffic movements have been estimated by Stantec (formerly GTA 
Consulting) as being up to 38 trips per hour during peak periods.  This equates to one 
additional car on Yaldara Drive every one and a half minutes.  From Yaldara Drive the 
traffic movements are expected to be split between Lyndoch Road and Barossa 
Valley Way (both bitumen roads). 
 
In the opinion of Stantec, the anticipated traffic generated by the proposal is 
considered to be low. Stantec further advise that the additional traffic generated by 
the proposed development is not expected to compromise the safety or function of 
the surrounding road network. 
 
While it is acknowledged that Fuss Road is not suitable for substantive increases in 
traffic, there are appropriate means of access to the site (via Yaldara Drive from the 
west) or via the private road alongside of Chateau Yaldara.  The applicant also does 
not have a means to control how users access the site but should concerns arise with 
volumes of vehicle movements in Fuss Road, this will be a separate matter for Council 
to consider.  Based on the road network in place that is available to support access 
via a number of appropriate routes and that expert advice from the traffic consultant 
advises the road network is suitable to facilitate the increased access for the 
development, further upgrade to the external road network is not considered to be 
necessary. 
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Stantec has further confirmed that the proposed parking layout will be constructed in 
accordance with the dimensional requirements as set out in the Australian/New 
Zealand Standards for Off Street Car Parking (AS/NZS2890.1:2004 and 
AS/NZS2890.6:2009), a condition of is recommended to reflect this. Further, delivery 
vehicles up to an 8.8m Medium Rigid Vehicle (MRV) can access the loading area 
adjacent the main building, with waste collection vehicles able to access the south-
western part of the subject site, similarly an appropriately worded condition has been 
included. 
 
Car Parking 

 
Transport, Access and Parking 

Desired Outcomes 

DO 1 A comprehensive, integrated and connected transport system that is safe, sustainable, 

efficient, convenient and accessible to all users. 

Relevant Performance Outcomes/Designated Performance Features 

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.   

DTS/DPF 4.1 

None are applicable.   

Vehicle Parking Rates 

PO 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: 

 

(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) the adaptive reuse of a State or Local 

Heritage Place. 
 

DTS/DPF 5.1 

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) 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. 
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Table 1 - General Off-Street Car Parking 

Requirements 

  
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. 

DTS/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. 

DTS/DPF 6.2 

None are applicable. 

PO 6.4 

Pedestrian linkages between parking areas 

and the development are provided and are 

safe and convenient. 

DTS/DPF 6.4 

None are applicable. 

PO 6.5 

Vehicle parking areas that are likely to be used 

during nondaylight hours are provided with 

sufficient lighting to entry and exit points to 

ensure clear visibility to users. 

DTS/DPF 6.5 

None are applicable. 

PO 6.6 

Loading areas and designated parking spaces 

for service vehicles are provided within the 

boundary of the site. 

DTS/DPF 6.6 

Loading areas and designated parking spaces 

are wholly located within the site. 

PO 6.7 

Onsite visitor parking spaces are sited and 

designed to be accessible to all visitors at all 

times. 

DTS/DPF 6.7 

None are applicable. 

 

The development proposes 104 new car parking spaces, with an additional 11 
overflow staff parking spaces to be provided adjacent the site entrance.  There are 
six existing car parks, one associated with each of the existing pavilions, meaning in 
total there are 121 parks proposed.  Based upon the Planning and Design Code’s 
carparking requirements as contained in Table 1 – General Off-Street Car Parking 
Requirements, a total of 198 parks should be provided.  The Code allows for a parking 
discount in mixed use developments where services are shared, for example an 
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accommodation guest may also use the day spa, gym and restaurant.  The applicant 
has supplied a traffic consultant report from GTA suggesting that on-site peak 
demand is likely to be 96 spaces and therefore the 121 park provision exceeds the 
peak demand for the site.   
 
Given that the main entrance to the building is approximately 360 metres from the 
public road, should informal parking be needed, resulting from an under provision of 
parks, the impact is expected to be felt within the development site itself.  Having 
regard to the expert advice of the traffic consultant, it is considered that the proposed 
parking supply is acceptable. Ultimately should the consultants predictions be 
inaccurate and demand does outstrip supply, it will be in the business owner’s own 
interest to invest in additional car parks. 
 
Car parks have been provided for people with disabilities and porte cochere parking 
is provided for the dropping off of guests at the main entrance.  Dedicated loading 
and service vehicle areas have also been provided.  This aspect of the proposal 
satisfies Performance Outcomes 4.1 and 6.6. 
 
Services and Amenities 

 

The applicant advises that refuse waste will be collected, sorted, stored and removed 
via a multiple stage process. Waste will initially be collected within bins located 
throughout the site including within individual hotel rooms, kitchen areas, and other 
on-site service locations. These bins will be collected and emptied by hotel staff and 
transported to the hotel waste compound within the walled northern loading bay 
area. The waste will then be transported to the service yard waste compound 
adjacent the main site entry and from there it will be collected by a private waste 
collection company. 
 
All other collections and deliveries such as food, linen etc will be via an 8.8m max MRV 
using the northern loading bay. LPG tanks will be stored adjacent to this area.  
 
At the southern end of the main building a service and plant area is proposed and 
this area will include fire water tanks, domestic cold water tanks, generator, domestic 
water pump and fire water pump.  
 
Photo voltaic panels are proposed to be located on the roof of the main hotel 
building, in addition to the existing panels on the Glass House. The air-conditioning 
system does not appear to have been detailed at this stage.   
 
Site Contamination 

 
General Development Policies  

Site Contamination 

Desired Outcomes 

DO 1 Protection of human health and safety when undertaking development in the vicinity 

of overhead transmission powerlines. 
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Relevant Performance Outcomes/Designated Performance Features 

PO 1.1 

Ensure land is suitable for use when land 

use changes to a more sensitive use. 

DTS/DPF 1.1 

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. 

 
The proposed change in use of the land does not constitute a change to a more 
sensitive use.  The site is currently used as tourist accommodation and tourist 
accommodation is the most sensitive use proposed.  Therefore, the proposal satisfies 
DTS 1.1 and the related Performance Outcome 1.1 will be achieved. 
 

Clearance from Overhead Powerlines 

 
General Development Policies  

Clearance from Overhead Powerlines 

Desired Outcomes 

DO 1 Protection of human health and safety when undertaking development in the vicinity 

of overhead transmission powerlines. 

Relevant Performance Outcomes/Designated Performance Features 

PO 1.1 

Buildings are adequately separated from 

aboveground powerlines to minimise 

potential hazard to people and property. 

DTS/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. 

 

DTS 1.1, clause (a) has been met and therefore the related Performance Outcome 
1.1 will be achieved. 
 
CONCLUSION 

The proposal involves the ‘construction of a tourist accommodation development 

including: 80 accommodation rooms; lobby building containing function room, 

restaurant, gym, administration, conference room and day spa and swimming pool’. 

 
The proposal was determined to be Performance Assessed in nature and requiring 
public notification.  The application was also subject to referral to the Environment 
Protection Authority due to the capacity of the on-site wastewater system. 
 
Ten representations were received with four wishing to be heard.  The Environment 
Protection Authority advises that they do not object to the proposal subject to 
conditions.  
 
The primary assessment concern rising from the proposal is the lack of connectivity 
with a primary production use.  Other concerns with a lesser weighting were potential 
land use impacts upon sensitive receivers, and visual character impacts whist waiting 
for vegetation to mature.  Despite these concerns, on balance the proposal is broadly 
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consistent with the provisions of the Planning and Design Code and therefore warrants 
Planning Consent. 
 
RECOMMENDATION 1 

 
Not Seriously at Variance 

The Barossa Assessment Panel, having considered the application, resolves that the 
development proposal has sufficient merit, and is not seriously at variance with the 
Planning and Design Code. 
 

 
RECOMMENDATION  2 

 
Character Preservation 

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, has resolved that there are no significant impacts on 
the character values of the district. 
 

 
RECOMMENDATION 3 

 
Granting of Planning Consent 

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 and Infrastructure Act 2016 resolves to GRANT Planning Consent for 
Application No. 21028528 by KPHR Investments Pty Ltd to undertake the construction 
of a tourist accommodation development including: 80 accommodation rooms; 
lobby building containing function room, restaurant, gym, administration, 
conference room and day spa and swimming pool at 221 Yaldara Drive, Lyndoch 
(CT 5718/899) subject to the following reserved matters, conditions and advisory 
notes: 
 
Reserved Matter 

 
Pursuant to Section 102(3) of the Planning, Development and Infrastructure Act 

2016, the following matter shall be reserved for further assessment, to the satisfaction 
of the relevant authority, prior to the granting of Development Approval (or 
nominated stage of Development Approval): 
 
(1) The applicant shall submit a final working Landscape Plan for approval, that 

includes all of the following: 
 
a) Final location for all proposed landscaping comprising trees, shrubs and 

groundcovers; 
b) Final nominated species to be used; 
c) Pot sizes, noting advanced growth trees shall be used; 
d) Irrigation and maintenance methods; 
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Council Conditions 

 

(1) The development shall be undertaken in accordance with the endorsed plans 
and documentation (as amended) accompanying Application No. 21028528      
except where varied by any condition(s) listed below. 

 
Plan Type Prepared By Drawing No. Issue No. / Date 

Planning Report Masterplan Report 7 July 2021 
Cover Sheet Brown Falconer 3429 DA01 Rev 1 7 July 2021 
Location Plan Brown Falconer 3429 DA02 Rev 1 7 July 2021 
Context and Site 
Analysis 

Brown Falconer 3429 DA03 Rev 1 7 July 2021 

Site Plan Brown Falconer 3429 DA04 Rev 1 7 July 2021 
Overall Floor Plan – 
Existing and 
Demolition 

Brown Falconer 3429 DA05 Rev 1 7 July 2021 

Overall Floor Plan Brown Falconer 3429 DA06 Rev 1 7 July 2021 
Overall Roof Plan Brown Falconer 3429 DA07 Rev 1 7 July 2021 
General 
Arrangement Plan 
– Upper Ground 

Brown Falconer 3429 DA08 Rev 1 7 July 2021 

Hotel 
Accommodation 

Brown Falconer 3429 DA09 Rev 1 7 July 2021 

Site Elevations Brown Falconer 3429 DA10 Rev 1 7 July 2021 
Main Building - 
Elevations 

Brown Falconer 3429 DA11 Rev 1 7 July 2021 

Glass House – Floor 
and Roof Plans 

Brown Falconer 3429 DA12 Rev 1 7 July 2021 

Materials Brown Falconer 3429 DA13 Rev 1 7 July 2021 
3D Images Brown Falconer 3429 DA14 Rev 1 7 July 2021 
3D Images Brown Falconer 3429 DA15 Rev 1 7 July 2021 
3D Images Brown Falconer 3429 DA16 Rev 1 7 July 2021 
3D Images Brown Falconer 3429 DA17 Rev 1 7 July 2021 
3D Images Brown Falconer 3429 DA18 Rev 1 7 July 2021 
3D Images Brown Falconer 3429 DA19 Rev 1 7 July 2021 
3D Images Brown Falconer 3429 DA20 Rev 1 7 July 2021 
3D Images Brown Falconer 3429 DA21 Rev 1 7 July 2021 
3D Images Brown Falconer 3429 DA22 Rev 1 7 July 2021 
3D Images Brown Falconer 3429 DA23 Rev 1 7 July 2021 
Landscape Master 
Plan 

Greenhill 21.2733 Rev D Oct 2021 

Landscape Vision Greenhill 21.2733 Rev D Oct 2021 
Materials Palette Greenhill 21.2733 Rev D Oct 2021 
Site Plan Greenhill 21.2733 Rev C Oct 2021 
Master Plan Greenhill 21.2733 Rev D Oct 2021 
Planting Palette A Greenhill 21.2733 Rev D Oct 2021 
Planting Palette B Greenhill 21.2733 Rev D Oct 2021 
Planting Palette C Greenhill 21.2733 Rev D Oct 2021 
Visual Assessment Oxigen N/A 26 Oct 2021 
Infrastructure 
Investigation 

Lucid Consulting LCE21310-002 29 June 2021 
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Native Vegetation 
Clearance Report 

EBS Ecology Rev 3 1 July 2021 

Stormwater 
Management Plan 

CPR Consulting 
Engineers 

210242 6 July 2021 

Overall Site Plan CPR Consulting 
Engineers 

210242-C01 Rev A July 2021 

Stormwater 
Management Plan 

CPR Consulting 
Engineers 

210242-C02 Rev B July 2021 

Earthwork Plan CPR Consulting 
Engineers 

210242-C03 Rev A July 2021 

Sections – Sheets 2 CPR Consulting 
Engineers 

210242-C05 Rev A July 2021 

Updated 
Stormwater 
Calculations 

CPR Consulting 
Engineers 

210242 13 September 
2021 

Sections – Sheets 2 CPR Consulting 
Engineers 

210242-C04 Rev A July 2021 

Transport Impact 
Assessment 

GTA Consultants S212760 Issue A 5 July 2021 

Environmental 
Noise Assessment 

Resonate A210431RP1 Rev 0 23 July 2021 

Environmental 
Noise Assessment 

Resonate A210431RP1 Rev A 8 September 2021 

Site Waste Water 
Concept Plan 

Lucid Consulting 21310 29 October 2021 

Land Capability 
Assessment 

Arris Pty Ltd Report 21 December 
2021 

Land Capability 
Assessment  

Arris Pty Ltd Letter 9 February 2022 

Outdoor Lighting 
Assessment 

Lucid Consulting Report 23 September 
2021 

Response to 
Representations 

Masterplan Report 23 September 
2021 

 
(2) All waste material shall be stored in covered containers screened from view 

and shall be regularly removed from the site.  All vehicles removing waste must 
have a fully secured and contained load such that no waste is spilled and/or 
dust or odour created to the satisfaction of Council. 
 

(3) Disturbed surfaces including any exposed batters as a result of excavation on 
the land shall be revegetated and stabilised within three months of the 
completion of the development, to the reasonable satisfaction of the relevant 
authority. 

 
(4) No external sound amplification equipment or loudspeakers are to be used for 

the purpose of announcement, broadcast, playing of music or similar purpose. 
 
(5) All external lighting must be in accordance with AS4282:2019 ‘Outdoor Lighting 

Obtrusive Effects’ so as to prevent any adverse effect on adjoining sensitive 
receivers. 

 
(6) Prior to occupation of the development, the landscaping works shown on the 

Approved Landscaping Plan, pursuant to Reserved Matter 1, must be carried 
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out, completed and maintained to the satisfaction of Council.  Any dead or 
diseased plantings shall be replaced. 

 
(7) Storm water disposal systems must be fully installed at the completion of the 

construction of the buildings, in accordance with the Approved Stormwater 
Management Plan, with adequate measures deployed during construction to 
ensure the temporary disposal of surface or roof water does not affect 
neighbouring properties. 

 
(8) 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) Constructed 
(b) Properly formed to such levels that they can be used in accordance with 

the plans 
(c) Surfaced with an all-weather sealcoat or treated to the satisfaction of 

Council to prevent dust and gravel being emitted from the site 
(d) Drained and maintained 
(e) Line marked to indicate each car space and all access lanes 
(f) 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. 

 
(9) The detailed design of all footpaths, access roads, open spaces and other 

publicly accessible areas must comply with the requirements of the Disability 

Discrimination Act 1992. 
 
(10) 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. 

 
(11) All driveway access, internal roadways, car parking and vehicle maneuvering 

areas shall be constructed with sealed pavement, and comply with the 
requirements of AS2890.1 Parking facilities – Part 1:  Off-street car parking and 
AS2890.6 Parking facilities – Part 6:  Off-street parking for people with disabilities.    
The driveway access, internal roadways, car parking and maneuvering areas 
shall be maintained in good condition at all times. 

 
(12) Delivery vehicles to a maximum size of an 8.8m Medium Rigid Vechicle shall 

access the loading area adjacent the main building. Waste collection 
vehicles shall be restricted to accessing south-western service area located 
adjacent the main entry point to the site. 

 
(13) Access to the building sites shall be of an all-weather sealcoat or treated 

sealed surface, with a minimum formed road surface width of at least 6.0 
metres and must allow forward entry and exit for large fire-fighting vehicles at 
all times. 
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(14) Provision shall be made adjacent to the water supply for a flat hardstand area 
(capable of supporting fire-fighting vehicles with a gross vehicle mass (GVM) 
of 21 tonnes) that is a distance equal to or less than 6 metres from all water 
supply outlets. 

 
(15) SA CFS appliance’s inlet is rear mounted; therefore the outlet/water storage 

shall be positioned so that the SA CFS appliance can easily connect to it rear 
facing.  

 
(16) The bushfire fighting water supplies shall be clearly identified and fitted with an 

outlet of at least 50mm diameter terminating with a compliant SA CFS fire 
service adapter, which shall be accessible to bushfire fighting vehicles at all 
times. 

 

Environment Protection Authority Conditions 

 

(17) Prior to operation, the wastewater management system must be installed as 
specified in the Land Capability Assessment for Onsite Disposal of Treated 
Effluent including Environmental Study at 221 Yaldara Drive, Lyndoch, 
prepared by Arris, dated 21 December 2021 (uploaded to the Plan SA Portal 
on 10 March 2022). 
 

(18) Prior to operation, the Wastewater System Monitoring Plan must be prepared 
as specified in the Land Capability Assessment for Onsite Disposal of Treated 
Effluent including Environmental Study at 221 Yaldara Drive, Lyndoch, 
prepared by Arris, dated 21 December 2021 (uploaded to the Plan SA Portal 
on 10 March 2022).  The Wastewater System Monitoring Plan must be 
implemented for the operational life of the wastewater system. 

 
Advisory Notes 

 

(1) Any variation of this approved development and/or the conditions of consent 
will require a separate request and approval by Council or other relevant 
planning authority.  Approval of this application does not necessarily imply 
that future requests for variations would be approved.  Any future request will 
be assessed by having regard to the relevant rules and requirements in force 
at the time any request is lodged. 
 

(2) Any portion of Council’s infrastructure damaged as a result of work 
undertaken within the development site or associated with the development 
shall be repaired/reinstated to Council’s satisfaction at the developer’s 
expense. 
 

(3) Please be advised that where a Private Certifier is appointed to undertake the 
building assessment, Council does not provide a service of advising the Private 
Certifier of site conditions or any matters relevant to the building assessment.   
It is recommended that a Private Certifier undertakes his or her own 
investigations and inspection of the site to become acquainted with site 
conditions and any other relevant matters. 
 
 
 



Barossa Assessment Panel Meeting 5 April 2022 
 

Item 8.2 Page 415 

(4) Construction shall not take place on any Sunday or Public Holiday or after 7.00 
pm or before 7.00 am on any other day, and all practicable steps must be 
taken during construction to minimise the impact of noise emissions on 
neighbouring properties. 
 

(5) The applicants are encouraged to prepare and display a BUSHFIRE SURVIVAL 
PLAN (BSP) designed specifically for the purpose of any guests that may be in 
residence during a bushfire event, especially during the Fire Danger Season. 
 

(6) Any proposal to clear, remove limbs, or trim native vegetation will require 
approval or confirmation of exemption from the Native Vegetation Council.  
An interactive guide is available to help owners and others determine the 
requirements that apply under the Native Vegetation Act 1991: 
https://www.environment.sa.gov.au/topics/native-vegetation/interactive 
guide.  Any specific queries regarding the clearance, removal, or trimming of 
native vegetation should be directed to the South Australian Native 
Vegetation Council. 
 

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

(8) The nominated times for refuse collection are described in the application 
and are binding on the applicant. Attention is also drawn to waste collection 
noise which is defined as a thing that constitutes local nuisance, pursuant to 
Schedule 1 of the Local Nuisance and Litter Control Act 2016.  The definition 
states: 
 

In the case of waste collection noise – the noise has travelled from the place 

at which it was generated to neighbouring premises: 

 

- Before 9.00 am or after 7.00 pm on any Sunday or public holiday; or 

- After 7.00 pm or before 7.00 am on any other day. 

 
Environment Protection Authority 

 
(9) The applicant/owner/operator are reminded of its general environmental 

duty, as required by section 25 of the Environment Protection Act 1993, to take 
all reasonable and practicable measures to ensure that activities on the site 
and associated with the site (including during construction) do not pollute the 
environment in a way which causes or may cause environmental harm. 
 

(10) More information about the Environment Protection Authority and the 
Environment Protection Act and policies can be found at: 
www.epa.sa.gov.au. 

 

ATTACHMENTS OR OTHER SUPPORTING REFERENCES 

Attachment 1 Application and Associated Documents ⇩  
Attachment 2 Representations Received ⇩  
Attachment 3 Applicants Response to Representations ⇩  
Attachment 4 External Referral Reports ⇩  
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52205LET02 

7 July 2021 

 

 

 

Attention:  Gary Mavrinac – Director, Development and Environmental Services 

Dear Mr Mavrinac 

Re:  Nexus Barossa 
Tourist Development 

221 Yaldara Drive, Lyndoch 

Please find enclosed herewith a Development Application prepared on behalf of KPHR Investments Pty Ltd, 
for the construction of a tourist accommodation development at 221 Yaldara Drive, Lyndoch. The proposed 
development forms an expansion to the established tourist accommodation use on the land, and will be 
known by the title ‘Nexus Barossa’. 

Enclosed with the application is the following documentation: 

• Certificate of Title; 

• Architectural plans, prepared by Brown Falconer; 

• Planning report, prepared by MasterPlan; 

• Site and locality context plan, prepared by MasterPlan; 

• Infrastructure report and wastewater management concept, prepared by Lucid Consulting; 

• Transport assessment, prepared by GTA (now Stantec); 

• Stormwater management plan and civil details, prepared by Combe Pearson Reynolds (CPR);  

• Landscaping concept, prepared by Greenhill Australia (Greenhill); and 

• Vegetation clearance data report and tree assessment scoresheet, prepared by EBS Ecology. 

Can you please advise on the required Development Application fees so that we can arrange for prompt 
payment from our client. 

The Barossa Council 
43 – 51 Tanunda Road, 
NURIOOTPA  SA  5355 
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52205LET02 2 

Please do not hesitate to contact the undersigned on 8193 5600 should you require any further 
information.  

Yours sincerely 

 

Nick Wilson 
MasterPlan SA Pty Ltd 

enc: Documents as listed. 
cc: KPHR Investments, Att: Karl Roth & Luke Bartsch. 
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Nexus

Barossa 

221 YALDARA DRIVE, LYNDOCH, SA 

JULY 2021 
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1.0 INTRODUCTION 

MasterPlan (SA) Pty Ltd (MasterPlan) act on behalf of the applicant, KPHR Investments Pty Ltd,  
providing planning advice and assistance in respect to the Development Application described herein.  
The application described herein is for the expansion of an existing tourist accommodation site including 
the development of other related ancillary activities located at 221 Yaldara Drive, Lyndoch South Australia 
within the Barossa Valley Region. 

This report has been prepared in collaboration with the project team and contains a brief discussion on 
the background of the site and project, a description of the subject land and locality, a detailed 
description of the proposed development, a discussion of the applicable procedural matters relevant  
to the assessment, and an assessment of the proposal against the relevant provisions of the  
Planning and Design Code. 

In preparing this report we have had regard to the Planning and Design Code Version 2021.8,  
dated [1 July 2021] (the P&D Code), the Planning, Development and Infrastructure Act 2016 (PDI Act 2016), 
and the Planning, Development and Infrastructure Regulations 2017 (PDI Regulations 2017). The content of 
this report has been informed by and should be read in conjunction with the following documentation: 

• Architectural Plans, prepared by Brown Falconer; 

• Infrastructure Report and Wastewater Management Concept, prepared by Lucid Consulting; 

• Transport Assessment, prepared by GTA (now Stantec); 

• Stormwater Management Plan and civil details, prepared by Combe Pearson Reynolds (CPR);  

• Landscaping Concept, prepared by Greenhill Australia (Greenhill); and 

• Vegetation Clearance Data Report and Tree Assessment Scoresheet, prepared by EBS Ecology. 

2.0 BACKGROUND 

2.1 Planning History 

The subject land is currently used for tourist accommodation purposes and is commonly known as the 
Barossa Pavilions site. The Barossa Pavilions is a luxury tourist accommodation site offering six (6)  
self-contained villas plotted around the site and the multi-award winning Barossa Glasshouse, located on 
the crest of the site. 

Historically the site was used for the grazing of livestock, understood to primarily consist of the grazing of 
sheep. The land has not been used for sustained agricultural purposes for some time. In 2004 a 
Development Application (DA 960/00410/04) was approved for the construction of the six (6) separate 
buildings for tourist accommodation purposes (the pavilions). This matter was approved upon appeal to 
the Environment Resources and Development Court. 



Barossa Assessment Panel Meeting 5 April 2022  
 Attachment 1 

Item 8.2 Page 424 

   

 

52205REP01 4 

In 2010 a subsequent Development Approval (DA 960/00381/11) was approved for the construction of 
the glasshouse building, which at the time was to be used as a dwelling. At some point during the 
intervening period the glasshouse has become available for hire for tourist accommodation purposes. 

2.2 Market Demand 

At the present time the site operates solely for tourist accommodation purposes. The pavilions and 
glasshouse are self-contained units where guests cater for themselves. The accommodation is not 
serviced by staff during visits but is managed by the landowner on a long term basis. 

The proposed development seeks to expand to the tourist accommodation offerings on the site to meet 
an increasing demand for luxury tourist accommodation in the Barossa Valley region. 

The South Australia Regional Visitor Strategy (South Australian Tourism Commission 2021, p.36) states: 

“The main priority for driving future growth to the Barossa is to continue to increase 
overnight visitation from intrastate, interstate and overseas markets focusing on refreshed 
and new unique accommodation offerings and visitor experiences. While the region 
receives 3.5 day trip visitors for every overnight visitor, overnight visitors deliver nearly  
two thirds of total visitor spend.” 

The proposed development seeks to respond directly to this market driver and in doing so, satisfy this key 
priority of the Visitor Strategy by providing a unique accommodation option in a local setting that 
captures the best of the Barossa Valley with local wineries, vineyards, walking trails, and impressive rural 
vistas. The development will satisfy the growing demand for a new luxury tourist accommodation offering 
in the region. 

 3.0 SUBJECT LAND AND LOCALITY 

The subject land is formally described at Section 461 in Hundred Plan 105200 in the Area named Lyndoch, 
in the Hundred of Barossa as contained within Certificate of Title Volume 5718 Folio 899. The land is more 
commonly referred to as 221 Yaldara Drive, Lyndoch SA 5351. 

The land is located within the suburb of Lyndoch within the Barossa Valley region. The site is located 
approximately 2.0 kilometres north of the township of Lyndoch and approximately 40.0 kilometres  
north-east of Adelaide. 

3.1 Subject Land Description 

The subject land is an irregularly shaped allotment of some 28.3 hectares. The geometry of the site 
boundaries is nominally rectangular save for the northern boundary which follows the alignment of an 
unmade paper road and the eastern boundary which traverses along the North Para River,  
which meanders along this boundary. 
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The site takes access from Yaldara Drive in the south-western corner of the site over an unmade portion 
of Fuss Road which extends along the western boundary of the site. 

The site is presently known as the Barossa Pavilions, named after the six (6) existing single storey  
tourist accommodation units scattered throughout the eastern portion of the site overlooking the  
North Para River environs with distant views to the landscape beyond. The Barossa Pavilions comprises of 
the six (6) detached accommodation units, a standalone architecturally designed building at the centre of 
the land known as the ‘glasshouse’, and two (2) storage sheds used for managing and maintaining the 
tourist accommodation located adjacent the Yaldara Drive entry (the service yard). 

Vehicle access through the site is provided by an internal unsealed access track, that following entry to 
the site splits and traverses to the east to provide access to the Pavilions and to the north to provide 
access to the ‘glasshouse‘. 

The topography of the land undulates substantially. The land-form rises to a central crest where the 
glasshouse is sited in the order of 350 metres. The slope of the land falls away from this point to all site 
boundaries. This slope increases towards North Para River at the eastern boundary. 

Scattered vegetation is present across the site and consists of large remnant Peppermint Box trees,  
Olive trees, and a planted row of non-native trees along the existing driveway, interspersed with  
non-native grasses. The density of vegetation increases in proximity to the North Para River. 

3.2 Locality Description 

The locality of the subject land extends some 1.0 kilometre in each direction having regard to the views of 
the land from the east and access to and from the site along Yaldara Drive and Fuss Road to the west and 
south respectively. The locality includes surrounding allotments and major land uses proximate to the site. 

The locality is characterised by a mix of uses, including: 

• large landholdings used for viticultural or other primary production activities; 

• numerous wineries in the vicinity, including the Chateau Yaldara complex to the south-east of the 
site; 

• rural residential properties including the land to the east of the site at 522 and 526  
Lyndoch Road respectively; and 

• tourist accommodation and rural residential dwellings, including the Abbotsford Country House 
to the immediate west of the site. 

The North Para River dissects the locality with a number of tributaries projecting from the main 
watercourse. The density of native vegetation in the locality increases substantially along the banks of the 
watercourse and consists primarily of mature eucalypt species and grasses. 
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Roads within the locality comprise of unsealed local roads typical of the rural setting. All roads within the 
defined locality are local roads under the care and control of the Barossa Council. Yaldara Drive is a  
two-way 7.0 metre wide unsealed local road aligned in an east to west direction linking back to connect 
with the Barossa Valley Way on the entry to Lyndoch. The roadway is set within a 20.0 metre wide road 
reserve with vegetation along both road shoulders. Fuss Road is a two-way 6.0 metre wide unsealed local 
road aligned in a north to south direction linking back to Hermann Thumm Drive which connects to 
Lyndoch Road. The roadway is set within a 25.0 metre wide road reserve with vegetation along both road 
shoulders. 

The level of amenity in the locality is best described as moderate and rural in character. It is positively 
influenced by good quality vegetation, well maintained heritage buildings and rolling hills combining with 
sweeping vistas of the Barossa Valley landscape, particularly from elevated locations. It is further 
influenced by primary production uses and primary production value adding uses, including agricultural 
industries and tourist facilities bringing the typical impacts of such uses, including traffic movements on 
unsealed roads and the condition of some of the built form and infrastructure evident in the area. 

Some vegetation surrounding the site to the north comprises a Threatened Ecological Community (TEC) 
under the Environment Protection and Biodiversity Conservation Act 1999 (EPBC Act). This being 
characterised as Peppermint Box Grassy Woodland. The proposed development has no impact on the 
TEC. 

4.0 PROPOSED DEVELOPMENT DESCRIPTION 

The proposed development seeks Planning Consent for an expanded short-term tourist accommodation 
offering, providing an additional 80 rooms and including a restaurant, function room, day spa and 
conference room, that builds upon the existing accommodation and built form on the subject land. 

A detailed description of the proposed development is outlined in the following sections and more fully 
illustrated in the compendium of architectural drawings accompanying the application, prepared by 
Brown Falconer, as identified in the Drawing Schedule in Table 1. 

Table 1:  Drawing Schedule 

NO. SHEET TITLE REVISION STATUS DATE 

DA01 Cover Sheet 1 Planning Consent 07/07/2021 

DA02 Location Plan 1 Planning Consent 07/07/2021 

DA03 Context & Site Analysis 1 Planning Consent 07/07/2021 

DA04 Site Plan 1 Planning Consent 07/07/2021 
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DA05 Overall Floor Plan – Existing & Demolition 1 Planning Consent 07/07/2021 

DA06 Overall Floor Plan 1 Planning Consent 07/07/2021 

DA07 Overall Roof Plan 1 Planning Consent 07/07/2021 

DA08 General Arrangement Plan – Upper 
Ground 1 Planning Consent 07/07/2021 

DA09 Hotel Accommodation 1 Planning Consent 07/07/2021 

DA10 Site Elevations 1 Planning Consent 07/07/2021 

DA11 Main Building – Elevations 1 Planning Consent 07/07/2021 

DA12 Glass House – Floor and Roof Plans 1 Planning Consent 07/07/2021 

DA13 Materials 1 Planning Consent 07/07/2021 

DA14 3D Images 1 Planning Consent 07/07/2021 

DA15 3D Images 1 Planning Consent 07/07/2021 

DA16 3D Images 1 Planning Consent 07/07/2021 

DA17 3D Images 1 Planning Consent 07/07/2021 

DA18 3D Images 1 Planning Consent 07/07/2021 

DA19 3D Images 1 Planning Consent 07/07/2021 

DA20 3D Images 1 Planning Consent 07/07/2021 

DA21 3D Images 1 Planning Consent 07/07/2021 

DA22 3D Images 1 Planning Consent 07/07/2021 

DA23 3D Images 1 Planning Consent 07/07/2021 
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4.1 Land Use 

The proposed development will comprise of an expansion to existing tourist accommodation operation in 
the form of a single storey building comprising of a number of components, with the key elements being 
as follows: 

• 80 new accommodation rooms constructed in a ring layout surrounding the central crest of the 
site; 

• a lobby building containing and variety of land use elements including a lobby area,  
function room, restaurant, gym, back of house, administration, conference room and day spa; 

• a swimming pool overlooking the eastern vista; and 

• a refitted ‘glasshouse’ building to accommodate administration, guest lounges, and a cocktail bar 
for guests. 

Back of house, servicing, storage and administration components of the use will be located throughout 
the proposed building and altered existing ‘glasshouse’ building. Parking for the facility will be provided 
to the south of the proposed built form and extensive landscaping will be delivered throughout the site to 
enhance the locality. 

4.2 Site Preparation Works 

Site preparation works will consist primarily of earthworks. Cutting and filling will occur to different 
extents across the building. The highest level of filling is expected to be in the order of 1.5 metres above 
natural ground level. The greatest extent of excavation is expected to be in the order of 4.0 metres below 
natural ground level. 

Site preparation works will also include the minor widening and spray surfacing of the existing  
internal access track. The internal access road will have a minimum width of 6.0 metres and a gradient  
of up to approximately 1 in 6.5 (15.4 per cent), in accordance with relevant requirements under the  
Australian Standards. Access road widening will not require the removal of any vegetation. 

Four (4) remnant scattered Peppermint Box (E. odorata) trees, understood to be Peppermint Box Gums  
are to be removed are identified in Figure 1 overleaf. No other trees are proposed to be removed.  
The removal of these two (2) trees is understood to comprise Level 2 Clearance under the  
Native Vegetation Regulations 2017 as per the advice from EBS Ecology accompanying the application. 
The four (4) trees sit within the clearance footprint and/ or the CFS clearance zone for fire safety,  
with two (2) trees on the south-eastern slope of the hill, one (1) to the north, and one (1) to the  
south-west. 
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Figure 1:  Location of the Four (4) Trees Proposed for Removal 

Retaining walls for the development are largely integrated into the building design. Some retaining will be 
evident on the western side of the pool but will be integrated into the design of this area and stepped to 
provide accommodate planting and seating. Otherwise, excavated or filled material will be graded to form 
a natural appearance in slope. 

4.3 Built Form 

The proposed building has been designed to continue the architectural theme established by the 
‘glasshouse’ building. The proposed built form will exhibit a low rise single storey design, with a  
skillion roof form primarily following the contours of the land. 

The circular geometric layout has been selected to integrate the built form into the topography of the 
immediate landscape and maintain views from the existing and proposed buildings to the northern, 
eastern and southern perspectives across the surrounding locality while minimising the built form impact 
when viewed from beyond the site boundaries. 
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The materiality will comprise of a range of materials including: 

• windows with varying glazing treatments depending on location and solar access; 

• Colorbond roof sheeting of a dark grey colour; 

• light coloured rendered panels; 

• charcoal painted exterior walls; 

• natural stone masonry walls; and 

• ribbed concrete walls. 

4.4 Wayfinding and Operations 

Guests and patrons will arrive at the facility at the existing south-western gate. It is expected that guests 
and patrons will primarily be in personal vehicles, travelling via Yaldara Drive or Fuss Road. Upon entry to 
the site they will traverse the internal driveway to park within the carpark or to be dropped off at the 
porte cochere. From this point guests and patrons will make their way via identified pedestrian footpath 
routes to the lobby entry to the south of the porte cochere. 

Within the lobby area guests staying at the hotel will be able to check in at the reception. From here they 
will be directed down either hallway to the north or south, dependant on the location of their room.  
The respective hallways lead to lifts located at either end. The lifts will provide access down one (1) 
building level to a partially subterrain hallway, which provides access to the accommodation rooms within 
the ring shaped building. Movement of guests between the main lobby building and the accommodation 
rooms will occur via the lifts or alternatively via a network of paths through the landscaped gardens 
proposed for the internal courtyard area. 

Upon entry to the lobby non-guest patrons will be directed to the various entertainment and leisure 
offerings at the site via a mix of both wayfinding signage and staff. All facilities open to use by  
non-guest patrons are located within the main lobby building with access from the central lobby area.  
The entertainment and leisure offerings at the site will primarily comprise of: 

• cocktail bar and lounge (open to guests only); 

• restaurant (open to guests and non-guest patrons); 

• function space (available to be booked by guests and non-guest patrons); 

• day spa (open to guests and non-guest patrons); 

• a gym (open to guests only); 

• conference room facility (available to be booked by guests and non-guest patrons); and 

• swimming pool (open to guests only). 
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Other ancillary attractions and activities at the site will likely include nature walks within the site and 
enjoyment of the landscaped gardens within the internal courtyard. It is expected that for many of the 
guests, the proposed facility will provide a ‘home base’ from which they will be able to venture out to 
explore various off-site attractions within the Barossa Valley region during their stay. 

4.5 Building and Development Configuration 

The proposed development will in practice comprise of a single building; however, will appear and will 
function as two (2) distinct components. For this reason, the discussion within this report has addressed 
these two (2) components as separate buildings, defined as follows: 

• the central lobby building; and 

• the accommodation ring building. 

The buildings will accommodate a series of land use components. The floor area and seating capacity for 
these relevant components is outlined in Table 2 below. 

Table 2:  Size of Various Components of the Use 

USE COMPONENT SIZE TOTAL FLOOR AREA 

Proposed Accommodation 80 rooms (single bedroom) 3930 m2 

Existing Accommodation  
(the Pavilions) 6 units (single bedroom) n/a 

Day Spa 3 treatment rooms 125 m2 

Restaurant 90 seats  175 m2 

Cocktail Lounge/Bar 93 m2 110 m2 

Function Room 75 seats  160 m2 

Conference Room 80 seats  65 m2 

The internal and external configuration of the proposed buildings is further described within the following 
sub-sections. 

4.5.1 Lobby Building Configuration 

The lobby building will comprise of the main lobby area which will present glimpsed views through the 
large windows to the surrounding landscape to the east. The central lobby area will enclose an existing 
rainwater tank which will be retained as an internal design element and repurposed. 
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The primary land use element in the northern portion of the lobby building will be the restaurant and 
function area. This element is expected to be leased and operate by a third party tenant. The restaurant 
and function centre will capture views over the rooftop of the accommodation rooms in a north-east 
direction. Floor to ceiling windows and outdoor terrace will maximise enjoyment of these rural vistas. 

The key land use element in the southern portion of the building is the day spa. This element is also 
intended to be leased and operated by a third party and will be open to use by non-guest patrons. A gym 
for guest use is also to be provided in this portion of the building. This portion of the building will form 
the primary administration hub for the facility with a series of offices, staff amenities, and a conference 
room. The conference room will be available for hire and use by guests and patrons alike. 

Back of house areas, storage and service rooms are located throughout the building. Where possible 
separate and concealed circulation areas will be provided for staff movement between the two (2) loading 
docks and storage and back of house areas. 

The existing ‘glasshouse’ building will be repurposed for some back of house functions as well as a lounge 
and cocktail bar. The lounge and bar will be available for guest use only. 

 4.5.2 Accommodation Building Configuration 

A total of 80 additional accommodation rooms are proposed. These will be located within  
the single storey ring shaped building around the central crest of the site. Each accommodation  
unit will be single bedroom and accommodate up to two (2) guests. Four (4) slightly larger  
Disability Discrimination Act 1992 (DDA) compliant rooms will be provided within the ring building. 

A Floor Plan of the typical accommodation room is provided in Figure 2 below. 

 
Figure 2: Typical Internal Configuration of the Proposed Accommodation Rooms 

The siting of the accommodation ring has been selected to minimise the need for earthworks while 
maximising views from the development. The ring layout will ensure each accommodation room will have 
views across the landscape, while the siting of the central lobby building at the crest of the site will 
maintain views over the rooftop of the accommodation ring building. An internal hallway will provide for 
sheltered circulation. Guests will also be able to access the external pathway network through the 
courtyard area. 
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Spread throughout the accommodation ring are a series of eight (8) rooms dedicated to the housing of 
services. This includes air conditioning plant, hot water systems and electrical services. 

A centrally located infinity edge pool will divide the accommodation portion of the building along the 
prolongation of the ‘glasshouse’ axis. The location and design of the pool has been selected to mirror the 
‘glasshouse’ buildings geometry and position. A kiosk area will be provided on the southern side of the 
pool area. 

The infinity pool area will feature a curved terraced wall, with integrated seating, planting and lighting. 
The pool surround will be surfaced with timber decking and feature paving to compliment the terraced 
wall. 

4.5.3 Courtyard Configuration 

The external space between the accommodation and lobby building is referred to as the courtyard.  
This area is proposed to be a landscaped garden with a series of interweaving pedestrian paths.  
The pathways provide connection to the accommodation building at three (3) points, the northern extent, 
southern extent, and adjacent the swimming pool. The pathways in turn connect to the lobby building at 
a number of points including at an external sitting area located at the eastern end of the ‘glasshouse’,  
and adjacent the restaurant deck. 

The meandering path network will take guests through a landscaped garden of dryland grasses and 
pockets of native, low understory vegetation. The path network will feature small breakaway rest points, 
with natural seating elements, located to allow guests to enjoy the views in a secluded, semi-private 
setting, creating an immersive rural experience. Species will be selected to support the Peppermint Box 
and Blue Gum Woodland vegetation association, which is endemic to the area. Landscaping will be 
understated and primarily low to the ground, allowing the panoramic views to be the focal point. 

4.6 Parking and Access 

4.6.1 Parking 

Vehicle parking for the development will be provided within a series of carparking areas located to the 
west of the proposed main entry lobby. The parking area will comprise of four aisles and provide a total of 
104 parking spaces to service the development. The parking areas will be sealed, and line marked.  
An additional 11 staff overflow parking spaces will be provided within the service yard adjacent the site 
entrance. 

The existing parking arrangement for the pavilions, each of which is equipped with a single car park,  
will continue unaffected by the proposal. 
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4.6.2 Access 

Access to the site will be taken via the existing access point in the south-western corner of the site. 
Internal vehicle movement will be taken via the existing driveway which will provide access to the new 
accommodation facility. The existing driveway will be widened to achieve a minimum width of 6.0 metres 
and spray sealed for improved longevity of the surface and to mitigate potential dust nuisance. 

Vehicle access through the main parking area to two (2)service docks, located either side of the  
porte cochere, will provide a delivery and collection point for services and goods. The northern loading 
dock will be the primary delivery point and will include bin storage and enclosure, ramp, and hoist.  
This will provide access to back of house service areas and storage within the main lobby building. 

Access roads servicing the existing pavilion buildings will be extended in three (3) locations to provide 
vehicles access to four (4) of the new fire hydrants to be installed surrounding the ring accommodation 
building. 

4.6.3 Service and Delivery Vehicle Movements 

Service vehicle and delivery vehicles anticipated for the facility will include Medium Rigid Vehicles (MRV), 
Small Rigid Vehicles (SRV), vans, a ute equipped to transport waste receptacles between the main building 
and service yard, and a Heavy Rigid Vehicle (HRV) for waste collection. All waste collection will occur 
within the service yard adjacent the site entry. 

The anticipated regularity of service and delivery vehicle movements is as follows: 

• refuse waste collection: 

- HRV twice weekly (at most). 

• linen service: 

- MRV twice weekly. 

• restaurant deliveries and servicing: 

- MRV twice weekly. 
- SRV twice weekly. 

• lounge/bar deliveries and servicing: 

- MRV once weekly. 
- SRV twice weekly. 

• day spa deliveries and servicing: 

- SRV once weekly. 

• housekeeping: 

- MRV once weekly. 
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4.7 Services 

4.7.1 Water Supply 

The existing site has no SA Water Corporation infrastructure within surrounding roads and relies upon a 
private connection across adjacent land. The nearest water main is located within Fuss Road 
approximately 400 metres from the site. The existing 25.0 millimetre water meter currently servicing the 
site is located at the end of this main and reticulates through private property approximately 400 metres 
to the existing site. The proposed development intends to extend the existing 100 millimetre water main 
within the road reserve connect and utilise this main with a proposed 50.0 millimetre connection for 
potable water supply and 100 millimetre connection for fire services. Water supply for the development 
will also be supplemented by significant water collection and storage on-site. 

4.7.2 Fire Water Supply 

Fire water storage tanks are to be provided adjacent the proposed building within an area accessible by 
firefighting vehicles. The fire water supply will be pumped from either a dedicated fire water supply 
connection (to be confirmed by SA Water) or via the potable mains connection. The fire water tanks will 
be pumped to capacity and will only require re-supply following use during a fire event. The fire water 
storage capacity for the development is in the order of 288,000 litres. 

The fire brigade requires a booster assembly to be located within view of the building main entrance on a 
road fully accessible for their fire appliance. It is proposed to locate the booster within the carpark.  
The final location is to be confirmed in consultation with the fire brigade. 

Six (6) fire hydrants are to be placed around the new building to provide appropriate coverage of the 
development for firefighting purposes. 

4.7.3 Gas Services 

There is no existing gas infrastructure in the vicinity of the site. It is proposed that the development will be 
serviced by LPG containerised vessel(s) as necessary. The location and the capacity will be subject to 
discussion with the Hotel operators preferred nominated supply company. 

4.7.4 Electrical Services 

There are overhead SA Power Networks (SAPN) high voltage (11,000 Volts) lines located along the  
south-eastern corner of the site along with three (3) SA Power Networks Stobie Poles. The existing 
electrical infrastructure on site consists of a SAPN pole mounted transformer located on the central pole. 

In order for the development to meet the anticipated electrical demand, a new 750kVA pad mounted 
transformer is required and will be located on site with  the final arrangement dependent on negotiations 
with SAPN. 
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4.7.5 Communication Services 

Due to the location of the development as well as the existing communications connection to the site,  
it is expected that the communications connection for the new site will be a fixed wireless system via the 
existing internet provider ‘Beam Internet‘. Final arrangement will be dependent on negotiations with 
‘Beam Internet’. 

4.8 Landscaping 

Greenhill have prepared a landscape concept for the proposed development. The vision for the 
landscaping approach is for the creation of idyllic rural setting, featuring well-appointed outdoor spaces 
that enable guests to enjoy panoramic views of the surrounding natural environment. 

The landscape will utilise native species and reflect a “contemporary Australian ‘country’ garden”. The site 
will feature an entry avenue of Peppermint Box. Swathes of native plating will be applied in key locations 
in order to screen and soften both the existing built form and to integrate the new building into the 
landscape setting. Hydro-seeding of a native grass seed mix will assist in promoting the reinstatement of 
native grasses in the site. 

The courtyard area will present manicured lawns and terraced gardens, mass planted with native species, 
and sweeping pathways leading guests across the grounds. Natural materials such as local stone will be 
used. The landscaping will focus on providing amenity to hotel guests and restaurant patrons whilst also 
improving biodiversity and habitat opportunities. 

4.9 Wastewater Management 

The proposed method of wastewater disposal is via an on-site wastewater management system 
comprising of a septic and soakage system. The septic and soakage system will consist of the wastewater 
reticulating to a septic tank, suitably sized to capture and store solids. 

Wastewater from the development will flow via gravity downhill from the development through 
underground pipes to two (2) 20,000 litre septic tanks, located to the east and south of the main building. 
Both septic tanks will include a 20,000 litre pump chamber (final size to be determined in detailed design). 

From the septic tank effluent waste will be pumped to either of two (2) effluent soakage trenches,  
each will comprise of 350 metres of subterranean soakage trenches (subject to soil reporting).  
One (1) soakage trench is proposed to be located in the southern portion of the site in an area north of 
the internal driveway. The second is proposed to the north of the pavilions. Within the soakage trenches 
effluent will be distributed throughout the trench to promote soaking into the surrounding natural 
ground. 

The proposed wastewater management system is described within the accompanying infrastructure 
report and depicted within the wastewater concept plans, prepared by Lucid Consulting. 
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4.10 Stormwater Management 

An increase in the development footprint on the subject land will lead to increased capture of stormwater 
from the pre-development levels. A system of stormwater detention, retention and re-use will be 
employed to manage captured stormwater and control rate of discharge and quality. 

The site has been divided into ten (10) catchment areas, with stormwater captured in each catchment 
directed to a detention basin with varying detention volume capacities. Each detention basin will have a 
limited discharge rate of 10.0 litres per second. 

During large storm events, the stormwater overflow from the detention basins will sheet across the 
landscape in a similar manner to the pre-development state, and will discharge to the following overflow 
areas: 

• the open swale drain on the side of the pavilions access road; 

• a new swale drain along the upgraded access road; 

• the existing detention basin adjacent the site entry; and 

• the valley and natural watercourse of the North Para River to the north-east. 

All storm water run-off that is collected from the main car park areas and loading dock zones will pass 
through a gross pollutant trap and have oil and greases separated and treated prior to discharge into 
detention areas. These measures will improve the quality of stormwater run-off exiting the site in 
comparison to current predevelopment conditions which provides no treatment. 

It is proposed that the development will increase the amount of stormwater catchment and re-use on the 
site. A large proportion of the stormwater captured on the new roof area will be directed to two (2) above 
ground rainwater storage and re-use tanks. The water will be re-used to irrigate the landscape garden 
areas. 

The proposed stormwater management system is described within the accompanying  
Stormwater Management Plan report and spatial plans prepared by CPR. 

4.11 Refuse Waste Management 

The approach to refuse waste management has been informed by advice to the project team from  
Colby Phillips Advisory. 

Refuse waste will be collected, sorted, stored and removed via a multiple stage process. Waste will be 
collected within bins located throughout the site including within individual hotel rooms, kitchen areas, 
and other on-site service locations. These bins will be collected and emptied by hotel staff and 
transported to the hotel waste compound. 
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The hotel waste compound will be located within the northern loading bay area and will occupy an area of 
approximately 44.0 square metres. The waste compound will be enclosed with screening. The hotel waste 
compound will provide waste storage for relevant streams within the following receptacles: 

• 6 x 140 Litre Waste Bins; 

• 2 x 240 Litre Container Disposal Bins; 

• 1 x 3 Cubic Metre Transportable Front Lift (FL) Bin Trailers; and 

• 2 x 1.5 Cubic Metre Transportable FL Bin Trailer. 

Waste will be transferred from this point via a utility vehicle that will be able to store smaller waste 
receptacles within the tray and pull the FL bin trailers behind the vehicle. The utility vehicle will transport 
the waste to a second waste compound located adjacent the entrance to the site within the service yard. 

The service yard waste compound is approximately 11.0 square metres and contained on a concrete pad. 
The compound will be enclosed with screening and roofed to prevent stormwater entering the 
compound. The service yard compound will include a mobile bin lifter, secure storage shed, parking for a 
bin trolley and forklift, and a hard waste storage area. Waste will be consolidated into larger receptacles at 
this point, comprising of the following: 

• 1 x 1.5 Cubic Metre Transportable FL Bin Trailer for cardboard Waste; 

• ;3 x 3 Cubic Metre Transportable FL Bin Trailers for General Waste; and 

• 1 x 5 Cubic Metre Transportable FL Bin Trailers for Organic Waste. 

Waste will be collected from this point by a private waste collection company using front lift waste trucks. 
Bins will be wheeled from the enclosure to the projecting portion of concrete pad south of the compound 
for collection. The waste collection vehicles will enter the site in a forward facing position and use a front 
lift mechanism to collect the waste. The vehicle will then manoeuvre by reversing out of the enclosure 
before exiting the site in a forward facing position. 

5.0 PROCEDURAL MATTERS 

5.1 Planning and Design Code 

The relevant version of the Planning and Design Code in effect at the time of preparing this report for 
lodgement was the Planning and Design Code Version 2021.8, dated 1 July 2021. 

5.2 Policy Context 

Under the relevant version of the Planning and Design Code (the P&D Code) the site is located  
wholly within the Rural Zone. No Sub Zone applies to the land. The land does not abut any other  
Zone. The eastern boundary of the site forms the boundary of the Barossa Council and the  
Light Regional Council along the North Para River. The adjacent land within the Light Regional Council 
area is also located within the Rural Zone. 
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A series of Overlays apply to the subject land. These Overlays provide additional policy guidance relevant 
to the site and comprise of the following: 

• Character Preservation District Overlay; 

• Hazards (Bushfire – Medium Risk) Overlay; 

• Hazards (Flooding – Evidence Required) Overlay; 

• Native Vegetation Overlay; 

• Water Protection Area Overlay; and 

• Water Resources Overlay. 

5.3 Land Use Definition 

The proposed use is considered to comprise of a dominant use with three (3) subordinate and ancillary 
uses. The dominant land use is considered tourist accommodation, in accordance with the following 
definition from Part 7 of the P&D Code: 

“Tourist accommodation … Means premises in which temporary or short-term 
accommodation is provided to travellers on a commercial basis” 

The three (3) ancillary and subordinate use elements are servient to this dominant tourist accommodation 
use. These three (3) subordinate uses/components are outlined within Table 3 below, including their 
definition within the P&D Code where available: 

Table 3:  Ancillary Land Use Terms 

COMPONENT LAND USE TERM P&D CODE DEFINITION 

Day Spa 
Personal or domestic 
services establishment 

“Means premises used for the provision of services catering to the 
personal or domestic needs of customers. 

Examples- The following are examples of services that may be available 
at personal and domestic services establishments: 

… 

(d) manicures and pedicures; 

(e) non-surgical cosmetic procedures; 

(f) personal care procedures; 

…” 

Restaurant/Bar Restaurant “Means land used primarily for the consumption of meals on the site.” 

Function Room 
Conference Room 

Function centre Undefined 
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It is noted that the development includes rooms available for hire for functions and conferences.  
These components could be characterised as a “function centre”, a land use that is recognised within the 
P&D Code; however, is not defined within Part 7 of the P&D Code. 

In Eliza Jane Investments Pty Ltd v City of Playford [2009] SASC 260, the Supreme Court of South Australia 
has agreed with the following statement, that it is appropriate to deduce “that where a part of the 
premises is used for a purpose which is subordinate to the purpose which inspires the use of another part,  
it is legitimate to disregard the former and to treat the dominant purpose as that for which the whole is 
being used”. 

This approach has also been adopted by the Environment Resources and Development (ERD) Court  
which has previously held in Eliza Jane Investments Pty Ltd v City of Playford [2007] SAERDC 72, that a 
proposal for a cafeteria or coffee shop within an existing and approved retail plant nursery was ancillary 
and subordinate to the retail plant nursery use and therefore not non-complying under the  
Development Act 1993. 

Within Part 7 of the P&D Code it is stated that “unless stated to the contrary, a term … which purports to 
define a form of land use will be taken to include a use which is ancillary and subordinate to that defined 
use”. We considered that it is appropriate to apply this here, and as such, characterise the development by 
the dominant use, as tourist accommodation. 

5.4 Assessment Pathway 

The proposed development should be processed as a Code Assessed – Performance Assessed class of 
development, as it does not fall within any defined assessment pathway. 

We note that a “shop” is listed as a restricted class of development within the Rural Zone except where: 

• a shop is ancillary to and located on an allotment used for primary production and / or rural 
based industries and offers for sale or consumption produce or goods that are primarily sourced, 
produced or manufactured on the same allotment or adjacent allotments; 

• a shop has a gross leasable floor area less than 1,000 square metres; 

• a shop is a restaurant; 

In this instance and while the proposed development includes a restaurant which falls within the broader 
definition of “Shop” this element of the proposed development does not trigger the restricted assessment 
pathway in that: 

• a restaurant is expressly excluded; 

• the restaurant has a floor area less than 1,000 square metres; 
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• notwithstanding the above we submit the restaurant is an ancillary and subordinate use element 
to the primary land use of tourist accommodation predicated in Section 5.3 above; and 

• as such, the Performance Assessed classification of the development prevails under either 
circumstance. 

5.5 Public Notification 

In determining whether public notification applies to the proposed development we have had 
consideration for Table 5 – Procedural Matters (PM) – Notification within the Rural Zone provisions of the 
P&D Code (Table 5). Table 5 lists various classes of development that are excluded from public 
notification. The following Table depicts those excluded classes of development relevant to the 
application herein. 

Table 4: Classes of Development Exempt from Public Notification 

CLASS OF DEVELOPMENT EXCEPTIONS RELEVANT ECEPTION CRITERIA 

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. 

None specified. - 

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. 

DTS/DPF 6.5 

Function centres: 

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

DTS/DPF 6.6 

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. 
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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. 

DTS/DPF 6.1 

Shops: 

(c) Have a gross leasable floor 
area not exceeding 100m2 

DTS/DPF 6.2 

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. 

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. 

DTS/DPF 6.3 

Tourist accommodation: 

(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 

DTS/DPF 6.4 

Tourist accommodation in new 
buildings: 

(a) is set back from all 
allotment boundaries by at 
least 40m 

(b) has a building height that 
does not exceed 7m above 
natural ground level 

The proposed development is not exempt from public notification due to the fact that the tourist 
accommodation component of the use is located within a new building with a total floor area in excess of 
100 square metres. It is noted that the function centre and shop components of the use meet the 
exception criteria to be considered exempt from public notification. 
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5.6 Agency Referrals 

We have reviewed the various Overlays applicable to the site to determine whether any referral or 
concurrence from any relevant agency is applicable to the assessment. The only referral triggered  
by the applicable Overlays that is potentially relevant to the assessment is in respect to the  
Native Vegetation Overlay. 

The Procedural Matters table of the Native Vegetation Overlay indicates that a referral to the  
Native Vegetation Council (NVC) is required for: 

“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’.” 

The proposed development involves the removal of four (4) Peppermint Box Eucalypt trees to 
accommodate the development. Advice has been sought from NVC Accredited Consultant Jessica Skewes, 
from EBS Ecology (see accompanying Native Vegetation Clearance Data Report). The advice from EBS 
confirms that the proposed level of clearance is Level 2 and as such no referral to NVC is required. 

We have also reviewed the referral requirements outlined in Schedule 9 of the PDI Regulations and Part 9 
of the P&D Code. We do not consider that any referrals or concurrences to any State agencies are 
applicable to the assessment of the subject application. 

6.0 DEVELOPMENT ASSESSMENT 

Based on our review of the relevant policies of the P&D Code contained within the Rural Zone,  
relevant Overlays, and the General Development Policies section, we consider the following topics to be 
the key planning matters to be addressed in the assessment: 

• Land use; 

• Built Form and Visual Impact; 

• Alteration of the Land Form; 

• Amenity Impacts; 

• Traffic and Parking; 

• Stormwater Management; 

• Wastewater Management; 

• Refuse Waste Management; 

• Landscaping and Native Vegetation Impact; 

• Environmentally Sustainable Design; and 

• Bushfire Risk. 
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Policies of the P&D Code relevant to these issues and an assessment of the developments compliance 
with these policies is provided under the following headings below. 

6.1 Land Use 

The following provisions of the P&D Code are considered relevant to this issue: 

Rural Zone 

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 value-adding such 
as industry, storage and warehousing activities, the sale and consumption of primary 
produce, tourist development and accommodation. 

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. 

PO 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. 

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. 

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. 

PO 6.5 Function centres are associated with the primary use of the land for primary production 
or primary production related value adding industry. 

PO 6.6 Function centres are sited, designed and of a scale that maintains a pleasant natural and 
rural character and amenity. 

General Development Policies 

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. 

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. 

As outlined in the Rural Zone Desired Outcome provisions, the overarching policy intent is for a zone that 
supports the economic prosperity of South Australia, primarily through the typical activities that are 
commonly associated with rural areas (farming, produce production, storage and distribution etc.),  
whilst also providing for the diversification of activities conducted within the Zone where the resulting 
businesses provide a “value adding” function to support the primary function of the Zone. One (1) such 
activity that is specifically mentioned is “tourist development and accommodation”.  
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The proposed tourist development will provide direct value to the Barossa Valley by supporting the 
function and economic foundation of the area as one (1) of South Australia’s key wine regions.  
The purpose of the development is intended to meet a largely unfulfilled market demand for luxury 
tourist accommodation within region. By meeting this market demand the development will increase the 
capacity for overnight and extended visitor stays within the area, attract visitors with a higher propensity 
to spend, and in-doing so support the many businesses and activities in the area that are largely  
reliant on the visitor economy, including but not limited to the nature and wine related tourism industry,  
viticulture and winery businesses, restaurants, cellar doors, hotels, and leisure and entertainment uses. 

In addition to its primary function as tourist accommodation, Nexus Barossa will also deliver increased 
opportunity for authentic visitor experiences within the region through the development of ancillary land 
uses which support events and functions connected to local food, wine and nature in a setting that 
showcases the regions landscape and natural character. For example, it is anticipated that the proposed 
restaurant, day spa and function centre components of the development will provide visitor attractions in 
their own right and will appeal to non-guest patrons. In doing so, these components of the use will 
support other existing and future tourist accommodation uses within the wider area. 

Furthermore, it is anticipated that the restaurant component is intended to celebrate the Barossa region, 
showcasing its products and produce. The restaurant, function centre, and conference facilities are 
expected to have a positive relationship with local wine and produce operations and will be able to 
showcase a broad range of local products. As the proposed facility is not located within a winery or in any 
way associated with such an operation, this reduces the potential for competitive bias in product selection 
and allows the facility to have a largely mutually beneficial relationship with a full range of local 
producers. 

In the context of the subject land, it is important to note that the proposed development will not result in 
the loss of productive agricultural land as the land is already alienated from a primary production 
function. Given that the land is presently used for tourist accommodation purposes, is subject to an 
undulating topography, and of a relatively limited size, it is therefore not considered to have high 
productive value for primary production activities. 

Furthermore, noting the existing tourist accommodation use of the subject land, and that a number of 
existing sensitive rural residential uses are present on adjoining land, the development of additional 
sensitive tourist development use on this site does not further prejudice the continuation of existing 
primary production activity within the locality beyond what already exists in this local context. 

It is noted that the P&D Code provisions relevant to land use also seek that tourist accommodation, 
function centres, and shops are sited, designed, and are of a scale that maintains a pleasant natural and 
rural character, and amenity. These aspects of the development are considered further within Section 6.2, 
6.3, and 6.4 below. 

6.2 Built Form and Visual Impact 

The following provisions of the P&D Code are considered relevant to this issue: 
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Rural Zone 

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. 

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. 

PO 10.1 Large buildings are 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. 

PO 13.1 Outbuildings are sited, designed and of a scale that maintains a pleasant rural character 
and amenity. 

Overlays 

Character Preservation District 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. 

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 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. 

PO 3.5 Buildings and structures are grouped to create compact clusters well set back from public 
roads. 

General Development Policies 

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. 
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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. 

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 15.1 The visual mass of larger buildings is reduced when viewed from adjoining allotments or 
public streets. 

Tourism Development 

PO 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. 

The provisions of the Rural Zone, Character Preservation District Overlay and the Design and  
Tourism Development modules within the General Development Policies section of the P&D Code  
provide policy guidance in respect to the design and appearance of built structures within a rural setting. 
This is of particular importance to the subject development given its siting within an area of undulating 
topography and high quality natural landscape character. 

The design of the proposed development has been prepared by the project architects, Brown Falconer 
and is detailed within the accompanying architectural plan package, which includes site and floor plans, 
elevations, section diagrams and 3D visual perspectives. The architectural approach delivers a 
contemporary design that continues the prevailing architectural theme evident on the subject land,  
whilst also providing for a meaningful evolution in the scale and footprint of the built form.  
The overarching rationale for the design has been to create a luxury hotel with reasonable supply of 
accommodation rooms and a unique piece of architecture, balanced with the simultaneous need to 
ensure that the design outcome is in harmony with the natural character of the area and does not 
dominate the landscape. 

A development of this nature and in this location will undoubtably present itself as a notable visual 
element within the landscape; however, on this issue we do not consider that the intent of the relevant 
P&D Code policies is to prohibit such development but rather is to ensure such development is integrated 
with the landscape and provides a positive contribution to the character of the area. 

The proposed development has been carefully designed and sited to integrate with the landscape.  
A single storey design was chosen which limits the vertical scale of the development. The siting and layout 
of the development utilises a geometric ring layout which sits below the crest/ridgeline of the site and is 
cut into the topography of the land. The lobby building will sit atop the crest of the site, extending either 
side of the ‘glasshouse’, an existing built form element in this position. Figure 3 below depicts the siting 
of the development within the wider landscape from a highly elevated vantage point. 
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Figure 3:  South West Panoramic View of Proposed Site (Brown Falconer, 2021) 

It is noted that a key intent of the relevant provisions is for development to be sited below ridgelines.  
As can be seen from this vantage point, whilst the development sits within an elevated position in the 
landscape it does not visually dominate the natural character or setting. The proposed built form sits 
gently within the undulating landscape framed by the surrounding elevated hills and the existing native 
vegetation. The accommodation component of the development sits below the ridgeline. The lobby 
building will sit at the crest of the site, but notably forms an extension to existing built form clustered to 
minimise environmental and contextual impact. 

When viewed from areas external from the site, the development as a whole does not dominate the 
landscape. Given its low vertical scale and careful siting and layout, the built form mirrors the prevailing 
topographical conditions of the land, as demonstrated in Figure 4 overleaf. 

 
Figure 4: View of Development from Lyndoch Road (Brown Falconer, 2021) 
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The material and colour palette focuses on restrained and muted tones ranging from dark blacks to light 
greys and whites. Robust natural materials, including natural stone walls and concrete, have been selected 
to ensure the materiality and design expression is durable, long lasting, neutral and predominately  
non-reflective. 

The skillion roof design delivers large eave overhangs that will serve to shadow the development further 
alleviating any perceived bulk and scale. The shaded areas of the facade will also further reduce the level 
of light reflectivity from glazed areas and external walls. Windows will be subject to different film 
treatments in respect to their position on the site and level of solar access. It is expected that the film 
treatments will also provide some attenuation to the reflective nature of the glass. 

A detailed and expansive Landscape Design Concept has been prepared by Greenhill Australia. The design 
utilises a range of locally indigenous plants of varying heights and coverage at maturity ranging from 
large trees to low level grasses. The proposed landscaping concept proposes extensive tree planting at 
key development interfaces including surrounding the primary parking area and western boundary,  
in downslope areas surrounding the ring accommodation building, and along access roads and 
surrounding the existing pavilion buildings (see Figure 5 overleaf). 

 
Figure 5: Landscape Site Plan (Greenhill, 2021) 
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The extensive level of proposed landscaping will serve to further integrate the development into the 
natural setting of the landscape and soften its visual interface with surrounding development and publicly 
accessible areas. 

We form the view that the design of built components, whilst presenting a development of some visual 
prevalence, has been suitably designed and sited to deliver a development of a high design standard and 
appearance that responds to and reinforces positive aspects of the local environment and is designed to 
integrate with the key natural attributes of locality. 

6.3 Alteration of the Landform 

The following provisions of the P&D Code are considered relevant to this issue: 

Rural Zone 

PO 2.2 Buildings are generally located on flat land to minimise cut and fill and the associated 
visual impacts. 

General Development Policies 

Design 

PO 8.1 Development, including any associated driveways and access tracks, minimises the need 
for earthworks to limit disturbance to natural topography. 

Overlays 

Character Preservation District Overlay 

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. 

The projects geometric design on the site dictates that a large extent of earthworks will be required to 
initially construct the project. The stepping of the finished floor level (FFL) has been included within the 
design to significantly reduce the extent of earthworks required while balancing the need for cut and fill 
to minimise the profile of the building within the landscape. 

Once complete the projects final design levels will permit the landscape to provide a complementary 
effect to the built form and the matching of fill zones to cut slopes has been approached in as 
minimalistic manner as possible. 

The extent of earthworks proposed is outlined on CPR Engineers Earthworks Plan – 210242-C03 and the 
relevant sections taken at various locations around the site are shown on drawing 210242-C04 and C05. 

Due to the undulating and uneven topography of the subject land, the earthworks proposed as part of the 
development will vary depending on the position on the site. The maximum level of fill anticipated will be 
in the order of 1.5 metres above natural ground level. The maximum level of excavation anticipated will be 
in the order of 4.0 metres below natural ground level. The maximum level of earthworks is depicted within 
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Figure 6 and 7 below, which depicts section diagrams prepared by CPR: 

 

Figure 6:  Section diagram depicting the maximum level of excavation (CPR, 2021) 

 

Figure 7:  Section diagram depicting the maximum level of filling (CPR, 2021) 

It is noted the PO 2.2 of the Rural Zone seeks for development to site buildings primarily in the flatter 
portions of land to minimise the level of cut and fill. The subject land is subject to varying degrees of 
slope throughout the property and does not present any large areas of flat land or limited slope.  
Despite its elevated position it is noted that the crest of the subject land presents one of the flatter 
portions of the land and as such represents an appropriate position for the development to minimise the 
need for earthworks. 

The earthworks will exceed the 1.5 metre criteria outlined in PO 2.2 DFP 2.2 (b) of the Rural Zone. It is 
noted that the DPF criteria is one way of achieving the PO. Given that there is limited available flat land 
within the site the siting of the development is considered acceptable and the exceedance in terms of cut 
and fill is not considered fatal to the application. It is noted that these earthworks will not be perceptible 
outside of the development, as the change in ground levels is only evident from within the courtyard area 
and is visually screened by the building itself from downslope areas. 
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Some filling will occur on the external side of accommodation ring to ensure an appropriate platform is 
available to accommodate the accommodation ring. This too is not considered to dramatically alter  
the topography of the land in a way that would be perceptible in the post development scenario.  
The earthworks are significantly setback from allotment boundaries and publicly accessible areas and will 
be integrated into the landscape through the reintroduction of locally indigenous grasses and bushes.  
No visible retaining will be required. The altered landform will exhibit a natural of graded slopes. 

The existing driveway will be maintained and utilised in the proposed development scenario. As such, 
earthworks associated with the driveway construction have largely been avoided, beyond the minor 
earthworks associated with the widening of the track at certain locations to achieve a minimum width of 
6.0 metres. 

All material excavated from the site will be reused for filling within the site to accommodate the 
development. It is not anticipated that any foreign material is required to be introduced to the site to 
complete the earthworks as proposed, nor will any excess fill be required to be removed from the site, 
noting the balance between cut and fill to achieve the benched levels for the built form. 

6.4 Amenity Impacts 

The following provisions of the P&D Code are considered relevant to this issue: 

General Development Policies 

Design 

PO 22.2 The orientation and siting of buildings minimises impacts on the amenity, outlook and 
privacy of occupants and neighbours. 

Interface between Land Uses 

DO 1 Development is located and designed to mitigate adverse effects on or from 
neighbouring and proximate land uses. 

PO 1.1 Sensitive receivers are designed and 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. 

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. 

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. 

PO 4.1 Development that emits noise (other than music) does not unreasonably impact the 
amenity of sensitive receivers (or lawfully approved sensitive receivers). 
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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 4.5 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). 

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 7.1 Development is designed and 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. 

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 9.4 Sensitive receivers are located and designed to mitigate potential impacts from lawfully 
existing dairies including associated wastewater lagoons and liquid/solid waste storage 
and disposal facilities 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 policies of the Design and Interface between Land Uses modules of the General Development Policies 
within the P&D Code seek to ensure that development does not impinge upon the amenity of nearby 
land uses through external land use effects, including but not limited to: 

• noise; 

• traffic movement; 

• odour and air quality; 

• light spill; and 

• overlooking and loss of privacy. 
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In the case of the subject land it is noted that a number of adjoining allotments contain rural residential 
uses that would be considered sensitive receivers. The proposed development and existing tourist 
accommodation on the subject land would too be considered sensitive. In respect to amenity impact, at 
the outset it is important to recognise that rural areas and uses generally associated with such uses by 
their very nature carry with them external impacts that can affect the amenity of the locality, including but 
not limited to: 

• Heavy vehicle and machinery use; 

• Spray drift; 

• Dust; and, 

• Odour. 

Often these impacts are produced by activities occurring at early and non-daylight hours. The Rural Zone 
is not afforded the same protection in respect to local amenity as a purely residential type of zone. The 
amenity of the subject locality is already influenced by the impacts associated with the types of 
agricultural activities envisaged in this location.  

Consideration has been given to whether the development is likely to result in increased opportunity for 
overlooking into adjoining properties and result in a loss of privacy for adjoining owners and occupiers. 
The development is located on a large rural land holding of some 28.3 hectares with the focal point of 
activity nominally at the centre of the land parcel. Adequate separation distances from adjoining uses 
interspersed with undulating terrain and vegetation minimises the potential for overlooking into sensitive 
areas of adjoining properties. It is noted that the topography of the locality means that development 
within the area naturally exists at varying levels and those at higher elevations will have a greater degree 
of overlook across the locality. In this respect, a degree of overlooking, albeit relating to distant views 
from substantially separated vantage points, is a prevailing feature of the locality and largely unavoidable.  

Noise resulting from the development will largely be associated with the comings and goings of vehicles, 
service vehicles, and the activity of guests and non-guest patrons on the site. In respect to noise 
generated by patrons, it is anticipated that the noisiest activities will be associated with the restaurant/bar 
and function centre components. These uses are internally orientated within the development and are 
predominately internal activities. The position of these components of the development are significantly 
separated from nearby sensitive uses and located centrally to the built form, surrounded by the proposed 
tourist accommodation and lobby building. The closest sensitive receiver is located to the south-west at a 
distance of approximately 264 metres. It is noted that substantial vegetation proposed along this interface 
may serve to further reduce any minor noise impacts on this adjoining use.  

Noting that the proposed use itself includes accommodation considered a sensitive receiver, it is 
incumbent upon the operator, for the benefit of their own guests to manage any noise impact, which in 
turn will ensure noise impact beyond the site boundaries in minimised.  
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A lighting plan for the development has not been prepared. External lighting for the development will 
largely be internal of the development and focus on the courtyard area and external deck overlooking the 
courtyard. The driveway will not be artificially lit. Lighting to the car park area will be provided in 
accordance with AS/NZS 1158.4:2015 and will be finalised at the detailed design stage. Based on 
preliminary discussions with Lucid Consulting, the proposed development is likely to fall within the low 
risk category (based on factors such as crime, frequency of traffic movement, and number of pedestrians) 
under the relevant Australian Standards, and as such lighting requirements for the car park area will not 
be significant.  

Impacts resulting from traffic movement associated with the proposed use may result in some constrained 
noise and light spill impacts during the evening and night. Traffic movement within the site will occur 
along the existing driveway. Traffic movement along this point is an existing activity, however, will 
increase in the post development scenario. The Transport Impact Assessment prepared by GTA estimates 
the traffic generation for the site at 83 peak hour and daily traffic volumes. GTA have indicated that a 
large proportion of daily trips will occur during lunchtime periods throughout the week and weekend, 
with a marginally higher portion of trips on Thursday to Sunday occurring during the evenings, typically 
between 6:00 PM – 8:00 PM. 

Any light spill impacts from light vehicles will be constrained to low light and non-daylight hours. There 
will be less reliance on vehicle headlights during peak season (summer months) given that the sun 
generally sets after 8:00 PM. During the off season (winter months) some light spill from vehicle 
headlights could be expected but not to a degree that we would consider unreasonable. The internal 
driveway traverses along the western boundary of the site. At its closest point, the driveway is some 115 
metres from the nearest sensitive receptor to the south-west. Driveway landscaping comprising of 
Eucalyptus species with dense canopy coverage at maturity will be provided. Given the separation 
distance and the presence of avenue plantings it is not expected that light spill from the headlights of 
vehicles manoeuvring within the driveway will unreasonably impact on nearby sensitive receivers. 

Noise generated by light traffic movement is a reasonably anticipated prevailing feature within the 
locality. It is noted that a high traffic generator land use, Chateau Yaldara Winery, exists within the 
immediate locality to the south-east. Given that tourism development of this nature is an anticipated and 
contemplated activity within the Rural Zone, it is reasonable to conclude that traffic noise associated with 
these activities at the level expected is acceptable.  

In respect to heavy vehicle movements, 8.8 metre MRV vehicles will be capable of accessing the loading 
areas adjacent the main building and minibuses up to 7.7 metres in length are expected to traverse the 
driveway to drop and collect patrons at the Porte Cochere. Movements associated with waste collection 
vehicles of up to 11 metres in length will occur in the south-western corner of the site, within the service 
yard adjacent the site entrance. Similar to light vehicles discussed above, some externalities associated 
with heavy vehicles can be expected. Nevertheless, heavy vehicle movements are not an uncommon 
feature within rural settings. This is reflected in the Rural Zone provisions, which specifically envisage 
warehousing and distribution uses.  
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The question of ‘reverse amenity’ also has been given consideration. The agricultural activities in the 
locality at the present time are focused on viticulture and livestock grazing, uses which carry with them, 
certain externalities including (but not limited to) noise, dust and potential spray drift. When a new use is 
introduced into an area, the potential exists for it to impinge upon the continued operation of existing 
uses in the locality if it exhibits particular sensitivities. 

Having regard to the longstanding harmonious relationship between local agricultural activities and 
tourist accommodation use on the site and in the locality, the proposed tourism development is not 
considered to exhibit sensitivities that will constrain the continued operation of farming activity in the 
locality. 

It is noted that the application of fertiliser, herbicides and pesticides is normal practice for viticultural 
activities. This is acknowledged and accepted by the applicant. The sensitive components of the proposed 
development are well setback from allotment boundaries and will to a degree be protected by the 
landscaping buffer throughout the site which will remove sensitivity in respect of spray drift. Furthermore, 
it is noted that tourist accommodation use in proximity to agricultural use is explicitly envisaged by the 
provisions of the Rural Zone. 

6.5 Traffic and Parking  

The following provisions of the P&D Code are considered relevant to this issue: 

General Development Policies 

Design 

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). 

PO 8.3 Driveways and access tracks on sloping land (with a gradient exceeding 1 in 8): 

(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 19.2 Uncovered parking spaces are of a size and dimensions to be functional, accessible and 
convenient. 

PO 19.5 Driveways are designed to enable safe and convenient vehicle movements from the 
public road to on-site parking spaces. 

Transport, Access and Parking 

DO 1 A comprehensive, integrated and connected transport system that is safe, sustainable, 
efficient, convenient and accessible to all users. 

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 1.3 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. 
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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. 

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. 

PO 3.9 Development is designed to ensure vehicle circulation between activity areas occurs 
within the site without the need to use public roads. 

PO 4.1 Development is sited and designed to provide safe, dignified and convenient access for 
people with a disability. 

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, 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. 

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 6.4 Pedestrian linkages between parking areas and the development are provided and are 
safe and convenient. 

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. 

Overlays 

Character Preservation District Overlay 

PO 3.6 Development mitigates the need for long, steep access roads that require excessive 
grading or removal of vegetation. 

Hazards (Bushfire – Medium Risk) Overlay 

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. 

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 emergency 
personnel 

(b) evacuation of residents, occupants and visitors. 

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. 
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As evident in the above provisions of the P&D Code, the key issues in respect to traffic and parking 
related matters include: 

• Driveway design;  

• Car park design; 

• Car park provision; 

• Impact on wider road network; and, 

• Accessibility for bushfire safety. 

Each of these matters are considered within the following sub-headings. The discussion herein is 
underpinned by the analysis conducted by GTA in the Transport Impact Assessment accompanying this 
application.  

6.5.1 Driveway and Vehicle Circulation Design 

The existing internal driveway access will be maintained and utilised in the post development scenario. 
The only changes to the driveway design will comprise of minor widening at some points to achieve a 
minimum width of six (6) metres and the application of a spray seal to improve manoeuvrability. 

The existing driveway is considered appropriate to service the proposed development without the need 
for significant alteration including re-grading. The following Design Performance Feature within the 
Design module of the General Development Policies provides guidance on driveway gradient on sloping 
land: 

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% (i-in-4) at any point along the driveway 
(b) are constructed with an all-weather trafficable surface  

The driveway slope is generally 1-in-6.5, which satisfies the above.  

The assessment by GTA includes swept path diagrams which demonstrates that anticipated service 
vehicles will be able to successfully manoeuvre within key areas of the site. This includes the entry and exit 
movements of an 8.8 metre long MRV vehicle to the northern loading dock adjacent the main building 
and a 7.7 metre long minibus through the Porte Cochere. The assessment by GTA also demonstrates that 
a 11.0 metre waste vehicle will be able to manoeuvre into and out of the service yard area in the  
south-west corner of the site to access the waste storage enclosure.  
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6.5.2 Carpark Design 

The main car parking area provided adjacent the main building comprises of four car parking aisles and 
Porte Cochere parking. Additional overflow staff parking is provided at the service yard adjacent the 
entrance. The GTA assessment confirms that the car parking spaces shall be designed in accordance with 
AS/NZS2890.1:2004 & AS/NZS2890.6:2009 as follows:  

• The car parking spaces will be 2.7 metres wide by 5.4 metres long and set within a minimum 6.2 
metre aisle width, which exceeds the User Class 2 requirements for long term entertainment and 
accommodation precincts.  

• Vertical obstructions (such as walls/columns) shall be located outside the vehicle design envelope 
in accordance with the standard. This will be reviewed during detailed design.  

• In locations where aisles are adjacent walls or columns, an additional 300 millimetre clearance is 
provided. This will be reviewed during detailed design.  

• Blind aisle extensions of 1.0 metre will be provided where required. Where blind aisles extend in 
excess of 6 car parking spaces, a turnaround provision shall be provided.  

• Two (2) disabled car parking spaces will be provided and accompanied by an adjacent shared area 
in accordance with AS2890.6:2009.  

• Site circulation roadways (excluding parking aisles) shall be a minimum of 6.0 metres in width, 
with a minimum outside radius of 12.5 metres to meet CFS access requirements.  

It is noted that the design currently does not provide turn around provisions within car parks 2 and 3 or 
give way line marking at key locations. GTA have made certain recommendations in their assessment to 
accommodate turn around provisions and give way line marking. This is intended to be further considered 
at the detailed design stage. 

6.5.3 Car Park Provision 

Car parking rates for new developments are set out in Part 4 – General Development Polices: Transport, 
Access and Parking Table – 1: General Off-Street Car Parking Requirement of the Planning and Design 
Code. The rates that are applicable to the proposed development are presented in Table 5 overleaf. 

  



Barossa Assessment Panel Meeting 5 April 2022  
 Attachment 1 

Item 8.2 Page 460 

   

 

52205REP01 40 

Table 55:  P&D Code Parking Rates 

USE NUMBER OF REQUIRED SPACES 

Tourist Accommodation  1 car parking space per accommodation unit / guest 
room.  

Consulting Rooms  4 spaces per consulting room excluding ancillary 
facilities.  

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

0.4 spaces per seat  

(Premises with a dine-in service only [which may include 
a take-away component with no drive-through])  

Lounge/Bar  

(component of Hotel land use)  

1 space for every 6m2 of total floor area available to the 
public in a lounge, beer garden  

Hall/Meeting Hall  0.2 spaces per seat  

 
It is noted that Table 5 above includes the consulting room parking rate. This has been applied as a 
reference point for the Day Spa use, as no specific parking rate is provided for a personal services 
establishment. 

Based on the on the above parking rates the assessment by GTA concludes that the existing and 
proposed components of the development will generate a theoretical parking demand of 189 parking 
spaces  

The main car parking area provided adjacent the main building comprises of 104 parking spaces. 
Additional overflow staff parking for 11 vehicles is provided at the service yard adjacent the entrance. The 
existing six (6) parking spaces adjacent the pavilions are to be retained. This equates to a total parking 
provision of 121 parking spaces across the development.   

The shortfall from the P&D Code parking requirements is considered acceptable in these circumstances. 
The P&D Code parking rates would assume that all of the proposed uses will be at peak parking demand 
at the same time which is not realistic. The combination of the uses within the development are 
anticipated to provide shared parking opportunities between the accommodation and the other uses.  

The GTA assessment concludes that it is therefore appropriate in the circumstances to apply a shared 
parking discount. Given the ancillary components of the development will not operate in isolation but will 
primarily source their customer base from guests at the hotel, it is appropriate to apply a shared parking 
discount of 70 percent to the Day Spa, Restaurant, Lounge/Bar, Function Room and Conference Room 
components. No shared parking discount has been applied to the accommodation components. 
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The various uses would peak at varying times across the day. As such, GTA have considered the following 
three (3) scenarios in their assessment of the parking demand for the development: 

• Scenario 1 – weekday lunch time: 

- Parking associated with the accommodation is considered to be lower at this time, 
reflective of guests checking out before 10:00 AM.  

- The spa/relaxation area would be at 80% capacity.  
- Restaurant and Lounge/Bar would have approximately 50% occupancy.  
- Function Room would have approximately 25% occupancy.  
- Conference Room would have 100% occupancy.  

The total demand for on-site parking under Scenario 1 is projected to be 61 parking spaces, which can 
appropriately be accommodated in the available proposed and existing parking spaces.  

• Scenario 2 – weekend lunch time: 

- Parking associated with the accommodation is considered to be lower at this time, 
reflective of guests checking out before 10:00 AM. It is considered that a higher 
proportion of people would be staying multiple days, resulting approximately 70% 
parking occupancy.  

- The Day Spa area would be at 100% capacity.  
- The Restaurant would be close to full occupancy (approximately 85%).  
- Lounge/Bar and Function Room would have approximately 50% occupancy.  
- Conference Room would have 100% occupancy.  

The total demand for on-site parking under Scenario 2 is projected to be 82 parking spaces, which can 
appropriately be accommodated in the available proposed and existing parking spaces.  

• Scenario 3 – evening Period on Thursday – Sunday: 

- The Day Spa would be closed.  
- The Restaurant would be close to full occupancy (approximately 90%).  
- The Accommodation, Lounge/Bar and Function/Conference room would likely be near to 

full capacity (approximately 85%).  
- Conference Room would not be operating.  

The total demand for on-site parking under Scenario 3 is projected to be 96 parking spaces. This is 
estimated to be the peak parking demand period, based on P&D Code rates (including spaces adjacent 
the existing pavilions) but is still able to appropriately be accommodated in the available proposed and 
existing parking spaces.  

- Based upon the above discussions and analysis, the provision of 121 car parking spaces 
will adequately accommodate the anticipated peak parking demand of 96 car parking 
spaces. Therefore, the proposed parking provision is considered to be appropriate for the 
proposed development. 
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6.5.4 Impact on the Wider Road Network 

As previously noted, the GTA Transport Impact Assessment has considered the traffic implications on the 
wider road network. The assessment determined the peak hour daily traffic volume to be 83 trips. This 
rate considers the trip generation uses at their peak; however, it is envisaged that the different uses will 
peak at different times in the same manner as the parking demand. The scenarios discussed above have 
been applied to the traffic generation resulting in the following scenario breakdown: 

• Scenario 1 – weekday lunch time: 27 trips; 

• Scenario 2 - weekend lunch time: 34 trips; and 

• Scenario 3 - evening period on Thursday – Sunday: 38 trips. 

It is anticipated that the peak for the site will typically be outside of the commuter AM and PM Peak, with 
uses typically occurring between 10:00 AM – 2:00 PM and 6:00 PM – 8:00 PM. These time periods would 
typically fall just outside of the commuter road network peak periods. 

The distribution of development related traffic on local roads within the locality has also been considered 
by GTA in their assessment. The assessment considered the distribution of traffic entering and exiting the 
site via Fuss Road or Yaldara Drive under each scenario. Yaldara Drive is anticipated to be the more highly 
utilised route. Table 6 below identifies the anticipated traffic generation rates on these roads under each 
scenario. 

Table 6:  Traffic distribution 

SCENARIO MOVEMENT YALDARA DRIVE FUSS ROAD 

Scenario 1 

weekday lunch time 

Inbound 11 trips 3 trips 

Outbound 9 trips 4 trips 

Scenario 2  

weekend lunch time 

Inbound 14 trips 3 trips 

Outbound 12 trips 5 trips 

Scenario 3  

evening period on 
Thursday – Sunday 

Inbound 15 trips 4 trips 

Outbound 13 trips 6 trips 

Based on the above scenarios, the anticipated traffic generated by the proposal is considered to be low. 
Yaldara Road and Fuss Road are deemed to have capacity to accommodate the increased use.  
The additional traffic generated by the proposed development is therefore not expected to compromise 
the safety or function of the surrounding road network, or the amenity of adjacent properties along these 
roads. 
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6.5.5 Accessibility for Bushfire Safety 

The provisions of the Hazards (Bushfire – Medium Risk) Overlay provides guidance in respect to 
accessibility for firefighting vehicles for bushfire safety. The following Designated Performance Feature 
within this Overlay provides additional guidance on designing driveways in medium bushfire risk areas, 
stating:  

DPF 5.2 Access in accordance with (a) or (b): 

… 

(b) driveways 

(i) Do not exceed 600 metre 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. 
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Notwithstanding that the driveway utilised in the development is existing, it is noted that the design 
complies with the above requirements, noting that: 

• the driveway servicing the new development is approximately 550 metres in length; 

• the driveway will be spray sealed and comprise an all-weather surface; 

• Fuss Road and Yaldara Drive are formed all-weather public roads; 

• at no point does the driveway gradient exceed 1-in-3.5; 

• at no point does the driveway have a crossfall in excess of 1-in-9.5; 

• the driveway will be widened at some points to achieve a minimum formed width of 6.0 metres 
allowing for emergency service vehicles to pass each other throughout; 

• an overhead clearance of not less than 4.0 metres between the driveway surface and overhanging 
branches will be maintained; and 

• emergency service vehicles will be able to enter, manoeuvre, and exit the site in one continuous 
forward facing position. The vehicle circulation has been designed to provide appropriate 
manoeuvring areas to ensure this. 

Based on the above the proposed access and internal trafficable areas are considered to appropriately 
provide for emergency service access in a manner that is consistent with the provisions of the P&D Code 
and the level of risk applicable to the subject site. 

6.6 Stormwater Management  

The following provisions of the P&D Code are considered relevant to this issue: 

General Development Policies 

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. 

PO 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. 

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. 

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. 
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Overlays 

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. 

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. 

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. 

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 watercourse. 

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. 

The stormwater management scheme for the proposal has been developed by CPR in collaboration with 
the project team. The approach is detailed in the Stormwater Management Plan accompanying this 
application.  

The key intent of the P&D Code policies is to ensure that stormwater quality is maintained, the rate of 
discharge from the site is appropriately managed, and that the receiving environment is not negatively  
impacted either in respect to quality or function.  

The proposed approach utilises a system of 10 stormwater catchments each directed to a detention basin 
to control the rate of discharge of stormwater. Each detention basin has been designed to detain the 5% 
AEP storm (20 year ARI) for a 10 minute period and with a limited discharge of 10 litres per second via 
discharge pit to the downstream greenfield areas.  
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Overflow from the basins will discharge to: 

1. the open swale drain on the side of the existing access road to the Pavilion units on the same title 
on the north-east side of the site, or 

2. the new swale drain on the side of the upgraded access road that is connected to the existing 
detention basin on the south-west side of the site, 

3. the valley and water course on the north side of the site. 

It is not expected that the rate of discharge from the site would negatively impact these receiving 
environments. The downstream greenfield areas have been identified as areas that are suitable to control 
the overflow from the post development site for the larger storm events in a manner that is not worse 
than the pre-development state. Any increase in the risk of flooding to downstream properties is 
considered minimal. 

In respect to stormwater quality, all storm water run-off that is collected from the main car park areas and 
loading dock zones will pass through a Gross Pollutant trap and have oil and greases separated and 
treated prior to discharge into the receiving environment. In addition swale drains adjacent to the 
hardstand areas and the detention basins themselves will also allow for the settling of sediment, 
suspended solids, organic matter, nutrients, and bacteria prior to discharge into the receiving 
environment. 

Furthermore, it is proposed that the development will increase the amount of stormwater catchment and 
re-use on the site. A large proportion of the new roof area (1,974 square metres) from the development 
will be directed to two (2) 30,000 litre above ground rainwater storage and re-use tanks. One tank is 
situated on the north side of the main building and another on the south side. This provides for the 
collection of up to 60,000 litres of stormwater for re-use on the site to irrigate landscaped areas in the 
post development scenario.  

In respect to the matter of flood risk, the elevated nature of the proposed development largely removes 
any risk of flood waters impacting the development. The perimeter pavements around the buildings shall 
grade away from the building and as such divert any chance for overland flows to elsewhere on the site. 

In respect to the ring accommodation and courtyard, there is an apparent need to manage stormwater 
within this area to avoid any potential flooding. The stormwater management plan approach is to provide 
two (2) detention basins within this area within ground detention tanks. Together these will have a total 
detention capacity of 163 cubic metres. From the detention tanks stormwater will be discharged from 
courtyard area via in ground pipes below the building slab.  
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6.7 Wastewater Management 

The following provisions of the P&D Code are considered relevant to this issue: 

General Development Policies 

Design 

PO 6.1 Dedicated on-site 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. 

Waste Treatment and Management Facilities 

DO 1 Mitigation of the potential environmental and amenity impacts of waste treatment and 
management facilities. 

Overlays 

Water Protection Area Overlay 

PO 5.2 Development that generates wastewater which cannot be disposed of via sewerage or 
community wastewater management systems, is designed and of a scale that will enable 
on-site wastewater treatment and disposal in accordance with relevant health and 
environmental requirements. 

There is no public or community wastewater disposal infrastructure available within proximity of the site 
that the development will be capable of connecting to. As such, the proposed development will rely on an 
on-site wastewater management scheme. The proposed scheme is detailed in the accompanying 
wastewater concept plan and infrastructure report prepared by Lucid Consulting. 

Wastewater from the development will flow via gravity downhill from the development through 
underground pipes to two (2) 20,000 litre septic tanks, located to the east and south of the main building. 
Both septic tanks will include a 20,000 litre pump chamber (final size to be determined in detailed design). 
From the septic tank effluent waste will be pumped to either of two (2) effluent soakage trenches, each 
will comprise of 350 metres of subterranean soakage trenches. 

Each of the proposed soakage areas are positioned in a suitable location on the site that is will not be 
highly used or trafficable by vehicles. The locations also significantly exceed minimum separation distance 
requirements of 50 metres from proposed detention basins and the North Para River. 

6.8 Refuse Waste Management 

The following provisions of the P&D Code are considered relevant to this issue: 

General Development Policies 

Design  

PO 26.4 Waste and recyclable material storage areas are located away from dwellings. 

PO 26.5 Where waste bins cannot be conveniently collected from the street, provision is made for 
on-site waste collection, designed to accommodate the safe and convenient access, 
egress and movement of waste collection vehicles. 
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Refuse waste will be collected, sorted, stored and removed via a multiple stage process. Waste will be 
collected and stored at the main building within the hotel waste compound located within the northern 
loading bay area. A number of waste receptables (including trailer front lift bins) will be located within this 
enclosure for the various waste streams. Waste will be transferred from this point via a utility vehicle that 
will be able to store smaller waste receptacles within the tray and pull the bin trailers behind the vehicle. 
The utility vehicle will transport the waste to a second waste compound located adjacent the entrance to 
the site within the service yard. 

The service yard waste compound is proposed to be located on the eastern side of the existing buildings. 
The compound will be enclosed with screening and roofed to prevent stormwater entering the 
compound. The service yard compound will include a mobile bin lifter, secure storage shed, parking for a 
bin trolley and forklift, and a hard waste storage area. Waste will be consolidated into larger receptacles at 
this point. 

Waste will be collected from this point by a private waste collection company using front lift waste trucks. 
Bins will be wheeled from the enclosure for collection. The waste collection vehicles will enter the 
enclosure in a forward facing position. The vehicle will then manoeuvre by reversing out of the compound 
before exiting the site in a forward facing position. Figure 6 - 7 below, prepared by GTA, identifies the 
swept path of these vehicles for entry and exit manoeuvres. 

 
Figure 8: Entry waste collection movement 
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Figure 9: Exit waste collection movement 

Waste collection will occur twice weekly at most, but frequency of waste collection will differ depending 
on need and the type of waste stream being collected. 

The proposed waste management strategy is consistent with the relevant provisions of the P&D Code. 
The location of waste storage areas is substantially separated from sensitive uses located on adjoining 
land. The waste storage areas will be designed to be enclosed to minimise potential impacts such as 
odour emission and prevent stormwater flows into the waste areas. The storage areas are sited and 
designed to provide appropriate accessibility to the types of waste vehicles that will access each 
respective storage location.  

6.9 Landscaping and Native Vegetation Impact 

The following provisions of the P&D Code are considered relevant to this issue: 

General Development Policies 

Design 

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. 
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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. 

Overlays 

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. 

PO 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. 

PO 1.2 Native vegetation clearance in association with development avoids the following: 

(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 1.4 Development restores and enhances biodiversity and habitat values through revegetation 

using locally indigenous plant species. 

A landscaping concept plan has been prepared by Greenhill and accompanies this application.  
The approach adopted for the landscape concept is to utilise native species and reflect a  
“contemporary Australian ‘country’ garden”. The site will feature an entry avenue of Peppermint Box. 
Swathes of native plating will be applied in key locations in order to screen and soften both the existing 
built form and to integrate the new building into the landscape setting. Hydro-seeding of a native grass 
seed mix will assist in promoting the reinstatement of native grasses in the site. The courtyard area will 
present manicured lawns and terraced gardens, mass planted with native species, and sweeping pathways 
leading guests across the grounds.  

The landscaping proposed for the development is consistent with the relevant provisions of the P&D 
Code, noting the following: 

• the proposed scheme will utilise wholly native species, including those endemic and indigenous 
to the local area; 

• the species selected will support the regeneration of the important local vegetation association of 
the Peppermint Box and Blue Gum Woodland; and, 

• The proposal seeks to offset the minor loss of vegetation associated with the development 
through substantial plantings of native species across the site. 

Some clearance of native vegetation will occur as a result of the development. This will involve the 
clearance of four (4) trees, identified in Figure 8 (trees in purple are to be removed) and Figure 9 overleaf. 
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Figure 8 10: Trees proposed to be cleared (EBS Ecology, 2021) 

 
Figure 9 11:  Trees proposed to be cleared (EBS Ecology, 2021) 

Impact to native vegetation from all construction associated with the development will be limited to the 
removal of three scattered Peppermint Box trees identified above, including from clearance related to 
infrastructure, and clearance for fire protection. Four (4) other trees are located within the bushfire 
clearance envelope of the development; however these are all to be retained in the post development 
scenario as integral components of the landscaping.  

A Significant Environmental Benefit (SEB) is required to offset the loss of native vegetation on the site and 
ensure the development will result in a positive impact on the environment that is over and above the 
negative impact on clearance. This will be provided either through an in-ground off set or through the 
payment of $14,369.13 into the Native Vegetation Fund, as per the advice from EBS Ecology. A clearance 
application will be lodged following resolution of the Planning Consent, 
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6.10 Environmentally Sustainable Design 

The following provisions of the P&D Code are considered relevant to this issue: 

General Development Policies 

Design 

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. 

The development will achieve energy efficiencies largely through the utilisation of passive environmental 
design techniques. Thermal massing will be achieved through the use of high quality and durable 
materials, including masonry stonework and rendered concrete. Windows will also be suitably glazed to 
improve thermal performance. 

The development is sighted to provide natural temperature control through cross-ventilation.  
The elevated position of the development and the layout of building will maintain cross-ventilation from 
prevailing winds. The restaurant and bar areas will include operable windows and doors to decking areas 
providing opportunities for internal temperature control through cross-ventilation and reducing reliance 
on artificial climate control techniques. 

Passive solar design techniques are utilised where appropriate. The roof design maximises the application 
of eaves across the development, providing extensive shading to windows. Solar window film will be 
applied to windows where appropriate to reduce heat and glare during summer months and promote 
heat retention during winter months. 

An extensive number of new Solar Photovoltaic (PV) panels (336) are proposed to be located on the roof 
of the lobby building. This is additional to the existing 45 PV panels located on the roof of the 
‘glasshouse’ that will be retained. Together these will provide a sustainable energy source to supplement 
the power supply to the development. 

The development includes a substantial stormwater management regime that will result in a number of 
detention ponds throughout the site. The landscape scheme outlined for the proposed seeks to make use 
of these detention basis to further enhance the ecological condition of the site through the addition of 
landscaping to these areas. This is likely to create suitable climatic and ecological conditions to attract 
bird life and other native fauna into areas of the site previously devoid of such activity. Additionally,  
a water retention and reuse scheme will operate on the site reduce reliance on public water utilities.  
This water will be used to irrigate landscaped areas and further enhance and improve the regeneration of 
growth of native vegetation on the subject land. 
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6.11 Bushfire Risk 

The following provisions of the P&D Code are considered relevant to this issue: 

Overlays 

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 aid the protection of lives and assets 
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. 

PO 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. 

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, 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. 

PO 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. 

The proposed building is sited in a position on the land that is not subject to unreasonable risk during a 
bushfire event. It is noted that the location is suitably separated from areas containing vegetation that is 
of significant bushfire risk. Although sited in an elevated and undulating location, there are limited 
alternative options within the site (or the general locality) that would be more appropriate in respect to 
slope. The development provides suitable accessibility for emergency vehicles in a bushfire event  
(see discussion in Section 6.5.5 for discussion). 
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Being one (1) continuous building the design eliminates the potential for the trapping of burning debris 
against or underneath the building. 

The development is provided an extensive firefighting management system. The development will be 
equipped with six (6) fire hydrants, strategically placed around the new building to provide appropriate 
coverage of the development for firefighting purposes. The fire water storage capacity on the site is in the 
order of 288,000 litres. In this respect, the proposal is considered to vastly exceed the requirement of the 
P&D Code in respect to its identified level of bushfire risk. 

7.0 CONCLUSION 

In summary, the proposed development presents sufficient merit when assessed against the relevant 
provisions of the Rural Zone, Overlays and the General Development Polices section of the Planning and 
Design Code, version 2021.8 (date 1 July 2021), to warrant Planning Consent. We note the following in this 
regard: 

• the proposed tourist accommodation development and ancillary uses are contemplated and are 
accepted forms of development within the Rural Zone; 

• the development has been appropriately designed and sited to constrain its visual impact on the 
natural landscape as far as is practical, and will provide a building of high architectural merit that 
is contextual and responds to its surroundings; 

• the proposed alterations to the landform do not significantly alter the prevailing topographical 
condition of the landscape and the impact of these works will be minimised through the use of 
landscape screening and natural graded slopes; 

• the amenity of the locality will not be subject to unreasonable detrimental impacted by the 
establishment or operation of any component of the proposed development; 

• the development has been designed to accommodate the nature of anticipated traffic and real 
parking demand likely to be generated by the use; 

• suitable on-site stormwater and wastewater management schemes are able to be implemented 
for the development in a manner that will not result in negative environmental repercussions and 
can appropriately manage the anticipated capacity; 

• the developments design and siting has had appropriate consideration for the risks posed by 
bushfires and implemented management measures above what is necessitated by the provisions 
of the P&D Code; and, 

• all components of the development are capable of being appropriately serviced by infrastructure, 
either utilising available public infrastructure connections or on-site systems. 
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For these reasons and with consideration of the assessment above, it is our position that the proposed 
development warrants the granting of Planning Consent. 

If you have any questions relating to this matter, please do not hesitate to contact the undersigned. 

 

Nick Wilson MPIA 

B/A (Hons) in Planning 

7 July 2021 
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MAIN ENTRANCE



Barossa Assessment Panel Meeting 5 April 2022  
 Attachment 1 

Item 8.2 Page 493 

  
PLANNING CONSENT

ISSUED FOR PLANNING CONSENT

Scale
Date
Job No.

Rev:Dwg No. A1 SHEET

28  Chesser  Street,  Adelaide, SA 5000         Ph 08 8203 5800
9/300 Rokeby Road, Subiaco, WA 6008        Ph 08 6382 0303
ABN 65 007 846 586                               brownfalconer.com.au

6/07/2021 1:24:50 PM

1

07/07/2021

NEXUS BAROSSA

3D IMAGES

2021043

KARL ROTH + LUKE BARTSCH

3429 DA18

Rev. Amendment Date
1 PLANNING CONSENT 07/07/2021

MAIN BUILDING ARRIVAL AND RESTAURANT
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SOUTH WEST VIEW OF GLASS HOUSE
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EAST VIEWS FROM GLASS HOUSE
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VIEWS FROM INFINITY POOL

VIEWS TO GLASS HOUSE FROM POOL
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LAURA JOHNSON
Senior Registered Landscape Architect
ljohnson@greenhillaustralia.com.au
08 8406 1300
PO Box 134, Rundle Mall SA 5000

Reference  21.2733
Prepared by LJ
Reviewed by PW
Revision   C
Revision Date 10.2021

DISCLAIMER
© Greenhill Engineers Pty Ltd 2021
The information contained in this document produced by GREENHILL is solely for the use of the Client identified 
on the cover sheet for the purpose for which it has been prepared and GREENHILL undertakes no duty to or 
accepts any responsibility to any third party who may rely upon this document. The information provided remains 
the intellectual property of GREENHILL, and must not be provided to any third party without the written permission 
of GREENHILL.

All rights reserved.  No section or element of this document may be removed from this document, reproduced, 
electronically stored or transmitted in any form without the written permission of GREENHILL. This document and 
the information contained within the document is to remain Commercial in Confidence.

Site / Setting
The existing site features spotted trees on a heavily grazed hill top. The elevation 
enables picturesque views of the North Para River to the immediate east, and long-
range panoramic views of the entire Barossa Valley. Existing landscaping to the 
site includes domestic scale planting and lawn to the immediate surrounds of the 
Glass House, an expansive band of Eucalyptus odorata planting along the western 
boundary and lining the upper portion of driveway, and native planting areas around 
the Pavilion buildings. There is also an area of land in the northern portion of the site 
that has been restricted from grazing, allowing vegetation to regenerate in this area. 

Landscape Theming
The landscape design aims to support the idyllic rural location by featuring well-
appointed outdoor spaces that will enable guests to enjoy panoramic views of the 
surrounding features and the natural environment. The landscaping will focus on 
providing premium amenity to hotel guests and restaurant patrons in a picturesque 
rural setting. 
The design will embody a contemporary Australian rural landscape, with a feature 
avenue of Eucalyptus odorata, Peppermint Box. The entry to the main building will 
be highlighted by bands of feature planting, incorporating mass plantings of native 
species. The banded planting will utilise species with a range of sizes, contrasting 
forms, foliage and colours to create a landscape with a high level of visual interest.
Landscaping surrounding the main building and the glasshouse will be understated, 
allowing the panoramic views to be the focal point. Multi-functional paved plazas, 
decking, and gently sloping lawns will provide outdoor spaces to support hotel 
operations such as the restaurant. 
Sweeping informal pathways will allow guests to roam across the hill and to 
designated access points within the accommodation ring. The informal, meandering 
path will take guests through groups of native trees,  native meadow grasses and 
pockets of indigenous understorey vegetation.  Species will be selected to support 
the Peppermint Box and Blue Gum Woodland vegetation association, which is 
endemic to the area. The path network will feature small breakaway rest points, with 
natural seating elements, located to allow guests to enjoy the views in a secluded, 
semi-private setting, creating an immersive rural experience.
The infinity pool area will feature a curved terraced wall, with integrated seating, 
planting and lighting. The pool surround will be surfaced with timber decking and 
feature paving to compliment the terraced wall. 
Introducing swathes of native planting in strategic locations will help screen existing 
views to the pavilions from the new building while also integrating the new building 
into the hillside character.  Amenity planting will be thoughtfully placed to minimize 
views of car parking and site infrastructure.  Swaths of mixed native planting will 
also be placed to the west of the pavilions and to the lower eastern side of the hill to 
increase vegetation buffers from a variety of outlooks.

Environment
Opportunities for increasing biodiversity and habitats on the site will be a focus of 
the landscape design. Swathes of mixed tree planting, featuring native Eucalyptus 
species, will revegetate areas of the bare hill slopes. Planting areas will be selected 
to connect canopy coverage of existing sporadic trees to  support local biodiversity 
and habitat values across the site. Hydro-seeding of native grasses and understorey 
vegetation mixes will assist in promoting the reinstatement of native species both 
within and outside of the built form. Seeding a mixture of native grasses and 
ground cover to disturbed areas of the hillside will also help to stabilise the ground, 
minimising soil erosion. 
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MATERIALS PALETTE 

Materials Palette

The landscape will promote the use of natural materials such as local stone and timber decking 
that will blend into the landscape from a distance, and will create a luxurious effect within the 
spaces. The natural materials will provide a sense of warmth and authenticity to the outdoor areas 
and rural setting.
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PLANTING PALETTE 
TREE SPECIES - NATIVE

Callitris glaucophylla
Mature size: H: 8-14m x W: 4-7m 
Evergreen

Casuarina pauper syn. C.cristata
Mature size: H: 6-15m x W: 4-8m 
Evergreen

Planting Palette

Allocasuarina verticillata
Mature size: H: 5-8m x W: 4-6m
Evergreen

Eucalyptus dumosa
Mature size: H: 4-8m x W: 4-5m 
Evergreen

Banksia marginata
Mature size: H: 2-8m x W: 1-5m 
Evergreen

Eucalyptus leucoxylon ssp. pruinosa
Mature size: H: 6-20m x W: 3-12m 
Evergreen

Eucalyptus largiflorens
Mature size: H: 6-20m x W: 6-15m
Evergreen

Melaleuca lanceolata
Mature size: H: 3-8m x W: 3-5m 
Evergreen

Pittosporum angustifolium
Mature size: H: 4-8m x W: 3-4m 
Evergreen

Santalum acuminatum
Mature size: H: 3-6m x W: 1-3m 
Evergreen

Viminaria juncea
Mature size: H: 4-6m x W:2-4m 
Evergreen

Eucalyptus odorata
Mature size: H: 2-12m
Evergreen
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Dianella revoluta
Mature size: H: 0.5m x W: 0.5m

Westringia fruticosa ‘Penny’ 
Mature size: H: 0.3-0.5m x W:0.3-0.5m

Lomandra longifolia ‘Nyalla ®’
Mature size: H: 0.8-0.9m x W: 0.8-0.9m
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PLANTING PALETTE 

Olearia pannosa ssp pannossa
Mature size: H: 1-2m x W: 1-2m

Chrysocephalum apiculatum
Mature size: H: 0.5m x W: 0.5m

Banksia marginata ‘Minimarg’
Mature size: H: 0.5-1.3m x W: 1-1.2m

Alyogyne huegelii
Mature size: H: 2-3m x W: 2-3m

Correa backhouseana
Mature size: H: 1-2m x W: 2-3m

Callistemon rugulosus
Mature size: H:2-4m x W: 2-4m

PLANT SPECIES - NATIVE

Planting Palette

Acacia wilhelmiana
Mature size: H: 1-3m x W: 2-3m

Dodonaea lobulata
Mature size: H: 1-3m x W: 1-2m

Calytrix tetragona
Mature size: H:1-2m x W: 1-2m

Bursaria spinosa ssp. spinosa
Mature size: H: 2-4m x W: 1-3m

Hakea rugosa
Mature size: H: 0.5-2.5m x W: 1-2m

Hardenbergia violacea
Mature size: H: 1.5-2m x W: 2-3m

Maireana sedifolia
Mature size: H: 0.6-1.5m x W: 0.6-2m

Myoporum montanum
Mature size: H:1-2m x W: 1.5-2.5m

Olearia ramulosa
Mature size: H: 1-1.5m x W: 1-2m

Rhagodia parabolica
Mature size: H: 1-2m x W: 1-2m

Senecio odoratus
Mature size: H: 0.5-1.5m x W: 0.5-1.5m

Templetonia retusa
Mature size: H: 1-3m x W: 1.5-3m

Rhagodia spinescens Aussie Flat Bush™
Mature size: H: 0.3-0.5m x W: 1m

Adenanthos sericeus
Mature size: H: 1m x W: 1m

Enchyleana tomentosa
Mature size: H: 0.3-1m x W: 0.5-1.5m
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PLANTING PALETTE 
TREE SPECIES - BUILDING ENTRY / FEATURE PLANTING

Tristaniopsis Laurina ‘Luscious’
Mature size: H: 7m x W: 5m 
Evergreen

Planting Palette

Brachychiton populneus ‘Griffith Pink’
Mature size: H: 5-8m x W: 2-3m
Evergreen

Elaeocarpus reticulatus ‘Primadonna’
Mature size: H: 9m x W: 3m 
Evergreen

Santalum acuminatum
Mature size: H: 3-6m x W: 1-3m 
Evergreen

Eucalyptus odorata
Mature size: H: 2-12m
Evergreen
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Introduction

BACKGROUND

This Visual Assessment report is prepared in relation to a proposal to develop land 
at 221 Yaldara Drive, Lyndoch, SA.

I was invited by the proponent to provide independent advice on the likely future 
visual impact of development as described in documents provided, comprising:

• Architectural plans prepared by Brown Falconer.

• Landscaping concept plans prepared by Greenhill Australia.

Within my area of expertise, I have considered:

1. The locations at which the subject site can be viewed.

2. The likely visibility of the subject site from these locations. 
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Methodology

INSPECTION

I inspected key viewpoints on 3 October 2021, checking the locations again on 8 
October and 17 October prior to completing this report.  I viewed the subject site 
only from publicly-accessible areas; that is, from roads and road verges within the 
general locality and from where the site is most likely to be visible. I did not view 
or consider the visual impact from private land. 

I chose to carry out my analysis from evidence on-site rather than purely a desk-
top study.  I consider the former more reliable on this occasion given the complex 
landform of the region and particular features, such as existing local topography 
and vegetation, that can affect views. 

PHOTOGRAPHY

Photos included within this report were taken using a Nikon digital SLR camera 
with a 50mm focal lens. I understand this focal length approximates that of the 
human eye.

VISUAL ASSESSMENT

The analysis within this report includes:

 > Location - location of photo viewpoint.

 > Description - description of the existing view.

 > Visibility - description of the subject site’s visibility from the viewpoint.

 > Significance - my opinion on the viewpoint’s significance considering the existing 
landscape character and visibility (ie. whether the viewpoint is likely to affect many 
people, such as from a main road, or a lesser number, such as from a minor road).

 > Likely Visual Impact - my opinion on the potential impact of future 
development on the visual amenity of the locality.

 > Image - photograph from the viewpoint towards the subject site. 

DISTANCES AND ELEVATION

Data relating to distance of the viewpoint and topographic elevation included 
within this report is taken from Nature Maps (SA Government) October 2021. The 
distances are direct from point to point (as the crow flies).

REPORT FORMAT

This report is best read as a PDF file. If read as a hard copy, it should be printed 
with facing pages.
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FIGURE 1: BROAD LOCALITY.
SUBJECT SITE AT 221 YALDARA DRIVE (NEAR MAPS - OCTOBER 2021)

SUBJECT SITE

Broad Locality
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FIGURE 2: BROAD LOCALITY.
TOPOGRAPHY (NATURE MAPS - OCTOBER 2021)

SUBJECT SITE
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FIGURE 3: EXISTING SITE (IMAGE PROVIDED BY BROWN FALCONER)

Site Description
The subject site is described as Section 461 in Hundred Plan 105200 and referred to as 221 Yaldara Drive, Lyndoch SA 
5351. A former residential building currently sits within the site which, I understand, is to be retained and incorporated 
into the development. The former residence sits on the high point within the subject site (elevation approximately 
190m Nature Maps October 2021), being accessed by an unsealed road leading from, approximately, the intersection of 
Fuss Road and Yaldara Drive. I understand the access road is to be retained in the same location (Masterplan Planning 
Report, July 2021, pg. 8).

Apart from the existing former residence and six free-standing accommodation pavilions, the site exists as open 
paddock with a scattering of native trees.
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FIGURE 4 + 5: SITE AERIAL + PHOTO OF EXISTING FORMER RESIDENCE TO BE INCORPORATED INTO THE DEVELOPMENT 
(IMAGES PROVIDED BY BROWN FALCONER)
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Proposed Development

Proposed built form

 
The extent of new built form is illustrated on plans, elevations and illustrations (DA01 - DA23 Masterplan Planning Report, 
July 2021, pp. 6-7) prepared by architects Brown Falconer. Generally, the development is described as comprising two 
distinct parts - central lobby building and accommodation ring building (Masterplan Planning Report, July 2021, pg.11). 
I understand the proposal to be a single storey development with the accommodation ring building cut partly into the 
ground and the central lobby building located at the high point of the site. I have been advised that the height of the main 
roof to the central lobby building is 4550mm above ground, with an elevated section extending to 6000mm (Email Nick 
Wilson, Masterplan to James Hayter, Oxigen, on 6th October 2021). Other works proposed as part of the development 
include earthworks, minor widening and spray surfacing of the existing internal access track, carpark and removal of four 
native trees (Masterplan Planning Report, July 2021, pg. 8).

FIGURE 6: MASTERPLAN (BROWN FALCONER)
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FIGURE 7: SECTION, ELEVATIONS + PLANS (BROWN FALCONER)
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Proposed Development

Landscaping

 
The extent of new landscaping is illustrated on plans and illustrations (Greenhill Concept Design Report Rev. C Greenhill 
Reference 21.2733 October 2021) prepared by landscape architects Greenhill. Four existing native trees are proposed 
for removal (Masterplan Planning Report, July 2021, pg.8). A comprehensive landscape plan is proposed - of particular 
importance to this visual assessment is the proposed planting on the eastern and northern slopes outside the perimeter of 
the accommodation ring building. Trees are also proposed within the circle of the accommodation ring building and within 
the proposed carpark. I understand that the tree species proposed are indigenous to the Barossa.

FIGURE 8: LANDSCAPE MASTERPLAN (GREENHILL)
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FIGURE 9: RADIUS DISTANCE TO SUBJECT SITE
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Viewpoint 1

PHOTOGRAPH FROM VIEWPOINT 01

LOCATION Rosedale Road.

DESCRIPTION Viewpoint is adjacent to the Pindarie Winery and 
intersection with Gomersal Road. Distance to the 
subject site is 5.0km with the viewpoint sitting at 
an elevation 30m higher than the site.

VISIBILITY The subject site is only just visible in the 
distance, with the view obstructed by verge 
planting in the foreground. This appears to be 
the extreme point at which the subject site 
might be viewed.

SIGNIFICANCE Medium. Rosedale Road is a commuter and 
tourist route in the Barossa.

LIKELY VISUAL 
IMPACT

Very low given distance.

SUBJECT 
SITE

VIEWPOINT LOCATION
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Viewpoint 2

PHOTOGRAPH FROM VIEWPOINT 02

LOCATION Noack Road.

DESCRIPTION Views directly south across the North Para River 
valley align with the subject site. The elevation 
of both is approximately 180m. The subject site 
lies approximately 3.5km from the viewpoint.

VISIBILITY The subject site is visible in the distance sitting 
on an elevated hill but below higher topography 
behind. It does not sit on the open skyline.

SIGNIFICANCE Noak Road is an unsealed and minor road. 
Significance is therefore low.

LIKELY VISUAL 
IMPACT

Low given distance and minor road status.

SUBJECT 
SITE

VIEWPOINT LOCATION
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Viewpoint 3

PHOTOGRAPH FROM VIEWPOINT 03

LOCATION Harvey Road. 

DESCRIPTION Views directly south across the North Para River 
valley align with the subject site. Distance to the 
subject site is 3.0km with the viewpoint sitting at an 
elevation of 155m.

VISIBILITY The subject site is visible in the distance sitting on an 
elevated hill but below higher topography behind. It 
does not sit on the open skyline.

SIGNIFICANCE Harvey Road is an unsealed and minor road. 
Significance is therefore low.

LIKELY VISUAL 
IMPACT

Low given distance and minor road status.

SUBJECT 
SITE

VIEWPOINT LOCATION

Harvey Rd
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Viewpoint 4

PHOTOGRAPH FROM VIEWPOINT 04 

LOCATION Rosedale Road. 

DESCRIPTION Viewpoint is on Rosedale Road. Distance to the 
subject site is 3.6km with the viewpoint sitting at an 
elevation of 180m.

VISIBILITY Views are directly south over Gomersal Creek and 
the North Para River valley. The foreground is open 
grazed and cropped paddock. 

SIGNIFICANCE Medium given Rosedale is a sealed road used by 
commuters and tourists.

LIKELY VISUAL 
IMPACT

Very low given distance. 

SUBJECT 
SITE

VIEWPOINT LOCATION

Rosedale Rd
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Viewpoint 5

PHOTOGRAPH FROM VIEWPOINT 05

LOCATION Rosedale Road. 

DESCRIPTION Viewpoint is on Rosedale Road looking south over 
the North Para River valley. The subject site is visible 
from limited viewpoints along Rosedale Road. 
Generally, Rosedale Road sits at a similar or slightly 
higher elevation than the subject site. Distance to 
the subject site is 3.4km with the viewpoint sitting at 
an elevation of 150m.

VISIBILITY Views are directly south over the North Para River 
valley. The foreground is open grazed and cropped 
paddock. 

SIGNIFICANCE Medium given Rosedale is a sealed road used by 
commuters and tourists.

LIKELY VISUAL 
IMPACT

Low given distance. 

SUBJECT 
SITE

VIEWPOINT LOCATION

Rosedale Rd
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PHOTOGRAPH FROM VIEWPOINT 06

Viewpoint 6

LOCATION Lyndoch Road. 

DESCRIPTION Viewpoint adjacent to the intersection with 
Gomersal Road. This viewpoint sits approximately 
30m higher in elevation than the subject site which 
is viewed over an open landscape. Distance to the 
subject site is 5.3km with the viewpoint sitting at an 
elevation of 220m.

VISIBILITY The subject site is just visible over the open 
landscape.

SIGNIFICANCE Medium due to the status of Lyndoch Road as a 
major commuter and tourist route.

LIKELY VISUAL 
IMPACT

Very low due to distance.

SUBJECT 
SITE

VIEWPOINT LOCATION
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PHOTOGRAPH FROM VIEWPOINT 07

Viewpoint 7

LOCATION Lyndoch Road. 

DESCRIPTION Viewpoint adjacent to Braunach Road. Distance to 
the subject site is 4.5km with the viewpoint sitting at 
an elevation of 185m.

VISIBILITY The orientation of Lyndoch Road is towards 
the subject site with visibility influenced by the 
topography of the road which rises to a series of 
crests (site visible) and troughs (site not visible).

SIGNIFICANCE Medium due to the status of Lyndoch Road as a 
major commuter and tourist route.

LIKELY VISUAL 
IMPACT

Low due to distance.

SUBJECT 
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VIEWPOINT LOCATION
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PHOTOGRAPH FROM VIEWPOINT 08 

Viewpoint 8

LOCATION Lyndoch Road.

DESCRIPTION Viewpoint approximately 200m south of intersection 
with Braunach Road.  Distance to the subject site is 
2.7km with the viewpoint sitting at an elevation of 
190m.

VISIBILITY Visibility increases as the distance to the subject site 
reduces. The site sits on top of a ridge line and is 
viewed against an open skyline.

SIGNIFICANCE Medium due to the status of Lyndoch Road as a 
major commuter and tourist route.

LIKELY VISUAL 
IMPACT

Low due to distance.

SUBJECT 
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VIEWPOINT LOCATION
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PHOTOGRAPH FROM VIEWPOINT 09

Viewpoint 9

SUBJECT 
SITE

LOCATION Lyndoch Road. 

DESCRIPTION Viewpoint before a rise in the road and intersection 
with Hentschke Road. Distance to the subject site is 
1.3km with the viewpoint sitting at an elevation of 
160m.

VISIBILITY Orientation of the road gives visibility on the driver’s 
side towards the subject site which is viewed across 
an open landscape in an elevated position. The site 
sits on a ridge line with an open skyline behind.

SIGNIFICANCE Medium due to the status of Lyndoch Road as a 
major commuter and tourist route.

LIKELY VISUAL 
IMPACT

Medium. Viewpoint orientates towards subject site 
on rising land. VIEWPOINT LOCATION
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Hentchke Rd
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PHOTOGRAPH FROM VIEWPOINT 10

Viewpoint 10

LOCATION Hentschke Road. 

DESCRIPTION Hentschke Road is an unsealed, minor road 
connecting Gomersal Road to Lyndoch Road. This 
section of Hentschke Road is only usable by 4-wheel 
drive vehicles when wet. Viewpoint is on a crest 
before the elevation falls to Milde Road. Distance to 
the subject site is 3.0km with the viewpoint sitting at 
an elevation of 190m.

VISIBILITY Open views to the subject site.

SIGNIFICANCE Low given the road is unsealed and typically used 
only in dry weather.

LIKELY VISUAL 
IMPACT

Low given distance.

SUBJECT 
SITE

VIEWPOINT LOCATION

Hentscke Rd



Barossa Assessment Panel Meeting 5 April 2022  
 Attachment 1 

Item 8.2 Page 533 

  
26OXIGEN LANDSCAPE ARCHITECTURE & URBAN DESIGN

PHOTOGRAPH FROM VIEWPOINT 11

Viewpoint 11

LOCATION Hentschke Road. 

DESCRIPTION Hentschke Road is an unsealed, minor road 
connecting Gomersal Road to Lyndoch Road. This 
section of Hentschke Road is only usable by 4-wheel 
drive vehicles when wet. Viewpoint is past the 
crest with the subject site visible within an open 
landscape. Distance to the subject site is 2.2km with 
the viewpoint sitting at an elevation of 180m.

VISIBILITY Open views to the subject site.

SIGNIFICANCE Low given the road is unsealed and typically only 
used in dry weather.

LIKELY VISUAL 
IMPACT

Low given distance.

SUBJECT 
SITE

VIEWPOINT LOCATION

Hentschke Rd
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PHOTOGRAPH FROM VIEWPOINT 12

Viewpoint 12

SUBJECT 
SITE

LOCATION Hentschke Road. 

DESCRIPTION Hentschke Road is an unsealed, minor road 
connecting Gomersal Road to Lyndoch Road. This 
section of Hentschke Road is only usable by 4-wheel 
drive vehicles when wet. Viewpoint is on a crest 
before the elevation falls to Milde Road. Distance to 
the subject site is 1.6km with the viewpoint sitting at 
an elevation of 165m.

VISIBILITY Open views to the subject site.

SIGNIFICANCE Low given the road is unsealed and typically used 
only in dry weather.

LIKELY VISUAL 
IMPACT

Medium. The site is clearly visible. VIEWPOINT LOCATION

Hentschke Rd
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PHOTOGRAPH FROM VIEWPOINT 13

Viewpoint 13

LOCATION Lyndoch Road.

DESCRIPTION Viewpoint adjacent to the intersection with 
Hentschke Road. The orientation of the road for a 
straight section from this viewpoint on is directly 
towards the subject site which sits elevated and in 
direct view. Distance to the subject site is 1.0km with 
the viewpoint sitting at an elevation of 155m.

VISIBILITY The subject site becomes more visible from the 
intersection of Hentschke Road towards the site. 
From this viewpoint, the site sits on an elevated 
point with little foreground vegetation obscuring 
views.

SIGNIFICANCE Medium due to the status of Lyndoch Road as a 
major commuter and tourist route.

LIKELY VISUAL 
IMPACT

Medium. The view from the road is towards the 
subject site which sits on elevated land.

SUBJECT 
SITE

VIEWPOINT LOCATION

Ly
nd

oc
h 

Rd



Barossa Assessment Panel Meeting 5 April 2022  
 Attachment 1 

Item 8.2 Page 536 

  
29VISUAL ASSESSMENT

PHOTOGRAPH FROM VIEWPOINT 14

Viewpoint 14

SUBJECT 
SITE

LOCATION Lyndoch Road. 

DESCRIPTION Views travelling south-west along Lyndoch Road are 
orientated directly towards subject site. Distance to 
the subject site is 0.8km with the viewpoint sitting at 
an elevation of 145m.

VISIBILITY The subject site sits at an elevated point with an 
open skyline behind. The site is clearly visible and in 
the direct line of sight of motorists. Scattered trees 
on the rising ground between the viewer and the 
site break the views.

SIGNIFICANCE Medium due to the status of Lyndoch Road as a 
major commuter and tourist route.

LIKELY VISUAL 
IMPACT

Medium due to exposure of the site with open 
skyline behind. The existing trees play a very 
important part in modifying visual impact from this 
viewpoint.

VIEWPOINT LOCATION

Lyndoch Rd
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PHOTOGRAPH FROM VIEWPOINT 15

Viewpoint 15

SUBJECT 
SITE

LOCATION Lyndoch Road. 

DESCRIPTION Views travelling south-west along Lyndoch Road are 
orientated directly towards subject site. Distance to 
the subject site is 0.65km with the viewpoint sitting 
at an elevation of 145m.

VISIBILITY The subject site sits at an elevated point with an 
open skyline behind. The site is clearly visible and in 
the direct line of sight of motorists. Scattered trees 
on the rising ground between the viewer and the 
site break the views. As expected, the views are more 
prominent the closer the viewer is to the site.

SIGNIFICANCE Medium due to the status of Lyndoch Road as a 
major commuter and tourist route.

LIKELY VISUAL 
IMPACT

Medium due to exposure of the site with open 
skyline behind. The existing trees play a very 
important part in modifying visual impact from this 
viewpoint.

VIEWPOINT LOCATION

Lyndoch Rd
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PHOTOGRAPH FROM VIEWPOINT 16

Viewpoint 16

LOCATION Lyndoch Road 

DESCRIPTION Close in view to the subject site although views 
are perpendicular to the line of travel along the 
road with some screening provided by existing 
vegetation adjacent to the road. Distance to the 
subject site is 0.45km with the viewpoint sitting at 
an elevation of 145m.

VISIBILITY Medium due to angle of viewing and presence of 
existing vegetation.

SIGNIFICANCE Medium due to proximity. Proposed development 
sits on a high point with open skyline behind.

LIKELY VISUAL 
IMPACT

High, noting that the view is not continuous but 
viewed through vegetation between the road and 
viewer.

SUBJECT 
SITE

VIEWPOINT LOCATION

Lyndoch Rd
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PHOTOGRAPH FROM VIEWPOINT 17

Viewpoint 17  

SUBJECT 
SITE

LOCATION Barritt Road. 

DESCRIPTION The viewpoint is before gates across this section 
of road which is designated as a No Through Road. 
Distance to the subject site is 2.4km with the 
viewpoint sitting at an elevation of 190m.

VISIBILITY Views towards the subject site are across open 
paddocks. The site sits lower than the ridge behind 
and on the skyline, reducing visual impact.

SIGNIFICANCE This section of Barritt Road is marked as a No 
Through Road. Vehicle traffic is anticipated to be 
small.

LIKELY VISUAL 
IMPACT

Low due to distance.
VIEWPOINT LOCATION

Barritt Rd
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PHOTOGRAPH FROM VIEWPOINT 18

Viewpoint 18  

SUBJECT 
SITE

LOCATION Barrritt Road. 

DESCRIPTION The viewpoint is on elevated ground at the right 
angle turn of Barritt Road to the north-west. 
Distance to the subject site is 2.8km with the 
viewpoint sitting at an elevation of 210m.

VISIBILITY Views towards the subject site are across open 
paddocks. The site sits lower than the ridge behind 
and on the skyline, reducing visual impact.

SIGNIFICANCE This section of Barritt Road is marked as a No 
Through Road. Vehicle traffic is anticipated to be 
small.

LIKELY VISUAL 
IMPACT

Low due to distance.

Barritt Rd
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PHOTOGRAPH FROM VIEWPOINT 19

Viewpoint 19  

SUBJECT 
SITE

LOCATION Barritt Road. 

DESCRIPTION The viewpoint looks over open paddocks to the 
North Para River corridor and subject site beyond. 
Distance to the subject site is 2.4km with the 
viewpoint sitting at an elevation of 200m.

VISIBILITY Views towards the subject site are across open 
paddocks. The site sits lower than the ridge behind 
and on the skyline, reducing visual impact.

SIGNIFICANCE Barritt Road is an unsealed road that links to Daly 
Road and a No Through Road at its eastern end. Low 
because of sparse traffic and distance to the subject 
site.

LIKELY VISUAL 
IMPACT

Low due to distance. VIEWPOINT LOCATION

Bar
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d
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PHOTOGRAPH FROM VIEWPOINT 20

Viewpoint 20  

SUBJECT 
SITE

LOCATION Barritt Road. 

DESCRIPTION Viewpoint is located close to and east of viewpoint 
1. Distance to the subject site is 2.0km with the 
viewpoint sitting at an elevation of 170m.  

VISIBILITY There are views to the subject site along the length 
of Barritt Road although visibility is affected by large 
trees in the background which break or screen views.

SIGNIFICANCE Barritt Road is an unsealed road that links to Daly 
Road and a No Through Road at its eastern end. Low 
because of sparse traffic and distance to the subject 
site.

LIKELY VISUAL 
IMPACT

Low given distance and interupted views blocked by 
large trees. VIEWPOINT LOCATION

Barrit
t R

d
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PHOTOGRAPH FROM VIEWPOINT 21

Viewpoint 21

SUBJECT 
SITE

LOCATION Barritt Road. 

DESCRIPTION Viewpoint lies just after crossing of Lyndoch Creek. 
Distance to the subject site is 1.9km with the 
viewpoint sitting at an elevation of 165m.

VISIBILITY The subject site is visible on a high point when 
viewed across vineyards. The view is specific to the 
location and becomes partly screened by large trees 
in the middle ground as you move along Barritt 
Road to viewpoint 22.

SIGNIFICANCE Barritt Road is an unsealed road that links to Daly 
Road and a No Through Road at its eastern end. Low 
because of sparse traffic and distance to the subject 
site.

LIKELY VISUAL 
IMPACT

Low given distance and interupted views blocked by 
large trees.

VIEWPOINT LOCATION

Barrit
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d
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PHOTOGRAPH FROM VIEWPOINT 22

Viewpoint 22

LOCATION Barossa Valley Way. 

DESCRIPTION This section of the Barossa Valley Way runs between 
Sandy Creek and Rowland Flat. The subject site is 
visible from a short section of road in a location 
approximately where the off road cycle trail crosses 
the Barossa Valley Way. Distance to the subject site 
is 2.0km with the viewpoint sitting at an elevation of 
170m.

VISIBILITY The subject site sits on top of a high point in the 
distance with an open skyline behind.

SIGNIFICANCE High. Barossa Valley Way is a major tourist and access 
route to the Barossa linking major towns. Additional 
significance to this view is given by the presence of 
the off road cycle route which is also a major tourist 
corridor and attraction.

LIKELY VISUAL 
IMPACT

Low given distance and the limited extent of view.

VIEWPOINT LOCATION

Barossa Valley Way

SUBJECT 
SITE
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Viewpoint 23

PHOTOGRAPH FROM VIEWPOINT 23

SUBJECT 
SITE

LOCATION Fuss Road. 

DESCRIPTION Location adjacent to the intersection of Fuss Road 
and Hermann Thumman Road. Distance to the 
subject site is 1.6km with the viewpoint sitting at an 
elevation of 160m.

VISIBILITY When viewed from this viewpoint, the subject site 
sits higher than adjacent land and on the skyline. 
Views are over vineyards broken by trees and other 
vegetation in the foreground.

SIGNIFICANCE Low. Whilst Fuss Road is an unsealed, minor road, 
Hermann Thumman Road is sealed and well 
trafficed. Whilst on the skyline, distance to the 
subject site diminishes its significance.

LIKELY VISUAL 
IMPACT

Low due to distance. 
VIEWPOINT LOCATION

Fuss Rd
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PHOTOGRAPH FROM VIEWPOINT 24

Viewpoint 24

LOCATION Hermann Thumm Drive. 

DESCRIPTION Sealed road linking the Barossa Valley Highway and 
Lyndoch Road and passing adjacent to the Yaldara 
Winery complex. Distance to the subject site is 
1.1km with the viewpoint sitting at an elevation of 
160m.

VISIBILITY The subject site is visible from occasional 
viewpoints along Hermann Thumm Drive. From 
these viewpoints the site sits on a high point with 
the Yaldara Winery and associated buildings in the 
middle distance. Views in the foreground are open 
and over vineyards.

SIGNIFICANCE Medium. Views from sealed roads are given higher 
priority given the anticipated increased traffic than 
unsealed roads. Whilst located at a topographical 
high point, the considerable distance to the subject 
site diminishes its significance.

LIKELY VISUAL 
IMPACT

Low due to distance.

SUBJECT 
SITE
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Viewpoint 25

PHOTOGRAPH FROM VIEWPOINT 25

LOCATION Fuss Road. 

DESCRIPTION Travelling north along Fuss Road towards the 
subject site the site becomes closer and more 
visible. However, views are less open and 
direct, being blocked by existing trees in the 
foreground and middle ground. Distance to the 
subject site is 1.0km with the viewpoint sitting at 
an elevation of 160m.

 VISIBILITY From points along Fuss Road the subject site sits 
on a high point with open sky behind.

SIGNIFICANCE Low. Fuss Road is an unsealed, minor road. Given 
the still considerable distance to the subject site 
and presence of vegetation that blocks views, 
significance is considered to be low.

LIKELY VISUAL 
IMPACT

Low due to distance and presence of existing 
vegetation.

SUBJECT 
SITE

VIEWPOINT LOCATION

Fuss Rd
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Viewpoint 26

PHOTOGRAPH FROM VIEWPOINT 26

SUBJECT 
SITE

LOCATION Fuss Road. 

DESCRIPTION Fuss Road becomes steep at its northern end leading 
down to a minor tributory of Lyndoch Creek. Planted 
eucalypts line the road. Distance to the subject site 
is 0.68km with the viewpoint sitting at an elevation 
of 155m.

VISIBILITY The subject site is closer in view sitting against an 
open skyline. Existing trees block views except for 
occasional broken views.

SIGNIFICANCE Low. Fuss Road is an unsealed, minor road. 

LIKELY VISUAL 
IMPACT

Low. Whilst the subjecct site is closer and viewed 
against an open skyline, the existing tree vegetation 
effectively blocks views. VIEWPOINT LOCATION

Fuss Rd
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Viewpoint 27 

PHOTOGRAPH FROM VIEWPOINT 27

LOCATION Rosedale Scenic Road.

DESCRIPTION Views across open paddocks to the subject site. 
Distance to the subject site is 1.0km with the 
viewpoint sitting at an elevation of 220m.

VISIBILITY There are occasional views from the scenic drive 
towards the subject site where the topography 
allows and vegetation is replaced with open 
paddocks. Rosedale Scenic Road sits considerably 
higher in elevation than the subjecct site and where 
views are opened they look directly down on the 
site.

SIGNIFICANCE Medium given the designation as a scenic road.

LIKELY VISUAL 
IMPACT

Medium given the wide panorama and open view to 
the subject site. 

SUBJECT 
SITE

VIEWPOINT LOCATION

Rosedale Scenic Rd



Barossa Assessment Panel Meeting 5 April 2022  
 Attachment 1 

Item 8.2 Page 550 

  
43VISUAL ASSESSMENT

Viewpoint 28

PHOTOGRAPH FROM VIEWPOINT 28

LOCATION Intersection of Yaldara Drive and Rosedale Scenic 
Road. 

DESCRIPTION Viewpoint sits at the same elevation as the subject 
site. The site is viewed initially over an open paddock 
(modified landform) and then dense vegetation. 
Distance to the subject site is 1.0km with the 
viewpoint sitting at an elevation of 195m.

VISIBILITY Given the distance to the subject site and the extent 
of middle distance vegetation, the subject site is 
only just visible above the tree line.

SIGNIFICANCE Medium given the designation as a scenic road.

LIKELY VISUAL 
IMPACT

Low given distance and existing vegetation.

SUBJECT 
SITE

VIEWPOINT LOCATION

Rosedale Scenic Rd
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Viewpoint 29

PHOTOGRAPH FROM VIEWPOINT 29

SUBJECT 
SITE

LOCATION Yaldara Drive. 

DESCRIPTION Yaldara Road is an unsealed minor road. Views 
are across open paddocks with some clumped 
tree planting.  A lower ridgeline in the foreground 
obscured part of the view to the subject site. 
Distance to the subject site is 0.6km with the 
viewpoint sitting at an elevation of 165m.

VISIBILITY The subject site sits on a high point with an open 
skyline behind when viewed from Yarldara Drive. 

SIGNIFICANCE Low due to status of Yaldara Drive as an unsealed, 
minor road.

LIKELY VISUAL 
IMPACT

Low due to ridgeline in foreground and distance to 
the site. VIEWPOINT LOCATION

Yaldara Dr
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Viewpoint 30

PHOTOGRAPH FROM VIEWPOINT 30

SUBJECT 
SITE

LOCATION Yaldara Drive. 

DESCRIPTION Location adjacent to entry road approximately at the 
intersection of Fuss Road and Yaldara Drive. Adjacent 
to Barossa Pavilions. Distance to the subject site is 
0.32km with the viewpoint sitting at an elevation of 
170m.

VISIBILITY High given proximity and exposure of the subject 
site on a high point with open sky behind. Views to 
the site are broken by vegetation in the foreground.

SIGNIFICANCE Low due to status of Yaldara Drive as an unsealed, 
minor road.

LIKELY VISUAL 
IMPACT

Medium given the proximity of the subject site.
VIEWPOINT LOCATION

Yaldara Dr Fuss Rd
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Visual Assessment Summary

The table below summarises the visual assessment included in this report, considering visibility, significance and likely visual impact 
from each viewpoint.

Viewpoint Location
Visibility of subject site 
(low, medium, high)

Significance 
(low, medium, high)

Likely visual impact 
(very low, medium, high)

1 Rosedale Rd Low Medium Very low

2 Noack Rd Low Low Low

3 Harvey Rd Low Low Low

4 Rosedale Rd Low Medium Very low

5 Rosedale Rd Low Medium Low

6 Lyndoch Rd Low Medium Very low

7 Lyndoch Rd Low Medium Low

8 Lyndoch Rd Low Medium Low

9 Lyndoch Rd Low Medium Medium

10 Hentschke Rd Low Low Low

11 Hentschke Rd Low Low Low

12 Hentschke Rd Medium Low Medium

13 Lyndoch Rd Medium Medium Medium

14 Lyndoch Rd Medium Medium Medium

15 Lyndoch Rd Medium Medium Medium 

16 Lyndoch Rd Medium Medium High

17 Barritt Rd Low Low Low
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Viewpoint Location
Visibility of subject site 
(low, medium, high)

Significance 
(low, medium, high)

Likely visual impact 
(very low, low, medium, 

high)

18 Barritt Rd Low Low Low

19 Barritt Rd Low Low Low

20 Barritt Rd Low Low Low

21 Barritt Rd Low Low Low

22 Barossa Valley Way Low High Low

23 Fuss Rd Low Low Low

24 Hermann Thumm Dr Low Medium Low

25 Fuss Rd Low Low Low

26 Fuss Rd Low Low Low

27 Rosedale Scenic Rd Low Medium Medium

28
Intersection of Yaldara Drive and 
Rosedale Scenic Road

Low Medium Low

29 Yaldara Dr Low Low Low

30 Yaldara Dr High Low Medium
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Conclusion 

On the basis of this visual assessment, in my opinion, the proposed development will have a low overall visual 
impact on the broader locality of the subject site, noting that:

 > The subject sits on an elevated point in the landscape but with other high points within the broader locality. 
Where the subject site is viewed against an open skyline it will be more visible than views where there is a 
ridgeline behind.

 > Views taken from sealed roads are given more status than views from unsealed ones. In particular, I consider 
potential views from the Barossa Valley Way and Lyndoch Road/Hermann Thumm Drive important as they are 
major roads carrying commuter and tourist traffic.

 > Views from as far away as the intersection of Gomersal Road and Rosedale Road, a distance of 5km, were 
identified. I have given these views a low or very low rating given the distance to the subject site.

 > Often views are ‘glimpsed’ rather than continuous. For example, views from Rosedale Road and a single view from 
the Barossa Valley Way last for only a moment when travelling in a vehicle. 

 > Other views such as from Lyndoch Road after the intersection with Hentschke Road to just before the ford over 
the North Para River are continuous. 

 > Views from Hentschke Road are also continuous - the subject site is viewed straight on and on rising land when 
viewed from vehicles on this road. I have concluded that the views from Hentschke Road are less important given 
the road is unsealed and apparently impassable to normal vehicles when wet. Hentschke Road appears to be a 
local road used mostly by those familiar with the Barossa and resident there.

 > Some roads, all unsealed, were dead-end roads. These include Barritt Road, which is sign posted as a No Through 
Road after the intersection with Daly Road, and Harvey Road which is an extension of Noack Road which, itself, 
leads off the sealed Rosedale Road. Both Noack Road and Harvey Road are unsealed, minor roads.

 > I placed particular attention in identifying views from Rosedale Scenic Road. I did not find significant views from 
this road, however, apart from a focused view adjacent to the intersection with Yaldara Drive and another further 
north just over a crest in the road. These viewpoints are identified in the assessment.

 > Generally, views are effected by distance, topography and vegetation. I found in my assessment that it was often 
a combination of these factors that influenced my assessment. For example, a close in view might not have a high 
impact because of existing road verge vegetation. 

 > Many of the long distance views to the subject site were open with the visual impact determined by distance and 
topography. For example, views from Rosedale Road were often at the same elevation as the subject site looking 
over the North Para River valley.
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In determining the likely visual impact of the development on views, I note:

 > The development is single storey with a section of higher roof in the central lobby building.

 > Generally, there is articulation in the building form with separation of the central lobby building and 
accommodation ring building functions and a break in the ring building where a pool is proposed.

 > Generally, I understand from the information provided by the architect and landscape architect that materials 
sympathetic to the rural character of the locality are proposed.

 > That the existing driveway is proposed to be sealed (spray sealed). I note that unsealed roads, which are typical of 
a rural locality, are more visually prominent within this locality than sealed ones.

 > Whilst four trees are proposed for removal, the landscape plan provided by Greenhill illustrated extensive new 
tree planting, including planting on the eastern and northern slopes leading up to the high point on the site. I 
anticipate that this planting and general efforts to revegetate the open paddock comprising the subject site will 
assist in reducing the visual impact of development.

 > In preparing this report, I have not made my assessments specifically against the provisions of the Planning and 
Development Code or the Character Preservation District Overlay under the P+D Code. 

Please let me know if I can assist further in matters relating to this visual assessment.

JAMES HAYTER
BArch (Adelaide), MLA (Sheffield), MLAUD (Harvard), FAILA, FAIA, M.ICOMOS Registered Landscape Architect, 
Registered Architect
Director, Oxigen | Landscape Architects + Urban Designers
President International Federation of Landscape Architects
Professor, School of Architecture and Built Environment, University of Adelaide
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MEMORANDUM 
To: RCP Design 

 
From: Kyle Rosenzweig Pages: Page 1 of 9 

 

Project: Barossa Hotel Reference: LCE21310-002 

Date: 23 June 2021 

Subject: Authority Services Infrastructure Report 
 

 
Lucid Consulting have prepared the following Infrastructure report in respect to the proposed Barossa 
Pavillion Development located at Yaldara Drive, Lyndoch. 

 
Scope of Work 

 
▪ Identification and approximate location of existing and proposed infrastructure relative to site 

requirements. 
 

Information contained within this report has been sourced from the following locations: 
 

▪ Dial Before You Dig (DBYD) information (May 2021). 
 

▪ Location SA database information (June 2021). 
 

▪ Project drawings June 2021. 
 

▪ Onsite inspection (Visual and non-invasive) carried out on the 31 May 2021 
 

Summary of relevant Authorities as follows:- 
 

 

Building Elements Project Details 
 

Council Light Regional Council 

 
Water Authority 

 
SA Water Corporation 

 
Sewer Authority 

 
Light Regional Council 

 
Power Authority 

 
SA Power Networks 

 
Telecommunications 

 
Telstra / Beam 

 
Gas Supplier N/A 

 
Fire Brigade 

 
County Fire Service 



Barossa Assessment Panel Meeting 5 April 2022  
 Attachment 1 

Item 8.2 Page 559 

  AUTHORITY SERVICES INFRASTRUCTURE INVESTIGATION 
MEMORANDUM 

Level 3/169 Pirie Street, ADELAIDE, SA 5000 
LCE17821 

T: 08 8407 9700 
Page 3 of 8 

 

 

 
HYDRAULIC SERVICES 

WATER SUPPLY 

Existing Services 
 

The existing site has no SA Water Corporation infrastructure within surrounding roads. The nearest water main is 
located within Fuss Road approximately 400m from the site. The existing 25mm water meter currently servicing 
the site is located at the end of this main and reticulates through private property approximately 400m to the 
existing site.  
 
As per WSAA.03 Table 3.1 states that a minimum 150mm water main is required to service the commercial 
development. The nearest 150mm water main is approximately 1.3km away from the proposed connection 
location in Hermann Thumm Drive. To extend this 150mm main to service the development would be at the 
developers cost and as such we will request that dispensation be granted to connect to the 100mm main 400m 
away. This is on the basis that flows in the area are not considered major and significant storage will be provided 
on site to offset peak loadings. Note it is not guaranteed that dispensation will be granted, and there is a risk that 
SA Water will require the cost of a 150mm mains  extension to be incurred by the project. 

 
 

 
 

Figure 1: SA Water Corporation Water Mains 
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Proposed Fire Water Supply 
 
The latest architectural documents indicate the fire protection services will likely require only external fire 
hydrants. The anticipated demand will require two fire hydrants operating at 10L/s simultaneously and giving a 
total demand in the order of 20L/s @ approximately 400 kPa. 
 
Based on similar developments, SAWC may not permit a dedicated fire water supply connection. As such in the 
event a dedicated Ø100 fire connection is not permitted, a single metered water supply is proposed to be 
provided from the new 100mm ‘SA Water Corporation’ water main within Fuss Road complete with above ground 
water meter and backflow assembly at the boundary to serve all the required water systems via the following: 
 
- infill to potable water storage 
- infill to the fire water storage tanks. 
 
The fire water supply requires onsite storage and pump sets to achieve the required demand. Full capacity storage 
tanks are proposed (no reliance on SAWC mains infill to reduce the capacity) such that only a tank infill supply to 
re-fill the tanks post use is required and can be obtained from the metered water supply as described above. The 
fire water storage capacity is in the order of 288kL. 
 
The Fire Brigade requires a booster assembly to be located within view of the building main entrance on a road 
fully accessible for their fire appliance. It is proposed to locate the booster within the carpark. The final location is 
to be confirmed with fire brigade liaison.  

 
SEWER SERVICES 

The following factors have be considered prior to selecting the appropriate treatment system: 

▪ Wastewater reuse capability: The treating of wastewater to a suitable quality for reuse in irrigation. 
▪ Effectiveness: The chosen system is required to be efficient, cost effective and fit for purpose. 
▪ Area of Service: The chosen system must serve the entire facilities wastewater stream. 
▪ Cost and Life Expectancy: Both capital costs and life cycle costs of the plant shall be considered. The effective 

operational life of the systems is also a key consideration. 
▪ Plant Space Requirement: The amount of plant space required shall be considered to suit the installation. 

Above and below ground installations shall be considered whilst ensuring visual aesthetics are considered.  
▪ Soil Quality: The surrounding soil shall be confirmed as suitable to accommodate the soakage requirements 

of the proposed application. 

Our calculations have considered the following parameters: 
 No. of People per Peak day Daily Flow (litres) 

Staff 30 900 

Hotel Guests 160 16,000 

Bar Trade 50 500 

Restaurant Meals 80 1,200 

Total  18,600 

 

The peak wastewater daily flow, as detailed above is 18,600L. Our calculations have considered the maximum 
number of people expected during peak periods to utilise the accommodation facility based on the expected 
number of guests (assuming 2 people per room). It is critical for the design to understand the real numbers of 
accommodation guests to ensure the wastewater system is not undersized or unnecessarily oversized.  
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WASTEWATER TREATMENT METHOD 
 

The proposed method of sewer treatment is via a septic and soakage system. The septic and soakage system 
consists of the wastewater reticulating to a septic tank, suitably sized to capture and store solids. Effluent (watery 
waste) then flows out of the septic tank and to a soakage system. The soakage system will likely be the following, 
subject to soil reporting: 
• 700m of Soakage trenches (shown below in Figure 1 and Figure 2) where effluent is distributed throughout 

the trench evenly to promote soaking into the surrounding natural ground. Understanding the scale of the 
system effluent will be distributed through a pumped system. This solution relies on suitably classed soils 
with acceptable absorption properties:   

 
Figure 1 – Section Detail of Soakage Trench 

 
Figure 2 – Typical Septic and Soakage Arrangement 

Soakage and Septic System: 
- Relies solely on the use of water from other sources for irrigation purposes  
- Has the ability to be expanded in the future should the wastewater loads increase.  
- Area must be non-trafficable, bounded with bollard protection or the like around the perimeter.  
- Aesthetically, a majority of the system is below ground. The visual impact will be limited to bollards, pump 

shed and short vent pipes in the nominated area away from the building.   
- 25+ year commercial life expectancy  
- System smarts limited to distribution pump fault mode only. 
- Reduced ongoing costs and ongoing maintenance. 

 
GAS SERVICES 

 
There is no existing natural gas authority infrastructure in the vicinity of the development. 
 
It is proposed that the new development be serviced by LPG bulk vessel where required, the location and the 
capacity will be subject to discussion with the Hotel operators preferred nominated supply company. 
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ELECTRICAL SERVICES 

 

Existing Electrical Infrastructure 
 

There are overhead SA Power Networks high voltage (11,000 Volts) lines located along the south eastern corner 
of the site along with three SA Power Networks Stobie Poles. The existing electrical infrastructure on site 
consists of a SA Power Networks pole mounted transformer located on the central pole and a private site main 
switchboard located adjacent the pole. 
 

 
Figure 3 - Existing SA Power Networks Pole Mount Transformer 

There are 2 low voltage incoming connections into the site from the pole mounted transformer. The first 
connection from the transformer is connected to the site main switchboard adjacent to the pole.  
 

 
Figure 4 - Site Main Distribution Board 

The site main switchboard provides power to the Workshop and Distribution Board 1 which feeds the six (6) off 
Pavilions on site.  
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Figure 5 - Distribution Board 1 

The second connection from the transformer is connected to the Glasshouse main switchboard.  
 

 
Figure 6 - Glasshouse Main Switchboard 

The site main switchboard and the Glasshouse main switchboard both have import and export meters as there 
are existing solar panels on the Workshop and the Glasshouse. 
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Figure 7 - Overview of Site Electrical Infrastructure 

Existing Communications Infrastructure 
The existing site has an incoming Telstra connection to the south western corner of the site which appears 

to be unused. The site has multiple wireless antennas across the buildings which provides fixed wireless 

internet to each building via ‘Beam Internet’. 
 

 
Figure 8 - Example of Fixed Wireless Antenna on the Glasshouse 



Barossa Assessment Panel Meeting 5 April 2022  
 Attachment 1 

Item 8.2 Page 565 

  AUTHORITY SERVICES INFRASTRUCTURE INVESTIGATION 
MEMORANDUM 

Level 3/169 Pirie Street, ADELAIDE, SA 5000 
LCE21310 

T: 08 8407 9700 
Page 9 of 8 

 

 

Proposed Electrical Infrastructure 
Based upon the current site plan, the estimated electrical demand for the new development is approximately 
420KVA. To comply with SA Power Networks, the site will only have a single incoming electrical supply as part 
of this works (in lieu of two incoming supplies which the site currently has) and this will result in the existing 
loads (Pavillions, Glasshouse etc) required to be added onto the 420kVA. Therefore, the site will have an overall 
load close to the maximum a 500kVA transformer can provide and a 750kVA pad mounted transformer is 
proposed for the site to support the overall site load and potential future development. Final arrangement will 
be dependent on negotiations with SAPN. The spatial requirements for the transformer are given below: 
 

 
 

A new main switchboard will be provided to serve the new site which will replace the existing main 
switchboard. To comply with SA Power Networks standards, the new main switchboard will be located 
between 4m and 10m from the transformer. The new main switchboard will supply the existing Glass House 
switchboard, existing distribution board 1 which feeds the pavilions and the existing Workshop distribution 
board.  
 
A new main distribution board will be provided for the new development which will also be supplied from the 
new main switchboard. Multiple distribution boards will be located throughout the new development which 
will be fed from the new main distribution board. 
 
A 99kW solar system is also proposed to be located on the roof space of the main admin/function space. 
 
Proposed Communications Arrangement 
Due to the location of the development as well as the existing communications connection to the site, it is 
expected that the communications connection for the new site will be a fixed wireless system via the existing 
internet provider ‘Beam Internet‘. Final arrangement will be dependent on negotiations with ‘Beam Internet’. 
 
A main communications cabinet will be provided within the main admin/function space along with multiple 
communications cabinet located throughout the new development. 
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We trust the above is satisfactory. Please do not hesitate to contact the undersigned should you require further 
information. 

 

Regards, 
LUCID CONSULTING ENGINEERS 

 

 
KYLE ROSENZWEIG 
Associate 
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Native Vegetation Clearance 

 
Barossa Hotel 

 
Data Report 

 
Clearance under the Native Vegetation Regulations 2017 

01/07/2021 

Prepared by Jessica Skewes– EBS Ecology (NVC Accredited Consultant) 
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Native Vegetation Clearance Barossa Hotel Data Report 
 
07/07/2021 

Version 3 

 
Prepared by EBS Ecology for RCP 
 

Document Control 

Revision No. Date issued Authors Reviewed by Date Reviewed Revision type 

1 16/06/2021 Jessica Skewes (NVC 
Accredited Consultant) Chris Gibson 16/06/2021 Draft 

2 01/07/2021 Jessica Skewes Project Team  Draft 

3 07/07/2021 Jessica Skewes   Final 

 

Distribution of Copies 

Revision No. Date issued Media Issued to 

1 17/06/2021 Electronic Sean Carrick, RCP 

2 01/07/2021 Electronic Sean Carrick, RCP 

3 07/07/2021 Electronic Sean Carrick, RCP 

 
EBS Ecology Project Number: EX210511 

COPYRIGHT: Use or copying of this document in whole or in part (including photographs) without the written permission of EBS 
Ecology’s client and EBS Ecology constitutes an infringement of copyright.  

LIMITATION: This report has been prepared on behalf of and for the exclusive use of EBS Ecology’s client, and is subject to and 
issued in connection with the provisions of the agreement between EBS Ecology and its client. EBS Ecology accepts no liability or 
responsibility whatsoever for or in respect of any use of or reliance upon this report by any third party. 

CITATION: EBS Ecology (2020) Native Vegetation Clearance Barossa Hotel Redevelopment. Report to RCP EBS Ecology, Adelaide. 

Cover photograph: Peppermint Box (E. odorata) in Project Area to be cleared. 

 

EBS Ecology 
112 Hayward Avenue 
Torrensville, South Australia 5031 
t: 08 7127 5607 
http://www.ebsecology.com.au 
email: info@ebsecology.com.au 
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Glossary and abbreviations 
BAM  Bushland Assessment Method 

BDBSA  Biological Database of South Australia (maintained by DEW) 

DAWE  Department of Agriculture, Water and the Environment (Commonwealth) 

DEW  Department for Environment and Water (South Australia) 

EBS  Environment and Biodiversity Services Pty Ltd (trading as EBS Ecology) 

EPBC Act Environmental Protection and Biodiversity Conservation Act 1999 

ha  Hectare(s) 

IBRA  Interim Biogeographical Regionalisation of Australia 

km  Kilometre(s) 

NatureMaps Initiative of DEW that provides a common access point to maps and geographic information about 

South Australia's natural resources in an interactive online mapping format 

NPW Act National Parks and Wildlife Act 1972 

NV Act  Native Vegetation Act 1991 

NVC  Native Vegetation Council 

PMST  Protected Matters Search Tool (under the EPBC Act; maintained by DAWE) 

Project  Barossa Hotel Development 

RAM  Rangelands Assessment Method 

SA  South Australia(n) 

Search Area 5 km buffer of the Project Area considered in the desktop assessment database searches 

SEB  Significant Environmental Benefit 

sp.  Species 

spp.  Species (plural) 

ssp.  Sub-species 

STAM  Scattered Tree Assessment Method 

TEC  Threatened Ecological Community 

var.  Variety (a taxonomic rank below that of species and subspecies, but above that of form)  
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1. Application information 
Table 1. Application details. 

Applicant: 

KPHR investments Pty Ltd  

PO Box 801 Tanunda SA 5352 

ABN 52 638 874 647 

 
Key contact: Karl Roth; Email: karl@wonganellaconstructions.com.au ; Mobile: 0416031058 
Landowner: Knight Property Enterprises Pty Ltd. PO Box 93, Lyndoch SA 5351  
Site Address: 221 Yaldara Drive, Lyndoch  
Local Government 

Area: 

The Barossa Council 
Hundred: 

Barossa (105200) 

Title ID:  CT/5718/899 Parcel ID H105200 S461 

Table 2. Summary of the proposed clearance. 

Purpose of clearance: 
Clearance required for redevelopment and extension of existing ecotourism and 
accommodation site (Barossa Pavilions).    

Native Vegetation 

Regulation: 

Regulation 12(33) New dwelling or building 

Description of the 

vegetation under 

application: 

Five large mature remnant Peppermint Box (E. odorata), four in good condition and 
one in fair condition (~50% dieback) with non-native heavily grazed understorey.  
 

Total proposed clearance – 

area (ha) and/or number of 

trees: 

Up to five large remnant Peppermint Box (Eucalyptus odorata) trees   

Level of clearance: Level 2 
Overlay (Planning and 

Design Code): 

Native Vegetation Overlay  
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Map of proposed clearance 

area:  

 

Mitigation Hierarchy: 

Avoidance 
Proposed infrastructure avoids impacts to remnant native vegetation where 
possible.  
One large E.odorata (Tree 3, DBH 72cm) is within the 10-20m fire protection zone 
and is included in this application, however it will not be removed.  
Minimisation 
NA 
Mitigation 
Landowner proposes to offset the impact of tree clearance by including extensive 
native revegetation as part of new site landscaping package including species such 
as E.odorata. E. microcarpa, Lomandra longifolia, Enchyleana toentosa, Dianella 

revoluta var. brevicaulis, Allocasuarina verticillata, Callitris gracilis, Acacia 

pycnantha. Refer to the Preliminary Draft Barossa Hotel Landscape Master Plan, 

KPHR Investments, Greenhill, Revision A. June 2021.  
 

Additionally, an adjacent gully containing Peppermint Box Grassy Woodland may 
be considered in the plans for native vegetation restoration for inclusion of a 
nature trail, and to provide an unofficial offset in addition to payment into the 
Fund.  Conditional on clearance approval being granted, the area may be 
considered further for a Heritage Agreement to protect it from future clearance 
applications and improve the quality of the existing vegetation (discussed further 
in section 4.4). 

SEB Offset proposal Payment of $14,369.13 into the Native Vegetation Fund.  
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2. Purpose of clearance 
2.1. Description 

KPHR investments Pty Ltd has engaged RCP to assist it in delivering a site Due Diligence and Feasibility (DD) study 
relating to the purchase and redevelopment of an existing ecotourism and accommodation site (Barossa Pavilions) in 
the Barossa Valley. The DD is required to support the acquisition of the site for redevelopment and planning approval. 
The proposed development requires the removal of three Peppermint Box gum trees (E. odorata), for infrastructure, 
and therefore EBS Ecology has been contracted by RCP to undertake a high-level native vegetation survey to determine 
the level of native vegetation clearance and if required (above Level 1 Clearance), lodge a vegetation clearance 
application.  

2.2. Background 

2.2.1. Historical land use and previous development 

Historically the site was used for the agriculture, primarily the grazing of livestock (sheep), however the land has not 
been used for agricultural purposes for some time.  In 2004 a development application (DA 960/00410/04) was 
approved for the construction of the six (6) separate buildings for tourist accommodation purposes (the pavilions). 
This matter was approved upon appeal to the Environment Resources and Development Court. In 2010 a subsequent 
development approval (DA 960/00381/11) was approved for the construction of the glasshouse building, which at 
the time was to be used as a dwelling. At some point during the intervening period the glasshouse has become 
available for hire for tourist accommodation purposes.  

2.2.2. Environmental Setting 

The Project Area occurs within the Barossa Council, in the Northern and Yorke Land Management Region (LMR), within 
the Hundred of Barossa, under the Native Title Register, Ngadjuri Nation #2 (Federal Court Number SAD304/2011, 
Application File Number SC2011/002). 

The Interim Biogeographical Regionalisation of Australia (IBRA) identifies geographically distinct bioregions based on 

common climate, geology, landform, native vegetation and species information. The bioregions are further refined into 

subregions and environmental associations. The Project Area is located in the Mount Lofty Ranges Subregion, and the 

Rosedale IBRA environmental association. There is 15% of the Mount Lofty Ranges Subregion mapped as native 

vegetation and approximately 5% remnant vegetation in the Rosedale IBRA Environmental Association (Table 3).  

Table 3. IBRA summary for the Project Area 

Flinders Lofty Block IBRA bioregion 

Temperate to arid Proterozoic ranges, alluvial fans and plains, and some outcropping volcanics, with the semi arid to arid north 
supporting native cypress, black oak (belah) and mallee open woodlands, Eremophila and Acacia shrublands, and 
bluebush/saltbush chenopod shrublands on shallow, well-drained loams and moderately-deep, well-drained red duplex soils. 
The increase in rainfall to the south corresponds with an increase in low open woodlands of Eucalyptus obliqua and E. baxteri 
on deep lateritic soils, and E. fasciculosa and E. cosmophylla on shallower or sandy soils. 
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Mount Lofty Ranges IBRA subregion 

This subregion extends from north of the Fleurieu Peninsula to the Barossa Valley, and is predominantly an undulating to low 
hilly upland with steeper marginal ranges and hills. The Barossa Valley is the lowest area in this subregion and represents a 
structural basin. The rest of the subregion consists of hilly uplands on sandstone and shale with northerly trending strike ridges 
and dissected lateritic tableland remnants. Low open woodland commonly dominated by Eucalyptus obliqua and E. baxteri are 
found in higher rainfall areas on deep, lateritic soils. Shallower or sandy soils support E. fasciculosa, E cosmophylla and in the 
northern part of the region E. goniocalyx. E leucoxylon dominates the woodlands on podzolised soils in the lower rainfall areas, 
E. viminalis ssp. cygnetensis dominate the wetter and cooler woodlands and E. odorata characterises drier sites. Eucalypts 
give way to drooping sheoak (Allocasuarina verticillata) in the most arid woodlands and in coastal situations on shallow rocky 
soils. 

Remnant 
vegetation 

Approximately 15% (46342 ha) of the subregion is mapped as remnant native vegetation, of which 27% 
(12706ha) is formally conserved 

Landform Hills and valleys; alternating subparallel hilly ridges and valleys with a general N-S trend in north. In 
south,hilly dissected tableland. 

Geology Dissected lateritized surface in south 

Soil Hard setting loams with red clayey subsoils, Highly calcareous loamy earths, Hard setting loams with 
mottled yellow clayey subsoil, Coherent sandy soils, Cracking clays. 

Vegetation Eucalyptus woodlands with a shrubby understorey. 

Conservation 
significance 

129 species of threatened fauna, 270 species of threatened flora. 

4 wetlands of national significance. 

Rosedale IBRA environmental association 

Remnant 
vegetation 

Approximately 5% (3089 ha) of the association is mapped as remnant native vegetation, of which 11% 
(331ha) is formally conserved 

Landform Undulating to rolling plain on shale with broad floodplains. 

Geology Shale and alluvium. 

Soil Hard pedal red duplex soils, reddish friable loams and brown self-mulching cracking clays. 

Vegetation Open parkland of SA blue gum, sugar gum, river red gum or exotic conifers. 

Conservation 
significance 

70 species of threatened fauna, 66 species of threatened flora. 

0 wetlands of national significance. 
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2.3. General location map 

 

Figure 1. Location map showing DA property boundary (red) and landscape context 

2.4. Details of the proposal 

The proposal relates to clearance for construction of additional infrastructure for expansion of a hotel. Currently a 
large building, the Glasshouse, sits atop the hill with multiple small accommodation cabins situated around the 
property. The redevelopment includes plans for (Figure 2): 

-  a ‘ring’ of 80 single-storey hotel rooms in a circular design around the lower elevations of the hill; 
- provision of new commercial building incorporating restaurant, conference room, lobby, reception and 

housekeeping areas;  
- minor internal refurbishment of the Glasshouse to include a restaurant and function centre; and 
- additional entranceway, carparking, loading bay, access tracks and walking paths. 
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Figure 2. Barossa Pavilions preliminary design drawing, June 2021 Rev (trees indicated on map to be retained). 

 

   

Figure 3. Preliminary design showing trees marked for removal 
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2.5. Approvals required or obtained  

Native Vegetation Act 1991 - Native vegetation within the Project area is protected under the Native Vegetation Act 

1991 (NV Act) and Native Vegetation Regulations 2017. Any proposed clearance of native vegetation in South Australia 

(unless exempt under the Native Vegetation Regulations 2017) is to be assessed against the NV Act Principles of 

Clearance and requires approval from the Native Vegetation Council (NVC). A net environmental benefit is generally 

conditional on an approval being granted.  

The NV Act applies in the Project area. Therefore, native vegetation must not be cleared unless approval is granted by 

the Native Vegetation Council (NVC) in accordance with Section 29 of the Act.  

Planning, Development and Infrastructure Act 2016 (DA No. to be provided) – The Planning, Development and 
Infrastructure Act 2016 (PDI Act) provides a planning system to regulate development within the State. It provides rules 
with respect to design, construction and use of buildings. Any acts or activities defined as development can be 
undertaken with a development approval under the appropriate pathway: 

- Exempt and Accepted Development – minor and standard applications (i.e. shed or minor home renovation) 
- Code Assessed Development – assessed on merit against the Planning and Design Code (Deemed to Satisfy 

or Performance Assessed) 
- Restricted Development – outside of the Planning and Design Code but assessed against the code and other 

guidelines 
- Impact Assessed Development – major developments subject to an environmental impact assessment process 

 Where Development is defined in the Act as: 

- The construction, demolition or removal of a building or the making of any excavation or filling for, or incidental 
to, the construction, demolition or removal of a building 

- A change in the use of land 
- The division of an allotment 
- The construction or alteration (except by the Crown, a Council or other public authority) of a road, street or 

thoroughfare on land 
- In relation to a State Heritage Place – the demolition, removal, conversion, alteration or painting of, or addition 

to, the place, or any other work that could materially affect the heritage value of the place 
- In relation to a local heritage place – any work (including painting) that could materially affect the heritage 

value of the place (including, in the case of a tree, any tree-damaging activity) specified by the Planning and 
Design Code for the purposes of this paragraph (whether in relation to local heritage places generally or in 
relation to the particular local heritage place).  

- The eternal painting of a building within an area specified by the Planning and Design Code 
- In relation to a regulated tree -any tree damaging activity 
- The creation of fortifications 
- Prescribed mining operations on land 
- Prescribed earthworks 
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- An act or activity in relation to land declared by or under the regulations to substitute development (including 
development on or under water) but does not include an act or activity that is declared by or under the 
regulations not to constitute development for the purposes of the Act. 

For development related to tourist accommodation within the Rural Zone, the Code Assessed - Performance Assessed 

development type applies.  

Environment Protection and Biodiversity Conservation Act 1999 - The Environment Protection and Biodiversity 

Conservation Act 1999 (EPBC Act) and the Environment Protection and Biodiversity Conservation Regulations 2000 

provide a legal framework to protect and manage nationally and internationally important flora, fauna, ecological 

communities and heritage places – defined in the Act as ‘matters of national environmental significance’. Any action 

that has, will have, or is likely to have a significant impact on Matters of National Environmental Significance (MNES) 

requires referral under the EPBC Act.  

National Parks and Wildlife Act 1992 - Native plants and animals in South Australia are protected under the National 

Parks and Wildlife Act 1972 (NPW Act). It is an offence to take a native plant or protected animal without approval. 

Threatened plant and animal species are listed in Schedules 7 (endangered species), 8 (vulnerable species) and 9 (rare 

species) of the Act. Persons must not:  

- Take a native plant on a reserve, wilderness protection area, wilderness protection zone, land reserved for public 

purposes, a forest reserve or any other Crown land.  

- Take a native plant of a prescribed species on private land.  

- Take a native plant on private land without the consent of the owner (such plants may also be covered by the NV 

Act).  

- Take a protected animal or the eggs of a protected animal without approval.  

- Keep protected animals unless authorised to do so.  

- Use poison to kill a protected animal without approval.  

Examples of other potential approvals include:  

- transport of declared weeds under the Landscapes South Australia Act 2019, and  

- Aboriginal heritage Act if any sites, objects or remains are uncovered during the works.  

Other legislative approvals may be required. 

2.6. Native Vegetation Regulation 

Clearance is to be assessed under Regulation 12(33) – New dwelling or building – to allow clearance of vegetation for 
a new building which will be approved under the Planning, Development and Infrastructure Act 2016. The building/s 
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must be situation in a location that avoids and minimises the loss of native vegetation. It should be demonstrated 
that alternatives have been conserved. 

2.7. Development Application information (if applicable) 

The Project Area at 221 Yaldara Road occurs within the Rural Planning Zone and comes under the Native Vegetation 
Overlay.  
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3. Method 
3.1. Desktop assessment 

A desktop assessment was undertaken to determine the potential for any threatened flora and fauna species and 

Threatened Ecological Communities (TECs) (both Commonwealth and State listed) to occur within the Project Area. 

This was achieved by undertaking database searches using a 5 km buffer of the Project Area (Search Area). 

3.1.1. PMST report 

A Protected Matters Search Tool (PMST) report was generated on 7th June 2021 to identify nationally threatened flora 

and fauna, migratory fauna and TECs under the EPBC Act relevant to the Project Area (DAWE 2020). Only species and 

TECs identified in the PMST report that are likely or known to occur within the Search Area were assessed for their 

likelihood of occurrence within the Project Area. 

3.1.2. BDBSA data extract 

A data extract from the Biological Database of South Australia (BDBSA) was obtained from NatureMaps to identify flora 

and fauna species that have been recorded within 5 km of the Project Area (data extracted 7th June 2021; DEW 2020). 

The BDBSA is comprised of an integrated collection of species records from the South Australian Museum, conservation 

organisations, private consultancies, Birds SA, Birdlife Australia and the Australasian Wader Study Group, which meet 

the Department for Environment and Water’s (DEW) standards for data quality, integrity and maintenance. Only species 

with records since 1995 and a spatial reliability of less than 1 km were assessed for their likelihood of occurrence. 

3.1.3. Likelihood of occurrence 

The criteria for the likelihood of occurrence of threatened species within the Project Area are described in Table 4. 

Table 4. Criteria for the likelihood of occurrence of threatened species within the Project Area. 

Likelihood  Criteria  

Highly 
Likely/Known 

Recorded in the last 10 years, the species does not have highly specific niche requirements, the habitat is 
present and falls within the known range of the species distribution or;  
The species was recorded as part of field surveys.  

Likely Recorded within the previous 20 years, the area falls within the known distribution of the species and the 
area provides habitat or feeding resources for the species.  

Possible 

Recorded within the previous 20 years, the area falls inside the known distribution of the species, but the 
area provide limited habitat or feeding resources for the species.  
Recorded within 20 -40 years, survey effort is considered adequate, habitat and feeding resources present, 
and species of similar habitat needs have been recorded in the area.  
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Unlikely 

Recorded within the previous 20 years, but the area provide no habitat or feeding resources for the species, 
including perching, roosting or nesting opportunities, corridor for movement or shelter.  
Recorded within 20 -40 years; however, suitable habitat does not occur, and species of similar habitat 
requirements have not been recorded in the area.  
No records despite adequate survey effort.  

 

3.2. Flora assessment  

The flora assessment was undertaken by NVC Accredited Consultant Jessica Skewes on 9th June 2021 in accordance 
with the Scattered Tree Assessment Method (STAM) (NVC 2020c). 

3.2.1. Scattered Tree Assessment Method 

The STAM is derived from the Scattered Tree Clearance Assessment in South Australia: Streamlining, Guidelines for 

Assessment and Rural Industry Extension report (Cutten and Hodder 2002). The STAM is suitable for assessing 
scattered trees in the following instances: 

• Individual scattered trees (i.e. canopy does not overlap). The spatial distribution of trees may vary from 
approaching what would be considered their original distribution (pre-European) through to single isolated 
trees in the middle of a paddock; or 

• Dead trees (when a dead tree is considered native vegetation); or 
• Clumps of trees (contiguous overlapping canopies) if the clump is small (approximately <0.1 ha); and 
• For both scattered trees and clumps: 

o The ground layer comprises wholly or largely of introduced species; 
o Some scattered colonising native species may be present, but represent <5% of the ground cover; 

and 
o The area around the trees consists of introduced pasture or crops. 

Details of the scattered tree Point Scoring System are outlined in the Scattered Tree Assessment Manual (NVC 2020c).  

The numbers of uncommon and threatened scattered tree using fauna species entered into the Scattered Tree 
Scoresheet were calculated by cross-referring the BDBSA data extract (see Section 3.1.2) and the lists of scattered 
tree using fauna in the Scattered Tree Assessment Manual (NVC 2020). The resource use of each species identified was 
considered when determining each tree’s suitability for threatened fauna species (e.g. species that only use hollows in 
scattered trees were only assigned to scattered trees containing hollows).  
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3.3. Fauna assessment 

Opportunistic observations of fauna occurring within the Project Area were recorded while on site, and habitat was 
assessed for signs of fauna (scats, tracks, traces), and the value of habitat within the Project Area was qualitatively 
assessed, with species of national and state significance in mind.   
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4. Assessment outcomes 
4.1. Vegetation assessment 

4.1.1. General description of the vegetation, the site and matters of significance 

The clearance area is around the lower slope of a small hill on which an existing building (the Glasshouse) currently 
sits atop (~190 m elevation). The vegetation for clearance consists of four remnant scattered Peppermint Box (E. 

odorata) trees which sit within the clearance footprint and/ or the CFS clearance zone for fire safety, with two trees on 
the south-eastern slope of the hill, one to the north, and one to the southwest. Vegetation surrounding the trees and 
the remaining Project Area consists of highly modified non-native pasture subject to dryland grazing by sheep. Other 
native vegetation within the Project Area consists of large remnant scattered Peppermint Box trees, and Peppermint 
Box Grassy Woodland further to the north which will not be impacted. Additional vegetation includes scattered 
Olives (Olea europeaus) and a planted row of non-native trees along the existing driveway. NatureMaps identifies the 
Land Type as non-arable hills and rises with shallow stony soil and variable rock outcrop.  

Due to the surrounding vegetation comprising Threatened Ecological Community (TEC) Peppermint Box (Eucalyptus 

odorata) Grassy Woodland of South Australia, the Project Area was assessed against the criteria for listing, as detailed 
in Table 5. Peppermint Box Grassy Woodland TEC extends from the southern Flinders Ranges to Lake Alexandrina, 
where remaining patches typically occur on gentle to moderate slopes, hilltops and adjacent plains in rainfall areas 
between 310 and 610 millimetres per year. Ground layer mainly comprises grasses and herbs varying from dense and 
diverse to sparse. Typical species include Wallaby Grass, Spear Grass, Iron-grass, Black-anther Flax Lily. A sparse shrub 
layer comprises Sweet Bursaria and Golden Wattle.  

Due to the degraded, highly grazed non-native understorey, the Project Area does not qualify for listing as Peppermint 
Box Grassy Woodland TEC. As such, trees were assessed using the Scattered Tree Assessment Method (STAM).  

Table 5. Condition classes for Peppermint Box (Eucalyptus odorata) Grassy Woodland of South Australia 

Condition Class Minimum size Diversity of native 
plant species1 

No. of broad-leaved 
herbaceous species 
in addition to 
identified 
disturbance resistant 
species2 

No. of perennial 
grass species1 

Listed Ecological Community 
A ≥ 0.1 ha > 30 ≥ 10 ≥ 5 
B ≥ 1 ha > 15 ≥ 3 ≥ 2 
Degraded patches amenable to rehabilitation 
C  > 5 No minimum ≥ 1 
1 As measured in a 50 m x 50 m quadrat (or equivalent area) 
2  The following species are identified as disturbance resistant species: Ptilotus spathulatus forma spathulatus; Sida corrugata; 

Oxalis perennans; Convolvulus augustissimus; Euphorbia drummondii; and Maireana enchylaenoides. 
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4.1.2. Details of the vegetation associates/scattered trees proposed to be impacted 

Table 6. Summary of Tree 1. 

Tree ID - 1 

 

Figure 4. Tree 1 facing south, showing measuring tape at 1m 

 

Figure 5. Evidence of heavy grazing in area, with all new regrowth grazed at base 

of tree  

Tree spp. – Eucalyptus odorata 

Number of trees – 1 

Height (m) – 8 

 

Hollows – 2 small 

Diameter (cm) – 58.6cm 

 

Canopy dieback (%) – 5 

 

Total Biodiversity Score – 3.52 

 

Large remnant healthy Peppermint box (E. odorata) in bare paddock. Large central trunk splitting into two separate 
trunks at 1.15m, with individual trunks measured at base (i.e approx. 1.3 m from ground) were 36 and 35cm 
diameter each. There was evidence of heavy grazing at the site, with all new regrowth from base of the tree trunks 
being removed (Figure 5).  
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Table 7. Summary of Tree 2 

Tree ID - 2 

 

Figure 6. Tree 2. Image facing south. 

 

Figure 7. Tree 2 showing large old lignotuber base with multiple (5) stems spreading 

from centre at near ground level, and central dead stem.  

Tree spp. – Eucalyptus 

odorata 

Number of trees – 1 

Height (m) – 7.5 

 

Hollows – 3 small, 3 

medium 

Diameter (cm) – 40.7cm 

 

Canopy dieback (%) – 50% 

 

Total Biodiversity Score – 

1.42 

 

Large remnant Peppermint Box in fair condition, showing signs of regeneration after significant dieback event. Tree 
had a large, spreading, low lignotuber base and mallee formation comprising five large stems, with evidence of a 
sixth central stem being dead and absent (Figure 7). Tree had approximately 50% dieback, and the dead limbs 
contained several hollows of medium quality.  
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Table 8. Summary of Tree 3 

Tree ID - 3 

 

Figure 8. Tree 3 facing south. 

 

Figure 9. Tree three measured below split at 1 m from the ground 

Tree spp. – Eucalyptus 

odorata 

Number of trees – 1 

Height (m) – 8 

 

Hollows – 2 small, 1 

medium 

Diameter (cm) – 72cm 

 

Canopy dieback (%) – 

15 

 

Total Biodiversity 

Score – 4.22 
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Figure 10. Three large trunks from large basal lignotuber 

A significant large old remnant Peppermint Box with a large base split into 3 trunks at ~1.23m, in good condition. 
The tree was measured below the split at 1 m height. The three individual stems split from the large lignotuber, 
and all were over 40 cm diameter, including the two trunks splitting above the measured DBH at 42cm and 
46.3cm. This tree was originally marked for removal, but has since been avoided for removal, however it still occurs 
within the 20m CFS clearance zone.  
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Table 9. Summary of Tree 4 

Tree ID - 4 

 

Figure 11. Tree 4 facing northeast 

 

Figure 12. Design drawing indicating the proximity of the tree to the proposed building 

Tree spp. – 

Eucalyptus odorata  

Number of trees – 1 

Height (m) – 11 

 

Hollows – 2 small, 1 

medium, 3 large 

Diameter (cm) – 57 

 

Canopy dieback (%) 

– 20 

 

Total Biodiversity 

Score – 4.62 

 

Large remnant healthy Peppermint box (E. odorata) in bare paddock. Three large stems measuring, in order of size, 
57cm, 45 cm and 30 cm. Tree is within 2400mm from the inner ring of the roof line of the circular accommodation 
building, and clearance will be assessed at the time of construction, however it is anticipated it will require removal 
due to the tree root zone encroaching on the building line.  
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Table 10. Summary of Tree 5 

Tree ID - 5 

 

Figure 13. Tree 5 facing east towards Glasshouse building 

Tree spp. – Eucalyptus 

odorata 

Number of trees – 1 

Height (m) – 12 

 

Hollows – 1 small, 1 

medium  

Diameter (cm) – 52 

 

Canopy dieback (%) – 10 

 

Total Biodiversity Score – 

6.12 

 

Significant remnant Peppermint box (E. odorata) in excellent condition, in bare paddock. A large central trunk 
divides into multiple (6) stems at approximately 1 – 1.1m above ground level. Biodiversity score has been 
measured using the largest trunk (52cm) according to the scattered tree assessment method (STAM) (‘if trunk is 

forked at 1m height or multi-trunked/stemmed, record the diameter of the largest trunk)’, however it should be 
noted that the trunk of the tree below the split was 150cm and had 6 trunks, measuring in order of largest to 
smallest: 52cm, 50cm, 48cm, 47cm, 45cm and 40cm.  The client will attempt to avoid clearance of this tree during 
the detailed design phase of the planning process, however it remains likely that due to civil works, this tree will be 
impacted.  

 

Table 11. Summary details of the scattered trees proposed to be impacted. 

Tree 

# 
Tree spp. 

No. 

of 

trees 

Height 

(m) 
Hollows 

Diameter 

(cm) 

Canopy 

dieback 

(%) 

Biodiversity 

Score 

General 

comments 

1 Eucalyptus odorata 1 8 2 small 58.6 5 3.52 Large old 
remnant tree  

2 Eucalyptus odorata 1 7.5 
3 small, 

3 
medium 

40.7 50 1.42 

Large old 
remnant tree 
with significant 
dieback. 

3 Eucalyptus odorata 1 8 
2 small, 

1 
medium 

72 15 4.22 

Large old 
remnant tree 
with large basal 
lignotuber. No 
longer requires 
clearance. 
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Included to 
incorporate CFS 
20m clearance 
regulation.  

4 Eucalyptus odorata 1 11 

2 small, 
1 

medium, 
3 large 

57 20 4.62 
Large remnant 
tree with two 
large stems. 

5 Eucalyptus odorata 1 12 
1 small, 

1 
medium 

52  10 6.12 

Tree in excellent 
condition. Large, 
remnant, 
significant tree.  

 

4.1.3. Site map showing areas of proposed impact 

  

Figure 14. Project Area and property boundary with trees (3) proposed to be impacted 
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4.1.4. Photo log 

 

Figure 15. Three of the trees proposed to be cleared, photo facing north (tree three in CFS 20m clearance zone). 

 

Figure 16. Context of clearance area (Tree 1 and Tree 2) in relation to existing infrastructure (Glasshouse), facing 

southwest. Proposed new infrastructure to follow curve of fence-line, creating circle of hotel rooms around the base of 

the hill.  
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4.2. Threatened species assessment 

4.2.1. Threatened fauna – EPBC Act and NPW Act 

The Protected Matters Search Tool (PMST) found twelve EPBC listed threatened or migratory fauna species to possibly 
occur within the Project Area, including nine birds, one mammal and two reptiles. None of these species were 
considered as ‘scattered tree using species’ under the STAM manual. A NatureMaps search found 17 NPW listed species 
occurring within 5 km of the Project Area since 1995 with <1km reliability. Nine of these were considered to be scattered 
tree using species, however the habitat was not ‘preferred’ by any of these species.  

One species, the Elegant Parrot (Neophemea elegans elegans) is a hollow using species which may utilise the scattered 
trees for nesting, while several other species may utilise the trees for feeding, perching and/or nesting. All scattered 
tree using species were either seasonal or woodland birds, not relying solely on scattered trees for resources and 
shelter. 
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Species 
(common name) 

N
PW

 A
ct

 

EP
B

C
 A

ct
 

Data 
source 

Date 
of last 
record 

Species known habitat 
preferences 

Likelihood of use 
for habitat – 
Comments 

Scattered 
tree 

using 
species 

Birds 

Apus pacificus 
(Fork-tailed Swift) 

 Mi 5 Likely 
to 
occur  

Low to very high airspace over 
varied habitat, rainforest to 
semi-desert. (Morcombe 2021) 

Possible – no recent 
records within 5 km 
of Project Area.   

No 

Corcorax 
melanorhamphos 
(White-winged 
Chough) 

R  3 2012 Woodland, open forest, mallee, 
mulga, timbered watercourse 
margins, cypress. Forages on 
the ground in scattered groups. 
(Morcombe 2021) 

Possible – recent 
records from within 5 
km, but degraded 
foraging habitat.  

No 

Coturnix 
ypsilophora 
australis (Brown 
Quail) 

V  3 2012 

Grass, crops, heaths rainforest 
edges, grassy and spinifex 
woodland. Prefers damp rank 
vegetation (Morcombe 2021) 

Possible – recent 
records within 5km, 
but no preferred 
habitat in Project 
area. 

No 

Falco hypoleucos 
(Grey Falcon) 

 V 5 
Likely 
to 
occur 

Lightly timbered country 
especially stony plains and 
acacia scrub. (Morcombe 2021) 

Unlikely – no 
preferred habitat in 
Project Area, no 
recent records within 
5 km of Project Area.   

No 

Falco subniger 
(Black Falcon) 

R  3 1997 

MLR: Rare. Semi-arid and arid 
interior, using tree-lined 
watercourses and isolated 
stands of trees. Huts over low 
vegetation, plains and 
grassland, wetlands and 
waterbodies. (Morcombe 2021) 

Possible – suitable 
habitat exists, most 
recent record over 20 
years old. 

P/N/s 

Falcunculus 
frontatus frontatus 
(Eastern Shriketit) 

R  3 2007 

MLR: Rare. Open forest, 
woodland, mallee, riverside and 
watercourse trees, cypress 
pines, banksia woodland. 
(Morcombe 2021) 

Possible – recent 
records within 5 km, 
but no preferred 
habitat in Project 
area. 

F/w 

Grantiella picta 
(Painted 
Honeyeater) 

 V 5 
Likely 
to 
occur 

Forest, woodland, dry scrub 
often with abundant mistletoe. 
(Morcombe 2021) 

Possible – recent 
records within 5km, 
but no preferred 
habitat (including 
mistletoe) in Project 
area. 

No 

Hieraaetus 
morphnoides 
(Little Eagle) 

V  3 2011 

MLR: Endangered. Diverse 
habitats including coastal 
forest, woodland, open scrub 
and tree-lined watercourses 
(Morcombe 2021) 

Possible – recent 
records within 5 km, 
possible perching 
habitat in scattered 
trees, but not 
preferred habitat. 

P/w 
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Leipoa ocellata 
(Malleefowl) 

 V 5 
Likely 
to 
occur 

Unburnt mallee or woodland 
with abundant litter and low 
scrub (Morcombe 2021) 

Unlikely - no 
preferred habitat 
occurs in Project 
Area, no substantial 
leaf litter. 

No 

Melanodryas 
cucullata 
cucullata (Hooded 
Robin) 

R  3 2017 

Woodland of eucalypt, mallee, 
mulga, heath and semi-cleared 
farmland. Perches on trees to 
scan ground for prey 
(Morcombe 2021). 

Likely – preferred 
habitat in project 
area, possible use of 
scattered trees for 
perching.  

No 

Melithreptus 
gularis gularis 
(Black-chinned 
Honeyeater) 

V  3 
2003 
ssp. 

MLR: Critically Endangered. 
Occupy Eucalypt woodland with 
annual rainfall of 400-700mm, 
incorporating mature and 
regenerating eucalypts. Eats 
insects, nectar and lerps. 
Range has contracted (DEW 
2008) 

Possible – suitable 
habitat within Project 
Area. Known to 
utilise scattered 
paddock trees, 
favouring box and 
ironbark species. 

P/F/w 

Microeca 
fascinans ssp. 
fascinans (Jacky 
Winter) (South-
eastern 
subspecies is 
listed) 

R  3 1997 

AMLR: VU. Open woodland 
with open shrub layer and bare 
ground. Using bare branches 
and perches to hawk insects 
(DEW 2008). 

Possible – records 
within 5 km of, but no 
suitable open shrub 
layer. Possible 
perching habitat in 
scattered tree.  

P/w 

Motacilla cinerea 
(Grey Wagtail) 

 Mi 5 
May 
occur 

European/Asian species. 
Migrates south in winter, rarely 
reaches Australia, but when it 
does, inhabits fresh streams, 
mown grass, and ploughed 
land or near sewage ponds. 

Unlikely – no 
preferred habitat in 
Project Area, no 
recent records within 
5 km of Project Area.   

No 

Motacilla flava 
(Yellow Wagtail) 

 Mi 5 
May 
occur 

Open country near swamps, 
salt marshes, sewage ponds, 
grassed surrounds. Rare but 
regular visitor around Aust. 
coast especially the NW coast 
Broome to Darwin 

Unlikely – no 
preferred habitat in 
Project Area, no 
recent records within 
5 km of Project Area.   

No 

Myiagra 
cyanoleuca (Satin 
Flycatcher) 

 Mi 5 
Likely 
to 
occur 

Inhabitant of forest, woodland, 
mangroves, coastal heath 
scrub. When breeding, prefers 
wet gullies of heavy eucalypt 
forest.  

Unlikely – no 
preferred habitat, no 
recent records within 
5 km of Project Area. 

No 

Myiagra inquieta 
(Restless 
Flycatcher) 

R  3 2005 

Open forest, woodland, 
farmland, inland scrub. Aerial 
insectivore, hovering over 
foliage and grass. (Morcombe 
2021) 

Possible – recent 
records within 5 km, 
possible perching 
habitat in scattered 
trees over grass. 

No 
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Neophema 
elegans elegans 
(Elegant Parrot) 

R  3 2002 

MLR: Vulnerable. Woodland, 
lightly timbered grassland, 
margins of clearings in heavy 
forest, tree-lined watercourses. 
(Morcombe 2021) 

Possible – suitable 
habitat exists, record 
<20 years old within 
5 km, suitable 
hollows for nesting. 

P/H/s 

Pedionomus 
torquatus (Plains 
Wanderer) 

EN CE 5 
May 
occur 

Natural open grassland, 
treeless with patches of open 
ground. Occasionally saltbush 
and sparse shrubland or 
stubble/low crops (Morcombe, 
2021) 

Unlikely – no recent 
records within 5 km 
of Project Area.   

No 

Petroica boodang 
boodang (Scarlet 
Robin) 

R  3 2003 

MLR: Vulnerable. Woodlands, 
forest, and suburban. Heavier 
forests when breeding in spring 
and summer. (Morcombe 2021) 

Possible – recent 
records within 5 km, 
possible perching 
habitat in scattered 
trees, but not 
preferred habitat. 

P/w 

Stagonopleura 
bella (Beautiful 
Firetail) 

V  3 2009 

Prefers damp or swampy 
grassy in gullies, low-lying flats, 
woodlands with dense low 
undergrowth, dense thickets 
along creeks and rivers. Needs 
water nearby. 

Unlikely – no 
preferred habitat in 
Project Area.  

No 

Stagonopleura 
guttata (Diamond 
Firetail) 

V  3 2017 

MLR: Vulnerable. Grassy 
groundcover underneath open 
forest; woodland, mallee, 
acacia scrub and timber belts 
along watercourses and 
roadsides (Morcombe, 2021) 

Possible – recent 
records from within 
5 km, but habitat not 
preferred. Grassy 
ground cover highly 
degraded with 
grazing. 

P/N/w 

Turnix varius 
varius (Painted 
Button-quail) 

R  3 2012 

Open forest and woodland, 
banksia woodland, mulga and 
brigalow, mallee. Preferring 
stony ridges and abundant leaf 
litter with sparse grass cover 
(Morcombe 2021) 

Possible – recent 
records from within 
5 km, but habitat not 
preferred, and would 
not utilise scattered 
trees. 

No 

Zoothera lunulate 
halmaturina 
(South Australian 
Bassian Thrush) 

 V 5 
May 
occur 

Secretive inhabitant of dense 
rainforest, wet eucalypt forest 
and woodland, heavily 
vegetated gullies and gardens, 
with dense overhead canopy 
and thick leaf litter (Morcombe 
2021) 

Unlikely – no 
preferred habitat in 
Project Area, no 
recent records within 
5 km of Project Area.   

No 

Mammals 

Isoodon obesulus 
obesulus 
(Southern Brown 
Bandicoot) 

 EN 5 
May 
occur 

AMLR: Vulnerable. 
Sclerophyllous forest, 
woodland, scrubland and 
heathland, occasionally 
grassland. Requires areas of 

Unlikely – no 
preferred habitat in 
Project Area, no 
recent records within 
5 km of Project Area.   

- 
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dense ground cover (DEW 
2008) 

Pteropus 
poliocephalus  
(Grey-headed 
Flying Fox) 

R VU 3 2020 

Occupies forests, woodlands, 
coastal lowlands, tablelands of 
south-eastern Australia. Also 
known to utilise urban areas for 
feeding and roosting. 

Unlikely – no 
preferred habitat in 
Project Area, no 
recent records within 
5 km of Project Area.   

- 

Trichosurus 
vulpecula 
(Common 
Brushtail Possum) 

R  3 2000 
Urban adapted species, 
requires hollows for sheltering. 

Unlikely – no 
preferred habitat in 
Project Area, no 
recent records within 
5 km of Project Area 
in the last 20 years. 
Trees very isolated.  

F/N 

Reptiles  

Aprasia 
pseudopulchella 
(Flinders Ranges 
Worm-Lizard) 

 VU 5 
May 
occur 

Found only in Mount Lofty and 
Flinders Ranges block in 
southern extreme of its range in 
the foothills north of Adelaide, 
including records from Cobbler 
Creek RP (1992). Open 
woodland and native grassland, 
riparian habitats and rocky 
areas. Burrowing species which 
eats ants (DEW 2008). 

Unlikely – no 
preferred habitat in 
Project Area, no 
recent records within 
5 km of Project Area.   

- 

Egernia 
cunninghami 
(Cunningham’s 
Skink) 

E  3 2007 
Rocky outcrops with large 
crevices in high rainfall open 
woodland (DEW 2008). 

Unlikely – no 
preferred rocky 
outcrop habitat in 
Project Area.  

- 

Tiliqua 
adelaidensis 
(Pygmy Blue-
tongue Lizard 

 EN 5 
May 
occur 

Remnant native grassland or 
grassy woodland, with heavy 
sandy loam soil, requiring 
abundant spider-holes for 
burrowing (Milne et al 2000) 

Unlikely – highly 
degraded and heavily 
trampled area with 
almost no grass 
cover due to grazing.  

- 

Source; 1- BDBSA, 2 - AoLA, 3 – NatureMaps, 4 – Observed/recorded in the field, 5 - PMST, 6 – others 

NP&W Act; E= Endangered, V = Vulnerable, R= Rare  

EPBC Act; Ex = Extinct, CR = Critically endangered, EN = Endangered; VU = Vulnerable 

Scattered Tree Using Species 

Resource use: P = Perching / roosting , N = Nesting, H = Hollow using, F = Feeding 

Habitat / status: w = woodland birds that occasionally use adjacent scattered trees, r = species that can reside in scattered 
trees, s = seasonal (waterbirds, seasonal, nomadic) 
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4.2.2. Threatened flora – EPBC Act and NPW Act 

The Protected Matters Search Tool (PMST) found eleven threatened flora species to possibly occur within the Project 
Area. A search of NatureMaps BDBSA found six state listed flora species and one EPBC listed flora species to have 
records within 5 km of the Project Area since 1995 (<1 km reliability). An onsite inspection found that none of these 
species were likely to occur within the Project Area, as it comprised a highly degraded and heavily grazed non-native 
understorey. There was no native shrub or ground layer present within the Project Area, and native vegetation to be 
cleared was assessed as being scattered trees only. 

Species (common 
name) 

NPW 
Act 

EPBC 
Act 

Data 
source 

Date 
of last 
record 

Species known habitat preferences 
Likelihood of 
occurrence 
assessment 

Austrostipa tenuifolia R  3 2004 No information available.  
Unlikely – not 
observed during field 
survey. 

Caladenia argocalla 
(White-beauty Spider 
Orchid) 

EN EN 5 
Known 
to 
occur 

Present above ground in winter and 
spring, growing with understorey of 
native herbs and grasses. In SA 15 
known locations in grassy eucalyptus 
woodlands from Clare to Harrogate. 
Growing in clayloam soils with high 
humus content on gentle hills slopes 
often facing south (DEH 2001).  

Unlikely – no suitable 
habitat occurs, and 
no records within 5km 
of Project Area.  

Caladenia rigida (Stiff 
White Spider Orchid) 

EN EN 5 
Likely 
to 
occur 

Endemic to SA, known from three 
disjunct areas in Southern Lofty region. 
Occurs in Eucalyptus open forests with 
open shrub layer, on ridges and upper 
slopes of hills, in sandy loams. All native 
vegetation within 500m of historical sub-
population is considered critical to 
survival (Quarmby, 2010) 

Unlikely – no 
preferred habitat in 
Project Area, no 
recent records within 
5 km of Project Area.   

Caladenia tensa 
(Greencomb Spider-
orchid) 

 EN 5 
Likely 
to 
occur 

Aeolian sand deposits in Callitris, E. 
leucoxylon Woodland and Melaleuca 
uncinata mallee IN Murray-Darling 
Depression bioregion. Winter active 
geophyte, with long narrow leaf 
emerging, followed by 1-2 flowers 
(TSSC, 2015) 

Unlikely – no 
preferred habitat in 
Project Area, no 
recent records within 
5 km of Project Area.   

Corybas dentatus 
(Toothed Helmet-
orchid) 

R VU 3, 5 

Known 
to 
occur 

2009 

Single orbicular leaf. Uncertain 
distribution due to confusion with 
C.incurvus. Endemic to SA, confirmed 
from two locations – Sandy Creek CP 
and Scot Conservation Park. Callitris 
gracilis-E.fasciculosa woodland in damp 
sandy soil (TSSC 2008) 

Unlikely – no 
preferred habitat 
occurs in Project 
Area.  

Dianella longifolia 
var.grandis (Pale 
Flax-lily) 

R  3 2004 
AMLR:V. Under a variety of overstorey 
Eucalypt species, grassy woodland 
specialist e.g. Blue Gum, Candlebark, 

Unlikely – 
conspicuous species 
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Manna Gum, Stringybark and Grey Box. 
(DEH 2008) 

not observed on field 
survey. 

Eucalyptus 
fasciculosa (Pink 
Gum) 

R  3 2020 
Kangaroo Island, Mount Lofty Ranges, 
Fleurieu Peninsula, south-east of SA, 
into western Victoria. 

Unlikely – 
conspicuous species 
not observed on field 
survey. 

Euphrasia collina 
supbsp.osbornii 
(Osborn’s Eyebright) 

 EN 5 
May 
occur 

Endemic to SA, from YP, mid-north, 
southern Lofty and KI. Mallee scrub, 
forests, woodlands and coastal heath. 
Moist, open habitats, thrives after fire. 
(Greening Australia 2010). 

Unlikely – no 
preferred habitat in 
Project Area, no 
recent records within 
5 km of Project Area.   

Glycine latrobeana 
(Clover Glycine) 

 VU 5 
May 
occur 

Low lying seasonally inundated grassy 
woodlands dominated by E. viminalis 
subsp. Cygnetensis and/ or E. 
leucoxylon. Can co-occur with 
Pterostylis cucullata) (Carter and Sutter 
2010) 

Unlikely – no 
preferred habitat in 
Project Area, no 
recent records within 
5 km of Project Area.   

Maireana excavata 
(Bottle Fissure-plant) 

V  3 2009 

Minimal information available about 
habitat preferences. Majority of records 
from Northern Lofty region, 
concentrated north of Burra. 

Unlikely – 
conspicuous species 
not observed on field 
survey. 

Olearia pannosa 
subsp. Pannosa 
(Silver Daisy-bush) 

 VU 5 
Known 
to 
occur 

Endemic to SA, scattered throughout 
agricultural areas. Occuring in sandy flat 
areas and in hilly rocky areas in 
woodland or mallee, including 
overlapping with Peppermint Box 
Grassy Woodland of SA (TSSC, 2013) 

Unlikely – 
conspicuous species 
not observed on field 
survey. 

Prasophyllum 
fecundum (Self-
pollinating Leek-
Orchid) 

R  3 2009 

Mallee heathland, native pine and Pink 
Gum woodland or on rocky outcrops in 
Lower North wheatbelt on sandy or 
loamy soils. Scattered distribution in the 
Barossa Valley 20-150m altitude (DEH, 
2008) 

Unlikely – no 
preferred habitat in 
Project Area, recent 
records from Sandy 
Creek CP.    

Prasophyllum 
pruinosum (Plum 
Leek-orchid) 

 EN 5 
Known 
to 
occur 

The Plum Leek-orchid is endemic to SA, 
where it has been recorded in the 
Adelaide and MLR region from eight 
geographically isolated and distinct 
locations, which extend from the 
Barossa Valley to Belair NP. Preferred 
habitat includes open woodland and 
grassy forest, in the open or in the 
shelter of broom-like shrub growing in 
fertile loams, usually with other leek-
orchids (Bates, 2009). 

Unlikely – no 
preferred habitat in 
Project Area, no 
recent records within 
5 km of Project Area.   

Pterostylis 
psammophila (Two-
bristle Greenhood) 

 CE 5 
Known 
to 
occur 

Known from only two locations near 
Lyndoch in the Barossa Valley. Occurs 
in deep white sands in open woodland 
of Callitris gracilis and Melaleuca 

Unlikely – highly 
restricted known 
range. No preferred 
habitat within Project 
Area.   
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uncinate shrubland amid annual herbs 
(TSSC, 2015).  

Ptilotus erubescens 
(Hairy-tails) 

R  3 2009 

Little habitat information available, but 
records from agricultural land in 
Northern and Yorke region. Known from 
Lomandra grassland habitat.  

Unlikely – no 
preferred habitat in 
Project Area, no 
recent records within 
5 km of Project Area.   

Senecio macrocarpus 
(Large-fruit Fireweed) 

 VU 5 
May 
occur 

Grassland, sedgeland, woodland and 
shrubland on heavy soils (Department 
of Sustainability and Environment, 
2009). 

Unlikely – no 
preferred habitat in 
Project Area, no 
recent records within 
5 km of Project Area.  

Thelymitra matthewsii 
(Spiral Sun-orchid) 

 VU 5 
May 
occur 

Little known habitat requirements, but 
known to grow in open forest and 
woodlands on well-drained sand, gravel 
and clay loam soils, especially where 
there has been soil disturbance, and an 
open ground layer (Duncan 2010) 

Unlikely – highly 
restricted known 
range. No preferred 
habitat within Project 
Area.   

Source; 1- BDBSA, 2 - AoLA, 3 – NatureMaps 4 – Observed/recorded in the field, 5 - Protected matters search tool, 6 – others 

NP&W Act; E= Endangered, V = Vulnerable, R= Rare  

EPBC Act; Ex = Extinct, CR = Critically endangered, EN = Endangered; VU = Vulnerable 

4.3. Cumulative impacts 

When exercising a power or making a decision under Division 5 of the Native Vegetation Regulations 2017, the NVC 

must consider the potential cumulative impact, both direct and indirect, that is reasonably likely to result from a 

proposed clearance activity. 

Impact to native vegetation from all construction associated with the development will be limited to the removal of 
four scattered Peppermint Box trees identified in this report, including from clearance related to infrastructure, and 
clearance for fire protection. Vegetation within the Project Area footprint is largely disturbed dryland grazing, with 
planted non-native trees, and many additional scattered peppermint box trees around the property, which will not be 
impacted. No future development is currently proposed.  

Three large Peppermint Box trees existing within the Project Area have been assessed by CFS and as they pose no 
safety risk, are to be retained.  

Although Tree 3 is to be retained, it occurs within the 20-metre fire protection zone, and therefore clearance may be 
permitted in future should CFS deem it to be a fire safety risk, and as such, is included in this application  

One additional tree within the carparking area is to be retained, but it is possible tree health may be impacted by 
construction works and/or the landscape changes associated with provision of a new sealed carpark. This tree was 
not included as part of this application.  

The landscape around the proposed development is largely depauperate, consisting of scattered remnant trees with 
heavily grazed agricultural land consisting of exotic pasture grasses. Landscaping works consist of locally native 
species, and it is possible that these may positively benefit the landscape in the long term by contributing to cover 
and the local native seedbank.   
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4.4. Addressing the Mitigation Hierarchy 

When exercising a power or making a decision under Division 5 of the Native Vegetation Regulations 2017, the NVC must 

have regard to the mitigation hierarchy. The NVC will also consider, with the aim to minimize, impacts on biological 

diversity, soil, water and other natural resources, threatened species or ecological communities under the EPBC Act or 

listed species under the NP&W Act. 

a) Avoidance – outline measures taken to avoid clearance of native vegetation 

The Project footprint is largely within cleared paddocks used for grazing stock, and the design footprint has been 
placed to avoid clearance of trees as far as practicable, with at least four other native trees within the Project Area being 
retained.  

One large (72cm DHB) remnant Peppermint Box tree (Tree 3, Appendix 6) initially marked for removal has been avoided 
in the second iteration of the design plans.  

b) Minimization – if clearance cannot be avoided, outline measures taken to minimize the extent, duration 

and intensity of impacts of the clearance on biodiversity to the fullest possible extent (whether the impact 

is direct, indirect or cumulative). 

Of the five trees under application: 

- Tree 1 and Tree 2 are to be removed as they are within the proposed project footprint 
- Tree 3 is within the fire protection zone (<20m from building), and is under application, however will not be 

removed. 
- Tree 4 will be retained if possible, but due to its close proximity to the proposed infrastructure (2.4m) it is likely 

to require removal due to its root zone. 
- Tree 5 is within the civil works impact area for carparking and loading zone. Following consultant 

recommendations to retain the tree, the client has said that during the detailed design phase, attempts will be 
made to retain this tree, however, is likely that it will be removed.  

c) Rehabilitation or restoration – outline measures taken to rehabilitate ecosystems that have been 

degraded, and to restore ecosystems that have been degraded, or destroyed by the impact of clearance 

that cannot be avoided or further minimized, such as allowing for the re-establishment of the vegetation. 

The Landowner proposes to offset the impact of tree clearance by including extensive native revegetation as part of 
new site landscaping package including locally native species such as E.odorata. E. microcarpa, Lomandra longifolia, 

Enchyleana toentosa, Dianella revoluta var. brevicaulis, Allocasuarina verticillata, Callitris gracilis, Acacia pycnantha 

(Error! Reference source not found.). Refer to the Preliminary Draft Barossa Hotel Landscape Master Plan, KPHR 

Investments, Greenhill, Revision A. June 2021.  
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=  

Figure 17. Barossa Pavilions draft concept design Master Plan, June 2021 Rev. 

 

d) Offset – any adverse impact on native vegetation that cannot be avoided or further minimized should be 

offset by the achievement of a significant environmental benefit that outweighs that impact.   

The NVC will only consider an offset once avoidance, minimization and restoration have been documented and 

fulfilled.  The SEB Policy explains the biodiversity offsetting principles that must be met. 

The proponent is looking to offset the loss of these trees (in addition to payment into the Fund) by implementing 
plans for native vegetation restoration in the adjacent gully, in support of a nature walk and overall landscaping 
package. Management of the gully on the property which consists of higher quality Peppermint Box Grassy 
Woodland vegetation, may include exclusion fencing to reduce grazing, weed management, and the potential to 
implement a Heritage Agreement to protect it from future clearance applications and improve the quality of the 
existing vegetation (Error! Reference source not found.).  
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Figure 18. Indicative drawing of proposed unofficial offset area (circled in red) in gully to east of development area, 

comprised of Peppermint Box Grassy Woodland. 

 

4.5. Principles of Clearance (Schedule 1, Native Vegetation Act 

1991) 

The Native Vegetation Council will consider Principles 1(b), 1(c) and 1(d) when assigning a level of Risk under Regulation 
15 of the Native Vegetation Regulations. The Native Vegetation Council will consider all the Principles of Clearance of 
the Act as relevant, when considering an application referred under the Planning, Development and Infrastructure Act 

2015. 

Table 12. Assessment against the Principles of Clearance. 

Principle of 

clearance 
Relevant information 

Assessment against 

the principles 

Moderating factors that may 

be considered by the NVC 

Principle 1(b) 

– significance 

as a habitat 

for wildlife 

Several State listed (NPW Act) 
threatened species which are known 
to utilise scattered trees were 
identified in a desktop assessment as 
likely to occur in the Project Area: 
EPBC Act 

None 
NPW Act 

Rare 

- Black Falcon (Falco subniger) 

Seriously at Variance  
Trees 1, 2, 3, 4, 5 

 
At Variance –  
NA  

 

Impact Significance – it is 
unlikely that clearance of these 
five trees would have a 
significant impact on any 
species, by leading to a decrease 
in their population size, 
fragmenting their population, or 
impacting critical habitat. There 
are many other scattered trees 
of equal or higher habitat value 
in the area.  
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- Eastern Shriketit (Falcunculus 

frontatus frontatus) 
- Jacky Winter (Microeca 

fascinans ssp. fascinans) 
- Elegant Parrot (Neophema 

elegans elegans) 

Vulnerable  

- Little Eagle (Hieraaetus 

morphnoides) 
- Black-chinned Honeyeater 

(Melithreptus gularis gularis) 
- Diamond Firetail 

(Stagonopleura guttata) 

 
Trees; 1, 2, 3 4, 5 
Fauna Habitat Score: 1.4 
Total Biodiversity Score: 19.91 
 

 
Non-essential habitat – no trees 
are considered essential habitat, 
as all are considered seasonal or 
woodland inhabiting birds which 
may only use scattered trees 
from time to time (i.e. not 
residing in tree for all habitat 
resources) 

Principle 1(c) 

– plants of a 

rare, 

vulnerable or 

endangered 

species 

NA  

Seriously at Variance  
NA 

 
At Variance –  
NA  

NA 

Principle 1(d) 

– the 

vegetation 

comprises the 

whole or 

part of a 

plant 

community 

that is Rare, 

Vulnerable or 

endangered 

The vegetation was assessed against 
the criteria for listing as the 
Threatened Ecological Community, 
Peppermint Box Grassy Woodland of 
South Australia, and was deemed not 
to satisfy. There was no native 
understorey, and trees were assessed 
using STAM.  

Seriously at Variance  
NA 
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4.6. Risk assessment 

The level of risk associated with the application 

 

Table 13. Summary of the level of risk associated with the application. 

Total 

clearance  

No. of trees 5 

Area (ha) - 

Total biodiversity Score 19.91 

Seriously at variance with principle 

1(b), 1(c) or 1 (d) 
1(b)  

Risk assessment outcome Level 2 

 

 
 

4.7. NVC guidelines 

Other information that demonstrates that the clearance complies with any relevant NVC guidelines related to 

the activity 

NA 

  

 Agricultural (EP, GA, H&F, 
KI,  LC, M&R and  N&Y 
Landscape Management 
Regions plus Port Augusta 
city Council and the 
Flinders Ranges Council).  

Pastoral (SAAL and AW 
Landscape Management 
Regions excluding Port 
Augusta city Council and 
the Flinders Ranges 
Council). 

Escalating matters  
Clearance assessment will be raised to the 
next level if;  

 Patches - 

clearance 

Trees - 

clearance 

Patches - 

clearance 

Trees - 

clearance 

Level 1 

 
0.05ha or 
less  

5 trees or 
less  

3ha or less  5 trees or 
less  

The site contains a listed species or 
contains a threatened community under 
either the NP&W Act or EPBC Act 
Or  

Clearance of any trees of the specified 
circumference. 

And clearance does not involves any trees with a trunk 
circumference measured at 1m above the ground of (for 
multi stemmed trees, measure the largest trunk/stem): 

- 50cm or more for Agricultural zone, or 
- 30cm of more for the Pastoral zone,  

Level 2 >0.05 ha to 

0.5ha  
5 - 20 

trees  
>3ha to 10 

ha  
5 - 20 trees  Clearance is seriously at variance with 

Principle of Clearance 1(b), 1(c) or 1(d). 

Level 3 Total Biodiversity Score of 
less than or equal to 250 

Total Biodiversity Score of 
less than or equal to 2500. 

Clearance is seriously at variance with 
Principle of Clearance 1(b), 1(c) or 1(d). 

Level 4 Total Biodiversity Score of 
greater than 250 

Total Biodiversity Score of 
greater than 2500 
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5. Clearance summary 
Scattered trees Summary table 

Tree 
or 
Cluster 
ID 

Number 
of trees 

Fauna 
Habitat 
score 

Threatened 
flora score 

Biodiversity 
score 

Loss 
factor 

SEB Points 
required 

SEB 
Payment Removal Status 

 1  1 1.4  0   3.52 1  3.70   $2,543.88 Remove 

 2  1 1.4 0  1.42 1 1.49  $1,027.90 Remove 

3 1 1.4 0  4.43 0 4.43  $3,047.46 

Retain (CFS Fire 
Protection 
Zone 10-20m) 

4 1 1.4 0 4.62 1 4.85 $3,333.41 Remove 

5 1 1.4 0 6.12 1 6.42 $4,416.48 Remove 

Total 4     19.91   20.90 $14,369.13  

 

Totals summary table 

  

Total 
Biodiversity 
score 

Total SEB 
points 
required SEB Payment Admin Fee Total Payment 

Application 15.68 16.46 $13,620.03 $749.10 $14,369.13 
 

Economies of Scale Factor  0.5 

Rainfall (mm)   494 

 

6. Significant Environmental 
Benefit 

A Significant Environmental Benefit (SEB) is required for approval to clear under Division 5 of the Native Vegetation 

Regulations 2017.  The NVC must be satisfied that as a result of the loss of vegetation from the clearance that an SEB 
will result in a positive impact on the environment that is over and above the negative impact of the clearance.   
 

ACHIEVING AN SEB 

Indicate how the SEB will be achieved by ticking the appropriate box and providing the associated information: 

 

  Establish a new SEB Area on land owned by the proponent.   
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  Use SEB Credit that the proponent has established.  Provide the SEB Credit Ref. No. ___________ 

  Apply to have SEB Credit assigned from another person or body.  The application form needs to be submitted 
with this Data Report. 

  Apply to have an SEB to be delivered by a Third Party.  The application form needs to be submitted with this Data 
Report. 

  Pay into the Native Vegetation Fund.  

 

 

PAYMENT SEB 

If a proponent proposes to achieve the SEB by paying into the Native Vegetation Fund, summary information must be 
provided on the amount required to be paid and the manner of payment: 

Payment of $14,369.13 into the Native Vegetation Fund.  
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8. Appendices  
Appendix 1. Scattered Tree Vegetation Assessment Scoresheets associated with the proposed 

clearance and SEB Area (to be submitted in Excel format)  

Attached  

Appendix 2. Copies of associated approvals  

To be provided 
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Appendix 3. Trees assessed but no longer under application 

Tree ID - 3 

 

Figure 19. Tree 3 facing south. 

 

Figure 20. Tree three measured below split at 1 m from the ground 

 

Figure 21. Three large trunks from large basal lignotuber 

Tree spp. – Eucalyptus 

odorata 

Number of trees – 1 

Height (m) – 8 

 

Hollows – 2 small, 1 

medium 

Diameter (cm) – 72cm 

 

Canopy dieback (%) – 

15 

 

Total Biodiversity 

Score – 4.22 

 

A significant large old remnant Peppermint Box with a large base split into 3 trunks at ~1.23m, in good condition. 
The tree was measured below the split at 1 m height. The three individual stems split from the large lignotuber, 
and all were over 40 cm diameter, including the two trunks splitting above the measured DBH at 42cm and 
46.3cm. This tree was originally marked for removal, but has since been avoided for removal, however it still occurs 
within the 20m CFS clearance zone.  
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NEXUS BAROSSA

221 YALDARA DRIVE LYNDOCH
STORMWATER MANAGEMENT PLAN

06 July 2021

INTRODUCTION

The following report outlines the key requirements to manage the disposal 
of stormwater from the post development site. The site is situated at 221 
Yaldara Drive Lyndoch where an established tourist accommodation 
business is based.

Part of the existing buildings on the site will be retained and repurposed, 
while minor elements of the existing facilities will be demolished.

A new hotel development – to be known as the Nexus Barossa - is 
proposed by constructing a bespoke architecturally designed building that 
nestles into the landscape and provides appropriately scaled hotel with 
supporting facilities – all strategically positioned on the site.

A great deal of concept design work has been undertaken to set appropriate 
levels for the new buildings on the existing sloping site terrain.

The management of stormwater has been developed in concert with the 
Brown Falconer Architects’ drawings and the Landscape Architect design 
by Greenhill Australia, and has been underpinned by a detail engineering site 
survey.  The relevant reference documents are outlined below. 

Whilst the existing buildings on site are being retained the proposed 
development on the site occupies natural landscape which has not 
previously been developed and hence the management of stormwater from 
the pre-development site to the post-development site requires a series of 
detention basins.  

A significant increase in capacity of the stormwater retention and re-use 
will be included in the project, compared to the existing conditions.
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This Stormwater Management Plan has been prepared in accordance with 
general design principles from the engineering department of the Barossa 
Council.

This document is to be read in conjunction with:

 Brown Falconer Architectural drawings, 3429-DA01 to DA24 dated 02 July 
2021 with the site plan DA04 included in Appendix A;

 Greenhill Landscape Architect drawings;
 CPR Engineers Drawings 210242 - C01 to C05 in Appendix B;
 CPR Engineers Sketches of Existing and Catchment areas 210242 - SK1 and 

SK2 in appendix C;
 CPR Engineers Stormwater Calculations in Appendix D.

This Stormwater Management Plan establishes the principles to manage the 
stormwater on the site and is submitted for review by the Barossa Council.

Should further details be required during this period, CPR Engineers will be 
able to provide these as necessary.

GENERAL STORMWATER MANAGEMENT

The new works will be designed for the following stormwater principles:

 The stormwater drainage system shall be designed in accordance with the 
current edition of ‘Australian Rainfall and Runoff’ (IEA) and AS/NZS 
3500.3:2003 – Plumbing and drainage – Stormwater drainage and Council’s 
requirements set out below.

 Water discharged from a development site should not exceed the rate of 
discharge from the site as it existed in pre-development conditions. 

 Development should include stormwater management systems to protect 
it from damage during a minimum of a 1% AEP storm (100 year ARI) year 
average return interval flood. 

 Development should have adequate provision to control any stormwater 
over-flow runoff from the site and should be sited and designed to 
improve the quality of stormwater and minimise pollutant transfer to 
receiving waters. 

 Development should include stormwater management systems to mitigate 
peak flows and manage the rate and duration of stormwater discharges 
from the site to ensure the carrying capacities of downstream systems are 
not overloaded. 

 Development should include stormwater management systems to minimise 
the discharge of sediment, suspended solids, organic matter, nutrients, 
bacteria, litter and other contaminants to the stormwater system. 
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 Stormwater management systems should preserve natural drainage 
systems, including the associated environmental flows. 

 Stormwater management systems should: 
 (a) maximise the potential for stormwater harvesting and re-use, either 

on-site or as close as practicable to the source 
 (b) utilise, but not be limited to, one or more regular harvesting 

methods
 Detention shall be provided to limit the 10% AEP storm post–development 

peak discharge to the 10% AEP storm pre-development peak discharge from 
the site for 10 minute duration, where applicable.

For the Nexus Barossa development as proposed, stormwater discharged from 
the local building area will be managed in line with the following key features: 

 The site has been divided into 10 separate catchment areas from the developed 
impervious areas – these are outlined in diagrammatic form on 210242-SK2 and 
referenced on drawing 210242-C02;

 Roof and car park areas comprise catchment areas 1 to 8 and the landscaped 
area within the ring of rooms is considered as the 9th and 10th catchment areas;

 Each catchment area is directed to a detention basin with varying detention 
volume capabilities, as outlined in the table in the next section of this report and 
on drawings 210242-C02;

 Each detention basin has been designed to detain the 5% AEP storm (20 year 
ARI) for a 10 minute period and with a limited discharge of 10 litres per second 
via discharge pit to the downstream greenfield areas;

 The downstream greenfield areas has been identified as areas that are suitable 
to control the overflow from the post development site for the larger storm 
events in a manner that is not worse than the pre-development state.  Existing 
cut off drains and new road side swales deliver the overland flows to the existing 
detention basin on site;

 In the larger storm events, the stormwater discharges from the detention basins 
and the overflow areas are captured by the following features outlined on 
drawing 210242-C01 – Overall site plan;

 the existing detention basin located on the south side of the 
development and near the main entry and maintenance sheds

 the existing road side verges that currently direct stormwater from the 
road surfaces of the existing development to the existing detention 
basins;  

 the natural water course of the North Para River, located approximately 
250 metres east of the development site.
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 The detention and stormwater management of the runoff from the surfaces 
within the ring of rooms has been designed for a 1% AEP storm (100 year ARI).  

 As a result of the measures outlined in the design referenced above, any increase 
in the risk of flooding to downstream properties is considered minimal.

 Water treatment measures to control the quality of water leaving the car park 
areas of the site will be employed as a combination of Gross pollutant traps and 
swale drains adjacent to the hardstand areas.

It is proposed that the development will increase the amount of stormwater 
catchment and re-use on the site.  A large proportion of the new roof area 
(1,974m2) from the development will be directed to 2 above ground rain water 
storage and re-use tanks.  One tank of 30kL is situated on the north side of the 
main central buildings and the other on the south side.  This maximises the 
opportunity to collect a total of 60,000L of stormwater for re-use to irrigate 
landscaping for the development.  

Lucid Consulting Australia has produced calculations based on anticipated water 
usage rates.  It is evident that the development will be less reliant on the bore water 
supply currently available on site following the addition of the re-use tanks.  

The water will be re-used to irrigate the landscape garden areas and the final volume 
will be subject to the Client’s budget constraints.

SITE FEATURES 

The site is currently serviced by the following stormwater infrastructure:

 Existing SW system connected to the roof of the existing Glass House 
building (which is to be retained).  This roof area of 420m2 is connected to 
an existing holding tank and is pumped to the large above ground re-use 
tank on the west side of the existing building.  The existing tanks is to be 
retained but re-purposed to be used as an integral part of the new 
Architecture of the Hotel development.

 Overflow from the holding tank discharges in an overland flow manner 
towards the existing catchment swales on the side of the existing access 
tracks. 

The primary site features prior to development include the following approximate 
areas:

 Exist Roof Areas – Glass House –           490 m2

 Exist Roof Areas – 6 x Pavilions –         756 m2

 Exist rubble road Surfaces –        5,826 m2

 Existing open grasslands –  276,891 m2
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 Total Exist Site area – 283,893 m2

The post development features are outlined in the catchment area table below 
and to be read in conjunction with the Catchment area diagram 210242-SK2:

The total localised site area that is developed in part or full is approximately 
39,999m2.  The remaining site area that is not developed is therefore 243,894m2.

STORMWATER DETENTION 

The post development site will result in increased impervious areas hence 
requiring on-site detention.  

The detention basins have been designed to limit the discharge flows to 10L/s from 
each basin in order to minimise the scour and erosion effects from the impervious 
areas and run-off assessed against the 5% AEP storm (20 year ARI).  The water that 
flows from the detention basins flows by sheeting across the landscape in in a similar 
manner to the pre-development state.  The overflow from the basins discharge to 

1. the open swale drain on the side of the existing access road to the Pavilion 
units on the same title on the north east side of the site, or 

2. the new swale drain on the side of the upgraded access road that is 
connected to the existing detention basin on the south west side of the site, 
or

3. the valley and water course on the north side of the site.

Name Nature Area m2

A1 Central Facility Roof North 1158

A2 Car Park North West 3314

A3 Central Facility Roof South 891

A4 Car Park South West 1816

A5 Rooms - North half 2649

A6 Rooms - South half 2651

A7 Pool area - East 458

A8 Existing Glass House 490

A9 Inner Landscape - North 5936

A10 Inner Landscape - South 6404
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The following table summarises the volume of detention provided by the various 
Detention Basins as they are fed by the different catchment areas:

QUALITY OF WATER

All storm water run-off that is collected from the main car park areas and loading 
dock zones will pass through a Gross Pollutant trap and have oil and greases 
separated and treated prior to discharge into the areas noted above.

For the purpose of this report a proprietary in ground pollutant trap system is 
proposed. 

Preliminary discussions with SPEL and ECOSOL technical department indicates 
that a solution to achieving the quality standards can be found via a combination of 
Primary, Secondary and or Tertiary products subject to future design. 

These measures will improve the quality of stormwater run-off exiting the site in 
comparison to current predevelopment conditions which provides no treatment. 

FINISHED FLOOR LEVEL REQUIREMENTS

In general terms it is a usual requirement for the proposed building to set a finished 
floor level a minimum of 300mm above existing kerb levels of the bounding road 
network in accordance with Barossa Council requirements.   The sloping nature of 
this site certainly achieves this.  Further it is a key design principal that the detention 

SUMARY OF VOLUME OF BASINS
Req'd Area Ave depth m3

BASIN #1 105 0.2 21 A1 Central Facility Roof North 100%

A5 Rooms - North half 25%

BASIN #2 200 0.2 40 A2 Car Park North West 100%

BASIN #3 150 0.2 30 A3 Central Facility Roof South 100%

A4 Car Park South West 100%

BASIN #4 195 0.2 39 A5 Rooms - North half 75%

A7 Pool area - East 50%

A8 Existing Glass House 100%

BASIN #5 190 0.2 38 A6 Rooms - South half 100%

A7 Pool area - East 50%

BASIN #6 150 0.2 30 A9 Inner Landscape - North Part

TANKS @ #6 2 off 23m3 ea 46 A9 Inner Landscape - North Part

BASIN #7 200 0.2 40 A10 Inner Landscape - South Part

TANKS @ #7 2 off 23m3 ea 46 A10 Inner Landscape - South Part

TOTAL DETENTION 330 m3

Catchment Areas
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and stormwater management of the runoff from the surfaces within the ring of 
rooms has been designed for a 1% AEP storm (100 year ARI).  

The perimeter pavements around the buildings shall grade away from the building 
and as such divert any chance for overland flows to elsewhere on the site.  The 
sloping nature of the site and the stepped manner in which the floor levels have 
been arranged to nestle into the landscape highlights that the overland flows from 
within the ring of rooms required detention and management.  This is dealt with in 
the following manner:

- local catchment basins #6 and #7 are capable of detaining water within the 
ring of rooms and along with the in ground detention tanks, has capacity of 
76m3 for the north landscape catchment area (A9) and 86m3 respectively

- the detention tank is drained with an increased discharge velocity to the 
relevant Basins via in ground pipes below the building slab.

- Refer drawing 210242-C02 and relevant sections.

The above measures have been addressed in order to maintain an appropriate 
freeboard level higher than surrounding formed ground surfaces to enable overload 
flows from 1% AEP storm (100 year ARI) storm events to exit the site in an 
appropriate manner and so as not to affect the neighbouring properties.

EARTHWORKS ON THE SITE

The projects geometric design on the site dictates that a large extent of earthworks 
will be required initially to construct the project.  The stepping of the FFL has been 
included within the design to significantly reduce the extent of earthworks required.

Once complete the projects final design levels will permit the landscape to provide 
a complementary effect to the built form and the matching of fill zones to cut slopes 
has been approached in as minimalistic manner as possible.

The extent of earthworks proposed at this early stage of the design is outlined on 
CPR Engineers Earthworks Plan – 210242-C03 and the relevant sections taken at 
various locations around the site are shown on drawing 210242-C04 and C05.

ISSUES DURING CONSTRUCTION

The management of stormwater during construction will be under constant 
monitoring by the appointed builder.  A Construction Environmental Management 
plan (CEMP) will need to be prepared as part of the Contractors requirements 
prior to achieving full development approval.  The CEMP will need to include:

- tree and vegetation protection during construction;
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- environmental assessment of existing soil prior to removal of surplus soil 
material from site;

- Sediment Management Plan;
- Any other reasonable control measures deemed necessary by Council.

This document will also deal with silt management as part of the sediment 
management plan (SEDMP) including erosion control methods and installation of 
sediment collection devices that will prevent: 

 soil moving off the site during periods of rainfall; 
 erosion and deposition of soil moving into the remaining native vegetation 

or nearby water course; and 
 soil transfer onto roadways by vehicles and machinery. 

The works contained in the approved SEDMP shall be implemented prior to 
construction commencing and maintained to the reasonable satisfaction of Council 
during the construction period.

The builder will be employed to maintain control measures on site and to 
minimise run-off from the site which may contain fine earth particles and any 
deleterious material that washes off site will be cleaned up by the contractor.

The examples above show open swales rock and earth beds as well as hay bales 
will be used to manage stormwater during construction and in particular during 
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the earthworks phase of the project. The contractor will be required to submit a 
sediment and stormwater control plan during the different phases of the 
development.

Should further details be required during this period, CPR Engineers will be 
able to provide these as necessary.

Prepared by

David Reynolds
COMBE PEARSON REYNOLDS PTY LTD
davidr@cprengineers.com.au

Attachments:

Appendix A - Brown Falconer Site Plan – 3924 – DA04 

Appendix B - CPR Engineers Drawings

- 210242-C01 (Rep) – Overall Site Plan 
- 210242-C02 (Rep) – Stormwater Management Plan 
- 210242-C03 (Rep) – Earthworks Plan 
- 210242-C04 (Rep) – Sections 
- 210242-C05 (Rep) – Sections 

Appendix C 

- Existing Areas – 210242 – SK1
- Catchment Area Diagram 210242-SK2

Appendix D - Stormwater Calculations Pages SW1 – SW11
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Appendix A

Brown Falconer Site Plan – 3924 – DA04 
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Appendix B 

CPR Engineers Drawings

- 210242-C01 (Rep) – Overall Site Plan 
- 210242-C02 (Rep) – Stormwater 

Management Plan 
- 210242-C03 (Rep) – Earthworks Plan 
- 210242-C04 (Rep) – Sections 
- 210242-C05 (Rep) – Sections 
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Appendix C 

- Existing Areas – 210242 – SK1
- Catchment Area Diagram 210242-SK2
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AREA SCHEDULE
AREA NO. CATCHMENT

AREA DRAIN TO

A1 - ROOF NORTH 1158.00 M² RW REUSE TANK THEN TO BASIN #1
A2 - CARPARK NORTH 3314.00 M² BASIN #2

A3 - ROOF SOUTH 891.00 M² RW REUSE TANK THEN TO BASIN #3
A4 - CARPARK SOUTH 1816.00 M² BASIN #3

A5 - ROOMS ROOF
NORTH 2649.00 M² BASIN #1 AND #4

A6 - ROOMS ROOF
SOUTH 2651.00 M² BASIN #5

A7 - POOL AREA 458.00 M² BASIN #4 AND #5
A8 - EXISTING GLASS

HOUSE 490.00 M² BASIN #4

A9 - LANDSCAPE ZONE -
NORTH 5936.00 M² DETENTION TANK AND BASIN #6

A10 - LANDSCAPE ZONE
- SOUTH 6404.00 M² DETENTION TANK AND BASIN #7

REFER TO CATCHMENTS AREA DIAGRAM 210242-SK2.

20000100000 6000040000

SCALE (mm) 1:1000 
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CONSULTING ENGINEERS

174 Fullarton Road Dulwich SA 5065 PO Box 2832 Kent Town SA 5071
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Appendix D 

Stormwater Calculations Pages 
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Project No: 210242

Monday, 13 September 2021

RCP
Level 2, 13 French Street
ADELAIDE  SA  5000

Attn: Mr Sean Carrick

RE: NEXUS BAROSSA– LYNDOCH - APPN’ ID: 21018528
RESPONSE TO REQUEST FOR INFORMATION
STORMWATER MANAGEMENT

We refer to the letter provided by Barossa Council dated 31 August 2021 
addressed to Master Plan seeking additional information for the proposed 
Hotel complex at 221 Yaldara Drive Lyndoch SA.

Response to the specific queries relating to Stormwater disposal and 
management are outlined below:

RFI - c) Stormwater - It is noted the rainfall Intensity-Frequency-Duration (IFD) data 
utilised for the calculations varies from the latest data for this locality sourced from 
the Bureau of Meteorology, and requires correction. 
CPR Response:
The detailed analysis using IFD data has now been updated in the Calculations 
and results are attached in Appendix A.  The result was a reduction in rainfall 
to the original figures used.

RFI - d) Stormwater - Calculation of pre-development flows from the site is required 
to be provided. 
CPR Response:
The attached revised analysis includes for the calculation of the pre-
development flow from the site which is 222L/s over the site areas affected by 
the works.  This is then spread out over 10 different discharge locations as per 
the attached layout in Appendix B.

RFI - e) Stormwater - Detention basins have not been sized for peak storm flows. 
The stormwater calculations provided indicate maximum detention storage 
requirements for basins 1-7 are achieved after storms of varying durations from 20 to 
55 minutes. The sizing of all detention basins is required to be reviewed.
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CPR Response:
The sizing of each of the detention basins has been adjusted to allow for the 
calculated discharge rates per basin outlet, and extended beyond the design 
storm duration of 10 minutes to the peak storm flow upto 55 minutes.  The 
outcome in Appendix B demonstrates that due to the increase in allowable 
discharge rates the original size of the detention basins still comply with the 
requirement for catering for the peak flow to 55minutes.

Should you require any further information, please do not hesitate to contact the 
undersigned.

Yours Faithfully

David Reynolds
COMBE PEARSON REYNOLDS

Copy to – Mr Nick Wilson - MasterPlan
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APPENDIX A

REVISED CALCULATIONS
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Page: SW1

Date : 13/09/21

Design: DR

SUMMARY OF CATCHMENT AREAS DETENTION REQUIRED

BASIN 

AREA

AVE 

DEPTH

VOLUME 

REQUIRED
VOLUME ACHIEVED BASIN No #

Name Nature Area m2 m2 m m3

A1 Central Facility Roof North 1158 60 0.2 3 12 BASIN #1

A2 Car Park North West 3314 200 0.2 40 40 BASIN #2

A3 Central Facility Roof South 891 29 BASIN #3

A4 Car Park South West 1816 29 BASIN #3

A5 Rooms - North half 2649 180 0.2 33 36 100% BASIN #1 AND #4

A6 Rooms - South half 2651 180 0.2 33 36 100% BASIN #5

A7 Pool area - East 458 20 0.2 0 4 BASIN #4 AND #5

A8 Existing Glass House 490 50 0.2 0 10 BASIN #4

A9 Inner Landscape - North 5936 150 0.2 30 BASIN #6

Tanks 2 off 46 76 TANKS @ #6

A10 Inner Landscape - South 6404 200 0.2 40 BASIN #7

Tanks 2 off 46 86 TANKS @ #7

307 330 m3

SUMARY OF VOLUME OF BASINS

Req'd Area Ave depth m3

BASIN #1 105 0.2 21 A1 Central Facility Roof North 100%

A5 Rooms - North half 25%

BASIN #2 200 0.2 40 A2 Car Park North West 100%

BASIN #3 150 0.2 30 A3 Central Facility Roof South 100%

A4 Car Park South West 100%

BASIN #4 195 0.2 39 A5 Rooms - North half 75%

A7 Pool area - East 50%

A8 Existing Glass House 100%

BASIN #5 190 0.2 38 A6 Rooms - South half 100%

A7 Pool area - East 50%

BASIN #6 150 0.2 30 A9 Inner Landscape - North Part

TANKS @ #6 2 off 23m3 ea 46 A9 Inner Landscape - North Part

BASIN #7 200 0.2 40 A10 Inner Landscape - South Part

TANKS @ #7 2 off 23m3 ea 46 A10 Inner Landscape - South Part

TOTAL DETENTION 330 m3

65

75

150

Catchment areas 

Master

Catchment Areas

Combe Pearson Reynolds Pty Ltd

PO Box 2832, KENT TOWN  SA  5071

174 Fullarton Road, DULWICH  SA   5065

Ph: (08) 8332 1344  Fax: (08) 8332 1044

0.2 30
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Page: SW2

Date : 13/09/21 SUMMARY OF CATCHMENT AREASDETENTION REQUIRED

Design: DR Catchment areas Master BASIN AREA AVE DEPTH VOLUME ACHIEVED

BAROSSA PAVILLIONS Name Nature Area m2 m2 m m3

Pre-DEVELOPMENT - REMAINDER OF THE SITE - 1 IN 20 YEAR ARI EVENT A1 Central Facility Roof North 1158 60 0.2 12

Roof Plan Area 560 m
2

Pre-development  Area 44948 A2 Car Park North West 3314 200 0.2 40

Roof Pitch 5 degrees Run-Off Coefficient 0.2 A3 Central Facility Roof South 891

Run-Off Coefficient 1 A4 Car Park South West 1816

Pavement Catchment 150 Bit/Conc pavement A5 Rooms - North half 2649 0 0.2 0 0% VOIDS

Run-Off Coefficient 0.9 A6 Rooms - South half 2651 0 0.2 0 0% VOIDS

total site 45658 m2 A7 Pool area - East 458 20 0.2 4

Storm Design Recurrence Interval 20 years A8 Existing Glass House 490 50 0.2 10

Time of Concentration 10.0 minutes A9 Inner Landscape - North 5936 150 0.2 30

Max Allowable Outflow 222.05 L/s Tanks 2 off 46 76

A10 Inner Landscape - South 6404 200 0.2 40

Duration 

(Minutes)

Intensity 

(mm/h)

Inflow      

(L/s)

Inflow Volume 

(m
3
)

Max Storage 

(m
3
) Tanks 2 off 46 86

5 112 302.18 90.65

10 82.3 222.05 133.23

15 66.5 179.42 161.48

20 56.4 152.17 182.60

25 49.3 133.01 199.52

30 44.1 118.98 214.17

35 40 107.92 226.64 Outflow from Site in Pre developed state

40 36.7 99.02 237.64 Discharge from site from boundaries 

50 31.8 85.80 257.39

55 29.9 80.67 266.22 = 222.05 L/s Shared over 10 DISCHARGE POINTS

60 28.2 76.09 273.91 OR AVE 22.20 L/s

65 26.7 72.04 280.95

70 25.5 68.80 288.96

75 24.3 65.56 295.03

80 23.3 62.86 301.75

85 22.4 60.44 308.23

90 21.5 58.01 313.24

Minimum Tank Size 0.00 m
3

Outlet Orifice Design 

Approximate head above outlet 0.05 m water

Max allowable outflow 0.222049972 m
3
/s

Discharge Velocity 0.99 m/s

10 DISCHARGE POINTS

Approx Pipe area - PER DISCH PT 22418.999 mm
2

Approx Pipe Diameter 168.95 mm

30

Based on (AR&R 1987)

Combe Pearson Reynolds Pty Ltd

PO Box 2832, KENT TOWN  SA  5071

174 Fullarton Road, DULWICH  SA   5065

Ph: (08) 8332 1344  Fax: (08) 8332 1044

150 0.2
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Page: SW3 SUMMARY OF CATCHMENT AREASDETENTION REQUIRED

Date : 13/09/21 Catchment areas Master BASIN AREA AVE DEPTH VOLUME ACHIEVED

Design: DR Name Nature Area m2 m2 m m3

A5 OR A6 ROOMS ROOF - NORTH OR SOUTH A1 Central Facility Roof North 1158 60 0.2 12

POST-DEVELOPMENT - REMAINDER OF THE SITE - 1 IN 100 YEAR ARI EVENT A2 Car Park North West 3314 200 0.2 40

Roof Area 2649 m
2

Pervious Area 0 A3 Central Facility Roof South 891

Roof Pitch 2 degrees Run-Off Coefficient 0.4 A4 Car Park South West 1816

Run-Off Coefficient 1 A5 Rooms - North half 2649 180 0.2 36 100% VOIDS

Pavement Area 0 A6 Rooms - South half 2651 180 0.2 36 100% VOIDS

Run-Off Coefficient 0.9 A7 Pool area - East 458 20 0.2 4

A8 Existing Glass House 490 50 0.2 10

Storm Design Recurrence Interval 20 years A9 Inner Landscape - North 5936 150 0.2 30

Time of Concentration 10.0 minutes Tanks 2 off 46 76

Max Allowable Outflow 22.205 L/s A10 Inner Landscape - South 6404 200 0.2 40

Tanks 2 off 46 86

Duration 

(Minutes)

Intensity 

(mm/h)

Inflow      

(L/s)

Inflow Volume 

(m
3
)

Max Storage 

(m
3
)

5 112 84.06 25.22 15.23

10 82.3 61.77 37.06 23.74

15 66.5 49.91 44.92 28.27

20 56.4 42.33 50.80 30.81

25 49.3 37.00 55.50 32.19

30 44.1 33.10 59.58 32.93

35 40 30.02 63.05 33.07

40 36.7 27.55 66.11 32.80

50 31.8 23.87 71.60 31.63 33 m3 of storage looks like:

55 29.9 22.44 74.06 30.76 area of basin depth % Void ? Volume

60 28.2 21.17 76.20 29.57 180 0.2 100% 36 Option 1

65 26.7 20.04 78.16 28.19

70 25.5 19.14 80.38 27.09 Length of Agg strip

75 24.3 18.24 82.07 25.45 140 0.2 100% 28 Option 2

80 23.3 17.49 83.94 23.99

85 22.4 16.81 85.74 22.46

90 21.5 16.14 87.14 20.52

Minimum Tank Size 33.07 m
3

Outlet Orifice Design 

Approximate head above outlet 1 m water

Max allowable outflow 0.022204997 m
3
/s

Discharge Velocity 4.43 m/s

Approx Pipe area 5013.041 mm
2

Approx Pipe Diameter 79.89 mm

Based on (AR&R 1987)

30

Combe Pearson Reynolds Pty Ltd

PO Box 2832, KENT TOWN  SA  5071

174 Fullarton Road, DULWICH  SA   5065

Ph: (08) 8332 1344  Fax: (08) 8332 1044

150 0.2
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Page: SW4

Date : 13/09/21

Design: DR

A1 Central Facility Roof North

POST-DEVELOPMENT - REMAINDER OF THE SITE - 1 IN 100 YEAR ARI EVENT Name Nature Area

Roof Area 1158 m
2

Pervious Area 0 A1 Central Facility Roof North 1158

Roof Pitch 2 degrees Run-Off Coefficient 0.4 A2 Car Park North West 3314

Run-Off Coefficient 1 A3 Central Facility Roof South 891

Pavement Area 0 A4 Car Park South West 1816

Run-Off Coefficient 0.9 A5 Rooms - North half 2649

A6 Rooms - South half 2651

Storm Design Recurrence Interval 20 years A7 Pool area - East 458

Time of Concentration 10.0 minutes A8 Existing Glass House 490

Max Allowable Outflow 22.205 L/s A9 Inner Landscape - North 5936

A10 Inner Landscape - South 6404

Duration 

(Minutes)

Intensity 

(mm/h)

Inflow      

(L/s)

Inflow Volume 

(m
3
)

Max Storage 

(m
3
)

5 112 36.77 11.03 1.04

10 82.3 27.02 16.21 2.89

15 66.5 21.83 19.65 3.00

20 56.4 18.52 22.22 2.24

25 49.3 16.19 24.28 0.97

30 44.1 14.48 26.06 -0.58

35 40 13.13 27.58 -2.40

40 36.7 12.05 28.92 -4.39

50 31.8 10.44 31.32 -8.65 3 m3 of storage looks like:

55 29.9 9.82 32.40 -10.90 area of basin depth % Void ? Volume

60 28.2 9.26 33.33 -13.30 60 0.2 100% 12 Option 1

65 26.7 8.77 34.19 -15.77

70 25.5 8.37 35.16 -18.13

75 24.3 7.98 35.90 -20.72

80 23.3 7.65 36.72 -23.23

85 22.4 7.35 37.51 -25.78

90 21.5 7.06 38.12 -28.50

Combe Pearson Reynolds Pty Ltd

PO Box 2832, KENT TOWN  SA  5071

174 Fullarton Road, DULWICH  SA   5065

Ph: (08) 8332 1344  Fax: (08) 8332 1044

Based on (AR&R 1987)
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Job No: 210242

Page: SW5

Date : 13/09/21

Design: DR

A2 Car Park North West

POST-DEVELOPMENT - REMAINDER OF THE SITE - 1 IN 100 YEAR ARI EVENT Name Nature Area

Roof Area 0 m
2

Pervious Area 0 A1 Central Facility Roof North 1158

Roof Pitch 2 degrees Run-Off Coefficient 0.4 A2 Car Park North West 3314

Run-Off Coefficient 1 A3 Central Facility Roof South 891

Pavement Area 3314 A4 Car Park South West 1816

Run-Off Coefficient 0.9 A5 Rooms - North half 2649

A6 Rooms - South half 2651

Storm Design Recurrence Interval 20 years A7 Pool area - East 458

Time of Concentration 10.0 minutes A8 Existing Glass House 490

Max Allowable Outflow 22.205 L/s A9 Inner Landscape - North 5936

A10 Inner Landscape - South 6404

Duration 

(Minutes)

Intensity 

(mm/h)

Inflow      

(L/s)

Inflow Volume 

(m
3
)

Max Storage 

(m
3
)

5 112 92.80 27.84 17.85

10 82.3 68.19 40.92 27.59

15 66.5 55.10 49.59 32.94

20 56.4 46.73 56.08 36.10

25 49.3 40.85 61.28 37.96

30 44.1 36.54 65.78 39.13

35 40 33.14 69.60 39.63

40 36.7 30.41 72.98 39.68

50 31.8 26.35 79.05 39.08 40 m3 of storage looks like:

55 29.9 24.78 81.76 38.46 area of basin depth % Void ? Volume

60 28.2 23.37 84.12 37.49 200 0.2 100% 40 Option 1

65 26.7 22.12 86.28 36.32

70 25.5 21.13 88.74 35.45

75 24.3 20.14 90.61 33.99

80 23.3 19.31 92.67 32.72

85 22.4 18.56 94.66 31.38

90 21.5 17.82 96.20 29.59

Combe Pearson Reynolds Pty Ltd

PO Box 2832, KENT TOWN  SA  5071

174 Fullarton Road, DULWICH  SA   5065

Ph: (08) 8332 1344  Fax: (08) 8332 1044

Catchment areas Master

Based on (AR&R 1987)
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Job No: 210242

Page: SW6

Date : 13/09/21

Design: DR

A3 Central Facility Roof South

POST-DEVELOPMENT - REMAINDER OF THE SITE - 1 IN 100 YEAR ARI EVENT Name Nature Area

Roof Area 891 m
2

Pervious Area 0 A1 Central Facility Roof North 1158

Roof Pitch 2 degrees Run-Off Coefficient 0.4 A2 Car Park North West 3314

Run-Off Coefficient 1 A3 Central Facility Roof South 891

Pavement Area 1816 A4 Car Park South West 1816

Run-Off Coefficient 0.9 A5 Rooms - North half 2649

A6 Rooms - South half 2651

Storm Design Recurrence Interval 20 years A7 Pool area - East 458

Time of Concentration 10.0 minutes A8 Existing Glass House 490

Max Allowable Outflow 22.205 L/s A9 Inner Landscape - North 5936

A10 Inner Landscape - South 6404

Duration 

(Minutes)

Intensity 

(mm/h)

Inflow      

(L/s)

Inflow Volume 

(m
3
)

Max Storage 

(m
3
)

5 112 79.15 23.74 13.75

10 82.3 58.16 34.90 21.57

15 66.5 46.99 42.29 25.64

20 56.4 39.86 47.83 27.84

25 49.3 34.84 52.26 28.94

30 44.1 31.16 56.10 29.45

35 40 28.27 59.36 29.38

40 36.7 25.93 62.24 28.94

50 31.8 22.47 67.42 27.45 29 m3 of storage looks like:

55 29.9 21.13 69.73 26.43 area of basin depth % Void ? Volume

60 28.2 19.93 71.74 25.11 150 0.2 100% 30 Option 1

65 26.7 18.87 73.59 23.62

70 25.5 18.02 75.68 22.39

75 24.3 17.17 77.27 20.65

80 23.3 16.47 79.03 19.08

85 22.4 15.83 80.73 17.45

90 21.5 15.19 82.04 15.43

Combe Pearson Reynolds Pty Ltd

PO Box 2832, KENT TOWN  SA  5071

174 Fullarton Road, DULWICH  SA   5065

Ph: (08) 8332 1344  Fax: (08) 8332 1044

Catchment areas Master

Based on (AR&R 1987)
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Job No: 210242

Page: SW7

Date : 13/09/21

Design: DR

A7 Pool area - East

POST-DEVELOPMENT - REMAINDER OF THE SITE - 1 IN 100 YEAR ARI EVENT Name Nature Area

Roof Area 200 m
2

Pervious Area 0 A1 Central Facility Roof North 1158

Roof Pitch 2 degrees Run-Off Coefficient 0.4 A2 Car Park North West 3314

Run-Off Coefficient 1 A3 Central Facility Roof South 891

Pavement Area 458 A4 Car Park South West 1816

Run-Off Coefficient 0.9 A5 Rooms - North half 2649

A6 Rooms - South half 2651

Storm Design Recurrence Interval 20 years A7 Pool area - East 458

Time of Concentration 10.0 minutes A8 Existing Glass House 490

Max Allowable Outflow 22.205 L/s A9 Inner Landscape - North 5936

A10 Inner Landscape - South 6404

Duration 

(Minutes)

Intensity 

(mm/h)

Inflow      

(L/s)

Inflow Volume 

(m
3
)

Max Storage 

(m
3
)

5 112 19.20 5.76 -4.23

10 82.3 14.11 8.46 -4.86

15 66.5 11.40 10.26 -6.40

20 56.4 9.67 11.60 -8.38

25 49.3 8.45 12.67 -10.64

30 44.1 7.56 13.60 -13.04

35 40 6.86 14.40 -15.58

40 36.7 6.29 15.10 -18.21

50 31.8 5.45 16.35 -23.62 -5 m3 of storage looks like:

55 29.9 5.12 16.91 -26.39 area of basin depth % Void ? Volume

60 28.2 4.83 17.40 -29.23 20 0.2 100% 4 Option 1

65 26.7 4.58 17.85 -32.11

70 25.5 4.37 18.36 -34.94

75 24.3 4.16 18.74 -37.88

80 23.3 3.99 19.17 -40.79

85 22.4 3.84 19.58 -43.70

90 21.5 3.68 19.90 -46.72

Combe Pearson Reynolds Pty Ltd

PO Box 2832, KENT TOWN  SA  5071

174 Fullarton Road, DULWICH  SA   5065

Ph: (08) 8332 1344  Fax: (08) 8332 1044

Catchment areas Master

Based on (AR&R 1987)
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Job No: 210242

Page: SW8

Date : 13/09/21

Design: DR

A8 EXISTING GLASS HOUSE

POST-DEVELOPMENT - REMAINDER OF THE SITE - 1 IN 100 YEAR ARI EVENT Name Nature Area

Roof Area 490 m
2

Pervious Area 0 A1 Central Facility Roof North 1158

Roof Pitch 2 degrees Run-Off Coefficient 0.4 A2 Car Park North West 3314

Run-Off Coefficient 1 A3 Central Facility Roof South 891

Pavement Area 495 A4 Car Park South West 1816

Run-Off Coefficient 0.9 A5 Rooms - North half 2649

A6 Rooms - South half 2651

Storm Design Recurrence Interval 20 years A7 Pool area - East 458

Time of Concentration 10.0 minutes A8 Existing Glass House 490

Max Allowable Outflow 22.205 L/s A9 Inner Landscape - North 5936

A10 Inner Landscape - South 6404

Duration 

(Minutes)

Intensity 

(mm/h)

Inflow      

(L/s)

Inflow Volume 

(m
3
)

Max Storage 

(m
3
)

5 112 29.43 8.83 -1.16

10 82.3 21.63 12.98 -0.35

15 66.5 17.47 15.73 -0.93

20 56.4 14.82 17.78 -2.20

25 49.3 12.95 19.43 -3.88

30 44.1 11.59 20.86 -5.79

35 40 10.51 22.07 -7.90

40 36.7 9.64 23.15 -10.16

50 31.8 8.36 25.07 -14.90 0 m3 of storage looks like:

55 29.9 7.86 25.93 -17.37 area of basin depth % Void ? Volume

60 28.2 7.41 26.68 -19.95 50 0.2 100% 10 Option 1

65 26.7 7.02 27.36 -22.60

70 25.5 6.70 28.14 -25.15

75 24.3 6.39 28.73 -27.89

80 23.3 6.12 29.39 -30.56

85 22.4 5.89 30.02 -33.26

90 21.5 5.65 30.51 -36.11

Combe Pearson Reynolds Pty Ltd

PO Box 2832, KENT TOWN  SA  5071

174 Fullarton Road, DULWICH  SA   5065

Ph: (08) 8332 1344  Fax: (08) 8332 1044

Catchment areas Master

Based on (AR&R 1987)

New Pavement surrounding 

the Existing glasshouse
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Job No: 210242

Page: SW9

Date : 13/09/21

Design: DR

A9 INNER LANDSCAPE AREA - NORTH

POST-DEVELOPMENT - REMAINDER OF THE SITE - 1 IN 20 YEAR ARI EVENT Name Nature Area

Roof Area 0 m
2

Pervious Area 23 A1 Central Facility Roof North 1158

Roof Pitch 2 degrees Run-Off Coefficient 0.4 A2 Car Park North West 3314

Run-Off Coefficient 1 A3 Central Facility Roof South 891

Pavement Area 5936 A4 Car Park South West 1816

Run-Off Coefficient 0.9 A5 Rooms - North half 2649

A6 Rooms - South half 2651

Storm Design Recurrence Interval 20 years LIMIT DISCHARGE TO 20L/s A7 Pool area - East 458

Time of Concentration 10.0 minutes A8 Existing Glass House 490

Max Allowable Outflow 44.410 L/s A9 Inner Landscape - North 5936

A10 Inner Landscape - South 6404

Duration 

(Minutes)

Intensity 

(mm/h)

Inflow      

(L/s)

Inflow Volume 

(m
3
)

Max Storage 

(m
3
)

5 112 166.51 49.95 29.97

10 82.3 122.35 73.41 46.77

15 66.5 98.86 88.98 55.67

20 56.4 83.85 100.62 60.65

25 49.3 73.29 109.94 63.31

30 44.1 65.56 118.01 64.72

35 40 59.47 124.88 64.93 2 Discharge points 22.2L/s ea

40 36.7 54.56 130.95 64.33

50 31.8 47.28 141.83 61.89 65 m3 of storage looks like:

55 29.9 44.45 146.69 60.09 area of basin depth % Void ? Volume

60 28.2 41.92 150.93 57.67 250 0.2 100% 50 Option 1

65 26.7 39.69 154.81 54.88 in ground tank 23 Option 1

70 25.5 37.91 159.22 52.64 73 total

75 24.3 36.13 162.57 49.32

80 23.3 34.64 166.27 46.36

85 22.4 33.30 169.84 43.27

90 21.5 31.96 172.60 39.37

Combe Pearson Reynolds Pty Ltd

PO Box 2832, KENT TOWN  SA  5071

174 Fullarton Road, DULWICH  SA   5065

Ph: (08) 8332 1344  Fax: (08) 8332 1044

Based on (AR&R 1987)
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Job No: 210242

Page: SW10

Date : 13/09/21

Design: DR

A10 INNER LANDSCAPE AREA - SOUTH

POST-DEVELOPMENT - REMAINDER OF THE SITE - 1 IN 20 YEAR ARI EVENT Name Nature Area

Roof Area 0 m
2

Pervious Area 23 A1 Central Facility Roof North 1158

Roof Pitch 2 degrees Run-Off Coefficient 0.4 A2 Car Park North West 3314

Run-Off Coefficient 1 A3 Central Facility Roof South 891

Pavement Area 6404 A4 Car Park South West 1816

Run-Off Coefficient 0.9 A5 Rooms - North half 2649

A6 Rooms - South half 2651

Storm Design Recurrence Interval 20 years LIMIT DISCHARGE TO 20L/s A7 Pool area - East 458

Time of Concentration 10.0 minutes A8 Existing Glass House 490

Max Allowable Outflow 44.410 L/s A9 Inner Landscape - North 5936

A10 Inner Landscape - South 6404

Duration 

(Minutes)

Intensity 

(mm/h)

Inflow      

(L/s)

Inflow Volume 

(m
3
)

Max Storage 

(m
3
)

5 112 179.60 53.88 33.90

10 82.3 131.98 79.19 52.54

15 66.5 106.64 95.98 62.67

20 56.4 90.44 108.53 68.56

25 49.3 79.06 118.59 71.96

30 44.1 70.72 127.29 74.00

35 40 64.14 134.70 74.75 2 Discharge points 22.2L/s ea

40 36.7 58.85 141.25 74.63

50 31.8 50.99 152.98 73.05 75 m3 of storage looks like:

55 29.9 47.95 158.23 71.63 area of basin depth % Void ? Volume

60 28.2 45.22 162.80 69.54 250 0.2 100% 50 Option 1

65 26.7 42.82 166.98 67.06 in ground tank 23 Option 1

70 25.5 40.89 171.75 65.16 73 total

75 24.3 38.97 175.35 62.11

80 23.3 37.36 179.35 59.44

85 22.4 35.92 183.20 56.63

90 21.5 34.48 186.18 52.95

Combe Pearson Reynolds Pty Ltd

PO Box 2832, KENT TOWN  SA  5071

174 Fullarton Road, DULWICH  SA   5065

Ph: (08) 8332 1344  Fax: (08) 8332 1044

Based on (AR&R 1987)
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REVISED LAYOUT SHOWING DISCHARGE LOCATIONS 
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INTRODUCTION 

 

 

S212760 // 05/07/2021 

Transport Impact Assessment // Issue: A 

Nexus Barossa, Proposed Hotel, Lyndoch 1 
 

 

1. INTRODUCTION 

1.1. Background  

A development proposal is currently being undertaken for a proposed hotel on land located at 221 Yaldara 

Drive, Lyndoch. The proposed development incorporates a hotel, comprising of accommodation, restaurant, 

lounge bar, day spa and a conference room. 

GTA now Stantec was commissioned by the Applicant in May 2021 to undertake a transport impact 

assessment of the proposed development. 

1.2. Purpose of this Report 

This report sets out an assessment of the anticipated transport implications of the proposed development, 

including consideration of the following: 

1. existing traffic and parking conditions surrounding the site 

2. parking demand likely to be generated by the proposed development 

3. suitability of the proposed parking in terms of supply (quantum) and layout 

4. traffic generation characteristics of the proposed development 

5. proposed access arrangements for the site 

6. transport impact of the development proposal on the surrounding road network. 

1.3. References 

In preparing this report, reference has been made to the following: 

• SA Planning and Design Code (accessed on PlanSA website, 10/06/2021) 

• Australian Standard/ New Zealand Standard, Parking Facilities, Part 1: Off-Street Car Parking AS/NZS 

2890.1:2004 

• Australian Standard, Parking Facilities, Part 2: Off-Street Commercial Vehicle Facilities AS 2890.2:2002 

• Australian Standard / New Zealand Standard, Parking Facilities, Part 6: Off-Street Parking for People 

with Disabilities AS/NZS 2890.6:2009 

• plans for the proposed development prepared by Brown Falconer 

• traffic and car parking surveys undertaken by GTA Consultants as referenced in the context of this 

report 

• various technical data as referenced in this report 

• an inspection of the site and its surrounds 

• other documents as nominated. 
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S212760 // 05/07/2021 

Transport Impact Assessment // Issue: A 

Nexus Barossa, Proposed Hotel, Lyndoch 2 
 

 

2. EXISTING CONDITIONS 

2.1. Subject Site  

The subject site is located at 221 Yaldara Drive, Lyndoch, approximately 3km north of Lyndoch and 11 

Kilometres east of Gawler. The site of approximately 283,500m2 is bounded by an unformed road reserve to 

the north, North Para River to the east, a private road to the south and an unformed road reserve to the west 

(intersecting with Fuss Road and Yaldara Drive at the southern end). 

The site is located within a Rural Zone and is currently occupied by the Barossa Pavilions. The surrounding 

properties include a mix of wineries and farmland. 

The location of the subject site and the surrounding environs is shown in Figure 2.1.  

Figure 2.1: Subject Site and its Environs 

 
(PhotoMap courtesy of NearMap Pty Ltd) 
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2.2. Road Network 

2.2.1. Adjoining Roads 

Yaldara Drive 

Yaldara Drive is a two-way 7 metre wide unsealed track aligned in an east to west direction that is under the 

care and control of The Barossa Council. The track is set within a 20 metre road reserve and has vegetation 

on both sides of the shoulders.  

An image of the track is shown in Figure 2.2. 

Figure 2.2: Yaldara Drive (Viewing East) 

 

Fuss Road 

Fuss Road is a two-way 6 metre wide unsealed track align in a north to south direction and is under the care 

and control of The Barossa Council. The track is set within a 25 metre road reserve and has vegetation on 

both sides of the shoulders. 

An image of the track is shown in Figure 2.3 

Figure 2.3: Fuss Road (Viewing North) 
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Other Nearby Roads 

Other nearby roads within the vicinity of the subject site include: 

• Barossa Valley Way 

• Hermann Thumm Drive 

2.2.2. Surrounding Intersections 

The following intersections currently exist in the vicinity of the site: 

• Yaldara Drive / Fuss Road (unsignalised T-junction)  

• Fuss Road / Hermann Thumm Drive (unsignalised T-junction) 

• Yaldara Drive / Barossa Valley Way / Jollytown Road (unsignalised four-way junction) 

2.2.3. Traffic Volumes 

No traffic data is currently available for Yaldara Drive and Fuss Road. It is expected traffic volumes would be 

minimal along Yaldara Drive and Fuss Road and traffic generated would only be associated with the adjoining 

properties. 

2.2.4. Crash History Between 2015-2019 (Five-year period) 

A review of the latest reported crash history between 2015-2019 (Five-year period) for the roads and 

intersections adjoining the subject site has been sourced from the DataSA database.  

The results outlined there were no reported crashes that occurred along the adjoining roads and 

intersections of the subject site during this period.  

2.3. Surrounding Transport Facilities 

2.3.1. Public Transport Facilities 

Public transport is not readily available to the subject site. The nearest major public transport facility would be 

the Gawler Central Train Station approximately 10 Kilometres east of the site.    

2.3.2. Pedestrian and Cycling Facilities 

There is a sealed shared path (Jack Bobridge Track) along Barossa Valley Way approximately 2.2 kilometres 

from the subject site. The shared path (eastbound) connects to the town centre of Lyndoch and (westbound) 

Gawler Town Centre via Calton Road. The shared path has connections passing Yaldara Drive.  
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3. DEVELOPMENT PROPOSAL 

3.1. Land Uses  

The proposal includes the construction of hotel incorporating a range of uses. The proposed uses are 

summarised in Table 3.1. 

Table 3.1: Development Proposal 

Use Size 

Accommodation 80 units 

Existing Pavilions (to be retained) 6 units 

Day Spa 3 treatment rooms 

Restaurant 90 seats (175sq.m) 

Lounge/Bar 110 sq.m  

Function Room 75 seats (160sq.m) 

Conference Room 45 seats (65sq.m) 

The proposed site plan is outlined in Figure 3.1. 

Figure 3.1: Proposed Site Plans 
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3.2. Car Parking 

104 car parking spaces are proposed adjacent the proposed main entrance to the new development, with 11 

overflow staff parking spaces provided adjacent the existing building at the south-western corner of the site. 

The existing 6 parking spaces adjacent the existing pavilions are to be retained, resulting in an overall parking 

provision of 121 car parking spaces. 

3.3. Vehicle Access 

The existing access point fronting onto Yaldara Drive will be maintained to provide access to the proposed 

development. 

3.4. Pedestrian and Bicycle Facilities 

Pedestrian linkages are proposed to be located between the proposed car park and the proposed entrance 

to the development. 

A total of 4 bicycle rails (8 parking spaces) are proposed within the development. 

3.5. Loading Areas 

A loading area has been proposed within the building, which would facilitate trucks up to an 8.8m MRV.  

The waste storage area adjacent the existing south-western building is proposed to be access by vehicles up 

to an 11m Refuse Collection Vehicle.  

Mini buses up to 7.7m in length (25 seats) are anticipated to access the Porte Cochere. 
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4. CAR PARKING 

4.1. Planning and Design Code Requirements  

The proposed development is within a Rural Zone in the Planning and Design Code. Car parking rates for 

new developments are set out in Part 4 – General Development Polices: Transport, Access and Parking 

Table – 1: General Off-Street Car Parking Requirement of the Planning and Design Code. 

The rates that are applicable to the proposed development have been presented in Table 4.1. 

Table 4.1: Planning and Design Code Car Parking Requirements 

Use Number of Required Spaces 

Tourist Accommodation 
1 car parking space per accommodation unit / guest 

room. 

Consulting Rooms 
4 spaces per consulting room excluding ancillary 

facilities. 

Shop (in the form of a restaurant or involving a 

commercial kitchen) 

0.4 spaces per seat 

(Premises with a dine-in service only [which may include 

a take-away component with no drive-through]) 

Lounge/Bar  

(component of Hotel land use) 

1 space for every 6m2 of total floor area available to the 

public in a lounge, beer garden 

Hall/Meeting Hall 0.2 spaces per seat 

The proposed day spa use land use is not identified within the parking rates. It is anticipated that the use 

would operate in a similar nature to that of consulting rooms. Due to the longer nature of the appointments 

within a day spa compared to a standard consulting room, it is considered that a parking rate of 2 spaces for 

consulting room is applicable. 

The results of the car parking requirement for each use have been presented in Table 4.2 

Table 4.2:  Planning and Design Code Car Parking Requirement Assessment 

Use Size Rate Parking Spaces Required 

Hotel 80 units 1 per unit 80 

Existing Pavilions 6 units 1 per unit 6 

Day Spa 3 rooms 2 per room 6 

Restaurant 90 seats 0.4 per seat 36 

Lounge/Bar 110 sq.m 1 per 6sq.m 18 

Function Room 75 seats 0.4 per seat 30 

Conference Room 45 seats 0.2 per seat 9 

Total  185 

The above would assume that all of the proposed uses would be at peak parking demand which is not 

realistic. The combination of the uses within the development are anticipated to provide shared parking 

opportunities between the accommodation and the other uses. Therefore, with the target client being for high 
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end paying customers, it is anticipated that the Day Spa, Restaurant, Lounge/Bar, Function Room and 

Conference Room would operate with up to a shared parking discount of 70%.  

The various uses would peak at varying times across the day. As such, the following three scenarios have 

been considered to assess the parking requirements in a more pragmatic approach.  

4.1.1. Scenario 1 – Weekday Lunchtime 

During lunchtime on a weekday, the following occupancy rate is envisaged: 

• Parking associated with the accommodation is considered to be lower at this time, reflective of guests 

checking out before 10:00am. 

• The spa/relaxation area would be at 80% capacity. 

• Restaurant and Lounge/Bar would have approximately 50% occupancy. 

• Function Room would have approximately 25% occupancy. 

• Conference Room would have 100% occupancy. 

Table 4.3 has been prepared to consider the weekday lunchtime anticipated parking demand (Scenario 1).   

Table 4.3: Scenario 1 – Weekend Lunch 

Use Size Rate 
Percentage of 

Peak 

Shared Use 

Discount 

Scenario 

Parking 

Requirement  

Accommodation 80 units 1 per unit 50% 0% 40 

Existing Pavilions 6 units 1 per unit 50% 0% 3 

Day Spa 3 rooms 2 per room 80% 70% 2 

Restaurant 90 seats 0.4 per seat 50% 70% 6 

Lounge/Bar 110 sq.m 1 per 6sq.m 50% 70% 3 

Function Room 75 seats 0.4 per seat 25% 70% 3 

Conference 

Room 
45 seats 0.2 per seat 100% 70% 3 

  Total 60 

4.1.2. Scenario 2 – Weekend Lunchtime 

During lunchtime on a weekday, the following occupancy rate is envisaged: 

• Parking associated with the accommodation is considered to be lower at this time, reflective of guests 

checking out before 10:00am. It is considered that a higher proportion of people would be staying 

multiple days, resulting approximately 70% parking occupancy. 

• The Day Spa area would be at 100% capacity. 

• The Restaurant would be close to full occupancy (approximately 85%). 

• Lounge/Bar and Function Room would have approximately 50% occupancy. 

• Conference Room would have 100% occupancy. 

Table 4.4 has been prepared to consider the weekend lunchtime anticipated parking demand (Scenario 2).   
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Table 4.4: Scenario 2 – Weekend Lunch 

Use Size Rate 
Percentage of 

Peak 

Shared Use 

Discount 

Scenario 

Parking 

Requirement  

Accommodation 80 units 1 per unit 70% 0% 56 

Existing Pavilions 6 units 1 per unit 70% 0% 4 

Day Spa 3 rooms 2 per room 100% 70% 2 

Restaurant 90 seats 0.4 per seat 90% 70% 10 

Lounge/Bar 110 sq.m 1 per 6sq.m 50% 70% 3 

Function Room 75 seats 0.4 per seat 50% 70% 3 

Conference 

Room 
45 seats 0.2 per seat 100% 70% 

3 

  Total 81 

4.1.3. Scenario 3 – Evening Period (Thursday-Sunday) 

During evening period on a Thursday-Sunday, the following occupancy rate is envisaged: 

• The Day Spa would be closed. 

• The Restaurant would be close to full occupancy (approximately 90%). 

• The Accommodation, Lounge/Bar and Function/Conference room would likely be near to full capacity 

(approximately 85%). 

• Conference Room would not be operating. 

Table 4.5 has been prepared to consider the Thursday – Sunday evening period anticipated parking demand 

(Scenario 3).   

Table 4.5: Scenario 3 – Thursday - Sunday Evening Period 

Use Size Rate 
Percentage of 

Peak 

Shared Use 

Discount 

Scenario 

Parking 

Requirement  

Accommodation 80 units 1 per unit 85% 0% 68 

Existing Pavilions 6 units 1 per unit 85% 0% 5 

Day Spa 3 rooms 2 per room 0% 70% 0 

Restaurant 90 seats 0.4 per seat 90% 70% 10 

Lounge/Bar 110 sq.m 1 per 6sq.m 85% 70% 5 

Function Room 75 seats 0.4 per seat 85% 70% 8 

Conference 

Room 
45 seats 0.3 per seat 

0 70% 0 

  Total 96 

4.1.4. Scenario Summary 

From the above tables, Table 4.6 summarises the parking demand under each scenario.  
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Table 4.6: Scenario Parking Summary 

Scenario Scenario Parking Requirements 

Scenario 1 – Weekday Lunchtime 60 spaces 

Scenario 2 – Weekend Lunchtime 81 spaces 

Scenario 3 – Evening Period (Thursday-Sunday) 96 spaces 

Based on the Scenarios with the shared use discount, Scenario 3 is estimated to be the peak parking 

demand period, with a demand of 96 spaces based on P & D Code rates (including spaces adjacent the 

existing pavilions). 

4.2. Adequacy of Parking Supply 

Based upon the above discussions and analysis, the provision of 121 car parking spaces will adequately 

accommodate the anticipated peak parking demand of 96 car parking spaces.  Therefore, the proposed 

parking provision is considered to be appropriate for the proposed development.  

4.3. Car Parking Layout 

The car parking spaces shall be designed in accordance with AS/NZS2890.1:2004 & AS/NZS2890.6:2009 

as follows: 

• The car parking spaces will be 2.7 metres wide x 5.4 metres long and set within a minimum 6.2 metre 

aisle width, which exceeds the User Class 2 requirements for long term entertainment and 

accommodation precincts. 

• Vertical obstructions (such as walls/columns) shall be located outside the vehicle design envelope in 

accordance with the standard. This would be reviewed during detailed design. 

• In locations where aisles are adjacent walls or columns, an additional 300 mm clearance is provided. 

This would be reviewed during detailed design. 

• Blind aisle extensions of 1.0m will be provided where required. Where blind aisles extend in excess of 6 

car parking spaces, a turn-around provision shall be provided. 

• Two (2) disabled car parking spaces will be provided and accompanied by an adjacent shared area in 

accordance with AS2890.6:2009. 

• Site circulation roadways (excluding parking aisles) shall be a minimum of 6.0m in width, with a 

minimum outside radius of 12.5m to meet CFS access requirements. 

It is noted that the design currently does not provide turn around provisions within car parks 2 and 3, or give 

way line marking at key locations. Figure 4.1 outlines recommendations to accommodate turn around 

provisions and give way line marking. This can be reviewed during detailed design. 
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Figure 4.1: Layout Recommendations 
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5. SUSTAINABLE TRANSPORT 

INFRASTRUCTURE  

5.1. Bicycle End of Trip Facilities 

Bicycle parking rates are not provided for Rural zones within the Planning and Design Code. 

Given the bicycle facilities within the surrounding road network are reasonably limited, it is envisaged that the 

majority of trips would occur via a motorised form of transport. 

As such the installation of 4 bicycle loops (8 spaces) to accommodate any potential cyclists is considered 

appropriate. Bicycle parking can be monitored once the site is operational and additional bicycle loops can 

be provided on a demand basis.  

5.2. Walking and Cycling Network 

Internal pedestrian links are proposed to link the car parking areas to the proposed main building. 
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6. LOADING 

6.1. Proposed Loading Arrangements 

A loading area is proposed adjacent the tourist accommodation to the east and will accommodate deliveries 

conducted by vehicles up to an 8.8m MRV and small maintenance vehicles. The swept path assessment for 

access to and from the loading area is outlined in Figure 6.1 and Figure 6.2. 

Figure 6.1: Loading Vehicle Entry 
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Figure 6.2: Loading Vehicle Exit 

 

Refuse is proposed to be transported to the south-western corner in transportable bins to the site via light 

vehicles to be collected by private waste contractors. Access to this area by waste collection vehicles is 

shown Figure 6.3 and Figure 6.4.  



Barossa Assessment Panel Meeting 5 April 2022  
 Attachment 1 

Item 8.2 Page 669 

  
LOADING 

 

 

S212760 // 05/07/2021 

Transport Impact Assessment // Issue: A 

Nexus Barossa, Proposed Hotel, Lyndoch 15 
 

 

Figure 6.3: Waste Vehicle Entry 

 

Figure 6.4: Waste Vehicle Exit 

 

6.2. Porte Cochere 

The Porte Cochere has been designed to facilitate vehicles up to a 7.7m 25 Seater minibus. The movement 

for this vehicle is shown in Figure 6.5. 
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Figure 6.5: 7.7m 25 Seater Minibus Swept Path 
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7. TRAFFIC IMPACT 

ASSESSMENT 

7.1. Traffic Generation 

7.1.1. Design Rates 

Traffic generation estimates for the proposed development have been sourced from the RTA NSW’s Guide to 

Traffic Generating Developments (2002, henceforth referred to as the RTA Guide) as well as data collected 

by GTA at other similar sites in the country. The rates have been summarised in Table 7.1. 

Table 7.1: Relevant Traffic Generation Rates 

Use Peak Hour Rate Source 

Accommodation Suites 0.4 trips per Room RTA Guide – Motel 

Restaurant 5 trips per 100sq.m RTA Guide – Restaurant 

Lounge Bar 8.8 trips per 100sq.m GTA Surveys 

Day Spa 2 trips per room GTA Assumption 

Function Room 5 trips per 100sq.m RTA Guide – Restaurant 

Conference Room 2 trips per 100sq.m RTA Guide – Office 

There are no specific rates provided for the spa/relaxation area within the RTA Guide. There has been little 

research into this type of use, as the number of trips would likely vary depending on the location and nature 

of the facility. The nature of Day Spas typically results in appointments being scheduled for 45 minutes to an 

hour. Therefore, it has been assumed that during a peak period, one visitor would enter and leave the site 

within an hour with another arriving, resulting in 3 peak hour trips per consulting room.  

Estimates of peak hour and daily traffic volumes resulting from the proposal are set out in Table 7.2. 

Table 7.2: Traffic Generation Estimates 

Use Size Rate 
Peak Hour Traffic 

Generation  

Hotel 80 units 0.4 trips per unit 32 

Existing Pavilions 6 units 0.4 trips per unit 2 

Day Spa 3 rooms 3 per room 9 

Restaurant 175 sq.m 5 trips per 100sq.m 9 

Lounge/Bar 110 sq.m 8.8 trips per 100sq.m 10 

Function Room 160 sq.m 5 trips per 100sq.m 14 

Conference Room 65 sq.m 2 trips per 100sq.m 1 

Total 77 Trips 
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The above considers the trip generation peaks for all uses at their peak. However, it is envisaged that the 

different uses will peak at different times (as per the parking assessment).  

Table 7.3 has been prepared to consider the trip generation during weekday lunchtime, Table 7.4 considers 

weekend lunchtime and Table 7.5 considers Thursday – Sunday evening period. 

Table 7.3: Scenario 1 Traffic Generation Estimate 

Use Size Rate 
Percentage of 

Peak 

Shared Use 

Discount 

Scenario Traffic 

Generation  

Hotel 80 units 0.4 trips per unit 50% 0% 16 

Existing Pavilions 6 units 0.4 trips per unit 50% 0% 1 

Day Spa 3 rooms 3 per room 80% 70% 2 

Restaurant 175 sq.m 
5 trips per 

100sq.m 
50% 70% 2 

Lounge/Bar 110 sq.m 
8.8 trips per 

100sq.m 
50% 70% 2 

Function Room 160 sq.m 
5 trips per 

100sq.m 
25% 70% 1 

Conference Room 65 sq.m 
2 trips per 

100sq.m 
100% 70% 1 

Total 25 Trips 

Table 7.4: Scenario 2 Traffic Generation Estimate 

Use Size Rate 
Percentage of 

Peak 

Shared Use 

Discount 

Scenario Traffic 

Generation  

Hotel 80 units 0.4 trips per unit 70% 0% 22 

Existing Pavilions 6 units 0.4 trips per unit 70% 0% 1 

Day Spa 3 rooms 3 per room 100% 70% 3 

Restaurant 175 sq.m 
5 trips per 

100sq.m 
90% 70% 2 

Lounge/Bar 110 sq.m 
8.8 trips per 

100sq.m 
50% 70% 2 

Function Room 160 sq.m 
5 trips per 

100sq.m 
25% 70% 1 

Conference Room 65 sq.m 
2 trips per 

100sq.m 
100% 70% 1 

Total 32 Trips 

Table 7.5: Scenario 3 Traffic Generation Estimate 

Use Size Rate 
Percentage of 

Peak 

Shared Use 

Discount 

Scenario Traffic 

Generation  

Hotel 80 units 0.4 trips per unit 85% 0% 27 

Existing Pavilions 6 units 0.4 trips per unit 85% 0% 2 

Day Spa 3 rooms 3 per room 0% 70% 0 
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Use Size Rate 
Percentage of 

Peak 

Shared Use 

Discount 

Scenario Traffic 

Generation  

Restaurant 175 sq.m 
5 trips per 

100sq.m 
90% 70% 2 

Lounge/Bar 110 sq.m 
8.8 trips per 

100sq.m 
85% 70% 3 

Function Room 160 sq.m 
5 trips per 

100sq.m 
85% 70% 4 

Conference Room 65 sq.m 
2 trips per 

100sq.m 
0% 70% 0 

Total 38 Trips 

7.1.2. Scenario Summary 

From the above tables, Table 7.6 summarises the anticipated traffic generation demand under each scenario.  

Table 7.6: Scenario Traffic Generation Summary 

Scenario Scenario Traffic Generation 

Scenario 1 – Weekday Lunchtime 25 trips 

Scenario 2 – Weekend Lunchtime 32 trips 

Scenario 3 – Evening Period (Thursday-Sunday) 38 trips 

It is anticipated that the peak for the site will typically be outside of the commuter AM and PM Peak, with uses 

typically occurring between 10am – 2pm and 6:00pm – 8:00pm.  These time periods would typically fall just 

outside of the commuter road network peak periods. 

7.1.3. Distribution and Assignment 

The directional distribution and assignment of traffic generated by the proposed development will be 

influenced by a number of factors, including the: 

1. configuration of the arterial road network in the immediate vicinity of the site 

2. existing operation of intersections providing access between the local and arterial road network 

3. distribution of households in the vicinity of the site 

4. surrounding employment centres, retail centres and schools in relation to the site 

5. likely distribution of employee’s residences in relation to the site 

6. configuration of access points to the site. 

Due to the intended clients of the proposed development, the majority of arrivals to the site will be from the 

Adelaide CBD. Based on the directions given by Google Maps, it is anticipated that the majority of arrivals will 

utilise Yaldara Drive to access the site. It is also understood that this route will be provided as the 

recommended access route on the website for the development (when operational). 
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Figure 7.1: Google Maps Directions – Adelaide CBD to 221 Yaldara Drive 

 

Having consideration to the above, it is anticipated that the for the purposes of estimating vehicle 

movements, the following directional distributions have been assumed: 

• Inbound 

o Yaldara Drive   70% 

o Rosedale Scenic Drive 10% 

o Fuss Road   20% 

• Outbound 

o Yaldara Drive    60% 

o Rosedale Scenic Drive 10% 

o Fuss Road   30% 

In addition, the directional split of traffic (i.e. the ratio between the inbound and outbound traffic movements) 

is assumed as 50:50.  

Based on the above: 

• Figure 7.2 has been prepared to show the additional traffic volumes associated with Scenario 1.  

• Figure 7.3 has been prepared to show the additional traffic volumes associated with Scenario 2. 

• Figure 7.4 has been prepared to show the additional traffic volumes associated with Scenario 3. 
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Figure 7.2: Scenario 1 – Peak Hour Site Generated Traffic Volumes 

 

Figure 7.3: Scenario 2 – Peak Hour Site Generated Traffic Volumes 

 



Barossa Assessment Panel Meeting 5 April 2022  
 Attachment 1 

Item 8.2 Page 676 

  
TRAFFIC IMPACT ASSESSMENT 

 

 

S212760 // 05/07/2021 

Transport Impact Assessment // Issue: A 

Nexus Barossa, Proposed Hotel, Lyndoch 22 
 

 

Figure 7.4: Scenario 3 – Peak Hour Site Generated Traffic Volumes 

 

7.2. Traffic Impact 

Based on the above scenarios, the anticipated traffic generated by the proposal is considered to be low. 

Therefore, the additional traffic generated by the proposed development could not be expected to 

compromise the safety or function of the surrounding road network. 
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8. CONCLUSION 
Based on the analysis and discussions presented within this report, the following conclusions are made: 

1. The proposed development will entail a mixed-use development, comprising accommodation suites, bar 

& lounges, restaurants, meeting/function rooms and recreational activities.  

2. When considering the difference in peak times and the shared trip nature of the development, it is 

anticipated that up to 96 car parking spaces (including staff parking) are required during the evening 

peak when allowing for a shared trip discount between the proposed uses. A car parking demand of 

between 60 and 81 car parking spaces is anticipated during the weekday and weekend lunch periods 

respectively.  

3. The proposed parking provision of 121 car parking spaces is anticipated to accommodate the 

anticipated peak parking demand.  

4. The proposed parking layout shall be constructed in accordance with the dimensional requirements as 

set out in the Australian/New Zealand Standards for Off Street Car Parking (AS/NZS2890.1:2004 and 

AS/NZS2890.6:2009). Some recommendations are proposed to meet the Australian Standards. This 

shall be reviewed in detailed design. 

5. The Planning and Design Code does not indicate bicycle parking rates for developments outside of 

Designated Areas. The installation of 4 bicycle loops (8 spaces) to accommodate any potential cyclists 

is considered appropriate. Bicycle parking can be monitored once the site is operational and additional 

bicycle loops can be provided on a demand basis.  

6. A footpath has been proposed linking the proposed car parking and the proposed building.  

7. Delivery vehicles up to an 8.8m MRV can access the loading area adjacent the main building, with 

waste collection vehicles able to access the south-western part of the subject site.  

8. The site is expected to generate up to 25 trips during the weekday lunch period, 32 trips during the 

weekend lunch period and 38 trips during the Thursday, Friday and weekend evening period. The 

additional traffic generated by the proposed development would not adversely impact on the 

surrounding road network.
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Glossary 
 

A-weighting A spectrum adaption that is applied to measured noise levels to represent human 
hearing. A-weighted levels are used as human hearing does not respond equally at all 
frequencies.  

Characteristic Associated with a noise source, means a tonal, impulsive, low frequency or modulating 
characteristic of the noise that is determined in accordance with the Guidelines for the 
use of the Environment Protection (Noise) Policy (Noise EPP) to be fundamental to the 
nature and impact of the noise. 

Continuous noise level 
 

A-weighted noise level of a continuous steady sound that, for the period over which 
the measurement is taken using fast time weighting, has the same mean square 
sound pressure as the noise level which varies over time when measured in relation to 
a noise source and noise-affected premises in accordance with the Noise EPP 

Day  Between 7 am and 10 pm as defined in the Noise EPP 

dB Decibel—a unit of measurement used to express sound level. It is based on a 
logarithmic scale which means a sound that is 3 dB higher has twice as much energy. 
We typically perceive a 10 dB increase in sound as a doubling of loudness. 

dB(A) Units of the A-weighted sound level. 

Frequency (Hz) The number of times a vibrating object oscillates (moves back and forth) in one 
second. Fast movements produce high frequency sound (high pitch/tone), but slow 
movements mean the frequency (pitch/tone) is low. 1 Hz is equal to 1 cycle per 
second.  

Indicative noise level Indicative noise level determined under clause 5 of the Noise EPP. 

L90 Noise level exceeded for 90 % of the measurement time. The L90 level is commonly 
referred to as the background noise level.  

Leq Equivalent Noise Level—Energy averaged noise level over the measurement time.  

Lmax The maximum instantaneous noise level.  

Night Between 10.00 p.m. on one day and 7.00 a.m. on the following day as defined in the 
Noise EPP 

Noise source Premises or a place at which an activity is undertaken, or a machine or device is 
operated, resulting in the emission of noise 

Quiet locality A locality is a quiet locality if the Planning & Design Code provisions that make land 
use rules for the locality principally promote land uses that all fall within either or both 
of the following land use categories: (a) Residential; (b) Rural Living; 
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1 Introduction  
This report outlines the environmental noise assessment for the proposed Nexus Barossa development in Lyndoch, 
South Australia. The development is a significant upgrade to the existing Barossa Pavilions facility, including the 
addition of a new hotel main building with restaurant, wine tasting and function spaces. The hotel main building 
supports the addition of 80 guest rooms surrounding the existing glasshouse. 
 
The closest noise affected receptors are located to the west and south of the site.  
 
The potential noise emissions from the development have been assessed against the requirements of the Planning & 
Design Code and then South Australian environmental noise policy.  
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2 Proposed development 
2.1 Location  
The development is to be located at the existing Barossa Pavilions site in Lyndoch, South Australia. The proposed 
development in relation to existing site buildings and nearby noise sensitive receivers is shown in Figure 1.  
 

 
Figure 1: Proposed development   

 

2.2 Operation 
The site will include:  
• Hotel main building, including restaurant, day spa, function and conference rooms, with associated back-of-

house facilities and a loading bay 
• 80 guest rooms surrounding the existing glasshouse 
• Outdoor restaurant and glass house terraces, and outdoor pool 
• At grade car parking, with a total of 121 car parks (including existing parking).  
 
It is understood that heavy vehicle movements (including minibus and delivery vehicle) will be limited to day time (7am 
– 10pm) operating hours. It should be noted that hotel guests will occupy the site 24 hours a day, as such, noise from 
hotel guest activity may occur at any time.  
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2.3 Noise sources 
Noise sources associated with the operations of the Nexus development are as follows: 
• Patron noise from restaurant and glasshouse terraces and outdoor pool area 
• Car parking activities. 
• Cars travelling through the site  
• Mini-bus travelling through the site 
• Truck movements associated with the service/loading area 
• Mechanical plant associated with the operations of the development. 
• Noise generated by rubbish collection activities. 
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3 Planning & Design Code 
3.1 Zoning 
3.1.1 Subject site 
The subject site is located within The Barossa Council in a Rural zone. The relevant Desired Outcomes are outlined in 
Table 1. 
 
Table 1 Relevant Desired Outcome—Rural zone 

Desired Outcome 

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. 

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. 

 

3.1.2 Adjacent land 
Noise sensitive receivers are located near the proposed development along the southern and western boundaries of 
the site. Further noise sensitive receivers are located to the north-west and north-east of the project site. The 
receptors are also located within the The Barossa Council in a Rural zone. The relevant Desired Outcome for the 
Rural zone is outlined in Table 1 above. 

3.2 Interface between land uses 
Interface between Land Uses is a General Development Policy that is relevant to the subject site. The relevant 
Assessment Provisions relating to noise are outlined in Table 2. 
 
Table 2 Relevant Assessment Provisions—Activities generating noise or vibration 

Relevant Assessment Provisions 

Desired Outcome 

DO1 Development is located and designed to mitigate 
adverse effects on or from neighbouring and proximate 
land uses. 
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Relevant Assessment Provisions 

Performance Outcome Deemed-to-Satisfy Criteria / Designated 
Performance Feature 

PO 4.1 
Development that emits noise (other than music) does 
not unreasonably impact the amenity of sensitive 
receivers (or lawfully approved sensitive receivers). 

DTS/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. 

DTS/DPF 4.2 
None are applicable. 
 

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). 

DTS/DPF 4.3 
The pump and/or filtration system ancillary to 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 4.5 
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). 

DTS/DPF 4.5 
None are applicable. 
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4 Noise criteria 
4.1 Environmental noise policy 
As noted in DTS/DPF 4.1, environmental noise emissions from the subject site should comply with the Environment 
Protection (Noise) Policy 2007 (Noise EPP).  
 
The noise goals in the Noise EPP are based on the zoning of the development and the closest noise affected 
premises in the relevant development plan. The land uses primarily promoted by the zones are used to determine the 
environmental noise criteria with the indicative noise factors shown in Table 3 and Table 4. Note that the indicative 
noise factors in Table 3 are used where the noise source and noise affected premises falls within the same land use 
category (being only General Industry and Special Industry). In all other cases the indicative noise factors in Table 4 
are to be used. 
 
Table 3 Excerpt from Noise EPP—Table 1(subclause(1)(a)) 

Land use category Indicative noise factor dB(A) 

 Day (7 am to 10 pm) Night (10 pm to 7 am) 

General industry 65 65 

Special industry 70 60 

 
Table 4 Excerpt from Noise EPP—Table 2(subclause(1)(b)) 

Land use category Indicative noise factor dB(A) 

 Day (7 am to 10 pm) Night (10 pm to 7 am) 

Rural living 47 40 

Residential 52 45 

Rural industry 57 50 

Light industry 57 50 

Commercial 62 55 

General industry 65 55 

Special industry 70 60 

 
Based on the zoning and the relevant Assessment Provisions for the zones of the subject site and the adjacent 
receptors, the primarily promoted land uses and the relevant criteria for the receptors in each zone are outlined in 
Table 5. In accordance with Part 5 of the Noise EPP, the relevant criteria is the average of the relevant indicative 
noise factors less 5 dB(A). 
 
Table 5 Summary of zones, land uses, and Noise EPP criteria 

Site Zone Land use(s) Criteria dB(A) 

   Day  (7 am to 10 pm) Night (10 pm to 7 am) 

Subject site Rural Rural Industry N/A N/A 

Receptors Rural Rural Industry 52 45 



Barossa Assessment Panel Meeting 5 April 2022  
 Attachment 1 

Item 8.2 Page 689 

  

 

Nexus Barossa—Environmental Noise Assessment 
A210431RP1 Revision 0 

www.resonate-consultants.com 
8 of 12 

Penalties can also be applied to a noise source for a variety of characteristics, such as impulsive, low frequency, 
modulating or tonal characters. For a characteristic penalty to be applied to a noise source is must be fundamental to 
the impact of the noise and dominate the overall noise impact. Application of the characteristic penalty is discussed in 
the noise emission assessment.  
 
We note that under Part 5, Clause 20(6) of the Noise EPP, exceedance of the recommended criterion does not 
necessarily mean action is required under the Noise EPP. Some of the following matters should be considered when 
considering action: 
• the amount by which the criterion is exceeded (in dB(A)) 
• the frequency and duration for which the criterion is exceeded 
• the ambient noise that has a noise level similar to the predicted noise level  
• the times of occurrence of the noise source 
• the number of persons likely to be adversely affected by the noise source and whether there is any special 

need for quiet. 
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5 Assessment 
5.1 Noise modelling 
5.1.1 Modelling parameters 
Noise emissions from site have been modelled in SoundPLAN Environmental Software v8.2 program, using the 
Conservation of Clean Air and Water in Europe (CONCAWE) algorithms. The model takes into consideration: 
• attenuation of noise source due to distance 
• barrier effects from buildings, topography and the like 
• air absorption 
• ground effects 
• weather conditions (wind speed, wind direction, time of day, and cloud cover) 
 
CONCAWE has six difference meteorological categories—CONCAWE meteorological category 1 represents weather 
conditions that are least conducive to noise propagation (best case situation with the lowest predicted noise levels), 
CONCAWE meteorological category 4 represents neutral weather conditions, and CONCAWE meteorological 
category 6 represents weather conditions that are the most conducive to noise propagation (the worst case situation 
with the highest predicted noise levels). In accordance with the Guidelines for the use of the Environmental Protection 
(Noise) Policy 2007, CONCAWE meteorological category 5 has been used for day time noise emissions and 
CONCAWE meteorological category 6 has been used for night time noise emissions.  
 

5.1.2 Noise scenarios 
Noise emissions from the development have been assessed for reasonable worst case day time and night time 
scenarios. The assumed worst case scenarios are based on site plans and vehicle movements from traffic impact 
assessment ‘20210705rep - S212760 Barossa Hotel Lyndoch - TIA Report FINAL’.  
 
The two situations modelled in our assessment include:  
• Day time peak operations with deliveries 

- 20 vehicle (car) movements in and out of the site (and car park area) in a 15 minute period 
- 55 patrons in the restaurant terrace 
- 40 patrons in the outdoor guest pool area 
- 40 patrons in the glasshouse terrace 
- 1 refrigeration truck arriving and leaving the service/loading area in a worst case 15 minute period. It is 

assumed that the truck will idle continuously for the majority of the 15 minutes. 
- 1 mini-bus arriving and leaving the site in a 15 minute period.  

• Night time peak operations – no heavy vehicle movement 
- As above, with no delivery truck or mini-bus 

 
Noise levels for the carparks were calculated in SoundPLAN based on the amount of carparks in a parking lot and the 
amount of car movements into a park per hour, according to ISO 9613-1996 (Parkplatzlarmstudie 2007). The amount 
of car movements per park per hour is converted to account for a 15 minute time period. Predicted noise levels are 
based on a spray seal surface for site driveway and car parking areas.  
 
Noise levels for the mini-bus and delivery truck driving into the property were obtained from Resonate’s database. 
Refrigeration trucks are expected to have the highest noise levels as well as a noise source height of 2.5m. This is 
due to the refrigeration unit above the drivers cabin on the vehicle generating the majority of the noise from the 
vehicle.  
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5.2 Characteristic noise penalties 
Penalties to the source level should be applied in accordance with the Noise EPP to recognise annoyance associated 
with noise that is dominated by tonal, modulating, low frequency, or impulsive characteristics. A 5 dB(A) penalty is 
applied for one characteristic, an 8 dB(A) penalty is applied for two characteristics, and a 10 dB(A) penalty is applied 
for three or more characteristics.  
 
For a characteristic penalty to be applied to a noise source is must be fundamental to the impact of the noise and 
dominate the overall noise impact.  
 
Application of a characteristic penalty will depend on the received noise levels compared with the background noise 
levels to determine whether or not the character(s) are fundamental to the impact of the noise and dominate the 
overall noise impact. This is discussed in further detail below. 

5.3 Predicted noise levels 
A summary of the predicted noise levels at the receptors is presented in Table 6 and Table 7 for day and night time 
emissions respectively.  
 
Table 6 Predicted noise levels—worst case day scenario (CONCAWE cat 5) 

Prediction location Predicted noise level, Leq 
dB(A)(1) 

Noise EPP day time 
criteria, dB(A) 

159 Hermann Thumm Drive 47 + 5 = 52 52 

219 Yaldara Drive 47 + 5 = 52 52 

269 Rosedale Scenic Road 35 + 5 = 40 52 

522 Lyndoch Road 28 + 5 = 33 52 

(1) Application of characteristic penalty for amplitude modulation due to heavy vehicle movements 
 
Table 7 Predicted noise levels—no heavy vehicles night scenario (CONCAWE cat 6) 

Prediction location Predicted noise level, Leq 
dB(A)(1) 

Noise EPP night time 
criteria, dB(A) 

159 Hermann Thumm Drive 36 + 5 = 41 45 

219 Yaldara Drive 35 + 5 = 40 45 

269 Rosedale Scenic Road 25 + 5 = 30 45 

522 Lyndoch Road 26 + 5 = 31 45 

(1) Application of characteristic penalty for amplitude modulation due to light vehicle movements 
 
The predicted noise levels from the development are expected to comply with the Noise EPP criteria. The dominant 
source of noise emission from the development is expected to be heavy vehicles movements along the site access 
road. A characteristic penalty for amplitude modulation has been applied in accordance with the Noise EPP. As noise 
emissions from the site comply with the Noise EPP criteria with the characteristic penalty applied, no further mitigation 
of noise emissions has been considered at this time.  
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5.4 Mechanical plant noise  
Limited information is available at this stage of the development in relation to external mechanical plant items. It is 
understood that air conditioning units serving the guest rooms will be located internally. The air conditioning units for 
the main hotel building are located in the northern and southern service yard/loading bays. The southern service yard 
includes a back up generator within a screened enclosure. 
 
Based on typical noise levels for external air conditioning units, noise from these is expected to comply with the 
relevant day time and night criteria by a comfortable margin.  
 
Noise from the back-up generator is predicted to comply with the relevant criteria (when considered cumulatively with 
other noise sources) if the sound power level of the selected unit does not exceed 100 dB(A), assuming no specific 
noise mitigation. Noise mitigation (e.g. acoustic screening / enclosure around the southern service yard) is likely to be 
required if a generator with a higher sound power level is selected.  

5.5 Patron noise 
The proposed outdoor areas have been assessed with a reasonable worst case patron capacity of: 
• 55 patrons in the restaurant terrace 
• 40 patrons in the outdoor guest pool area 
• 40 patrons in the glasshouse terrace 
 
Patron capacity in the restaurant terrace is based on the 55 m2 floor area, assuming one patron per square metre. For 
the remaining outdoor areas, 50% of the hotel’s guests at capacity (160 patrons) have been evenly split between the 
remaining outdoor glasshouse terrace and pool areas.  
 
For the patron noise assessment, we have adopted the sound power per patron as noted in Table 8. 
 
Table 8 Sound power per patron 

Sound power per patron, dB(Lin) Total, dB(A) 

Octave band centre frequency, Hz  

125 250 500 1000 2000 4000  

57 66 72 71 66 51 74 

 
Given the relative distance to noise sensitive receivers and shielding of noise provided by planned hotel buildings, a 
characteristic penalty has not been applied for the modulating character of patron noise, as it is not expected to 
dominate the noise impact at nearby receivers.  

5.6 Rubbish removal 
According to the Noise EPP, if noise from garbage removal activities exceeds a maximum noise level of 60 dB(A) at a 
noise sensitive receptor it must only occur between 9 am and 7 pm on a Sunday or public holiday and 7 am and 7 pm 
on any other day. Note that this is unless it can be shown that a high noise environment exists.  
 
Note that if garbage removal is restricted to 9 am and 7 pm on a Sunday or public holiday and 7 am and 7 pm on any 
other day, there will be no noise restrictions under the Noise EPP. 
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6 Conclusion 
An environmental noise impact assessment has been undertaken for the proposed Nexus Barossa Hotel in Lyndoch, 
South Australia. 
 
This assessment has demonstrated that the noise emissions from the operation of the proposed development will be 
able to comply with the relevant environmental noise criteria.  
 
On this basis the proposed Nexus Barossa development will be able to operate within the relevant noise provisions in 
the Planning & Design Code and Environmental Protection (Noise) Policy requirements.	
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52205LET04 

10 March 2022 

 

 

Attention:  Courtney Stollznow 

Dear Courtney 

Re:  Development Application ID: 21018528 
Response to Request for Additional Information 

I refer to your request for additional information dated 21 January 2022. 

Further to the discussions between Jim Kelly from Aris, and Andrew Solomon from EPA we submit the 
latest version of the Land Capability Assessment for Onsite Disposal of Treated Effluent including 
Environmental Study at 221 Yaldara Drive, Lyndoch SA 5351, dated 21 December 2021, including an 
updated date and/or version control to the PlanSA Portal. 

We also confirm that: 

• The proposed wastewater system specified within the latest version of the Land Capability 
Assessment for Onsite Disposal of Treated Effluent including Environmental Study at  
221 Yaldara Drive, Lyndoch SA 5351, dated 21 December 2021, would be constructed as part  
of the development (upload confirmation to the Plan SA Portal). 

• Prior to operation, an Environmental Monitoring and Management Plan would be developed, to 
the satisfaction of the EPA, and would be implemented, including monitoring, reporting and 
appropriate contingency responses. 

Yours sincerely 

 

Greg Vincent 
MasterPlan SA Pty Ltd 

enc: Land Capability Assessment for Onsite Disposal of Treated Effluent including Environmental Study  
at 221 Yaldara Drive, Lyndoch SA 5351dated 21 December 2021. 

cc: RCP, Att: Sean Carrick 

ENVIRONMENT PROTECTION AUTHORITY 

Via: PlanSA Portal 
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Arris Pty Ltd, ACN 092 739 574, Building WT51 Gate 2c Hartley Grove, URRBRAE, SA 5063 
PO Box 206, HIGHGATE, SA 5063, P: (08) 8313 6706, F: (08) 3136752, www.arris.com.au 

 

 

Jim Kelly  
Environmental Scientist  
Arris Pty Ltd  

09/02/2022 
 

Response to EPA communication PDI 84 third RFI 21/01/2022 
This Letter is to be read in conjunction with the Land Capability Assessment 

for Onsite Disposal of Treated Effluent including Environmental Study at  
221 Yaldara Drive, Lyndoch SA 5351. Revised 09/02/2022 

Haley Riggs  
Delegate 
ENVIRONMENT PROTECTION AUTHORITY  
 
From the EPA  
“The latest report from Arris Pty Ltd confirmed (p ge 60) the "modelling demonstrates in that even 
applying wastewater to the biodrain in winter when rainfall plus wastewater exceed plant demand 
(evapotranspiration) there is no loss of water through deep percolation below 1.75m or more 
conservatively 2m." This was determined on the basis of a 90th percentile rainfall scenario.  As such, 
the EPA’s expectation would be that there would be no loss of water through deep percolation 
below 2m.   
 
The EPA considers that an Environmental Monitoring and Management Plan (EMMP must be 
implemented during operation of the development to confirm there would be no loss of water through 
deep percolation below 2m. However, if such an exceedance does occur (through rainfall exceeding the 
90th percentile scenario and/or other reasons), then wastewater dispersal through the ABSORBS and 
biodrain system must cease immediately. Wastewater dispersal through the ABSORBS and biodrain 
system may re-commence when the soil water has been confirmed to be less than 2m below ground 
level. 
  
Whilst the EPA considers that the EMMP must be developed to EPA satisfaction prior to operation (and 
will likely be a condition of EPA licence should development approval be granted), the EPA does require 
an environmental monitoring and management framework (which would form the basis of the EMMP) 
be provided which describes the key monitoring/management strategies that would be implemented. 
The EPA also requires confirmation that any necessary monitoring infrastructure would form part of 
the development application (DA) and installed during construction.  
  
The EPA consider the following represents the key monitoring/management strategies that must be 
included in the framework” 

       EPA communication PDI 84 third RFI 21/01/2022 

 

The commentary from the EPA with regards to the 2m threshold for deep percolating of water is 
unsustainable.  It is a well understood requirement of sustainable irrigation that a leaching fraction 
be applied to maintain ‘good soil condition’, percolation below the rootzone of accumulated salt 
from irrigation and plant water use.  The commentary above does not reflect the comment 
contained in the previous EPA communication PDI 84 second RFI (17/11/2021) “The EPA 
acknowledges the importance of winter rainfall for leaching salts (i.e. sodium chloride mainly) 
through the system”. Yet in the next breath the EPA sets a threshold of 2m which water cannot 
move below.   
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It is good practice to undertake leaching in winter time when the soil profile has a higher water 
content and the average leaching water salinity (rainfall and wastewater) is lower, therefore being 
more effective when leaching salt below the root zone.  See Section 9 of the report.  
 

Groundwater Depth     EPA communication PDI 84 third RFI 21/01/2022 

The depth to groundwater has been in part addressed in Figure 9 page 29 of the report.  On 
installation of the treatment and dispersal system piezometers will be installed to monitor SWL (x4 
times per year) and basic water chemistry (once a year) in line with the VPS Irrigation Management 
Plan. This will be covered in the Operation and Maintenance Manual for the system.   
 

Soil Water / Monitoring Actions      EPA communication PDI 84 third RFI 21/01/2022 

In-situ soil water and salinity monitoring will be installed.  It was always the intent to install this 
and would have been discussed in the risk management plan (and still will be).  We will be using 
Sentek Enviro scans (ES)  

 
The ES will be 5m in depth and will record data in 200mm increments; final spatial distribution will 
be agreed to with the EPA.  The risk management plan and the Australian Guidelines for Water 
Recycling: Monitoring Health and Environmental Risk (2006) contains a monitoring framework based 
on a HACCP approach.  Our approach will be in line with this.  It is worthy to note that Arris wrote 
the environmental risk component of the AQWR. 
 
Data collection will be undertaken in real time.  There will be 4G wireless connection to the Sentek 
online site enabling data to be downloaded at any time. 
 
Installation of the soil moisture probes will be undertaken after the installation of the ABSORBSTM 
filters, post commissioning and prior to operation.  It will be installed in this order to ensure that 
there is no accidental damage to the sensors.  This project and dispersal technique is different to 
other projects the EPA would be more familiar with where surface disposal is used.  In the system 
proposed there would be a high risk of damage if pre installation was undertaken. 
 
Baseline soil data is somewhat irrelevant because it will not be relevant to the change of land use.  In 
this case what happened in the past would be irrelevant to the change of land use.  As part of the 
risk management plan, we expect that we would nest the sensors and include one outside of the 
ABSORBSTM Woodlot, this data would be more relevant than pre collection of data in fact this would 
be the baseline data.   
 
The final point “if soil moisture is detected at 2m or more, wastewater discharge into the ABSORBS 
system must cease and alternative wastewater disposal contingencies implemented.” is 
unsustainable from an environmental protection perspective as discussed in the report, Section 9.   
 
The soil moisture will be monitored and managed in accordance with “best management” practices.  
But it is unsustainable for no water to move below 2m.  The management strategy will be discussed 
with the EPA and included in a WSMP that is reflective of the risk. 
 
No other sustainable beneficial reuse project would have an environmental condition that does not 
allow water to move below the root zone.  In fact, Australia’s largest reuse project research program 
identified for sustainable production when irrigated with reclaimed water a 20-50% leaching fraction 
(due to the high salinity of the water approximately 2dS/m and the low salt tolerance of the crops 
grown in the region) was required to maintain good soil conditions, Stevens et al ( 2003) Effects of 
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long-term irrigation with reclaimed water on soils of the Northern Adelaide Plains, South Australia.  
Aust J. Soil Science. 
 

Vegetation Monitoring and Management Actions  EPA communication PDI 84 third RFI 21/01/2022) 

The monitoring of nitrogen exports from the lucerne are irrelevant as the system design has been to 
utilise all N and P within the ABSORBSTM Woodlot.  The lucerne planting is as a ‘safety measure’ to 
capture fugitive nutrients and water in a secondary role.  It is well understood that legumes like 
lucerne fix nitrogen to meet plant needs.  In the event that there are background levels on nitrogen 
(say fugitive nitrogen) then the plant will use the background nitrogen before the plant will fix more 
nitrogen (see below).  What will monitoring of nitrogen export tell us???  There can and will be no 
differentiation between the plant assimilated fix or fugitive nitrogen.   
 

Marschner H. (1995) Mineral Nutrition of Higher 
Plants 2ed Academic Press Limited. 
 
It can be seen that as background soil N increases 
plant fixation of nitrogen decreases.  
 
Monitoring of lucerne export may be useful on the 
ABSORBSTM woodlot until canopy closure but at best it 
will be an estimate as volumes of production will be 
hard to measure.  Arris will discuss final monitoring 
plan with the EPA  

 

 

It is agreed that the monitoring of plant health is an important aspect for the use of water and 
nutrients and will be included in the WWMP.  The monitoring of plant health can be a combination 
of direct assessment of the growth and condition of the trees, however a very strong surrogate 
assessment of the health of the plantation will be the soil moisture content.  If the plants are not in 
good health and performing well soil moisture will increase due to the reduced evapotranspiration.  
This method of assessment will be very responsive as we will have real time climate and soil water 
content data.  This will be accompanied with tissue analysis.  A 10% reduction in plant performance 
will not be picked up with a visual inspection but will be picked up using these other methods. 
 
Another method would be to use NDVI.  Arris has used remote sensing on a Federally funded 
biodiversity project on Eyre Peninsula for revegetation in arid environments.  Part of the project was 
to assess the effectiveness of remote sensing as an assessment tool for tree growth.  It was low cost 
and proved to be very effective. 
 
All information will be recorded. 
 

Water Monitoring and Management      EPA communication PDI 84 third RFI 21/01/2022) 

The wastewater will be part of the monitoring that will be undertaken for the system.  Flow volume 
will measured, on the pump line with a magflo meter and recorded in real time.  Water sampling and 
analysis will be done monthly.  This will be accompanied with real time salinity monitoring to 
develop correlation relationships between salinity and wastewater quality and to assess total salt 
load.  This will be included in the WWMP. 
 

The ABSORBSTM System        EPA communication PDI 84 third RFI 21/01/2022) 

This will be included in the Operation and Maintenance Manual. 
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In Summary  
There is clearly enough information in the report and this supplementary information for the EPA to 
make an environmental assessment.  The report provides the peer reviewed science behind the 
potential environmental impact of the system.  So as not to confuse the discussion, the report 
should be in two parts.  The ABSORBSTM system is a recognised treatment and dispersal platform 
(AS1547:2012).  A search on this in Google provided 20,700K results, Google Scholar 53k results.  The 
technique is well understood and an effective treatment and distribution platform.   
 
The biodrain, beneficial reuse, and soil water storage are also well understood and have been well 
reviewed and applied appropriately for the desired system and environmental outcomes.  If the 
science is not well understood at the end of this process, please allow us to have a meeting with the 
EPA to clearly articulate the science enabling you to answer any questions and concerns you may 
have.   
 
Once the system design is understood and accepted by the EPA, Arris will develop the Wastewater 
System Monitoring, Wastewater Maintenance Management, Operation and Maintenance Manual 
and Asset Management Plan/s for the project and once the project has EPA support, we will develop 
the necessary tools required.  It is premature at this stage to develop these tools as the final system 
design has not been approved.  
 
It was incumbent that we confirm that these plans will be developed (EPA communication PDI 84 
second RFI (17/11/2021), which we have agreed to.   
 
This letter and report clearly demonstrate that we meet Section 25 of the Environmental Protection 
Act, demonstrate that all reasonable and practicable steps have been taken to meet the 
environmental duty of care, and we have met the Objectives of the Wastewater Irrigation 
Management Plan:  

• minimise the risk of polluting surface and groundwater resources by preventing wastewater 
runoff or excessive infiltration 

• minimise soil degradation and damage to crops by using sustainable irrigation application 
rates, based on soil limitations (as per soil survey) and crop requirements  

• prevent environmental nuisance by identifying wastewater pre-treatment requirements and 
employing suitable separation distances for irrigation 

• prevent public and animal health impacts by using appropriate irrigation equipment, and 
implementing training and awareness programs for staff (will be covered in the Operation 
and Maintenance Manual and staff training) 

• maximise organic carbon, nutrient and salt removal by selecting suitable land, viable and 
tolerant crops and suitable cropping practices. 

 
Sincerely 

 
Jim Kelly  

Managing Director  
Arris Pty Ltd  
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ETc crop evapotranspiration 

ETo reference evapotranspiration 

FAO Food and Agriculture Organisation of the United Nations 

g gram 

H hydrogen 

ha hectare 

hr hour 

K potassium 

Kc crop coefficient 

kg kilogram 

km kilometre 

Ksat saturated hydraulic conductivity 

L litre 

LCA Land Capability Assessment 

m metre 

m2 metre squared 

Mg magnesium 

mg milligram 



Barossa Assessment Panel Meeting 5 April 2022  
 Attachment 1 

Item 8.2 Page 711 

  

 

Arris Pty Ltd ACN 092 739 574 Page x 
LCA for Sustainable Wastewater Management at  

221 Yaldara Drive, Lyndoch SA  

 
 

min minute 

MIR Mid Infrared Reflectance 

mL millilitre 

ML megalitre 

mm millimetre 

N nitrogen 

Na sodium 

NH4-N Ammonium 

NO3-N nitrate nitrogen 

P phosphorus 

p person 

PBI Phosphorus Buffering Index 

PDF  peak design flow 

SA South Australia 

SAPN South Australian Power Network 

SAPPA South Australian Property and Planning Atlas 

SARIG South Australian Resources Information Gateway 

SPSF Single Pass Sand Filters 

STE septic tank effluent 

t tonne 

TDS total dissolved solids 

TN total nitrogen 

TP total phosphorus 

TSS total suspended solids 

UCL upper confidence level 

yr year 
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1 Executive Summary 

The Nexus Barossa (Hotel) is an exciting new development in the greater Barossa region of South 
Australia.  A new $25m luxury resort, with 80 rooms, restaurant, infinity pool and day spa is planned 
for a site in Lyndoch.  The Barossa wine region is undoubtably one of South Australia’s premier 
tourist destinations.  It has many natural and developed attractions that ensures visitors to the 
region have an outstanding experience.  
 
Attractions include:  

• Fine Wines  
• Vintage Festival  
• Barossa Foods  
• The Pheasant Farm  
• Farmers Market/s 
• Barossa Heritage Trail  
• Angaston Heritage Walk  
• Kapunda Mine Trail  
• Lyndoch Lavender Farm  
• Whispering Wall  
• Stunning landscapes regardless of the season  

 
It has been well noted that there is a lack of high-quality accommodation in the region.   
 
The Nexus Barossa (Hotel) project proposes to build a luxury resort in Lyndoch.  Due to the 
decentralised location of the proposed project, it will require an on-site wastewater solution. 
 
This report has been prepared to respond to elements raised in the EPA Letter (PDI 84) to Master 
Plan, 18 August 2021 that relates to the wastewater treatment system for Nexus Barossa (Hotel), 
including: 
 

“A suitably complex wastewater management system that appropriately addresses the 
environmental risks is required for that purpose. 
 

1) Provide an options assessment for wastewater management at the site 
which considers the waste management hierarchy, demonstrates the most 
reasonable and practical approach and identifies a preferred option for a 
wastewater management system.  The preferred option must address (but 
not necessarily be limited to): 

 

a) a description of the final treated water quality ✓ 

b) the fate of any treated water (storage, beneficial reuse or disposal) 
and a demonstration that this minimises risk to harm to waters 

 
✓ 

c) an assessment of how risk of odour and noise would be addressed 
 

✓ 

2) Demonstrate that the preferred option for the wastewater management 
system for the site is fit for purpose and that wastewater can be managed 
effectively.  This can be done by the following (but not necessarily limited 
to): 

 

a) providing a detailed design plani.   * 
b) providing a wastewater management plan ✓ 
c) wastewater treatment schematics ✓ 
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d) any other supporting information” ✓ 
i Not undertaken at this point as the final design cannot be completed without in-principle support for the approach for EPA.  Once this is 
in hand the final system design will be completed and form the application to SA Health for approval.  However, there is adequate 
information in this report for the EPA to understand the treatment system and make their determination.    

 
The design approach has been to design a system that includes:  

• Primary passive treatment (including the ABR) low energy within the order of 50% of the 
carbon footprint of an anaerobic wastewater treatment system (AWTS) (calculated by Dr 
Michael Short, UniSA); 

• Low operation and maintenance requirement, there will not be a requirement for an 
operator and only annual maintenance required; 

• The passive treatment system with the ABSORBS™ treatment and dispersal system requires 
no additional chemicals are brought on-site;  

• The ABSORBS™ system will be dosed using timed intermittent sequential dosing to ensure 
distribution uniformity and long bed life;  

• The effluent from the ABSORBS™ filter is Advanced Secondary Treated and has been 
validated in compliance testing under AS1546.3:2017.  Under this regime the system has 
demonstrated that it can meet compliance at 133% peak design flow;  

• The Biodrain is 100% accountable mass balance for water and nutrients ensuring that 
wastewater is treated and dispersed sustainably on the property, not causing harm to 
surface and groundwater systems;   

• All infrastructure will be subterranean not negatively impacting the visual amenity of the site 
and importantly mitigating any risk from noise and odours;  

• The primary treatment will be located downhill from the hotel with gravity feed to that point 
mitigating further noise risks, the only pumps (noise) will be for wastewater transfer from 
the pump sump to the ABSORBS™ beds.  The pumps are submersible and will only operate 
intermittently, less than two hours per day, to dose the beds;   

• A key feature of the proposed passive water treatment and dispersal system is that it is 
possibly the most robust system available as the system can handle highly variable flows and 
wastewater quality conditions that can create problems for AWTS systems.   

 

1.1 Meeting Legislative Requirements  

In the design of the wastewater treatment and dispersal system significant consideration of the 
requirements of the South Australian Environmental Protection Act (1993) has been undertaken and 
has informed the selection in design of the sustainable wastewater management system:  Section 25 
of the Act imposes a general environmental duty on anyone who undertakes an activity that 
pollutes, or has the potential to pollute, to take all reasonable and practicable measures to prevent 
or minimise environmental harm.  An offence may occur if poor wastewater irrigation practices lead 
to migration of chemical substances, nutrients or salts to soil, groundwater or surface waters (eg 
rivers, streams, wetlands, estuaries, coastal habitats).  In addition, odour generation from 
wastewater irrigation may constitute environmental nuisance under section 82 of the Act.    
 
The proposed wastewater management system meets the requirements of the Act and in particular 
Section 25 of the Act in that the system meets the requirement that all reasonable and practicable 
steps have been taken to meet the environmental duty of care.  That is to say that consideration has 
been given to the direct environmental impact of wastewater treatment and dispersal: water and 
nutrient balances, and indirect environmental impact of wastewater treatment and dispersal 
including carbon footprint of the system.   
 



Barossa Assessment Panel Meeting 5 April 2022  
 Attachment 1 

Item 8.2 Page 714 

  

 

Arris Pty Ltd ACN 092 739 574 Page 13 
LCA for Sustainable Wastewater Management at  

221 Yaldara Drive, Lyndoch SA  

 
 

The prescribed approach meets the objectives of the Environmental Protection Act (1993) section 25 
as outlined in SA EPA Wastewater Irrigation Management Plan, discussion is contained in Table 1.  
 
Table 1 Assessment of the approach to wastewater management against the Environmental Protection ACT (1993) 

Section 25 objectives 

Objectives Discussion 

• minimise the risk of 
polluting surface and 
groundwater 
resources by 
preventing 
wastewater runoff or 
excessive infiltration 

• The system has been designed to be accountable mass balance 
for water and nutrients.  The proposed biodrain system will 
have a lower gravimetric water content than the surrounding 
environment (create a suction mitigation loss of water and 
nutrients from the site).   

• Nutrient sequestration through treatment and biodrain has 
been designed to meet rates of production.  As no water 
quality data is available, modelling has been undertaken using 
publicly available data.  

• The biodrain is designed with swales to mitigate overland 
water losses from the treatment and dispersal area.   

• The treatment and dispersal area will have a swale on the 
uphill side to channel natural stormwater around the site 
minimising impact on regional hydrology dynamics.   

• System design has been undertaken for a 90th percentile 
rainfall year based on 40 years of climate data from the 
Australian Bureau of Meteorology. 

• minimise soil 
degradation and 
damage to crops by 
using sustainable 
irrigation application 
rates, based on soil 
limitations (as per soil 
survey) and crop 
requirements 

• The approach to protection of the soil has been to passively 
dose the soil and sequester nutrients from wastewater.  See 
land capability assessment for design loading rates for the soil 
(meeting the requirements of the SA Health On-site 
Wastewater Systems Code, 2003). 

• The dosing system is designed in accordance with the 
Washington State Department of Health Recommended 
Standards and Guidance for Performance, Application, Design 
and Operation & Maintenance Pressure Distribution Systems.  
The design has a uniformity of distribution of greater than 90% 
mitigating risk of overloading (water and/or nutrients) and 
preferential pathways to groundwater systems.   

• Full crop water and nutrient balances have been undertaken to 
demonstrate passive sequestration.   

• The use of dual zone dosing (different layers in the soil profile) 
has been adopted to further mitigate nutrient and water 
loading to the plant soil system.  In duplex soils dosing may be 
into different layers with different texture, structure and/or 
permeability. 
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• prevent 
environmental 
nuisance by 
identifying 
wastewater pre-
treatment 
requirements and 
employing suitable 
separation distances 
for irrigation 

• Water treatment and dispersal have been designed to 
minimise risk of off-site impacts through water balance 
modelling using a 90th percentile rainfall year.   

• Separation distances from sensitive receptors far exceed the 
requirements of the SA Health On-site Wastewater Systems 
Code, 2003 mitigating potential off-site risks.   

• prevent public and 
animal health 
impacts by using 
appropriate irrigation 
equipment, and 
implementing 
training and 
awareness programs 
for staff 

• All wastewater treatment and dispersal are undertaken 
subterranean, meaning there is no opportunity for human or 
animal interaction with effluent.   

• The passive approach to water treatment and dispersal (largely 
passive) mitigates risk associated with maintenance and 
operation of irrigation equipment and the requirement of staff 
interaction.  There are no chemicals required for the system 
and the system needs minimal servicing quarterly for line 
flushing.  It is anticipated that a licenced external contractor 
will undertake quarterly servicing. 

• maximise organic 
carbon, nutrient and 
salt* removal by 
selecting suitable 
land, viable and 
tolerant crops and 
suitable cropping 
practices. 

• The biodrain system will:  
o Maximise carbon sequestration; 
o Has the potential to beneficially utilise all water and 

nutrients; 
o The land suitability assessment demonstrates the suitability 

of the site for wastewater dispersal in accordance with the 
SA Health On-site Wastewater Systems Code, 2003; 

o Plants utilised in the design of the biodrain will be selected 
from the list of suitable plants contained within SA Health 
On-site Wastewater Systems Code, 2003 (Appendix D); and 

o The site will be planted with lucerne and other perennial 
grasses that have a crop coefficient Kc 1, the same as used 
to model water uptake by the biodrain.  This ensures that 
as close as practicable the system meets the water demand 
requirement needed from day one.  The lucerne and 
grasses will need to be ‘cut and carried’ to manage 
nutrients until trees are able to establish fully. 

 

1.2 Land Capability Assessment  

A Land Capability Assessment was undertaken to determine high risk and sensitive areas within the 
property boundaries and within catchments and the mitigation of those risks and to assess the 
capability of land to sustainably utilise and manage wastewater within the boundary of the property.  
 
Given the wastewater volumes production and the constraints at the site (slope, clay loam subsoil), a 
design loading rate (DLR) of 20mm/d for an ABSORBS™ dispersal system (secondary treated 
effluent), considering an infiltration rate of > 900mm/d has been measured. 
 
Albeit the soil is a Category 4 soil, it is recommended that the basement of the trenches have 1kg/m2 
of gypsum applied and then be deep ripped to a depth of 600-1,000mm.  This will maintain the 
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hydraulic performance of the soil, helping to maintain good soil conditions for long-term wastewater 
dispersal and good environmental outcomes.   
 
The system design has been planned to mitigate environmental risks and ensure negligible impact on 
the environment both on and offsite.  This has been undertaken to ensure that there is no impact on 
the watershed water quality; control measures include: 

• 100% accountable for wastewater, that is to say that the proposed system has been 
designed to beneficially reuse wastewater onsite; 

• 100% accountable for nutrients; that is to say that all of the nutrients in the wastewater are 
beneficially reused onsite;  

• Good management of stormwater has been designed into the system to mitigate the 
movement of stormwater from the site through landscaping and ‘crop’ management; and 

• Dispersal area and biodrain have been designed to reduce risk of overland flow in most 
rainfall events.  However, in extreme rainfall events overland flow will be reduced, flow rate 
slowed and retention time increased. 

 
The proposed wastewater system adopts best management practices for onsite wastewater systems 
where nutrients and wastewater are treated and managed onsite.  The design of the system is such 
that it mitigates risks associated with wastewater disposal, in a manner that reasonably and 
practicably prevents pollution of land and/or water resources.   
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2 Introduction 

The Barossa Pavilions is located at 221 Yaldara Drive on the outskirts of Lyndoch (Figure 1).  The 
facility currently features six independent villas with the proposed expansion to a resort (Nexus 
Barossa (Hotel)) with 80 rooms, restaurant, infinity pool and day spa.  Hence, a new on-site 
wastewater management system is required to meet regulatory requirement. 
 

 
Figure 1 Location map of Barossa Pavilions at Lyndoch (from Google Earth) 

 
The proposed 80 room resort is seeking a new onsite wastewater system that: 

• Is compliant with the SA Health On-site Wastewater Systems Code (2013) (hereafter SA 
Health Code) and the Australian Standard AS/NZS1547:2012 On-site Domestic Wastewater 
Management (Australian Standard); 

• Meets the highest standards for environmental protection meeting Environment Protection 
Act 1993 requirements, section 25 of the Act imposes a general environmental duty on 
anyone who undertakes an activity that pollutes, or has the potential to pollute, to take all 
reasonable and practicable measures to prevent or minimise environmental harm.; and  

• Beneficially reuses wastewater and nutrients through a plant-based wastewater treatment 
and management system. 

 
It is therefore proposed that as part of the development, a new suitably sized wastewater treatment 
and disposal system will be provided to suit the requirements of the facility.  As part of the 
assessment as to which wastewater treatment is most appropriate, a Land Capability Assessment 
(LCA) is required, which is the main objective of this document. 
  



Barossa Assessment Panel Meeting 5 April 2022  
 Attachment 1 

Item 8.2 Page 718 

  

 

Arris Pty Ltd ACN 092 739 574 Page 17 
LCA for Sustainable Wastewater Management at  

221 Yaldara Drive, Lyndoch SA  

 
 

2.1 Treatment System Options Analysis  

In South Australia, there are 21 secondary wastewater treatment systems approved by SA Health.  
These systems are based on different techniques and are most suitable under different scenarios.  
This option assessment is carried out to find the most suitable and economical wastewater solution 
for the proposed Nexus Barossa (Hotel).    
 
According to USEPA Onsite Wastewater Treatment Systems Manual, a list of different system 
techniques and their highlights and potential limitations are summarised in Table 2.  
 
Table 2 Highlights and Limitations of a range of wastewater treatment options  

System type Highlights and potential limitations 

Conventional systems 

Three components: soil, subsurface wastewater infiltration system (SWIS) and 
septic tank. 

Rely on treatment of the wastewater effluent in the soil horizon(s) below the 
dispersal and infiltration components of the SWIS. 

Passive, effective, inexpensive, high removal rates for most pollutants after 1m 
soil infiltration depth. 

Continuous-Flow, 
Suspended Growth 
Aerobic Systems 
(CFSGAS) 
 

Must be managed and maintained by trained personnel. 

Power requirements vary from 2.5 to 10kWh/d. 

Need inspection at least every 2-3 months.  

Excess solids need pumping out.  

Require 12 to 28 person-hours annually. 

Require effluent disinfection at a minimum to meet surface discharge or any 
surface reuse water quality requirements.  

Sensitive to temperature, interruption of electric supply. 

Noise from blowers is irritant, significant odour during power outage. 

Fixed-film processes 
(alternative to CFSGAS) 
 

If managed unproperly, can result in premature failure of subsurface systems or 
environmental damage through the production of poor-quality effluent that 
may pose public health risks. 

Odours and filter flies may cause environmental nuisance. 

Mechanical complexity requires more management attention. 

Operation and maintenance intensive. 

More susceptible to extreme cold weather. 

Sequencing Batch 
Reactor Systems 
 

If neglected the process can result in environmental damage through 
production of poor-quality effluent that may pose public health risks and can 
result in the premature failure of subsurface systems.  Odour and noise may 
also create some level of nuisance. 

Susceptible to extreme cold. 
Vegetated Submerged 
Beds (VSB) and Other 
High-Specific-Surface 
Anaerobic Reactors 
 

Passive in nature and require minimal O/M activity. 

Anaerobic up flow filters (AUFs) require periodic flushing of accumulated solids 
and inspection of inlet and outlet systems. 
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AUFs should be insulated from cold weather, corrosion-resistant materials 
should be employed. 

May need odour-control system. 

Evapotranspiration and 
Evapotranspiration/ 
Infiltration 
 

Sensitive to construction techniques, poor construction can defeat their utility 
through poor liner installation, poor placement and choice of wicking media, 
compaction, and inadequate surface drainage mitigation. 

Minimal O/M requirement. 

Do not function when surface freeze. 

Waste Stabilisation 
Ponds, FWS Constructed 
Wetlands, and Other 
Aquatic Systems 
 

Tend to be large in area, require some form of fencing to minimise human 
health risk, often require supplemental treatment before discharge or reuse, 
and are approved in only a few states (US). 

Must need mechanical aeration devices. 

Require corrosion-resistant materials. 

Poorly maintained facultative lagoons and FWS systems can become sources of 
odour and vector problems such as mosquito infestations.  

Intermittent Sand/Media 
Filters 
 

Robust performance for intermittent flows. 

Need to prevent stormwater entry. 

Recirculating 
Sand/Media Filters 
 

Should be constructed carefully with corrosion-resistant materials. 

Chances of odour problems if overloaded. 

Land Treatment Systems 
 

Require large land area 

A water balance should be conducted to determine the need under the climate 
conditions, soils, and application rates and patterns of each rate. 

Crops grown may not be suitable for human consumption. 

The soil profile must also be managed to maintain infiltration rates by avoiding 
soil compaction and maintaining soil chemical balance. 

Requires disinfection and significant pre-treatment before application. Needs to 
be properly designed (sized) to ensure long-term soil acceptance rates can be 
safely maintained under design loading rate. 

     
Albeit there is a wide range of approved systems to choose from, the fact that the volume of 
wastewater produced by Nexus Barossa (Hotel) will be only 20.5 times greater at peak design flow 
than that from a normal single domestic household with six occupants (ie 900 L/d), our choice of the 
most appropriate system is largely influenced by this factor.  Regarding wastewater generation, the 
Nexus Barossa development considers the waste management project in that it will avoid 
wastewater generation by reducing water use on site through the installation of high efficiency 
water saving appliances and fixtures in line with the building code and WELS scheme.  Treated water 
will be beneficially reused by plants in the biodrain and any residual water being disposed to 
receiving environment will be highly treated and contain no appreciable pollutant load. 
 
It is important to note that the wastewater produced by the development is in the order of irrigation 
requirement for 1ha of potatoes.  That is to say that this is not a large-scale project and the 
wastewater treatment and management is in the order of other activities (irrigated agriculture) that 
could be undertaken unlicensed and without limitation on that site.   
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Table 3 Performance assessment matrix for different wastewater treatment options  

WWTP type Cost (CAPEX and OPEX) 
Operation and 

maintenance needs 

Treatment performance 
and effluent quality 

(N and P) 

Sludge handling 
requirements 

Odour, noise and 
nuisance potential 

Greenhouse gas 
emissions 

Package plant (eg. 
Fuji Clean PCN20 
or similar) 

Low to medium 
(medium CAPEX and 
low to medium OPEX 

energy and 
maintenance 

Low to medium 
(minimum quarterly 

servicing) 

Medium to low (approx. 
70% total N and 15% total 

P removal) 

Low to medium 
(desludging every 6–12 

months) 

Low (odour 
potential if 

overloaded; some 
aeration noise) 

Unknown but likely 
medium to high 

emissions (CH4 + N2O) 

Activated sludge 
(sequencing batch 
reactor) 

High (high CAPEX and 
OPEX from aeration 
energy and sludge 

handling) 

High (needs ongoing 
oversight by skilled 

plant operator) 

High (almost complete N 
and P removal with 

chemical dosing needed 
for P removal) 

High (continuous sludge 
generation, dewatering 

and disposal 
requirements) 

Medium (odour 
potential from 

sludge handling; 
aeration noise) 

Medium to high (poor 
process control leads 

to high N2O 
emissions) 

Activated sludge 
(membrane 
bioreactor) 

High (high CAPEX and 
OPEX from aeration 

energy, sludge 
handling and 

membrane cleaning) 

High (needs ongoing 
oversight by skilled 

plant operator; 
regular chemical 

cleaning of 
membranes) 

High (almost complete N 
and P removal with 

chemical dosing needed 
for P removal) 

High (continuous sludge 
generation, dewatering 

and disposal 
requirements) 

Medium (odour 
potential from 

sludge handling; 
aeration noise) 

Medium to high (poor 
process control leads 

to high N2O 
emissions) 

Biofiltration 
(trickling filter or 
rotating biological 
contactor – RBC) 

Medium (high CAPEX, 
low operating energy 

cost due to passive 
aeration) 

Medium (regular 
desludging and 

process oversight) 

Medium to low (generally 
incomplete N removal, 

chemical dosing needed 
for P removal) 

Low to medium (periodic 
primary sludge removal; 

attached growth biomass 
limits secondary sludge) 

Low to medium 
(overloaded trickling 
filters can produce 
odour; low noise) 

Low to medium (low 
emissions from 

trickling filters, low to 
medium from RBCs) 

Waste stabilisation 
ponds (facultative 
lagoons) 

Medium (medium to 
high initial CAPEX from 

large land cost, but 
lower OPEX unless 
aerated lagoons) 

Low to medium 

Low (generally poor N and 
P removal from facultative 

ponds; seasonally high 
effluent TSS from algal 

growth) 

Low (periodic desludging 
of lagoons every 5–10 

years) 

Medium 
(overloaded ponds 
can produce odour; 
potential nuisance 
from insects; low 

noise) 

Low (generally low 
CH4 and N2O 

emissions from 
facultative ponds) 

ABSORBS™ 
Advanced 
Secondary 
Treatment plus 
biodrain system  

Low to medium (high 
initial CAPEX for 

ABSORBS™ bed but low 
OPEX energy) 

Low to medium 
(higher during early 
years with cut and 

carry biodrain 
management but low 

thereafter) 

Medium to high 
(ABSORBS™ beds deliver 

20–30% N and P 
reduction; biodrain 

accounts for remainder) 

Low (desludging every 12–
48 months or as required 

by relevant code) 

Low (ABSORBS™ 
beds fully 

underground; low 
noise and nuisance 
potential; biodrain 
amenity benefits) 

Low (some CH4 
emissions from septic 

tanks but very low 
emissions from 

ABSORBS™) 
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** Something not included in the options assessment table is effluent polishing and disposal needs.  
All of the listed systems with the exception of the ABSORBS™ Advanced Secondary Treatment plus 
biodrain system still require solutions for effluent polishing/disinfection and disposal.  This will 
require additional land area and infrastructure for surface irrigation, with additional filtration for 
effluent polishing. 
 
We will be adopting the use of the ABSORBS™ Advanced Secondary Treatment System with 
integrated biodrain system to sustainably manage treated water and nutrients.   
 
The reasons supporting the selection of the treatment and dispersal system include:  

• Highly reliable, passive treatment train providing Advanced Secondary Treatment; 

• Handles highly variable flows, when compliance tested at Hahndorf WWTP it was the only 
unit (packaged plant or sand filters) that achieved Advanced Secondary Treatment and had 
the highest performance of any system tested;  

• Dual zone stratified wastewater dispersal; 

• CAPEX is typically 75% of comparable packaged treatment systems;  

• OPEX is negligible as the only mechanical component is the transfer pump that operates 
intermittently, does not require day to day O & M does not require any chemicals be 
brought on site.  Quarterly servicing of the dosing manifold (flushing valves), clean outlet 
filter, and four yearly desludging of primary treatment system (primary treatment design for 
four year desludging as per SA Health Code).  Does not require skilled operator/s;   

• Virtually no noise due to sub terranean installation and intermittent operation;  

• Virtually no odour due to sub terranean installation and no active aeration that disperses 
odours; and  

• Offers increased amenity and biodiversity outcomes from biodrain native vegetation.   
 
The system will include:  

• Primary treatment through an Anaerobic Baffled Reactor to produce a high-quality effluent 
with reduced TSS to be sequentially dosed to the ABSORBS beds,  

• ABSORBS™ Advanced Secondary Treatment deep filtration beds. The pump chamber for 
dosing the beds will have 0.5 times the peak daily flow, required by SA Health, and  

• Integrated biodrain consisting of the ABSORBS™ plantation and native for a plantation. 
 

System is shown in Figure 17 schematic of the treatment and dispersal system and the configuration 
of the emergency storage is shown in Figure 18. 
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2.2 Wastewater Generation  

Lucid Consulting Australia have provided the wastewater production calculations for the Nexus 
Barossa (Hotel).  The calculation of the wastewater production is in line with the requirements of the 
SA Health Onsite Wastewater Management Code of Practice Appendix E and the calculations are 
provided in Table 4. 
 
Table 4 Wastewater calculations for the Nexus Barossa (Hotel) 

Premises Fixtures 

Sludge/scum rate 
  

Totals 
per 

Section 

Daily 
Inflow 
Rate 

  
Totals 

per 
Section 

Number of 
Persons 

(P1) 

Numbers of 
Persons/etc 

Rate/Litres/ 
person/year 

P1 x S 
Number of 

Persons 
Numbers of 
Persons/etc 

Rate/Litres/ 
person/year 

P2 x DF 

 P1 S Total  P2 D.F. Total 

Accommodation 

W.C./urinal, 
basin, 

bath/shower, 
laundry, 

kitchen sink 

Total 
number of 

beds (single 
equivalents) 

160 48 7680 

Total 
number of 

beds 
(single 

equivalent) 

160 100 16000 

Permanent 
Residents, Staff, 

etc 

W.C./urinal, 
basin, 

bath/shower, 
laundry, 

kitchen sink 

Total 
number of 
live-in staff 

 80 0 
Total 

number of 
live-in staff 

 150 0 

Bar Trade 

W.C./urinal, 
basin, 

kitchen sink, 
glass washer 

Average 
daily 

number 
over a 7day 

period 

50 5 250 

Highest 
daily 

number 
over a 7 

day period 

50 10 500 

Dining Room, 
Lounge Area, 
Non-Resident 

Use 

W.C./urinal, 
basin, 

kitchen sink, 
dishwasher 

Average 
daily 

number 
over a 7day 

period 

80 10 800 

Highest 
daily 

number 
over a 7 

day period 

80 15 1200 

Non-Resident 
Staff 

W.C./urinal, 
basin, 

kitchen sink 
(tea service 
area only) 

Number of 
staff per 

shift x 
number of 

shifts 

30 25 750 

Number of 
staff per 

shift x 
number of 

shifts 

30 30 900 

 Shower     

Number of 
staff per 

shift x 
number of 

shifts 

 10 0 

Total Sludge Scum per year (L) 9,480 Total Daily Inflow (L) 18,600 

 

Albeit the wastewater calculation has been undertaken in accordance with the SA Health Code and 
this report will provide the design of a sustainable wastewater management system, the final 
wastewater application to the Department of Health will be undertaken by Lucid Consulting 
Australia.   
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3 Land Zoning, Property Boundaries and Planning Specifications 

The Nexus Barossa (Hotel) is located on one land parcel, as shown in Figure 2 designated by a blue 
dash line.  The area in which Nexus Barossa (Hotel) is located is classified as rural residential (SAPPA, 
accessed September 2021).  The surrounding areas are a mix of agriculture and residential areas 
mostly, with the township of Lyndoch about 2km away.  
 

 
Source: South Australian Property and Planning Atlas (SAPPA), Accessed 08/10/2021 

Figure 2 Proposed Nexus Barossa (Hotel) site land use generalised 2020 

 
Zoning and planning specifications are summarised in Table 5.   
 
Table 5 Zoning and planning specifications for Nexus Barossa (Hotel) 

Zoning  Rural Zone 
Environment and food production area Yes 
Bushfire protection area Medium Risk 
Flooding No evidence of flooding 
Water mains No water mains 
Sewer mains No sewer mains 

Source: South Australian Property and Planning Atlas (SAPPA), https://sappa.plan.sa.gov.au/ 
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4 Climate Data 

The climate data has been obtained from the Lyndoch climate station (-34.60 latitude, 138.85 
longitude) as it was the nearest climate station with both rainfall and evapotranspiration data.  
 
Monthly rainfall and evapotranspiration data are provided in Figure 3.  The site has a temperate 
climate, in a Zone 5 climate zone (ABCB, 2019, Appendix A), defined as warm temperate dominated 
with hot dry summers and cold wet winters.  As shown in Figure 3, rainfall and evaporation are 
seasonally variable.   
 

 
Source: SILO, BOM 

Figure 3 Monthly statistics for rainfall (mm) and reference evapotranspiration (ETo) data (mm) for Lyndoch 
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5 Land Capability Assessment 

The LCA has been undertaken in line with the requirements of the SA Health On-site Wastewater 
Management Code 2013.  
 
The purpose of the LCA is to: 

• Assess the capability of land to sustainably utilise and manage wastewater within the 
boundary of the property; 

• Determine high risk and sensitive areas within the property boundaries and within catchments 
and outline measures for the mitigation of those risks;  

• Gather the relevant geographical and social information to adequately inform the process of 
designing the best practicable and most sustainable onsite wastewater treatment and effluent 
recycling / dispersal system to minimise the health and environmental impacts of onsite 
wastewater management; 

• Formulate a sustainable wastewater management plan to be developed by a suitably qualified 
Wastewater Engineer in accordance with the SA Health Code conditions. 

 

5.1 Topographic Mapping and Position of Surface Waters 

The Nexus Barossa (Hotel) is located near the top of a hill (190m above sea level) and the proposed 
wastewater dispersal system is to be located on the eastern side of the facility (Figure 4) greater 
than 150m above sea level.  The slope on the eastern hillside where the proposed Nexus Barossa 
(Hotel) wastewater system is to be installed has been calculated as 12.5% (Figure 4).  
 

 
Source: https://sappa.plan.sa.gov.au/, Accessed 08/10/2021 

Figure 4  Topography map of Nexus Barossa (Hotel) 

 

Wastewater 
dispersal area  

Proposed 
Hotel  
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Source: https://sappa.plan.sa.gov.au/, Accessed 08/10/2021 

Figure 5 Surface waters in the vicinity of Nexus Barossa (Hotel) (blue polygon) 

 
The nearest watercourse has been measured as being greater than 200m away from new Nexus 
Barossa (Hotel) resort location and greater than 50m from the wastewater dispersal area (Figure 5).  
 
Table 6 Water management information 

Surface water basin Gawler River, Turretfield sub catchment  
Groundwater Not in a Prescribed Groundwater Resource Area  

Source: Nature maps, Accessed 08/10/2021 

 

 
Source: Waterconnect (waterconnect.sa.gov.au, accessed 08/10/2021) 

Figure 6 Groundwater extraction wells showing minimum 50m wastewater setback area  

 



Barossa Assessment Panel Meeting 5 April 2022  
 Attachment 1 

Item 8.2 Page 727 

 

 

Arris Pty Ltd ACN 092 739 574 Page 26 
LCA for Sustainable Wastewater Management at  

221 Yaldara Drive, Lyndoch SA  
 
 

All bores identified were well outside of the required 50m minimum setback distance (Figure 6) as 
required by the SA Health Code, the nearest bore is greater than 200m setback on the opposite side 
of the North Parra River.   
 

5.2 Soil Mapping, Surveys and Testing Data 

Soil information was gathered from several sources:  

• SARIG (South Australian Resources Information Gateway, map.sarig.sa.gov.au); 

• Field soil investigations, with samples collected in the proposed wastewater dispersal area at 
the depth where soil dispersion will be taking place (40cm-80cm). 

 
5.2.1 Soil Mapping 

The following information is a summary of information found on the SARIG Portal.  
 
The main soil identified is a shallow soil on rock and more particularly a hard red-brown texture 
contrast soils with neutral to alkaline subsoil (L1 soil) (Figure 7 and Figure 8).  
 
The soil landscape map unit that the Nexus Barossa (Hotel) site is located on is provided in Appendix 
B.  The description mentions “Most of the soils are moderately deep to shallow over basement rock.  
Typically, they have hard loamy surfaces overlying either weathering rock, or more commonly a red 
friable clay loamy to clayey subsoil. Some are calcareous throughout.  On the rising ground there are 
also limited areas of deep clay loamy to clayey gradational soils on highly weathered rocks.  On 
minor lower slopes and creek flats, deep red loam over clay soils predominates, with small areas of 
deep sandy loams and heavy dark soils”. 
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Source: SARIG (map.sarig.sa.gov.au) 

Figure 7 Soil mapping in the Lyndoch region  

Note: The Nexus Barossa (Hotel) site is represented by the yellow-dotted polygon 
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Source: SARIG (map.sarig.sa.gov.au) 

Figure 8 Soil subgroups in the Lyndoch region 

Note: The Nexus Barossa (Hotel) site is represented by the yellow-dotted polygon 
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5.3 Broad Scale Soil Assessment 

Broad scale soil assessment provides insight of potential limitations around the area of the proposed 
site.  Table 7 is modified and produced from Soil and Landscape Attribute Maps (Government of 
South Australia, 2002), there are no/negligible limitations around proposed Nexus Barossa site.  
 
Table 7 Maps showing soil conditions around Nexus Barossa 

Depth to Water Table 

 

Potential for dryland Salinity 

 
 

Watertable induced salinity 

 

 
Sodium toxicity 

 
 
 

Soil effected by sodium toxicity 

 
The information contained in the Soil and 
Landscape Attribute Maps supports the site-
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specific data produced through the Land 
Capability Assessment.  
 
There are no significant limitations to the 
sustainable long-term dispersal of wastewater 
at this site  
 

 

5.4 Soil Physical Assessment 

To assess the capability of the land to sustainably utilise and manage wastewater, the following site 
and soil assessments were undertaken. 
 
Table 8 Soil investigations undertaken onsite 

Type of investigation Purpose of assessment Symbol on Figure 10 

Two transects  For permeability test and soil sampling  T, in pink 

Eleven permeability test points 
 

Four points on each transect 
Points will be dug to 400-700mm for 
permeability test and two on each transect 
will be further dug to a depth of 1.2m to 
check for water table.  The location of deep 
points will be decided on site. 

X, in blue 

Eleven subsurface soil samples  For particle size analysis  X, in blue 

 
Eleven soil pits were dug to a depth of approximately 70cm, the equivalent depth of the base of the 
proposed wastewater dispersal bed.  Further, four pits (amongst the eleven) were dug to a depth of 
approximately 120cm (1.2m) to assess the soil profile for suitability for wastewater dispersal, to 
ensure there are no severe limitations deeper in the soil profile below the 70cm application depth.  
Albeit the SA health Code only requires there be 50cm separation between the base of the dispersal 
bed and confining rock and the standing water table as shown with the depth of the soil pits dug.   
 
To ensure that there is good separation between the watertable and the base of the dispersal beds 
Water Connect was used to review the depth to the standing watertable an showed that adjacent 
the river the SWL is 6.1m in the bottom of the valley adjacent the river and at sites further from the 
river the SWL ranges from 8.75 to 64.0m (Figure 9).  Due to the range of SWL in the region it is most 
likely that the depth to watertable in the proposed site will be > 6m therefore unlikely to be a direct 
influence or barrier to the wastewater dispersal system.   
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Note: 3 piezometers will be installed during site works and will establish the standing watertable 
level and be monitored quarterly.  This will be included in the Operation and Maintenance Manual 
with appropriate methodology and response trigger values.   
 

 
Figure 9 Shows the wastewater dispersal area and standing water level depth for bores surrounding the area  

 
Two methods have been used to assess the receiving environment for suitability for acceptance of 
treated wastewater: particle size analysis (textural assessment) of the soil below the beds; and 
measuring infiltration rates at the eleven test point sites.  Both sets of results will be used to assess 
the wastewater dispersal system design loading rate.  
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Legend:                T: transects, X: soil sampling sites (along the transect 4 pits will be dug up to 60 - 70cm, 4 of these will be dug up to 1.2m) 

Figure 10 Site layout showing soil survey transects and sampling test points 
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5.4.1 Records 

Location: Nexus Barossa (Hotel), South Australia  
34o34’18” S, 138o52’19” E, AHD 170m  

Person: Jim Kelly, Carine Saison, Shan Huang, Arris Pty Ltd  
Date: 06 September 2021 
Depth hole: See Figure 13 
Depth of water in the hole (cm): See Figure 13 
Location of infiltration sites:  See Figure 10 
Radius: 3.05cm 
Depth to impermeable layer:  Not found 
Depth to watertable: Not found >1.5m 
Vegetation on site: Pasture, short to medium height, actively growing.  Site is managed 

with good coverage hence low risk of erosion 
Surface water:  No surface water in immediate proximity of the site 
Environmental constraints:  • Local flooding, negligible risk  

• Bushfire; high bushfire risk 

• Protected habitats, none identified  

• Water catchment: Priority 1 

• Erosion, low risk of wind erosion, low-moderate risk of water 
erosion (given the slope) 

• Native profile, no fill  

• No rock outcrops, fractured shale in some sites but not a 
limitation to water infiltration  

• Medium soil drainage  

• Depth to hardpan: starts from 55cm deep 
Topography: 12.5% slope over the proposed wastewater dispersal area.   Note: 

beds will be installed perpendicular to the slope  
Current land use: Proposed site is currently used as tourist accommodation  
Climate:  Mediterranean climate dominated with hot dry summers and cold 

wet winters.  With an annual rainfall of approximately 266mm on 
average for the last 40 years  

Soil condition: Soil moist to dry.  At the depth that the infiltration test was 
undertaken, soil would form a bolus  

Comments:  • Excavation to 0.60m, no evidence of watertable.  Infiltrating 
measurement was undertaken at this depth as it is the depth of 
the basement of the proposed ABSORBS™ treatment and 
dispersal beds  

• Further excavation to 1.2m deep showing fractured rock that was 
not a limitation to sustainable wastewater dispersal  

• No impermeable layer 0 to 1.2m  

• The soil was a structured clay loam, with B horizon slightly heavier 
in texture 
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Figure 11 Site map showing actual soil sampling locations for the permeability tests and 50m setback from waterway 

 
Eleven soil sampling sites were selected for the Land Capability Assessment.  The site was first 
walked and hand samples were taken to assess the homogeneity of the site.  It was determined that 
there was a high degree of homogeneity so the assessment sites were spaced evenly over the site.  
The homogeneity of the site was further supported when soil pits were inspected.  
 
5.4.2 Soil Pit Assessment 

Soil pits were dug to a depth of 400-700mm for description and infiltration testing (see Table 9).  The 
A horizon was loam in texture.  The B horizon was friable and structured silty clay loam which is a 
Category 4 soil (AS/NZS 1546:2000).  The fractured shale found at depth was shown to have good 
hydraulic properties and not a barrier to sustainable wastewater dispersal.  The shale was tested by 
flooding the hole and rate of infiltration was observed.  
 
Table 9 Soil profile photos and descriptions for the eleven locations 

Site Image Description 

1 

 

• 0-20cm silty loam  

• <2% coarse fragments  

• 20-50cm clay loam 

• 50+cm fractured shale  

• Good root development in A horizon  
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2 

 

• 0-15cm clay loam  

• <2% coarse fragments  

• 15-50cm clay loam  

• 50+cm fractured shale 

• Good root development in A horizon  
 

3 

 

• 0-35cm light clay  

• <2% coarse fragments  

• 35+cm fractured shale   

• Good root development in A horizon 
with root evident to depth of 35cm  
 

4 

 

• 0-15cm silty loam  

• <2% coarse fragments  

• 15-30cm clay loam 

• 75+cm fractured shale   

• Good root development in A and upper 
B horizon with root evident to depth of 
60cm  
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5 

 

• 0-25cm clayey loam  

• <2% coarse fragments  

• 25+cm light clay  
• Good root development in A horizon  

6 

 

• 0-17cm clay loam  

• <2% coarse fragments  

• 17+cm light clay  

• Good root development in A horizon  
 

7 

 

• 0-25cm clayey loam  

• <2% coarse fragments  

• 25-55cm light clay  

• 55+cm fractured shale  

• Good root development in A horizon 
and visible in upper B horizon with root 
evident to 55cm 
 

8 
Photo not taken for site 8 due to it being a 
reference point to site 5 
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9 

 

• 0-25cm clayey loam  

• <2% coarse fragments  

• 70+cm weathered shale   

• Good root development in upper A 
horizon  
 

10 

 

• 0-30cm silty clay loam  

• <2% coarse fragments  

• 50+cm fractured shale   

• Good root development in A horizon  
 

11 

 

• 0-35cm loam  

• <2% coarse fragments  

• 35+cm fractured shale   

• Good root development in A horizon  
 

Figure 12 Soil pit images 
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5.5 Infiltration Rate Assessment 

The method used for soil infiltration rate assessments is as per the requirement of AS1547:2012 (G4) 
where eleven holes have been evaluated and statistically analysed for calculation of infiltration rate 
and the average rate has been calculated.   
 
Process: 

• Equipment used is a 60mm soil auger to create holes; 

• Holes to the depth of the proposed infiltration beds; 

• Electronic data logging permeameter; 

• Results are recorded every 30 seconds on the electronic data logger; every 10 minutes on 
the analogue logger; 

• Steady state flow is established; 

• Regression used to calculate steady state infiltration rate. 
 
Equation for calculation of soil saturated hydraulic conductivity: 
 

Equation 1 

𝐾𝑠𝑎𝑡 =

4.4𝑄 [0.5𝑠𝑖𝑛ℎ−1 (
𝐻
2𝑟) − √{(

𝑟
𝐻)

2
+ 0.25}  +

𝑟
𝐻]

2𝜋𝐻2
 

 
 
(ANON, 2012)  

 
Where :  Ksat= Saturated Hydraulic Conductivity of the soil in cm3/min 

 4.4 = Correction factor for a systematic underestimate of soil permeability 
 Q = rate of water loss from reservoir in cm3/min 
 H = depth of water in hole in cm (see Figure 13) 
 r = radius of hole in cm (see Figure 13) 

 

Depth of hole

2r

Depth of 
water  
in hole (H)

 
 
Figure 13 Schematic showing depth of auger holes, depth of water and diameter of hole 

 
Infiltration rate has been measured using a data logging constant head permeameter.  Data is 
plotted to establish steady state flow and linear regression is used to calculate steady state flow 
using Equation 1 for each hole; results are given in Table 10.  Infiltration rate (Q) is calculated from 
the raw data displayed in Figure 14.  It can also be seen the period of steady state infiltration from 
which Q and Ksat is calculated.  
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Figure 14 Shows example plot of infiltration rate (mL) against time 

 
Table 10 Soil infiltration rate calculation 

 Steady State 
Flow (cm3/min) 

H (cm) r (cm) Ksat (mm/hr) Ksat (mm/d) 

Site 1 34.0 19 3.01 22 528 
Site 2 84.1 18 3.01 59 1407 
Site 3 12.5 9 3.01 21 499 
Site 4 27.6 9 3.01 46 1102 
Site 5 5.8 13 3.01 6 149 
Site 6 90.4 15 3.01 80 1920 
Site 7 12.4 19 3.01 8 193 
Site 8* Failed test, no result with no apparent reason   
Site 9 35.2 17 3.01 26 635 
Site 10 98.9 20 3.01 60 1435 
Site 11 16.1 5 3.01 52 1249 

* n/a: the data was recorded but not interpretable due to a lack of variation of water height (which can be interpreted as a 
totally impermeable soil, or a block in the apparatus) 

 
Using the data in Table 10, the average saturated hydraulic conductivity (Ksat) is calculated as 
911.8mm/d or 38.0mm/hr.  The distinction should be made between the north side of the fence 
(sites 1-3, 6, 7 and 9-11) and the south side of the fence (sites 4, 5 and 8), the average Ksat are 
respectively 983mm/d and 626mm/d.  However, the more conservative average infiltration rate of 
911.8mm/d has been taken as the Long-Term Acceptance Rate for this site.   
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Figure 15 Ksat values for the 11 sites tested on Nexus Barossa (Hotel) 

 
The relationship between infiltration rate and soil textural class can be seen in Table 11.  When 
comparing the measured infiltration rate (911.8mm/d, or 38.0mm/hr) with the theoretical 
infiltration rate for loam/clay loam soils (Table 12), the rate is in the range expected and classified as 
“moderately rapid”.   
 
Table 11 Theoretical infiltration rates per soil textural class 

Texture Structure Infiltration 
Permeability 

(mm/hr) 

Sand Apedal Very rapid 
>120 can be measured 

>250 

Sandy loam 
Weakly pedal Very rapid >120 

Apedal Rapid 60-120 

Loam 
Peds evident Rapid 60-120 
Weakly pedal Moderately rapid 20-60 

Apedal Moderately rapid 20-60 

Clay loam 
Peds evident Moderately rapid 20-70 
Weakly pedal Moderate 5-20 

Apedal Slow 2.5-5 

Light clay 
Highly pedal Moderate 5-50* 
Peds evident Slow 2.5-10 
Weakly pedal Very slow <2.5 

Medium to heavy clay 
Highly pedal Low to moderate 2.5-50* 
Peds evident Very slow <5.0 
Weakly pedal Very slow <2.5 

Clay 
Sodic and saline Moderate 8.0 

Sodic Very slow <2.5 
Highly sodic Extremely slow <1.0 

* Strongly structured polyhedral subsoils, eg Krasnozem or Red Ferrosol/Red Dermosol.             Source Hazelton, Murphy 2016 
The values shown are estimates only and should be used with caution. 

 

5.6 Particle Size Analysis 

A visual inspection of the site did not identify any obvious visual issues.  The site had been used for 
pasture in the past and more recently for tourist accommodation.  It is proposed that the site will be 
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used for the sub surface dispersal of primary treated wastewater through ABSORBS™ dispersal beds.  
Using particle size analysis, the DLR can be gained from Table 13 (SA Health Code, 2013). 
 
Eleven soil pits were excavated to a depth of 400-700mm to assess the soil profile, potential site 
limitations and test for infiltration rate.  The soil samples were collected at depth where infiltration 
test was performed, and were analysed for particle size.  Results are given in Table 12.  There were 
no significant limitations for the soil profiles up to 1.2m.   
 
Table 12 Sampled soil particle size analysis and textural class 

Location and  
Horizon  

Depth 
(cm) 

Textural Class 
MIR - Clay 

(<2 micron, %) 
MIR - Sand  

(+20 micron, %) 
MIR - Silt 

(2-20 micron, %) 

1 47-77 Silty loam 25.8 42.9 31.2 
2 n/a Loamy sand 3.4 79.1 17.5 
3 52-80 Clay 44.6 37.3 18.1 
4 52-80 Silty loam 11.2 44.6 44.3 
5 55-80 Loam 23.8 52.3 23.9 
6 57-87 Clay loam 35.7 44.9 19.4 
7 40-69 Clay loam 32.3 51.6 16.1 
8 40-70 Clay loam 33.1 45.1 21.8 
9 60-90 Silty loam 2.2 72.6 25.2 

10 53-81 Silty clay loam 29.7 44.8 25.5 
11 43-68 Loam 11.2 63.7 25.1 

 

On average, the subsurface soil is a loam under the Australian Textural Class Classification (Figure 
16).  For sites 6, 7 and 8 gypsum will be applied to the basement of the ABSORBS™ bed at a rate of 
0.1kg/m2 to mitigate any risk of sodicity.   
 
Under the requirements of the SA Health Code and AS/NZS1547:2012, Design Loading Rate (DLR) 
can be calculated for an assessment of wastewater quality, dispersal method and condition of the 
receiving environment (Table 13).   
 
Following the assessment of the soil texture and infiltration rate, it is determined to be a Category 4 
soil with a design loading rate of 20mm/m2/d for secondary treated effluent.  This determination is 
conservative considering the heterogeneity of the site and actual water usage.  The ABSORBS™ 
treatment and dispersal system produces advanced secondary treated effluent supporting the 
assignment of the 20mm/m2/d.  It also has a very high water distribution uniformity across the bed, 
mitigating uneven loading risks associated with other dispersal techniques further supporting the 
assigned design loading rate.  Specified sand used in the ABSORBS™ system is a coarse washed sand, 
with an effective particle size (d10) value of 1.04 mm and a high uniformity coefficient (Uc) of 1.4, 
and contains zero fine particles (0% at <0.6 mm size fraction).  These sand specifications, combined 
with the low hydraulic loading rate (<40mm/m2/d) will effectively mitigate clogging risk in 
intermittent sand filters according to international best practice guidance on intermittent sand 
filters (Washington State DoH, 2016). 
 
Note: that Site 3 is a clay under the Australian Soil Texture Class system (Figure 16).  However, this 
site had a moderate to moderately rapid infiltration rate.  For this reason, its soil textural class did 
not change the Soil Category from 4 (Table 13) as the infiltration rate was more reflective of a loam 
rather than a clay soil.    
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Figure 16 Australian Soil Texture Class Triangle showing texture for sampled soil 
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Table 13 Recommended Design Loading Rates for trenches and beds 

Soil 
category 

Soil 
texture 

Structure 
Indicative 

permeability 
(Ksat)(m/d) 

Design loading rate (DLR) (mm/d) 

Trenches and beds ETA/ETS 
beds and 
trenches 

Primary treated effluent Secondary 
treated 
effluent 

Conservative 
rate 

Maximum 
rate 

1 
Gravels 

and 
sands 

Structureless 
(massive) 

>3.0 
20 

(see Note 1) 
35 

(see Note 1) 
50 

(see Note 1) 

(see 
Note 4) 

2 
Sandy 
loams 

Weakly 
structured 

>3.0 
20 

(see Note 1) 
30 

(see Note 1) 
50 

(see Note 1) 

Massive 1.4 – 3.0 15 25 50 

3 Loams 

High/ 
moderate 
structured 

1.5 – 3.0 15 25 50 

Weakly 
structured or 

massive 
0.5 – 1.5 10 15 30 

4 
Clay 

loams 

High/ 
moderate 
structured 

0.5 – 1.5 10 15 30 12 

Weakly 
Structured 

0.12 – 0.5 6 10 20 8 

Massive 0.06 – 0.12 4 5 10 5 

5 
Light 
clays 

Strongly 
structured 

0.12 – 0.5 5 8 12 8 

Moderately 
structured 

0.06 – 0.12  5 10 5 
(see 

Notes 2, 
3 & 5) 

Weakly 
structured or 

massive 
<0.06   8 

6 
Medium 
to heavy 

clays 

Strongly 
structured 

0.06 – 0.5 

(see Notes 2 & 3) 

 

Moderately 
structured 

<0.06 

Weakly 
structured or 

massive 
<0.06 

NOTES: 
1. The treatment capacity of the soil and not the hydraulic capacity of the soil or the growth of the clogging layer govern the 

effluent loading rate in Category 1 and weakly structured Category 2 soils.  Land application systems in these soils require 
design by a suitably qualified and experienced person, and distribution techniques to help achieve even distribution of 
effluent over the full design surface (see L6.2 and Figure L4 for recommended discharge method by discharge control 
trench).  These soils have low nutrient retention capacities, often allowing accession of nutrients to groundwater. 

2. To enable use of such soils for on-site wastewater land application systems, special design requirements and distribution 
techniques or soil modification procedures will be necessary.  For any system designed for these soils, the effluent 
absorption rate shall be based upon soil permeability testing.  Specialist soils advice and special design techniques will be 
required for clay dominated soils having dispersive (sodic) or shrink/swell behaviour.  Such soils shall be treated as Category 
6 soils.  In most situations, the design will need to rely on more processes than just absorption by the soil. 

3. If Ksat < 0.06m/d, a full water balance for the land application can be used to calculate trench/bed size (see Appendix Q). 
4. ETA/ETS systems are not normally used on soil Categories 1 to 3. 
5. For Category 6 soils ETA/ETS systems are suitable only for use with secondary treated effluent. 

Source: AS/NZS 1547:2012 
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6 Managing Environmental Impacts 

The major onsite impacts that will arise for the proposed development of an 80-room resort will 
come from wastewater and stormwater management associated with the wastewater system.  It is a 
requirement of the SA Environment Protection Act 1993, section 25 of the Act imposes a general 
environmental duty on anyone who undertakes an activity that pollutes, or has the potential to 
pollute, to take all reasonable and practicable measures to prevent or minimise environmental 
harm. 
 
Table 1 provides an assessment of the attributes of the proposed wastewater treatment system 
against the Environmental Protection Act (1993) Section 25 as included in the SA EPA WIMP.   
 
Any impact from stormwater (at the wastewater treatment and dispersal system) will be managed 
through the landscape plantings of native vegetation mitigating risks of erosion, high volume and 
flows, hence, this report will focus on the onsite sustainable and beneficial management and reuse 
of wastewater. 
 
A secondary wastewater treatment system and dispersal system will be installed for the sustainable 
management and beneficial reuse of water and nutrients.  The system will be 100% accountable 
mass balance for water and nutrients.  The system will consist of an advanced primary treatment 
system; followed by ABSORBS™ advanced secondary treatment; and a dispersal system (Figure 17).  
The ABSORBS™ system has been selected for its nutrient removal capability, low carbon footprint, 
low operation costs, low maintenance requirement and comparatively low site footprint.   
 

 
Figure 17 Schematic of treatment and dispersal system  

 
Important Note: all infrastructure will be installed underground so as to:  

• Mitigate risk of odours and noise ; 

• Take advantage of a gravity fed sewer and treatment system; 

• Site aesthetics, no visual pollution. 
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6.1 Emergency Storage  

In accordance with SA Health (2019) the system has 10kL of pump sump emergency storage, this 
storage is configured in the pump sump where a 12kL tank is configured to have 2kL pump sump and 
an additional 10kL of emergency storage (Figure 18).  The 2kL pump sump will have a dual pump that 
will have both float switch and timed dosing.  This is the lowest risk emergency storage system as it 
does not require pumps, other infrastructure to manage system overflow and mitigates the risk of 
operator error.  The approach has the additional advantage in that if there are unplanned high flow 
episodes the ABSORBS™ bed can only be dosed at a rate in accordance with the system design.  The 
emergency storage would come into play when wastewater production exceeds PDF, this emergency 
flow would be then fed to the ABSORBS™ beds when wastewater production is less than PDF.  This 
approach mitigates any requirement for complex pumps and control systems.   
 

 
Note: all wastewater infrastructure will be installed sub terranean 

Figure 18 Site plan showing gravity mains to septic tanks (ABR) and 2kL pump sump with 10kL emergency storage  

 
Onsite assessment (LCA) of the proposed facility confirms suitability for wastewater dispersal, and 
the soil where the ABSORBS™ infrastructure will be constructed. 
 
A risk assessment of the wastewater system impact on the environment has been undertaken and 
mitigation strategies developed and incorporated into the wastewater system design.  The 
development of the proposed 80-room resort will have negligible impact on the environment.   
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Table 14 Environmental Risk Assessment 

 
Source of Risk  

Consequence / 
Impact 

DO NOTHING 

Mitigation Measures 

RESIDUAL RISK 

Responsibility 

Li
ke

lih
o

o
d

 

(p
ro

b
ab

ili
ty

) 

H
az

ar
d

 

(C
o

n
se

q
u

e
n

ce
 /

 

Im
p

ac
t)

 

R
is

k 

Li
ke

lih
o

o
d

 

H
az

ar
d

 

C
o

n
se

q
u

e
n

ce
 /
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t 

R
is

k 

Protection of 
terrestrial and 
ground water 
quality  

Escape of fugitive 
treated wastewater 
from the dispersal 
area to the watershed 
negatively impacting 
water quality  

3 C 3C 
Use of the ABSORBS™ system for the sub terranean 
application of wastewater. Mitigating risk of surface 
flow of wastewater 

1 A 1A 
Certified WW 
Engineer 

3 C 3C 
Intermittent timed micro dosing of ABSORBS™ filters 
to mitigate the risk of system overload and enhance 
water treatment  

1 A 1A 
Certified WW 
Engineer 

3 C 3C 
Use of native vegetation designed to use all of the 
treated wastewater ensuring there are no offsite 
losses of treated wastewater  

1 A 1A 
Certified WW 
Engineer 

Escape of surface 
water, overland flow, 
to the watershed 
negatively impacting 
water quality  

3 C 3C 
ABSORBS™ filters will be contour terraced on 
installation to mitigate risk of overland flow  

1 A 1A 
Certified WW 
Engineer 

3 C 3C 
Native vegetation will be contoured planted to 
mitigate the risk of overland flow  

1 A 1A 
Certified WW 
Engineer 

3 C 3C 

ABSORBS™ plantation and biodrain area will be 
treated with biennial application of gypsum, 50g/m2, 
to maintain good soil conditions and increase soil 
infiltration to mitigate risk of overland flow  

1 A 1A 
Certified WW 
Engineer 

3 C 3C 
Use of perennial grasses to retain stormwater on site, 
slowing flows and increasing stormwater retention 
time 

      
Certified WW 
Engineer 

3 C 3C 
ABSORBS™ plantation will enhance rainfall canopy 
capture reducing stormwater surface flow  

1 A 1A 
Certified WW 
Engineer 
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Source of Risk  

Consequence / 
Impact 

DO NOTHING 

Mitigation Measures 

RESIDUAL RISK 

Responsibility 
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o
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R
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k 

Protection of 
drinking water 
quality 

Escape of fugitive 
nutrients from 
treated wastewater 
from the dispersal 
area to the watershed 
negatively impacting 
water quality through 
eutrophication 

3 C 3C 
Use of the ABSORBS™ system for the sub terranean 
application of wastewater. Mitigating risk of surface 
nutrient losses  

1 A 1A 
Certified WW 
Engineer 

3 C 3C 
Use of native vegetation plantation designed to all 
nutrient additions ensuring there are no offsite losses 
of treated wastewater  

1 A 1A 
Certified WW 
Engineer 

3 C 3C 

Use of native vegetation designed to use all of the 
treated wastewater ensuring there are no offsite 
losses of nutrients through the mitigation of the vector 
of transport 

1 A 1A 
Certified WW 
Engineer 

3 C 3C 
Site will be planted with perennial grasses to 
sequester nutrients and mitigate the risk of offsite 
movement of stormwater carrying nutrients  

1 A 1A 
Certified WW 
Engineer 

3 C 3C 

Downhill/stream biodrain planting of native 
vegetation species with deep rooted plants to 
sequester any fugitive nutrients from the ABSORBS™ 
plantation area  

1 A 1A 
Certified WW 
Engineer 

3 C 3C 
Biennial application of gypsum at 50g/m2 to maintain 
good soil condition and aid in the 'fixing' of P   

1 A 1A 
Scheduled 
maintenance 
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Source of Risk  

Consequence / 
Impact 

DO NOTHING 

Mitigation Measures 

RESIDUAL RISK 

Responsibility 
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R
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k 

Surface 
ponding of 
wastewater  

Unacceptable 
exposure to 
wastewater human 
and environmental 
health consequences  

3 C 3C 
Actively controlled ABSORBS™ beds to ensure over 
supply does exceed system capacity to treat and 
sustainably disperse wastewater  

1 A 1A 
Certified WW 
Engineer 

3 C 3C 
The wastewater dispersal technique with pressure 
dosing to ensure uniformity of distribution mitigates 
risk of localised overloading  

1 A 1A 
Certified WW 
Engineer 

3 C 3C 

Use of 1-2mm washed filter sand combined with 
conservative (low) hydraulic loading rate mitigates 
clogging risk while ensuring adequate retention time 
to treat the water to minimum secondary quality  

1 A 1A 
Certified WW 
Engineer 

3 C 3C 
Improved water quality being dosed to the ABSORBS™ 
beds from the advanced primary treatment system 
(ABR)   

1 A 1A 
Certified WW 
Engineer 

Wastewater 
production in 
excess of 
system design  

Water treatment and 
dispersal ineffective 
due to excessively 
high through flow  

2 D 2D 

System is highly scalable and can be modified to meet 
scheme requirements 

1 A 1A 

Certified WW 
Engineer 

Adaptive management approach to system design, as 
scheme grows the design can be modified to meet 
system requirements  

Certified WW 
Engineer 

2 D 2D 
The system has been conservatively designed on 
current and future wastewater production storage, 
treatment and dispersal capacity  

1 A 1A 
Certified WW 
Engineer 
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Source of Risk  

Consequence / 
Impact 

DO NOTHING 

Mitigation Measures 

RESIDUAL RISK 

Responsibility 
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k 

Wastewater 
salinity  

Salt impacts on 
beneficial reuse 
orchard   

2 C 2C 

Plant selection with increased salt tolerance to 
mitigate risk   

1 A 1A 
Certified WW 
Engineer 

Appropriate management of intermittent alternating 
dosing to mitigate excess salt load due to over 
irrigation.  Winter leaching of soil from rainfall to 
mitigate risk of salt accumulation ( 
Table 20) 

1 A 1A 
Certified WW 
Engineer 

Salinity will increase 
leaching fraction 
leading to increased 
deep drainage  

3 D 3D 

Appropriate management of system dosing to mitigate 
excess salt load due to poor uniformity of distribution.  
Winter leaching of soil from rainfall to mitigate risk of 
salt accumulation ( 
Table 20) and nutrient leaching through the use of 

nutrient free rainwater 

1 A 1A 
Certified WW 
Engineer 

Degradation of soil 
structure reducing 
infiltration  

3 D 3D 
Annual application of gypsum to flocculate soil, 
100g/m2.  The use of Micro-Gyp in wastewater may be 
considered when Eucalyptus plantation develops   

1 A 1A 
Scheduled 
maintenance 

  



Barossa Assessment Panel Meeting 5 April 2022  
 Attachment 1 

Item 8.2 Page 751 

  

 

Arris Pty Ltd ACN 092 739 574 Page 50 
LCA for Sustainable Wastewater Management at  

221 Yaldara Drive, Lyndoch SA 

 

 
Source of Risk  

Consequence / 
Impact 

DO NOTHING 

Mitigation Measures 

RESIDUAL RISK 

Responsibility 

Li
ke

lih
o

o
d

 

(p
ro

b
ab

ili
ty

) 

H
az

ar
d

 

(C
o

n
se

q
u

e
n

ce
 /

 

Im
p

ac
t)

 

R
is

k 

Li
ke

lih
o

o
d

 

H
az

ar
d

 

C
o

n
se

q
u

e
n

ce
 /

 

Im
p

ac
t 

R
is

k 

Leaching 
fraction to 
maintain good 
soil conditions 
impacting 
groundwater  

Causes degradation 
of groundwater 
quality through the 
transport of 
contaminants  

3 D 3D 

Due to ABSORBS™ filter and plantation design leaching 
will occur in winter when rainfall exceeds plant 
demand.  Leaching with a higher quality water (lower 
concentration) will reduce quantity of transported 
contaminants  

3 B 3B 
Certified WW 
Engineer 

3 D 3D 
Harvesting of grasses to increase production and to 
minimise soil stored nutrients to reduce risk of 
leaching. 

2 B 2B 
Scheduled 
maintenance 

3 D 3D 
Site selection with >2m depth to groundwater to 
provide buffer for transported salts to watertable 

2 B 2B 
Certified WW 
Engineer 

3 D 3D 
Border planting with deep rooted native plants to 
sequester fugitive nutrients and water from 
ABSORBS™ plantation area 

2 A 2A 
Certified WW 
Engineer 

Dispersal on 
sloping land, 
15-20% 

Uneven application of 
wastewater causing 
uneven application of 
nutrients and 
increased localised 
deep drainage  

3 D 3D 
ABSORBS™ filters will be designed and constructed 
with pressure dosing.  Uniformity of distribution >90% 

1 A 1A 
Certified WW 
Engineer 

Increased runoff due 
to slope causing 
uneven water 
application or offsite 
impacts of water and 
nutrients  

3 D 3D 
Contour planting of the biodrain to control 
stormwater run off 

1 A 1A 
Certified WW 
Engineer 
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Source of Risk  

Consequence / 
Impact 

DO NOTHING 

Mitigation Measures 

RESIDUAL RISK 

Responsibility 
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Deep drainage 
Contamination of 
groundwater  

3 D 3D 
Site selection with >2m depth to groundwater to 
provide buffer for transported nutrients to watertable 

2 B 2B 
Certified WW 
Engineer 

3 D 3D 
Selection of salinity tolerant plants to minimise 
leaching fraction mitigating deep drainage risk  

1 A 1A 
Certified WW 
Engineer 

3 D 3D System design on 90th percentile rainfall year  1 A 1A 
Certified WW 
Engineer 

Neglect of 
system 

N, P or even BOD5 
and pathogens in 
groundwater and soil 

2 E 2E 
System serviced in accordance with relevant local 
regulation and manufacturer’s requirements 

1 A 1A 

Scheduled 
maintenance 
by service 
technician 

Failure of 
pumps 

Overflow of tanks, 
untreated effluent 
spill to the 
environment 

3 E 3E Routine maintenance and servicing 2 B 2B 

Scheduled 
maintenance 
by service 
technician 

3 E 3E 
Tank alarms as required by the SA Health Code and 
AS/NZS1547:2012 

1 B 1B 

Certified WW 
Engineer  
and CCH 
response 

3 E 3E 

The primary treatment system is gravity fed.  Treated 
wastewater is collected in the pump chamber for 
dispersal to the ABSORBS™ beds, this pump chamber 
is designed to overflow to the existing dispersal area 

2 B 2B 
Certified WW 
Engineer 
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Source of Risk  

Consequence / 
Impact 

DO NOTHING 

Mitigation Measures 

RESIDUAL RISK 

Responsibility 
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Failure of 
pipework 

Leakage to 
environment 

2 E 2E 
As required by the Asset Management Plan to be 
prepared following the installation of the system  

1 B 1B 
Scheduled 
maintenance 

Failure of tank 
and treatment 
system 

Leakage to 
environment 

2 E 2E 
Use quality tanks and supervise installation. Tank 
inspection part of maintenance program 

1 B 1B 
Licensed 
installer  

System failure leading 
to failure to treat 
effluent to 
appropriate quality  

1 C 1C 

System serviced in accordance with relevant local 
regulation and manufacturer’s requirements and 

asset management plan 

1 A 1A 

Scheduled 
maintenance 
by service 
technician 

Dispersal area, 
plants perform 
poorly  

Nutrient removal 
capacity reduced 
causing 
environmental harm  

1 C 1C 
Part of maintenance program to inspect and 
recommend rehabilitation  

1 B 1B 

Scheduled 
maintenance 
by service 
technician 

Water use capacity 
reduced  

1 C 1C 
Part of maintenance program to inspect and 
recommend rehabilitation  

1 B 1B 

Scheduled 
maintenance 
by service 
technician 

Construction 
quality 

Inadequate system 
build subject to 
breakdown 

3 C 3C Use licensed plumber and installer  1 A 1A 
Licensed 
installer  

System subject 
to malfunction 

Poor and unreliable 
performance of the 
system 

2 C 2C Comprehensive commissioning plan 1 A 1A 

Arris 
supervision 
and certified 
WW engineer 

2 C 2C 
Installation of alarms as required by SA Health Code 
2013 and AS/NZS1547:2012 

2 A 2A 
Certified WW 
Engineer 
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Impact 
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Odour from 
wastewater 
management 
system  

Odour from 
wastewater dispersal 
leading to nuisance 

1 B 1B 
All wastewater applied through the ABSORBS™ sub 
surface treatment and dispersal technique 

1 A 1A 
Certified WW 
Engineer 

1 B 1B 
System serviced in accordance with relevant local 
regulation and manufacturer’s requirements 

1 A 1A 
Certified WW 
Engineer 

2 B 2B 
Wastewater applied through the ABSORBS™ sub 
surface treatment and dispersal technique to mitigate 
small droplets (aerosols)  

1 A 1A 
Certified WW 
Engineer 

Aerosols at 
dispersal site  

Aerosols and human 
exposure, pathogen 
transfer  

2 B 2B 
Site access controls and signage as required by the SA 
Health Code 2013 

1 A 1A 
Certified WW 
Engineer 

2 B 2B 
Wastewater applied through the ABSORBS™ sub 
surface treatment and dispersal technique to mitigate 
small droplets (aerosols)  

1 A 2A 
Certified WW 
Engineer 

2 B 2B 
Pumping infrastructure to be installed in tanks 
underground to mitigate unauthorised access and 
contact risk 

1 A 1A 
Certified WW 
Engineer 

Noise  
Pumps and main 
electrical components  

1 A 1A Primary treatment system is passive without pumps 1 A 1A 
Certified WW 
Engineer 

1 A 1A Access controls to minimise impact of noise  1 A 1A 
Certified WW 
Engineer 

3 B 3B 
Pumping infrastructure to be installed in tanks 
underground to mitigate unauthorised access and 
contact risk 

1 A 1A 
Certified WW 
Engineer 
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Source of Risk  
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Wastewater 
leaks from 
pipework  

Risk of septic tank 
effluent leaking from 
infrastructure  

3 C 3C 
Transfer system low pressure (free end flow) 
mitigating risk of pipeline bursts 

1 B 1B 
Certified WW 
Engineer 

3 C 3C 
Infrastructure condition and maintenance as per 
quarterly service inspection  

1 B 1B 

Scheduled 
maintenance 
by licensed 
service 
technician  

3 C 3C All infrastructure to meet AS1546.1 requirement  1 B 1B 
Certified WW 
Engineer 

Bushfire Risk to infrastructure  2 E 2E 
Ensure appropriate fuel management practices and 
adequate fire breaks are maintained around the 
facility to mitigate fire damage risk 

1 C 1C 
Scheduled 
maintenance 

Person 
accidentally 
accessing: 
drinking or 
washing hands 
from taps 

Illness from 
ingestion/contact 

3 D 3D 
No taps on the system, all infrastructure is 
underground and signage will be installed in 
accordance with the SA Health Code 2013  

1 D 1D 
Certified WW 
Engineer 

Cross 
connection 
with potable 
source of 
water 

Illness from 
ingestion/contact 

3 D 3D 
Purple pipes will be installed to indicate recycled 
water     

1 D 1D 
Certified WW 
Engineer 
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Dispersal of 
wastewater, 
impact on soil 
and 
groundwater 
quality 

N, P and pathogens in 
groundwater and soil 

3 D 3D 
The design loading rate is based on a 90th percentile 
rainfall year mitigation risk from oversupply of 
nutrients and associated leaching below the rootzone   

2 B 2B 
Arris 
modelling 

3 D 3D 

Biodrain planting with deep rooted native vegetation 
to sequester fugitive nutrients and water from 
dispersal area. Native planting will include acacia that 
are recognised as taking water and nutrients from 
deep in the soil profile  

2 B 2B 
Arris system 
design  

3 D 3D 
System serviced in accordance with relevant local 
regulation and manufacturer's requirements 

2 B 2B 
Scheduled 
maintenance 

3 D 3D 
Fixation of labile phosphorus through the application 
of gypsum to plantation area with an annual surface 
application of 50g/m2 

2 B 2B 
Scheduled 
maintenance 

3 D 3D 
Pressurised dispersal technique design to achieve a 
high uniformity of distribution of water and mitigate 
risk of localised over application 

2 B 2B 
Certified 
WW 
Engineer 
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6.1.1.1 Risk Tables  

Table 15 Risk tables (Australian Standard 4360: 1999 Risk Management)  

Probability  Rank Description  

  Rare  1 May occur in exceptional circumstances > 100yrs 

  Unlikely 2 Could occur within 20yrs or in unusual circumstances 

  Possible  3 Should be expected to occur within a 5 - 10yr period 

  Likely 4 Will probably occur within a 1 - 5yr period 

  Almost Certain  5 Expected to occur or multiple occurrences in a year 

    
Hazard  Rank Description 

  Insignificant A Insufficient impact or not detectable 

  Minor B Probably harmful to local ecosystems, contained on site 

  Moderate C Potentially harmful to regional ecosystem, contained on site 

  Major D Potentially lethal to local ecosystems with potential off-site impacts 

  Catastrophic E Potentially lethal to regional ecosystems, widespread on and off-site impacts 

 
Interpretation of risk  

Increasing Hazard  

In
cr

e
as

in
g 

O
cc

u
rr

e
n

ce
     

 

     
 Rank Likelihood 

A B C D E 

 Insignificant Minor Moderate Major Catastrophic 

 

1 Rare  Very Low  Very Low  Low Moderate High 

2 Unlikely Very Low  Very Low  Moderate Moderate High 

3 Possible  Very Low  Low Moderate High Very high 

4 Likely Very Low  Low Moderate High Very high 

5 Almost Certain  Low Moderate High Very high Very high 
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7 Multi Barrier Approach to Manage Water and Nutrients 

The system has been designed to utilise as much water and assimilate as much nutrient as 
practicable through a passive plant-based native plant plantation and biodrain meeting the 
requirements of the SA Environment Protection Act 1993.  This will be achieved through three 
system components: 

1. the ABSORBS™ filters;  
2. the ABSORBS™ Eucalyptus* plantation, and  
3. the Biodrain, buffer plantation*. 

*Plants will be selected from the suitable plant list in the SA Health Code (2013) and Stevens et al 
(2008). 
 

7.1 Understanding Biodrainage 

Drainage is the natural or artificial removal of a surface's water and sub-surface water from an area 
with excess of water.  Drainage systems are utilised to protect infrastructure from damage through 
flooding and/or other water-based issues.  In agriculture drainage of agricultural soils prevent severe 
waterlogging and to protect land and crops from erosion and damage through overland flow. 
 
The concept of a biodrain implies the management of drainage through the use of plants to manage 
recharge and to lower the groundwater table.  This can have a direct effect where plants are used to 
lower groundwater levels protecting soils and agricultural systems from rising groundwater, or, 
indirectly where plants can be used to utilise infiltrated water in the vadose zone of the soil 
minimising or mitigating deep drainage contributing to rising water tables.   
 
In this project the proposed biodrain provide significant advantages including: the beneficial use of 
treated wastewater, beneficial reuse of nutrients in wastewater and a passive approach to the 
mitigation of potential offsite impacts of wastewater dispersal.  As the soil water content is lower 
within the biodrain, i.e., there is greater suction, the localised groundwater movement is towards 
the biodrain (Figure 22 and Figure 23).  This is further supported by Duncan et al (1998) who found 
that there was a lowering of the water table under effluent irrigated Eucalyptus plantation in 
Victoria.  
 
This characteristic has the additional benefit of protecting groundwater under the Plantation.  It 
keeps nutrients within the rootzone of the biodrain as they cannot move up gradient against the 
flow of water ensuring their beneficial reused within the biodrain.  This suction gradient can be 
likened to water flowing down stream, nutrients in the water cannot move upstream against the 
flow.  Further evidence of the effectiveness of mitigation of the risk of downward leaching of 
nutrients is provided by Duncan et al (1998) who found in a 12-year study that the groundwater N 
concentration under effluent irrigated Eucalyptus plantation reduced from 10mg/L down to 0.1mg/L 
 
Examples of biodrainage and their use has been included below, the examples have been selected to 
demonstrate the efficacy of biodrainage as planned for sustainable wastewater management at the 
Nexus Barossa (Hotel) development.  The use of biodrainage is not a new concept and has been 
widely researched and used around the World for the management of groundwater systems.  A 
Google Scholar search on ‘bio drainage’ produced 504,000 references in 0.06s.  Additionally, Google 
Scholar search on ‘bio drainage design’ produced 184,000 references in 0.06s. 
 



Barossa Assessment Panel Meeting 5 April 2022  
 Attachment 1 

Item 8.2 Page 759 

  

 

Arris Pty Ltd ACN 092 739 574 Page 58 
LCA for Sustainable Wastewater Management 

at 221 Yaldara Drive, Lyndoch SA 

 
 

It is demonstrated in Section 7.5.1 that the application of rainfall plus wastewater doesn’t exceed 
the plant available water storage capacity of the soil under the biodrain.  The soil water content of 
the soil under the is always at a lower soil water content than the surrounding soil albeit at depth.   
 
7.1.1 Some examples of the use of plant based biodrains  

Plants can be used to manage groundwater systems, for example, willow and poplar consume 20-
100 m3 of water (per tree) during the growing season. They are usually used for the plantations 
along inter-farm and on-farm canals.  Capturing seepage water from canals they maintain good 
ameliorative condition of the area to a considerable degree (Mirakhmedov et al, 1985).   
 
In the San Joaquin Valley California and avenue of Eucalyptus (sugar gums) have been successfully 
use as a biodrain to lower the groundwater so that a successful tile-drainage system can be installed 
on an irrigation property that is 100% accountable mass balance for water and salt (Feutrill et al, 
2001 and pers. comm. Professor Sharon Benes).  
 

 
Figure 19 Red Rock Ranch farm layout 

 
There are other examples of the impact on groundwater systems from unintentional biodrain 
systems.  Most notably in Australia is pine plantations on the Gnangarra Mound and Swan Plain 
Western Australia.  In a drying climate Western Australia has experienced significant reduction 
(>20%) in surface water runoff into water resource storages.  Groundwater systems have come 
under increasing pressure from over extraction as extraction exceeds recharge.  One significant 
impact is pine plantations (acting as a biodrain) where groundwater extraction through 
evapotranspiration exceeds recharge.  It is recognised that pine plantations have lowered 
groundwater systems and reduced stream flow.  It is recognised that his has negatively impacted 
ground and surface water resources reducing water availability for other water uses and the 

Direction of 
groundwater 

flow 
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environment (WA Department of Water, 2009), recharge under pine plantation is in the order of -
2ML/ha/a (pers. comm. Dr Richard George). 
 
A South Australian study findings that provide further insight into the potential use of biodrains are 
summarised below: 

• Plantation use more water than agricultural covers Less runoff and recharge;  

• Plantation runoff and recharge is typically reduced by 80% over agricultural covers; 

• The report states that there is a 6m trigger for the depth that trees extract groundwater; 

• As trees use more water as they mature, for decadal or longer time planning of water 
resources, using an estimated maximum water use rate is consistent with a risk-based 
approach; 

• There is potential for plantations to use water in a 20m buffer area around the plantation; 
and  

• High water use in plantations can have the benefit of reducing salt loads downstream.   
 
Chhabra and Thakur (1998) report that three-year-old Eucalyptus tereticonis (red gum) used in 
biodrain trial can use 55ML of water/ha/a.  That Eucalyptus are a good plant selection as that grow 
quickly (root penetration of 2.5m/year), use large amounts of water and are salinity tolerant.  They 
also refer to the good wood properties and carbon sequestration value of Eucalyptus.  
 
Eucalyptus, Populus, Casuarina, Dalbergia, Syzigium, Acacia, Prosopis, Leucaena etc. are reported 
effective to lowering a shallow water table and reverse salinity trends (Chhabra and Thakur, 1998). 
 
The system layout can be seen in Figure 20. 

 
Figure 20 Site plan showing layout of ABSORBS™ filter, ABSORBS™ plantation and the Biodrain  
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The proposed biodrain is the combination of two areas (point 2 and 3 above) where the processes of 
interest are the plant-based use of water and nutrient assimilation in plant material.  The design of 
the system is such that the plant-based demand for wastewater and nutrients is very much greater 
than the rate of application.   
 
Each of these systems have very different characteristics, with the ABSORBS™ Eucalyptus plantation 
utilising plants that have a comparatively high-water demand with a Crop Coefficient Kc of 1 and high 
nutrient requirement. This area will be surrounded on three sides with a biodrain Kc 1.  The water 
balance modelling will demonstrate that the water demand will exceed the peak flow wastewater 
production.    
 
When designing biodrains, several factors need to be considered to ensure maximum water use and 
nutrient assimilation and/or removal.   
 
The selection of plant species for the biodrain is based on several key attributes including:  

• ability for rapid growth, critical to meet requirements early in the development;  

• high rates of transpiration, critical for wastewater use and mitigating nutrient movement 
through mass flow;  

• high tolerance to salinity, to mitigate risk of increased water and soil salinity that may 
accumulate due to salt importation in wastewater; 

• high biomass production, critical for uptake of nutrients (N:P:K); 

• nutrient scavenging abilities, mitigating the risk of offsite impacts through the assimilation of 
nutrients; and  

• options for industrial end use, to provide a beneficial use opportunity (producing an 
economic resource from waste). 

 
Other critical factors include:  

• soil type and landform; 

• groundwater system and depth to water table;  

• water source (quality, reliability and volume);  

• climate, including seasonal; and 

• threats to native flora and fauna. 
 

7.2 Wastewater Treatment and Management  

The strategy has been to develop a system that will have a water demand that meets the design 
daily flow.  This has been undertaken through a plant-based system that includes the ABSORBS™ 

Eucalyptus plantation (Figure 20 and Figure 21 )and the buffer plantation (Figure 20) which comprise 
the biodrain for sustainable wastewater dispersal.  The FAO 56 evapotranspiration model (FAO, 
1998) has been used to calculate the water demand for the biodrain.   
 
The ABSORBS™ Eucalyptus plantation is 5,250m2 which will be planted with Eucalyptus with a crop 
coefficient Kc 1.0 (year 4 after planting) that will be surrounded by the buffer plantation (Figure 20).   
 
Note in Figure 20 that there is a buffer plantation surrounding three side of the ABSORBS™ 
Eucalyptus plantation with a total area of 4,750m2.  This buffer plantation is a design feature where 
plant water requirements exceed wastewater and rainfall application.  This soil water deficit will 
mitigate the risk of off-site water and nutrient transport.  Having a greater soil water deficit under 
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the plantation means that the net water movement from the surrounding soil and groundwater will 
be towards the biodrain. 
 
The planting of the biodrain will be undertaken along the contour of the hill and a swale will be 
installed on the uphill side of the biodrain to mitigate the risk of overland flow.  The swale will be 
installed so that it is under the canopy of the biodrain plantations, to reduce surface runoff through 
canopy capture (Figure 21)  
 
Wastewater production rates have been prepared and provided by Lucid Consulting.  There is a peak 
daily flow of 18,600L/d in total for the Nexus Barossa (Hotel) (Table 16). 
 
The annual production of wastewater will be 6.8ML on 100% occupancy rate (Table 16).  It is noted  
based on information provided by potential site operators, the average occupancy rate for the site is 
71.9%, hence a more realistic annual wastewater production of 4.9ML is developed (Table 16).   
 
Table 16 Onsite water balance model 

Parameter  Value Units 

Peak Design flow 18,600 L/d 

 Average Daily Flow  13,400 L/dave 

Design Loading Rate (DLR) 20 mm/d 

Bed area** 930 m2 

Bed width** 1.2 m 

Bed length** 65 m 

Beds x 12** 780 linear/m m 

Separation between beds 4.8 m 

Total bed area (including inter-rows, Figure 21) 5,250m2 m2 

Annual wastewater production (PDF) 6.8 ML/a 

Annual wastewater production @ 71.9% occupancy* 4.9 ML/a 
*  Peak Design Flow is at 100% occupancy while based on observations by site operators, the site has an average occupancy rate of 71.9% 
** The design of the wastewater treatment and dispersal system has been undertaken using the Peak Design Flow as require by the SA 

Health Code (2013)  

 

 

Total biodrain canopy area will be: 
 100 x 100 = 10,000m2. 
 
ABSORBS™ Eucalyptus plant canopy 
area will be  
 74 x 71 = 5,254m2. 
 
Assumes > 6m canopy cross section 
for Eucalyptus  
 
For the purpose of modelling total 
ABSORBS™ Eucalyptus plantation 
area will be taken be 5,250m2. 
 
Buffer plantation canopy area will be: 
 10,000 – 5,250 = 4,750m2 

Figure 21 Biodrain with ABSORBS™ bed layout and interrow planting for calculation of effective plant area 
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7.3 Contextualising the Environmental Risk Associated with the Project  

Albeit the Nexus Barossa (Hotel) development is not in significant and the wastewater system is 
required to be licenced the proposed on-site wastewater management system presents very low risk 
to the environment when compared to other relevant, potentially competing, land uses.   
 
To contextualise the potential risk to the environment of a sub terranean treatment and irrigation-
based dispersal system for waste water it is a worthwhile exercise to compare it with other 
agricultural irrigation projects.  In a similar climatic zone can be seen in Table 17 that the irrigation 
demand (kL/ha/crop) for a range of agricultural crops is significantly greater than the amount 
proposed for the Nexus Barossa (Hotel) development. 
 
There are two points that need to be understood when comparing the wastewater dispersal and 
irrigation rates on the Northern Adelaide Plains: 

1. Most of these crops are short cycle crops, in many cases multiple crops can be planted an 
irrigated on the same area in the same year; and  

2. That for crops other than greenhouse crops areas planted are generally many hectares. 
 
Considering this the risk to the environment from the Nexus Barossa (Hotel) development is very 
much less (very low) due to the size of the dispersal area than for widely practiced agricultural 
irrigation practiced in South Australia with shallow rooted crops.   
 
Table 17 Approximate Irrigation Requirement for Common Crops on the Northern Adelaide Plains  

 
Crop 

Indicative crop requirement 
(kLitres/ha per crop) 

Almonds 5500-7500 
Capsicums 3000-5000 
Carrots, parsnips & turnips  4000-5000 
Cauliflower, cabbage & broccoli 4000-5000 
Celery  3000-5000 
Cereal crops 4500-6500 
Cucumbers  120-170 per 150 m2 glasshouse 
Flowers 4000-8000 
Herbs (including parsley) 1000-2000 
Lucerne 8000-10000 
Olives 5000-6500 
Onions 5000-6000 
Potatoes 4000-7000 
Lettuce 4000-6000 
Tomatoes 200-280 per 150 m2 glasshouse 
Vines 5000-6000 

Source: ICMS, 2000 

 
As discussed, rainfall plus wastewater is captured in the top 2m of the soil profile.  The mechanism 
for transport of nutrients through the soil profile is with water.  As there is no deep percolation 
below the effective rootzone (10m) of the biodrain crop there will be negligible nutrient transport 
out of the biodrain.   Further to this the biodrain will create dry conditions at depth in the rootzone 
which will further mitigate off-site movement of nutrients. 
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7.4 Water Balance Modelling 

To understand the water balance comparisons between inputs and outputs it is important to 
understand the water cycle for the biodrain comprising of the ABSORBS™ Eucalyptus plantation and 
buffer plantation (Figure 20 and Figure 21).   
 
It is understood that there is potential for the biodrain to impact the hydrological cycle (Figure 22 
and Figure 23).  Heuperman (1999) and Benes pers. comm. showed that deep rooted Eucalyptus 
plantations can lower the groundwater level.  This demonstrates that plantation water demand 
exceeds water inputs and that Eucalyptus plantations can extract water from deep in the soil profile. 
 
However, a study of the inputs and outputs that result from the wastewater system will provide 
significant insight into the water balance and the potential to create significant offsite impacts like 
rising groundwater, perched watertable and/or localised flooding, and also provide information 
necessary for biodrain design. 
 
When regarding water inputs and outputs for the biodrain (Table 18), it can be seen that there are 
two main inputs and two main outputs that need to be considered and they are ranked from high to 
low with respect to their significance.  These are the key parameters used/examined when 
undertaking a mass balance assessment of water for the biodrain.  It can be seen in Table 19 that for 
a decile 9 rainfall year, with PDF, that the deep percolation below 1.75m is zero, representing zero 
percent of the applied wastewater.  All other scenarios represented in Table 19 for PDF and ADF the 
outcome is significantly better.   
 
What this modelling demonstrates is that even applying wastewater to the biodrain in winter when 
rainfall plus wastewater exceed plant demand (evapotranspiration) there is no loss of water through 
deep percolation below 1.75m or more conservatively 2m.  This reflects the White et al (2002) who 
found that rainfall of 445mm was captured in the top 2m of the soil profile.  In the case of the Nexus 
Barossa (Hotel) project rainfall plus applied wastewater is captured in the top 2m of soil.   
 
Table 18 Key water cycle inputs and outputs for the biodrain 

Key water cycle inputs Key water cycle outputs 

• Treated wastewater (average flow) 

• Rainfall  

• Groundwater  

• Evapotranspiration from plants and soil 

• Groundwater migration  

 
Table 19 Deep percolation at different soil depths at PDF and ADF (calculated from Table 20 and Table 21) 

  Peak Design Flow Average Daily Flow 

 

Soil 
Depth 

Deep 
Percolation 

(mm) 

Deep Perc. 
% of applied 
wastewater 

Deep 
Percolation 

(mm) 

Deep Perc. % of 
applied 

wastewater 
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25cm 381 56% 286 58% 

50cm 336 50% 241 49% 

75cm 291 43% 196 40% 

100cm 246 36% 151 31% 

125cm 201 30% 106 22% 

150cm 156 23% 61 12% 

175cm 111 16% 16 3% 

200cm 66 10% 0 0% 

225cm 21 3% 0 0% 

250cm 0 0% 0 0% 
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  Peak Design Flow Average Daily Flow 

 

Soil 
Depth 

Deep 
Percolation 

(mm) 

Deep Perc. 
% of applied 
wastewater 

Deep 
Percolation 

(mm) 

Deep Perc. % of 
applied 

wastewater 

A
ve

ra
ge

 R
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n
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ll 
Y

e
ar

 25cm 279 41% 200 41% 

50cm 234 35% 155 32% 

75cm 189 28% 110 22% 

100cm 144 21% 65 13% 

125cm 99 15% 20 4% 

150cm 54 8% 0 0% 

175cm 9 1% 0 0% 

200cm 0 0% 0 0% 
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 25cm 266 39% 202 41% 

50cm 221 33% 157 32% 

75cm 176 26% 112 23% 

100cm 131 19% 67 14% 

125cm 86 13% 22 5% 

150cm 41 6% 0 0% 

175cm 0 0% 0 0% 

200cm 0 0% 0 0% 

 

 
Figure 22 Nexus Barossa (Hotel) ABSORBS™ and biodrain water cycle 
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Source: Heuperman (1999) 

Figure 23  Impact of Eucalyptus plantation on groundwater Kyabram Victoria  

 
7.4.1 How the water balance is calculated  

The water balance of the system can be modelled utilising a combination of the FAO Irrigation and 
Drainage Paper 56 (FAO, 1998).  The FAO (1998) methodology can be approximated as determining a 
reference value for a notational crop, referred to as the reference crop evapotranspiration (ETo), and 
multiplying it by relevant factors, primarily the Crop Coefficient (Kc), to determine an estimated 
water demand for a situation (ETc) (Figure 24).  The FAO 56 methodology takes into consideration 
significant meteorological and climatic conditions, and some plant water consumption parameters. 
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(Source: FAO, 1998)  

Figure 24 Schematic showing the FAO water demand model 

 
The FAO (1998) model fundamental concept is applicable to the system operation; however, the 
FAO 56 theory is intended for determining watering requirements primarily for agricultural purposes 
growing food crops. 
 
ABSORBS™ filters differs from the FAO (1998) methodology in regards to: 

• The system is supplied frequently with water in excess of the plant requirements.  Plants can 
use a ‘luxury’ volume of water if it is available.  The hydraulic design of the pipe work in the 
ABSORBS™ filters ensures that the soil in the rhizosphere surrounding the plant’s roots is not 
waterlogged.  This wetting and drying sequence in the rhizosphere is essential for plant 
health and increases the water usage.  

• The FAO 56 methodology is primarily concerned with calculating the appropriate water 
requirements to sustain growth, e.g., minimum recommended watering practices.  This type 
of dispersal technology allows for greater water usage volumes.  

• The approach has been to utilise plant species and types that have large canopy areas and 
more significant height in comparison to the FAO 56 methodology, which primarily considers 
ground-level vegetation such as wheat crops, grasses and vegetable crops.  

• The evapotranspiration model is based on the canopy and not the basal area of the crop.  
Selection of native endemic eucalypts has been made to ensure that over time there will be 
full canopy coverage over the beds providing maximum evapotranspiration potential.   
 

The FAO 56 method of estimating evapotranspiration is still applicable to the plant based biodrain 
water balance and will provide understanding of the end fate and balances between inputs and 
outputs.   
 
7.4.2 Climate-Water Balance Modelling 

The balance between the plant water demand, rainfall and wastewater inputs at PDF is -104mm of 
the total plant water demand for the area (Table 16).  This is a positive balance in that the area has a 
deficit water balance of 104mm of the modelled water balance.  This has major benefits:  

• the soil water deficit mitigates the risk of water and nutrient transport trough deep drainage 
from the site; and 

• lower nutrient input mitigating risk of offsite impacts of nutrients.   
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Further discussion of the ABSORBS™ Eucalyptus plantation and biodrain systems is provided below.  
However, the plant system has the capacity, to reuse the treated wastewater in a 90th percentile 
rainfall year.  Further to this at peak design flow 6.8ML/a, in a 90th percentile rainfall year the 
ABSORBS™ Eucalyptus plantation and biodrain systems would utilise all of the wastewater produced 
onsite. 
 
7.4.2.1 ABSORBS™ Eucalyptus Plantation Water Balance Model  

The ABSORBS™ Eucalyptus plantation is 5,250m2, and will be planted in between the rows and 
around ABSORBS™ filters (Figure 25).  The filters have been designed to be 1.2m wide and 65m long 
with 4.8m between each filter (Table 16).  The filters have been designed this way to maximise 
lateral movement of wastewater movement sideways from the base of each filter.  This will increase 
the water treatment capacity for each filter while they are narrow enough for full canopy closure 
over the beds.   
 
Note: interrow canopy for the ABSORBS™ Eucalyptus plantation will close over time.  
 

 
Figure 25 ABSORBS™ Eucalyptus plantation layout 

 
The Eucalyptus plantation will be planted inter row of the ABSORBS™ treatment and dispersal filter: 

• The inter row plantings will have a focus on native endemic Eucalyptus; 

• It has a high crop coefficient Kc 1.0 (year 4, EPA Victoria (1991); 

• The beds and inter rows will be planted with deep rooted perennial grasses with a similar 
crop coefficient to meet the water removal requirements in the early stages of 
development; and  

• Plants will be selected from the SA Flora Nursery catalogue, SA Health Code, and Irrigation of 
Amenity Horticulture with Recycled Water Manual that will be ‘fit for purpose’ for recycled 
water ‘irrigation’ and endemic to the region.   
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To understand the water balances for the project it is important to understand the impact of climate 
and plants for the site.  The 90th percentile rainfall year has been used for the water balance model 
as this is a high rainfall year without extreme events.  The modelling of the 90th percentile rainfall 
year is widely used for wastewater and recycled water projects (Saison et al, 2020; EPA Victoria 
2003).   
 
The rainfall and evapotranspiration have been modelled to establish the water demand for the 
ABSORBS™ Eucalyptus plantation.  For the purpose of modelling, a crop coefficient Kc 1 (EPA Victoria, 
1991) has been used.  Plantation water demand has been calculated using 40 years of daily 
reference evapotranspiration data multiplied by the crop coefficient (Figure 24). 
 
The rainfall and evapotranspiration have been assessed to establish the water demand for the 
Native vegetation planted ABSORBS™ filters/plantation.  The effective rainfall has been established 
using a mathematical model based on the EPA Victoria (1991) effective rainfall calculator.  Effective 
rainfall is used due to losses from canopy capture, elevated evaporation from hot soil, runoff, etc.   
 
Inputs for Table 20 and Table 21 include  

• Site specific rainfall and evapotranspiration data was obtained from the Australian Bureau of 
Meteorology; 

• 40 years of climate data has been used;  

• A monthly time-step water balance model developed;  

• Plant available water storage capacity from Myers et al, 1999 (180mm/m); 

• Deep percolation modelled at 2m of soil depth;  

• Commencement value for water storage is set to be 50% of PAW storage capacity and  

• The system was modelled for PDF and ADF  
 
Calculation of water demand has been undertaken for the decile 1 (dry year), average and decile 9 
(wet year) rainfall years and shown in Table 20 where a crop coefficient (Kc) of 1 has been used.  It 
can be seen for decile 1 (dry year), average and decile 9 (wet year) rainfall years the annual water 
demand is 1,299, 1,259 and 1,271mm/a. (Table 20). 
   
It can be seen in Table 20 that for a high-water use Eucalyptus and grasses with a crop coefficient of 
Kc 1, in a high rainfall year (90th percentile) that 1,271mm/a of water is required to meet plant 
requirements for unlimited growth.  It can be seen in the months of June to October, rainfall plus 
wastewater exceeds crop demand (row 1.i) at PDF during this period rainfall and applied wastewater 
will be stored in the soil profile as shown in Table 19.   
 
Similarly, it can be seen in the months of June to October, rainfall exceeds crop demand (row 1.i) at 
ADF during this period rainfall and applied wastewater will be stored in the soil profile as shown in 
Table 19.   
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Table 20 Water balance model for 10th, average and 90th percentile rainfall years at PDF (for 1ha)  

 
 
Table 21 Water balance model for 10th, average and 90th percentile rainfall years at average flow (for 1ha) 

 
 

Line Jan Feb Mar Apr May Jun Jul Aug Sep Oct Nov Dec Total
1.a RF (mm) 21.9 13.4 11.6 11.1 6.6 141 59.8 71 58.7 135.3 75.3 36.5 642
1.b Net Eff RF (mm) 8.1 5.4 9.3 8.7 0.7 126 44.2 57.8 34.1 108.4 63.9 20.7 487
1.c Wastewater application (mm) 57.7 52.1 57.7 55.8 57.7 55.8 57.7 57.7 55.8 57.7 55.8 57.7 679
1.d Water for Irrigation (mm) 65.8 57.5 67.0 64.5 58.4 181.8 101.9 115.5 89.9 166.1 119.7 78.4 1166
1.e ETo (mm) 182.8 140.5 137.9 110.9 64.8 42.4 35.6 58.5 71 104.8 144.4 176.9 1271
1.f Kc=1 1 1 1 1 1 1 1 1 1 1 1 1
1.g ETCrop 1.0 182.8 140.5 137.9 110.9 64.8 42.4 35.6 58.5 71 104.8 144.4 176.9 1271
1.h Water Deficit (mm, Kc 1) 117.0 83.0 70.9 46.4 6.4 0.0 0.0 0.0 0.0 0.0 24.7 98.5 447
1.i RF Percolation (mm) 0.0 0.0 0.0 0.0 0.0 139.4 66.3 57.0 18.9 61.3 0.0 0.0 343
1.j Soil Storage (mm) 432 432 432 432 432 432 432 432 432 432 432 432
1.k Water in Soil Storage (mm) 186.06 103.04 32.1 90 84 223 289 346 365 426 402 303
1.l Deep Percolation (mm) 0 0 0 0 0 0 0 0 0 0 0 0 0

2.a RF (mm) 43.3 22.1 8.6 86.2 17.1 84.6 76 32.9 65.7 45.7 27.2 2.3 512
2.b Net Eff RF (mm) 36 15 2.7 73.7 8.8 69.2 64.4 21 46.8 29.5 18.2 0 385
2.c Wastewater application (mm) 57.7 52.1 57.7 55.8 57.7 55.8 57.7 57.7 55.8 57.7 55.8 57.7 679
2.d Water for Irrigation (mm) 93.7 67.1 60.4 129.5 66.5 125.0 122.1 78.7 102.6 87.2 74.0 57.7 1064
2.e ETo (mm) 183.1 156.2 133.5 76 55.8 36.4 34.7 52.9 80.5 111.1 152.8 186 1259
2.f Kc=1 1 1 1 1 1 1 1 1 1 1 1 1
2.g ETCrop 183.1 156.2 133.5 76 55.8 36.4 34.7 52.9 80.5 111.1 152.8 186 1259
2.h Water Deficit (mm) 89.4 89.1 73.1 0.0 0.0 0.0 0.0 0.0 0.0 23.9 78.8 128.3 483
2.i RF Percolation (mm) 0.0 0.0 0.0 53.5 10.7 88.6 87.4 25.8 22.1 0.0 0.0 0.0 288
2.j Soil Storage (mm) 432 432 432 432 432 432 432 432 432 432 432 432
2.k Water in Soil Storage (mm) 3.96 0 0 90 101 189 277 302 324 301 222 93
2.l Deep Percolation (mm) 0 0 0 0 0 0 0 0 0 0 0 0 0

3.a RF (mm) 26.6 0.9 19.2 8.3 78.5 59.6 67.7 30.8 42.8 27.2 25.2 19.4 406
3.b Net Eff RF (mm) 12.4 0 17.1 2.8 64.9 47 53.6 22.5 18.5 12.3 15.8 11.2 278
3.c Wastewater application (mm) 57.7 52.1 57.7 55.8 57.7 55.8 57.7 57.7 55.8 57.7 55.8 57.7 679
3.d Water for Irrigation (mm) 70.1 52.1 74.8 58.6 122.6 102.8 111.3 80.2 74.3 70.0 71.6 68.9 957
3.e ETo (mm) 176.5 146.9 135.6 99.6 63.3 35.0 40.4 56.7 82.2 117.4 159.7 185.8 1299
3.f Kc=1 1 1 1 1 1 1 1 1 1 1 1 1
3.g ETCrop 176.5 146.9 135.6 99.6 63.3 35.0 40.4 56.7 82.2 117.4 159.7 185.8 1299
3.h Water Deficit (mm) 106.4 94.8 60.8 41.0 0.0 0.0 0.0 0.0 7.9 47.4 88.1 116.9 563
3.i RF Percolation (mm) 0.0 0.0 0.0 0.0 59.3 67.8 70.9 23.5 0.0 0.0 0.0 0.0 221
3.j Soil Storage (mm) 432 432 432 432 432 432 432 432 432 432 432 432
3.k Water in Soil Storage (mm) 0 0 0 90 149 217 288 311 303 256 168 51
3.l Deep Percolation (mm) 0 0 0 0 0 0 0 0 0 0 0 0 0
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Line Jan Feb Mar Apr May Jun Jul Aug Sep Oct Nov Dec Total
1.a RF (mm) 21.9 13.4 11.6 11.1 6.6 141 59.8 71 58.7 135.3 75.3 36.5 642
1.b Net Eff RF (mm) 8.1 5.4 9.3 8.7 0.7 126 44.2 57.8 34.1 108.4 63.9 20.7 487
1.c Wastewater application (mm) 41.5 37.5 41.5 40.2 41.5 40.2 41.5 41.5 40.2 41.5 40.2 41.5 489
1.d Water for Irrigation (mm) 49.6 42.9 50.8 48.9 42.2 166.2 85.7 99.3 74.3 149.9 104.1 62.2 976
1.e ETo (mm) 182.8 140.5 137.9 110.9 64.8 42.4 35.6 58.5 71 104.8 144.4 176.9 1271
1.f Kc=1 1 1 1 1 1 1 1 1 1 1 1 1
1.g ETCrop 1.0 182.8 140.5 137.9 110.9 64.8 42.4 35.6 58.5 71 104.8 144.4 176.9 1271
1.h Water Deficit (mm, Kc 1) 133.2 97.6 87.1 62.0 22.6 0.0 0.0 0.0 0.0 0.0 40.3 114.7 557
1.i RF Percolation (mm) 0.0 0.0 0.0 0.0 0.0 123.8 50.1 40.8 3.3 45.1 0.0 0.0 263
1.j Soil Storage (mm) 360 360 360 360 360 360 360 360 360 360 360 360
1.k Water in Soil Storage (mm) 42.54 0 0 90 67 191 241 282 286 331 290 176
1.l Deep Percolation (mm) 0 0 0 0 0 0 0 0 0 0 0 0 0

2.a RF (mm) 43.3 22.1 8.6 86.2 17.1 84.6 76 32.9 65.7 45.7 27.2 2.3 512
2.b Net Eff RF (mm) 36 15 2.7 73.7 8.8 69.2 64.4 21 46.8 29.5 18.2 0 385
2.c Wastewater application (mm) 41.5 37.5 41.5 40.2 41.5 40.2 41.5 41.5 40.2 41.5 40.2 41.5 489
2.d Water for Irrigation (mm) 77.5 52.5 44.2 113.9 50.3 109.4 105.9 62.5 87.0 71.0 58.4 41.5 874
2.e ETo (mm) 183.1 156.2 133.5 76 55.8 36.4 34.7 52.9 80.5 111.1 152.8 186 1259
2.f Kc=1 1 1 1 1 1 1 1 1 1 1 1 1
2.g ETCrop 183.1 156.2 133.5 76 55.8 36.4 34.7 52.9 80.5 111.1 152.8 186 1259
2.h Water Deficit (mm) 105.6 103.7 89.3 0.0 5.5 0.0 0.0 0.0 0.0 40.1 94.4 144.5 583
2.i RF Percolation (mm) 0.0 0.0 0.0 37.9 0.0 73.0 71.2 9.6 6.5 0.0 0.0 0.0 198
2.j Soil Storage (mm) 360 360 360 360 360 360 360 360 360 360 360 360
2.k Water in Soil Storage (mm) 0 0 0 90 85 158 229 238 245 205 110 0
2.l Deep Percolation (mm) 0 0 0 0 0 0 0 0 0 0 0 0 0

3.a RF (mm) 26.6 0.9 19.2 8.3 78.5 59.6 67.7 30.8 42.8 27.2 25.2 19.4 406
3.b Net Eff RF (mm) 12.4 0 17.1 2.8 64.9 47 53.6 22.5 18.5 12.3 15.8 11.2 278
3.c Wastewater application (mm) 41.5 37.5 41.5 40.2 41.5 40.2 41.5 41.5 40.2 41.5 40.2 41.5 489
3.d Water for Irrigation (mm) 53.9 37.5 58.6 43.0 106.4 87.2 95.1 64.0 58.7 53.8 56.0 52.7 767
3.e ETo (mm) 176.5 146.9 135.6 99.6 63.3 35.0 40.4 56.7 82.2 117.4 159.7 185.8 1299
3.f Kc=1 1 1 1 1 1 1 1 1 1 1 1 1
3.g ETCrop 176.5 146.9 135.6 99.6 63.3 35.0 40.4 56.7 82.2 117.4 159.7 185.8 1299
3.h Water Deficit (mm) 122.6 109.4 77.0 56.6 0.0 0.0 0.0 0.0 23.5 63.6 103.7 133.1 689
3.i RF Percolation (mm) 0.0 0.0 0.0 0.0 43.1 52.2 54.7 7.3 0.0 0.0 0.0 0.0 157
3.j Soil Storage (mm) 360 360 360 360 360 360 360 360 360 360 360 360
3.k Water in Soil Storage (mm) 0 0 0 90 133 185 240 247 224 160 57 0
3.l Deep Percolation (mm) 0 0 0 0 0 0 0 0 0 0 0 0 0
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7.4.2.2 Water Balance of the Biodrain  

The buffer plantation as shown in Figure 20 is on the downhill sides of the ABSORBS™ Eucalyptus 
plantation, the design is such that the buffer plantation in is best positioned to mitigate the risk of 
fugitive water and nutrient losses from the system.  The ABSORBS™ Eucalyptus plantation and buffer 
plantation (in total the biodrain) has been designed, taking into consideration the capacity of the 
plants to use water and nutrient sequestration capacity of the plants.  The approach to the design 
has been to size the system so that applied water (wastewater and rainfall) and nutrients are 
matched* with the plant uptake and sequestration capacity.   
 
*Note: the system design has been undertaken so that there will be deep infiltration during winter 
(Table 19).  This deep infiltration has been shown not to move below 2.4m in the soil profile for 
PDF and a decile 9 rainfall year with extremely high October rainfall, noting that this is still well 
within the rooting zone hence will be reused in dry conditions.  The use of deep rooting plants 
enables the soil profile to be used as winter storage.  There is no requirement for additional winter 
storage, dams or tanks.   
 

7.5 Winter Storage  

The conventional wisdom for winter storage for water recycling projects has been to install 
centralised water storage infrastructure in the form of dams or tanks.  These physical storages have 
many limitations that include:  

• High cost, as the storage and associated infrastructure (pumps, pipes, controllers and 
aerators) is only required for a few months of the year the cost of storage per ML stored is 
high; 

• Odours, as storage requirements exceed 1ML than open dam storages become the most 
cost effective of available options.  The storage of wastewater can generate significant 
odours either directly from the wastewater, anoxic conditions generated by the eutrophic 
water in storage, and/or decaying organic matter associated with algal blooms that may 
generate in the water; 

• Pest problems with open storages including Midge and Mosquito.  Midge and Mosquito 
problems in open storages is well documented in the literature and South Australia has 
significant examples of these problems including at the Bolivar WWTP.  

• A method of controlling odours is to aerate (O2) the water to maintain aerobic conditions, 
although this method is well understood it comes with two significant limitations, a large 
carbon (CO2-e) footprint and/or high operational cost;  

• Failure of the storage, the risk of leakage and/or infrastructure failure which is particularly 
relevant when storages are empty; 

• Management of the storage, having the storage requires another level of  

• Aesthetic impact of the storage infrastructure; and  

• The human risk associated with the infrastructure, drowning.   
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7.5.1 Soil Water Storage  

Modelling of the monthly water balance has been 
provided for PDF and average flow in Table 20 and 
Table 21 where it can be seen that for a simple mass 
balance that rainfall and wastewater inputs exceed 
evapotranspirative losses (rows 1.i, 2.i, and 3.i).  
However, in both cases when considering the soil 
water storage capacity, the system can be modelled 
to demonstrate that the excess of applied water, 
rainfall and wastewater can be sustainably managed 
within the soil profile.  It is important to understand 
that albeit the water inputs exceed the losses that 
plant water demand (potential water loss) is greater 
that the excesses in rows 1.i, 2.i, and 3.i.  
 
It can be seen in Figure 26 for the volumetric water 
content under Eucalyptus plantation that rainfall only 
effects the water content in the top 2m of soil (White, 
2002).  Figure 27 shows the changes in plant available 
water between summer and winter.  The modelling of 
the system for the decile 9 rainfall year shows 
similarly that rainfall plus wastewater does not move below 2.4m.  Average rainfall under the same 
configuration does not move below 2m in the soil profile.  
 
Considering rooting depths for Eucalyptus of say 5 – 10m there is no risk of deep percolation below 
the root zone from rainfall plus wastewater on this site. 
 
Total Plant Available Water holding capacity is shown in Figure 26 and Figure 27, the area between 
field capacity and permanent wilting point.  This demonstrates that under Eucalyptus there is a 
significant amount of redundant, unused water storage capacity withing the soil.  It can be seen that 
in wintertime that the soil reaches field capacity (the three points to the right).  In the example 
discussed the redundant storage capacity is greater than the PAW regardless of the time of the year.   
  
It is interesting to note, that at any time the redundant PAW storage capacity exceeds stored soil 
water.  This further highlights the storage capacity of the soil.  To get a better understanding of what 
this means:   
 
Assume:  

• 50% of the PAW storage capacity is the redundant storage capacity; 

• PAW storage capacity is 180mm/m; therefore 90mm/m of redundant storage capacity is 
available; 

• Area of consideration is 1ha, 10,000m2;  

• At 6m of soil depth there would be 5.4ML/ha, or 79% of annual PDF, or 110% of ADF. 
 
It can clearly be seen that the available soil water storage is very much greater than the storage 
requirements when rainfall plus wastewater exceeds the biodrain water demand. 

 
Source: White et al 2002 

Figure 26 Change in volumetric water content of 
soil under Eucalyptus plantation  
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Modified from: Figure 26 

Figure 27 Shows the change in volumetric water content of soil to a depth of 6m under a Eucalyptus plantation, 
showing the plant available water and redundant soil storage capacity  

 
This characteristics of the soil under Eucalyptus plantations is recognised by Myers et al (1999), 
giving the plant available water (PAW) storage capacity in different soils (Table 22).  For example, in 
the PAW in 1m of sand is 170mm/m if this was 2m then the PAW would be 340mm.  It is understood 
that if the PAW storage capacity of the soil is exceeded then deep percolation would occur.  
Handreck and Black (2001) show similar values, but for turf, in Table 23, however, it shows plant 
available water for differing plant conditions or soil suctions.       
 
Table 22 Plant Available Water Content of different Textured Soils and Depths 

 Soil Water Content v/v 

Soil Textural Class Sands 
Sandy 
loams 

Loams 
Clay 

loams  
Light 
clays 

Medium-
heavy clays 

Layer A       
Saturation 0.37 0.42 0.41 0.39   
Drained upper limit 0.27 0.34 0.25 0.35   
Lower limit 0.1 0.11 0.07 0.15   
Available Storage (v/v) 0.17 0.23 0.18 0.2   
PAW content in 0-2m  0.34 0.46 0.36 0.4   

 

Layer B       
Saturation 0.36 0.36 0.41 0.43 

Drained upper limit 0.34 0.27 0.35 0.38 

Lower limit  0.13 0.12 0.23 0.18 

Available Storage (v/v) 0.21 0.15 0.12 0.2 

PAW content 

2-4m 0.42 0.3 0.24 0.4 

2-6m  0.84 0.6 0.48 0.8 

2-8m 1.26 0.9 0.72 1.2 

2-10m 1.68 1.2 0.96 1.6 
Modified from: Myers et al, 1999 
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Crop selection has a significant baring on PAW as it: 

• Impacts the suction that the plant can apply to the soil to extract water; and  

• Rooting depth impacts the volume of soil that can be exploited for water, greater the 

rooting depth  greater the volume of soil.   
Very simply the greater the volume of soil that a plant can exploit the greater the volume of plant 
available water storage, this can clearly be seen in Figure 27. 
 
‘Sustainable Effluent-Irrigated Plantations: An Australian Guide’ Myers et al (1999) use the PAW 
capacity consideration is soil structure, increased compaction of soil reduces the pore space withing 
the soil reducing the soil moisture holding capacity.  At the same time, it increases the matrix 
suction, reducing PAW.  The construction methods to be used on site mitigate the risk of compaction 
see Table 14. 
 
In the CSIRO manual in their WATSKED model for water loading rates for Eucalyptus plantations 
under wastewater irrigation.  This guideline is accepted as the best practice reference for 
wastewater irrigation for Eucalyptus plantations in Australia. 
 
Myers et al (1999) provide a conceptual model of how the PAW storage capacity can be used for 
sustainable irrigation (Figure 28).  It clearly shows the use of redundant storage capacity of the soil 
to store water.  Not shown in (Figure 28) is that excess irrigation like excess rainfall can lead to deep 
drainage therefore it is critical what water balance modelling be undertaken considering the sum of 
rainfall and applied wastewater as in Table 20 and Table 21. 
 
Christina et al (2017) studied the contribution of deep-water uptake of Eucalyptus to find: 

• Fast root growth in the first two years provided access to large qualities of water stored 
deep in the soil; 

• After 2 years Eucalyptus Roots were able to reach the watertable at 12m; 

• Ground watertable was lowered from 12-18m but recovered to 12m two years after harvest; 

• The ground watertable fell again after harvest when evapotranspiration rates exceed water 
inputs;  

• Deep rooting is an efficient strategy to increase the amount of water available to trees;  

• Deep storage plays an important buffer role for large amounts of water stored during over 
supply for uptake by trees in the dry period; and  

• Supporting that the use of deep stored water to meet tree demands required to sustain fast 
growth rates.   

 
Robinson et al (2006) supports this finding Eucalyptus trees can exploit soil water to depth of 10m 
creating a dry soil zone.    
 
The use of deep stored water by Eucalyptus trees is a key aspect of the trees ability to access stored 
water held in the soil matrix, supporting the use of the redundant storage capacity of the soil as part 
of the managed storage of plantations.   
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Table 23 Water removal from soil, starting at field capacity, if plants are maintained as indicated. 

Soil  
Texture   

Level of growth/appearance 

Excellent 
(Premium) 

Great (Strong) 
OK  Just OK  Surviving 

(minimal) (Medium) (Low) 

Volume of water extractable/unit volume of soil (v/v) 
Sand 0.03 0.04 0.05 0.06 0.06 
Loam sand 0.04 0.06 0.07 0.08 0.09 
Sandy loam 0.06 0.1 0.11 0.12 0.13 
Loam 0.09 0.15 0.17 0.18 0.2 
Clay poor structure 0.05 0.08 0.1 0.11 0.13 
Clay good structure 0.07 0.11 0.13 0.16 0.19 

Source: Handreck and Black 2001 
 

 
Modified from: Myers et al, 1999 

Figure 28 Conceptual Model of the water balance components require for irrigation scheduling  

 
7.5.2 Discussion of Water Storage at Nexus Barossa Wastewater System  

It can be seen in Table 20 and Table 21 that applying wastewater through the winter months with a 
simple mass balance model water inputs exceed water outputs.  However, when taking soil storage 
into consideration the soil has the capacity to store what may be seen as excess water.  
 
To demonstrate this the following conditions have been applied  

• The model has been developed for the decile 9 (wet year), average and decile 1 (dry year) 
rainfall years.  This has been undertaken as EPA Victoria (1983) requires that the water 
balance model is run in a decile 9 rainfall year and that storage requirements are meet on 
that year; 

• The commencement soil water storage is at 50% of PAW (Myers et al 1999) (90mm in April, 
rows 1.k, 2.k and 3.k) for a loam.  Noting that the soils at the site are loam; 

• The model considers the top 2.4 m of soil for the decile 9 rainfall year at PDF and 2m for 
other scenarios.  Albeit that Eucalyptus can develop very deep rooting depths to be 
conservative and to demonstrate the strength of the approach the model only considers 
these depths within the soil;  

• Deep percolation is only considered for the top less than or equal to 2.4m of soil even 
though rooting depth is likely to be greater than 10m with age; and  

• Full canopy, water using capacity has been developed in 4 years (EPA Victoria, 1983). (Note: 
a strategy of co-planting fast growing Lucerne with the Eucalyptus plantation to meet 
evapotranspirative demand in the early stage of development). 
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Modelling demonstrates that for PDF in a decile 9 year only no water moves below 2.4m in the soil.  
No water moves below the 2m soil depth in the average and decile 1 rainfall years for PDF or ADF.   
 
To test the sensitivity of the model the PAW storage was reduced to 50% of Myers et al (1999) soil 
storage capacity.  In a decile 9 rainfall year at PDF no water moved below the 4.8m soil depth.  No 
loss of water for the average and decile 1 years occurred at 3.6m soil depth.  This is still within the 
rootzone of the tree, hence will be able to be used under dry conditions.   
 
To further test the risk to the environment of soil water storage the model was run at 50% of PAW 
storage and 2.33mm/m2/day of wastewater application (PDF x 1.25) and no water moves below the 
5.7m depth.  This application is 125% of the PDF and 175% of the average daily flow at 50% of the 
soil storage potential.  This is still within the rootzone of the tree, hence will be able to be used 
under dry conditions.   
 
It can be seen from this discussion that the use of the soil water storage factor is not only 
sustainable, it has been well researched by others and used in meeting plant water requirement in 
irrigation projects.  It presents negligible risk to the environment and should be used instead of 
building additional storage infrastructure.  Arguably the biggest advantage of this approach is that it 
does not require operator intervention mitigating the risk of the highly likelihood of operator error 
as it is not expected that the operator would be a skilled irrigator.   
 
 
Important note: The assessment of the depth of which water will percolate within the soil has been 
to demonstrate the use of the soil water storage capacity.  The example that shows that water 
should not move below a depth of 2m demonstrates that using the soil water storage capacity is a 
valid and practical solution to winter wastewater storage.  As Eucalyptus trees can readily access 
stored soil water to a depth of 5m and greater, by demonstrating that 2m of the soil profile can 
store the produced wastewater volume and rainfall over winter, the project is well inside of the 
maximum plant-available water storage capacity within the top 5m of soil. 
 
Without deep percolation, any irrigation (including the proposed woodlot) would be unsustainable 
from a plant and environmental health perspective due to salt accumulation in the crop rootzone.  
Deep percolation of water below the irrigation profile is required to stop the accumulation of salt 
in the rootzone (see Section 9 Salinity and Maintaining Good Soil Condition). 
 
 
 
  



Barossa Assessment Panel Meeting 5 April 2022  
 Attachment 1 

Item 8.2 Page 777 

  

 

Arris Pty Ltd ACN 092 739 574 Page 76 
LCA for Sustainable Wastewater Management 

at 221 Yaldara Drive, Lyndoch SA 

 
 

8 Nutrient Balance 

Nutrients are potentially the greatest threat to the sustainable management of wastewater onsite 
and its associated potential impact to water quality in the watershed.  The approach taken has been 
to manage all nutrient inputs onsite, mitigating any risk of offsite impacts.  A multi barrier approach 
has been used that includes the: 

1. Anaerobic Baffled Reactor;  
2. the ABSORBS™ filters;  
3. the ABSORBS™ Eucalyptus plantation; and  
4. Buffer plantation. 

 
For the purpose of discussing nutrient balances the only major nutrient input is from wastewater, 
and removal through the four barriers discussed above.  There are two different aspects to nutrient 
removal including: treatment nutrient removal and plant assimilation (Figure 29).  Other nutrient 
inputs and outputs shown in Figure 29 are not considered in this discussion as they are considered 
‘business as usual’ and do not have significant impact on the wastewater nutrient balances. 
 

 
Figure 29 Schematic showing nutrient fluxes in the soil plant system  

 

8.1 Nutrient Inputs 

As there is no data with respect to water quality, an examination of the literature on wastewater 
quality has been undertaken to provide a better understanding of the nutrient load of the 
wastewater and to be able to model its sustainable management. 
 
This section will undertake a nutrient balance assessment of the potential pools and fluxes for 
nutrients applied from wastewater irrigation.  The main elements of interest are nitrogen (N), and 
phosphorus (P).  Other elements potentially of concern in treated wastewater are not an 
environmental pollutant or are at lower concentrations and therefore less likely to be of concern.    
 
For the system being considering, the main pools and fluxes include: 

• nutrients applied to the irrigation, this will look at the N and P loads applied; 

• nutrients sequestered into plant biomass. 
 
The system has been designed to utilise as much water and assimilate as much nutrient as 
practicable through a passive treatment and plant-based system.  This will be achieved through a 
four-stage treatment and dispersal system: 

1. Anaerobic Baffled Reactor;  
2. the ABSORBS™ filters;  
3. the ABSORBS™ Eucalyptus plantation; and  
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4. Buffer plantation. 
 
With respect to nutrients, each of the four stages play a role in the mitigation of risks associated 
with the dispersal of nutrient in the environment (Figure 30).   
 
Figure 30 Summary of nutrient removal from components of the wastewater treatment and management system.   

 
 
As specified earlier (Section 7), when designing beneficial reuse projects, there are a number of 
factors that need to be considered to ensure the critical success factors for water use and nutrient 
assimilation and/or removal are maximised.  These have been detailed in Section 10.  
 
The system is designed so that there is a water deficit that will create a suction within the soil 
matrix.  This suction will mitigate nutrient losses through the soil profile enhancing plant uptake.  
Robinson et al (2006) finding that Eucalyptus trees can exploit soil water to depth of 10m and that 
the resulting dry soil zone.    
 

8.2 Water Quality 

In the absence of any water quality data, a literature search was undertaken.  To gain some insight 
into septic tank effluent (STE), quality data from three sources has been provided in Table 24, Table 
25 and Table 26.  Based on the evidence contained in these tables an average STE nutrient 
concentration of 60mg (N)/L and 10mg (P)/L will be used in the discussion of sustainable beneficial 
reuse and nutrient balances.   
 
Table 24 Influent Wastewater Constituents (AS1546.3 2017) 

Parameter Range 

BOD5 150-750 mg/L (see Notes 1 and 2) 

TSS 150-750 mg/L (see Notes 1 and 2) 

Total Nitrogen (TN) 20-150 mg/L (see Note 3) 

Ammonium (NH4-N) 20-80 mg/L 

Total phosphorous (TP) 6-25 mg/L (see Note 4) 

pH 6.0-9.0 

Fats, oils and grease 50-200 mg/L 

E. coli 104-1010 cfu/100mL 
Notes: 
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1) Adapted from the following: 
a. Environment Protection and Heritage Council, Australian Guidelines for Water Recycling: Managing Health and 

Environmental Risks (Phase 1), 2006. 
b. EN 12566-3, Small wastewater treatment systems for up to 50 Pt, Part 3: Packaged and/or site assembled domestic 

wastewater treatment plants. 
c. Metcalf and Eddy (Ed.), Wastewater Engineering, 2014. 

2) Average concentration of BOD5 and TSS in raw sewage required for onsite wastewater treatment system testing as per AS 

1546.3:2017 is 300mg/L. 
3) Average concentration of total nitrogen in raw sewage required for onsite wastewater treatment system testing as per AS 

1546.3:2017 is 60mg/L. 
4) Average concentration of total phosphorus in raw sewage required for onsite wastewater treatment system testing as per AS 

1546.3:2017 is 8mg/L. 

 
Table 25 Wastewater Characteristics (Medcalf and Eddy,2013) 

Characteristic  Inflow Pump-Wells Aeration Chamber 

5-day Biological Oxygen Demand (BOD5) 300mg/L 150mg/L 

Total Suspended Solids (TSS) 550mg/L 185mg/L 

pH 5.0 -8.5 6.0 – 8.0 

Total Nitrogen 70mg/L 50mg/L 

Total Phosphorous 12mg/L 8mg/L 

Grease and Oil 400mg/L 150mg/L 

Total Dissolved Solids (TDS) 700 mg/L 650mg/L 

Faecal Coliforms  105-108 cfu/100mL 103-105 cfu/100mL 

 
Table 26 Typical septic tank effluent water quality (Lowe et al., 2009) 

Constituent 
Concentration (mg/L) 

Median Range 

Total N 63 30–125 

NO3-N <1 0.0–7.0 

TP 10 0.5–35 

   

 
With a production of wastewater of 6.8ML per annum (Table 16) there would be an annual nutrient 
load of 408kg N and 68kg P (Table 27) and at average occupancy annual nutrient load of 294kg N and 
49 kg P. 
 
Table 27 Nexus Barossa (Hotel) site nutrient production 

Parameter  Units Nitrogen Phosphorus 

Concentration of nutrient mg/L 60 10 
PDF site nutrient load, 6.8ML/a kg 408 68 
Average occupancy site nutrient load, 4.9ML/a kg  294 49 

 
Nutrient loads for both PDF and average occupancy rates have been calculated as it shows worst 
case scenario and likely nutrient loads respectfully.  It can be seen from this calculation that there is 
significant safeguard for the system using the PDF loading rates.  The soil has significant buffering 
capacity for nutrients and hence the environment is well protected to variability in day-to-day and 
seasonal nutrient loadings vs plant assimilation.   
 
To see the nutrient load in context it can be seen in Table 28 the nutrient loads for many 
horticultural crops are in the same order as the total nutrient load for the wastewater treatment and 
management system (Table 27).  This is even more relevant when the nutrients post primary and 
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advanced secondary treatment occurs, considering only the nutrients that migrate to the soil post 
treatment (Figure 30).   
 
Table 28 Nutrients uptake by horticultural crops  

Crop Yield Plant Part 

Uptake kg/ha 

N P K Ca Mg 

Cabbage  50 t/ha Total 147 24 147 36 13 

Capsicum 20 t/ha Total 41 4 69 52 7 

 
Carrots 

 
44 t/ha 

Root 
Leaf 
Total 

100 
110 
210 

14 
5 

19 

90 
180 
270 

15 
160 
175 

6 
12 
10 

 
Cauliflower 

 
50 t/ha 

Curd 
Leaf 
Total 

119 
62 

181 

23 
5 

28 

134 
91 

225 

55 
72 

127 

10 
8 

18 

Celery 190 t/ha Total 308 97 700 290 38 

 
Cucumber 

 
18 t/ha 

Fruit 
Leaf & Stem 

Total 

28 
38 
66 

5 
7 

12 

45 
75 

120 

4 
30 
34 

2 
6 
8 

Lettuce  50 t/ha Total  100 18 180 10 3 

 
Potato 

 
40 t/ha 

Tuber 
Leaf & Stem 

Total 

132 
132 
264 

15 
8 

23 

180 
130 
310 

10 
56 
66 

3 
18 
21 

 
 
 
Tomato 

 
57 t/ha 

 
 
 

194 t/ha 

Leaf & Stem 
Fruit 
Total 

 
Leaf & Stem 

Fruit 
Total 

32 
79 

111 
 

211 
361 
572 

13 
33 
46 

 
49 
84 

133 

45 
147 
192 

 
241 
615 
856 

68 
6 

74 
 

315 
33 

348 

14 
8 

22 
 

58 
29 
87 

Source: modified from the Australian Vegetable Growing Handbook (1998) 

 

8.3 Advanced Primary Treatment Nutrient Removal 

The use of Anerobic Baffled Reactor (ABR) is widely used in wastewater treatment.  There are 
advantages in the use of ABRs: 

• produce a higher quality effluent over conventional primary treatment systems; 

• increased nutrient removal; 

• passive water treatment with very low energy requirement; 

• low maintenance requirement;  

• high resistance to chemical and organic shock loads; and  

• long hydraulic retention time and advantage in treating difficult wastewater with high 
chemical and bio physical loads. 

 
In South Australian trials at the Hahndorf Compliance Testing Facility, results showed an average N 
reduction of 11% under trial conditions.  In the literature, N removal in ABRs typically achieve 38% to 
43% on average from previous research (Yulistyorini et.al, 2019; Manoj and Vasudevan, 2014).  
Although there is a significant variation between the literature and results recorded at Hahndorf it is 
clear that the ABR dose undertake nutrient reduction.  For this discussion a conservative 20% 
reduction will be used in the end fate assessment of N. 
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The average P removal in ABR from literature is approximately 21% (Yulistyorini et.al, 2019) which is 
of the same order as the South Australia trial.  Therefore, an estimation of 15% P removal by ABR 
can be made. 
 
Using the more conservative nutrient removal levels of 20% and 15% for N and P respectively, at PDF 
nutrient reductions to 173kg N and 58kg P and average occupancy nutrient reductions to 235kg N 
and 30kg P can be seen in Table 29. 
 
Table 29 Nitrogen and phosphorus reduction through ABR treatment 

Parameter  Units Nitrogen Phosphorus 

ABR nutrient reduction  % 20 15 
Residual PDF site nutrient load, 6.8ML/a kg 326 58 
Residual average occupancy site nutrient load, 4.9ML/a kg 235 42 

Calculated from Table 27 

 
 

 
Figure 31 ABR under trial at Hahndorf 

 

8.4 ABSORBS™ Filter Nutrient Removal 

Nitrogen removal performance of the ABSORBS™ filter has undergone 42 weeks of compliance in 
accordance with AS 1546.3 Secondary treatment Systems at the Hahndorf Compliance Testing 
Facility (Hahndorf).  Given the physical and operational similarities between the ABSORBS™ system 
and other equivalent proven technologies such as Single Pass Sand Filters (SPSFs), it is considered 
that published nitrogen removal performance data for SPSFs will give a very good indication of 
ABSORBS™ system performance.  Data for SPSFs receiving septic tank effluent were reviewed and 

indicate that total N removals for ABSORBS™ treatment are on average in the order of 28% (14%) 
(Gardner et al., 1997; Converse et al., 1999; US EPA, 1999).  Early results from AS1546.3:2017 
compliance testing of the ABSORBS™ nitrogen nutrient removal falls within this range (Table 30). 
 
From Table 30 with a 28% N reduction and flows of 6.8ML, there will be an average reduction in the 
total nitrogen load to 155kg/a with maximum and minimum loads of 185 and 125kg/a.  
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Table 30 Residual nitrogen after the ABSORBS™ filters 

Nitrogen supply  Residual Nitrogen  Source  
Nutrient 
reduction 

28-14% (86%) low  28% (72%) ave. 28+14% (58%) high 
Gardner,1997; Converse, 

1999; US EPA 1999 
Peak Design Flow (6.8ML)    
Post ABR 326kg 280kg 235kg 189kg 
Nutrient 
reduction 

24.2% (75.8%) 
Hahndorf Compliance  

Testing Facility   
Post ABR 326kg 245kg 

Average Flow (4.9ML)  
Post ABR 235kg 202kg 169kg 136kg  
Post ABR 235kg 178kg  

(x%) residual nitrogen percentage  
 

Compliance testing at Hahndorf using lysimeters has shown an average 24.2% nitrogen (Table 30) 
and 33.7% phosphorus reduction for the ABSORBS™ system.  This trial, which has been running for 
42 weeks, has been undertaken using a similar configuration that would be used at the Nexus 
Barossa (Hotel), i.e., 1-2mm washed filter sand with a minimum sand depth of 500mm.  In the 
Hahndorf trial, a high loading rate of 40L/m2/d was chosen; with the Nexus Barossa (Hotel) site being 
20L/m2 and with a 24.2% nitrogen reduction, the annual load would be reduced to 245kg N 
(6.8ML/a) and 178kg N (4.9ML/a) (Table 30). 
 

Similarly, for phosphorus with a 33.7% phosphorus reduction, the annual load would be reduced to 
39kg P (6.8ML/a) and 28kg P (4.9ML/a). 
 
It is highly likely that nutrient reduction of the ABSORBS™ filter in the Nexus Barossa (Hotel) 
development will be greater than that observed at Hahndorf as the respective loading rates are 20 
and 40mm/m2 respectively.  This lower loading rate with deeper filter bed will further enhance 
nutrient removal.  For the purpose of discussion, the residual nitrogen and phosphorus loads post 
the ABSORBS™ filters will be conservatively taken as 245kg N (6.8ML/a) and 178kg N (4.9ML/a) and 
39kg P (6.8ML/a) and 28kg P (4.9ML/a) respectively. 
 

 
Figure 32 Installation of ABSORBS™ bed trial at Hahndorf WWTP 
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8.5 Soil and Plant Nutrient Cycles and Balances  

For the purpose of discussion of the nutrient balances and potential impact on the environment it is 
important to understand the Nitrogen and Phosphorus nutrient cycles as shown in Figure 33 and 
Figure 34.  The major N and P inputs to the system will come from the ABSORBS™ filters from 
secondary treated effluent.  Conversely the major removal is through the assimilation of N and P 
into plant material and for nitrogen there will be significant atmospheric N loss.   
 
8.5.1 Soil Nitrogen Attenuation  

Removal of nutrients (N and P) in soil following wastewater application is well documented and 
generally moderate to high depending on key factors including the soil properties and the hydraulic 
loading rate.  A tool has been developed for the purpose of predicting the fate and transport of 
nitrogen in soil following the application of septic tank effluent (the so-called Soil Treatment Unit 
Model, or STUMOD) (Geza et al., 2014).  STUMOD calculates the concentration of nitrogen species 
and the fraction of total nitrogen reaching the aquifer or reaching a specified soil depth following 
wastewater application at specified hydraulic loading rates.  The model can also predict the 
transport and fate of nitrogen in groundwater as it migrates away from the soil dispersal bed area.  
At a hydraulic loading rate (DLR) of 20 mm/m2/d, the model predicts that for a receiving loam soil, 
total N removals of 40% are achieved by soil infiltrative depth of 60 cm (Table X).  After 90 cm of soil 
infiltration, total N removals are in the order of 80–100% (Geza et al., 2014; Siegrest, 2017).   
 
STUMOD model (Table 31) simulations of nitrogen fate at a depth of 60 cm below the soil infiltrative 
surface for septic tank effluent application at two DLR rates in different soils (Siegrest, 2017).  NB. 
0.5 gal/day/ft2 is equivalent to 20 mm/m2/d and 1.2 gal/day/ft2 is equivalent to 48 mm/m2/d. 
 
Table 31 STUMOD model simulation of fate of nitrogen within the soil   

USDA soil 
texture 

NH4-N removal (% of NH4-N in STE 
infiltrated) 

Total nitrogen removal (% of total N 
in effluent infiltrated) 

0.5 gal/day/ft2 
(%) 

1.2 gal/day/ft2 
(%) 

0.5 gal/day/ft2 
(%) 

1.2 gal/day/ft2 
(%) 

Sand 100 100 25 10 
Loamy sand 100 100 32 13 
Sandy loam 100 100 37 15 
Sandy clay loam 100 99 36 15 
Clay 100 38 45 14 
Clay loam 100 26 44 12 
Loam 100 49 40 13 
Sandy clay 40 13 31 7 

Note: results are at 60cm below infiltrative surface                                                                                                             Source: Geza et al. (2014) 

 
These predicted nitrogen removal rates from the STUMOD model have been validated by field and 
laboratory data and shown to be realistic of in situ performance.  For example, Geza et al. (2014) 
reported that for sandy loam soil supplied with septic tank effluent at 20 mm/m2/d, STUMOD-
predicted total N removals at a soil infiltrative depth of 60 cm was 31%.  Field data representing the 
same modelled conditions confirmed this simulated total N removal, with measured data giving total 
N removals at 60 cm depth of 36%.  Similarly good performance of STUMOD-predicted total N 
removals against field measured data were seen for other soil types, effluent application rates and 
infiltrative depths (Geza et al., 2014). 
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Total N removal performance under the same conditions (sandy loam soil, DLR of 20 mm/m2/d, 60 
cm infiltrative depth) is considerably greater when a nitrified effluent (containing primarily nitrate-N) 
is applied instead of a septic tank effluent (containing primarily ammonia-N).  For example, for sandy 
loam soil supplied with partially nitrified effluent (14 mg/L NO3-N) at 20 mm/m2/d, STUMOD-
predicted total N removals at a soil infiltrative depth of 60 cm is 86%.  Field data representing the 
same modelled conditions confirmed this simulated total N removal, with measured data showing 
total N removals at 60 cm depth of 87%.  These are precisely the conditions for the ABSORBS™ 
system which is a fully aerobic, nitrifying system producing an effluent that is almost completely 
nitrified based on the long-term monitoring results from AS 1546.3:2017 compliance testing in 
Hahndorf (i.e. average ammonia-nitrogen removals of 97%, and average effluent nitrate-N of 43 
mg/L). 
 
Based on predicted total N removals of a nitrified ABSORBS™ effluent being applied to the 
subsurface of a loam soil environment, we propose to adopt a conservative total N reduction of 50% 
at a soil infiltrative depth of 60 cm (Table 33), using a balance between ammonium and nitrate 
reductions. 
 
It is widely understood that P use efficiency in soil plant systems can be very low, main sinks of soil P 
can be seen in Figure 34.  This is particularly true in calcareous soil where soluble soil P combines 
with Calcium to form insoluble Calcium Phosphate.  The soil has significant calcium providing long 
term protection from off-site P movement.  To model soil P removal 50% reduction has been used 
based on Table 32. 
 
Table 32 Phosphorus use efficiency references  

Findings  
Approximately 20% of the fertilizer P recovered as organic 
P in the 0–10 cm soil layer 

McLaren et al., 2015 

80% recovered in A horizon to 43cm 
PUE determined up to 60-70% in Australian soils 

McLaughlin et al., 2011 

P-balance efficiency of grazing systems is about 20% and 
for cropping systems about 50% in southern Australia 

Richardson et al., 2011 

1% to 25% of P fertiliser recovered by wheat Armstrong et al., 2015 
30% of added P recovered  McLaren et al., 2015 

 
Table 33 Soil nutrient levels following soil attenuation  

Parameter  Units Nitrogen Phosphorus 

Soil N attenuation   % 50 50 
Residual PDF site nutrient load, 6.8ML/a kg 122 20 
Residual average occupancy site nutrient load, 4.9ML/a kg 89 14 
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Figure 33 System Nitrogen Cycle  

 
Figure 34 System Phosphorus Cycle  
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8.5.2 ABSORBS™ Eucalyptus Plantation Nutrient Removal  

As discussed in the water balance model, the ABSORBS™ filters will be planted interrow with a fast-
growing grasses and Eucalyptus trees.  It is recognised that it will take up to four summers for the 
native vegetation to grow to significant size (Victoria EPA, 1983).  Over that time the ABSORBS™ 
Eucalyptus plantation nutrient requirement will increase.   
 
Native plants have evolved to generally have a low nutrient demand and for the purpose of 
discussion the nutrient capture capability is being discussed as if the reserve was only native plants, 
it is understood that the nutrient demand of a mixed plantation of native would be greater than for 
a monoculture alone.   
 
The nutrient removal by Eucalyptus plantations is well discussed in the literature.  There are two 
significantly different ranges of values for nitrogen removal.  There is a high range in the order of 
300kg/ha/a for total coppiced plant removal.  The lower range of N removal is for sawn log 
plantations where the N removal is in the order of 100kgha/a (Table 34).   
 
For the purpose of modelling, a conservative 210kg/ha/a will be used.  This is the average between 
the full coppiced plant material removal and the sawn log material removal.  Albeit the management 
of the plantation will require full coppiced plant material removal this more conservative approach 
to N assimilation and removal will be adopted.   
 
There is much discussion in the literature about planting for Eycalyptus plantations with planting 
densities at 1,111 (Myers et al 1999), 1,333 and 2,667trees/ha (Mc Donald et al, 2004), Duncan et al, 
1998) and 517 – 6530 trees/ha (Minhas et al, 2015).  The best nutrient studies for Australian 
plantations focused on 1,333and 2,667 trees/ha.  Although there was production and nutrient 
uptake increases at higher planting densities the design of the Nexus Barossa wastewater system 
development will be at 1,333trees/ha.  The water and nutrient balances have been undertaken with 
this planting density.  Duncan 1998 undertook a 12-year study of Eucalyptus plantation irrigated with 
wastewater at Shepperton.  His work clearly showed that the shorter the coppicing cycle the greater 
the nutrient uptake and there was a linear relationship between production & nutrient uptake and 
nutrients applied through wastewater irrigation.  
 
It is the recommendation of this report that the plantation is coppiced every 6 years with 1/6

th of the 
total area coppiced commencing in year 3 and that all plant material; trunks, branches and leaves, 
are removed from site.  Plantation management plan will be included in the Wastewater Systems 
Maintenance Management Plan (to be developed post approval from SA EPA and SA Health).  A 6 
year coppicing cycle has been developed and it is in the mid-range of 3, 6 and 12 year coppicing 

cycles used in the Shepparton trail with 2 by 3year (6 years) coppicing removing 1.6 times the 
nutrients of the 6 year coppicing practice.  By designing the system with a 6 year coppicing cycle 
there is upside to be obtained if greater nutrient removal is required.   
 
Table 34 Nutrient assimilation for Acacia and Eucalyptus from various sources   

Species N kg/ha/a P kg/ha/a K kg/h/a 

Eucalyptus (Duncan et al, 1998)*  330***  181.04 

Eucalyptus (Ali, 2017)** 127 13 65 

Eucalyptus (Victoria EPA, 1983)** 90 15  

Eucalyptus, 6yr average (Myers et al, 1999)** 73   

Eucalyptus (McDonald et al, 2004)* 300****   
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Average total coppiced upper plant removal * 315   

Average sawn log removal** 97   
* Total removal total coppiced plant removal including spillage  
** Sawn log removal spillage remains on site  
*** N application rate of 200kg N/ha/a  
**** Combined trial with interrow plantings with grasses, tree and grass N removal was estimated to be approximately 700kg N/ha/yr  
 

Table 35 Soil nutrient levels following Eucalyptus assimilation 

Parameter  Units Nitrogen Phosphorus 

ABSORBS™ Eucalyptus plantation plant assimilation   kg 110 8 
Residual PDF site nutrient load, 6.8ML/a kg 12 12 
Residual average occupancy site nutrient load, 4.9ML/a kg -21 6 

 
The ABSORBS™ Eucalyptus Plantation is an area of 5,250m2 or 0.525ha.  Nitrogen and Phosphorus 
assimilation over the ABSORBS™ would equate to 110kg/a and 8kg/a respectively.  For PDF this 
would lead to a residual nitrogen and phosphorus load of 12kg and 12kg respectively.   
 
8.5.3 Buffer Plantation Nutrient Removal  

Similarly to the ABSORBS™ Eucalyptus plantation, the 4,750m2 or 0.475ha buffer plantation rate of 
nutrient assimilation Eucalyptus plantation is included in  
Table 34, for the purpose of modelling plant N and P assimilation will be 100kg/ha/a and 7kg/ha/a 
respectively (Table 36Table 36).   
 
Table 36 Soil nutrient levels following biodrain assimilation 

Parameter  Units Nitrogen Phosphorus 

Buffer plantation plant assimilation    kg 100 7 
Residual PDF site nutrient load, 6.8ML/a kg -88 5 
Residual average occupancy site nutrient load, 4.9ML/a kg -121 -1 

 
8.5.4 Biodrain  

The biodrain, inclusive of the ABSORBS™ Eucalyptus plantation and the buffer plantation, is 
approximately 1.0ha.  This area meets the nutrient removal and water requirements for the 
wastewater system.  The net nutrient balances are -88kg deficit of N and 5kg residual P, for PDF.  
However, average flow is the anticipated wastewater production rate and therefor the likely 
nutrient balance indicating that there would be a net deficiency of -121kg N/a and -1kg P/a.  These 
nutrients are likely to be sequestered from the soil pool.  The Wastewater System Monitoring and 
Maintenance Management Plans, to be developed, will include testing of plant tissue to assess 
nutrient uptake by plantation and best practice plant nutrient management.    
 
8.5.5 Early Water and Nutrient Management 

As stated, it will take 4 years for the plantations to develop.  It is critical that the water and nutrient 
balances meet the sustainable requirements for wastewater management.  To ensure adequate 
water and nutrient reduction performance during the early years of biodrain establishment fast 
growing perennial, Sections 7.5.1, Lucerne will be planted over the biodrain area including a buffer-
zone of 20m outside of the Eucalyptus biodrain (Figure 35).  At the time of installation of the 
wastewater system the biodrain will be planted with the plantation species and the winter active 
lucerne.  Features of the companion planting will be:  

• That the combined plantation plants and lucerne will have a combined crop coefficient of Kc 
1.0.  The water balance model for the combined planting will be the same as for the 
developed plantation after year 4; 
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• The nutrient balances for nitrogen and phosphorus for lucerne will exceed those of the 
plantation.   Nutrient removal for Lucerne is 220-540 N kg/ha/a and 20-30 P kg/ha/a 
(Victoria EPA, 1983).  It can be seen in Table 33 the system has a residual 122kg N and 20kg P 
post soil attenuation.  The N removal by lucerne is greater than the nutrient removal by the 
Eucalyptus plantation; and  

• The lucerne will need to be cut and carried (shown in Figure 33 and Figure 34) to achieve the 
required nutrient removal.  Grazing will not meet the nutrient removal requirements.  It is 
likely that the lucerne will need to be cut 4-6 times/a and carried off site.   
 
Lucerne makes outstanding mulch due to its carbon/nitrogen ratio, the use of the cut and 
carried lucerne for open space plant management would be a practical use of the removed 
plant matter.  This practice can be stopped after 4 years when the biodrain plantations reach 
4 years maturity.   
 
As the lucerne and Eucalyptus plants 
will be used in the early development 
phase (0 – 4 years) of the this has 
strategically been planned to meet the 
nutrient and water demands of the 
wastewater system in the early stages 
of the development.  It is proposed 
that the lucerne be planted over the 
site early in winter prior to Nexus 
Barossa (Hotel) occupancy. 
 
The combination of the Lucerne and 
soil storage will mitigate the risk to the 
environment of nutrients and water in 
the first 6 months of development.  No 
further action will be required at this 
point.  Final yearly, short term nutrient 
management strategy will be 
developed and finalised in the 
Wastewater System Maintenance 
Management Plan prior to Nexus 
Barossa (Hotel) operation. 
 

8.6 Summary Nutrient Balance 

From the above discussion the balance between nitrogen additions in wastewater and the nitrogen 
removal by the treatment and dispersal train is essentially balanced, negligible impact on the 
environment.  However, the balance for phosphorus is significantly in deficit, as the plants have the 
ability to sequester significantly more than is supplied in wastewater.   
 
This P deficit is significant as the plants will need to be maintained in a healthy growing condition, 
not limited in their growth and use of water to undertake the task required.  After year four it is 
recommended that the plants be tissue tested and analysed for any deficiencies that may limit 
production.  If deficiencies are evident than maintenance applications of nutrient may be required as 
part of ‘good’ management practices.  A Nutrient Management Plan should be developed at that 
time and will include ongoing sampling and analysis requirements.   

ABSORBSTM

Eucalyptus Plantation 

Lucerne Buffer-zone 140 x 140m 

Area of Lucerne Buffer-zone is approx. 1ha  

 
Figure 35 Wastewater biodrain showing 1ha Lucerne buffer-zone  
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9 Salinity and Maintaining Good Soil Condition 

To ensure the sustainability of wastewater management for the Barossa NEXUS (Hotel), it is 
important to consider salinity as part of the management system.  Regardless of the irrigation 
project and/or wastewater dispersal/disposal technique (i.e., irrigation; trenches; or the ABSORBS™) 
applied wastewater salt load needs to be considered and managed.  It is an important fact to 
understand, that dispersal technique does not negate the salinity risk for the project, see the 
Environmental Risk Assessment (Table 14). 
 
When dispersing of brackish wastewater, it is increasingly important to take into consideration the 
salt load that is being applied to the soil.  Albeit the salinity of wastewater from this project is 
unknown it is likely to be fresh to brackish (Table 37), with salinity of municipal wastewater being 0.6 
– 1.7dS/m (Myers et al, 1999)   
 
Table 37 Salinity Classes of Irrigation Water  

Class Salinity (dS/m) Salinity (PPM, mg/L)* Suitability for irrigation 

Fresh  0-0.8 0 - 500 Yes 

Brackish 0.8-5.0 500 – 3,200 
Yes with careful 

management 

Brackish  5.0-15.0 3,200 – 10,000 No 

Fresh  >15.0 >10,000 No 
* Calculated using 1dS/m  640mg/L (Thomas,1981 and Myers et al 1999)  Modified from: Murray Goulbourn Water, 2015 

 
In terms of suitability of irrigation water for crops, salinity is the greatest concern.  The effect of 
salinity on plants may be: osmotic, which impacts on energy expenditure and water uptake; related 
to specific ion toxicities, particularly Na+ or Cl- in leaves, where these elements are left behind by 
transpiration and concentrate over time.  Excessive salts may also cause soil structural decline. 
 
Salinity can negatively affect plants in four ways (Kelly et al, 2005):  

1. reduced ability to extract water from saline soil (general effect), 
2. negative impacts on soil structure through effects of sodicity, 
3. direct toxicity of individual salts on plants, and 
4. indirect effects of salts on nutrient uptake and balance. 
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High concentrations of salts in soil lower 
the water potential of the soil, slowing the 
movement of water into plants.  In saline 
soils the Osmotic Pressure (OP) associated 
with increased salinity reduces plant 
water uptake (Figure 36).  The resulting 
reduced water uptake can stimulate the 
production of a hormone which reduces 
crop transpiration (water loss) and 
photosynthesis (CO2 assimilation), slowing 
plant growth.  These effects of high 
concentrations of salt in the soil are 
similar to those which occur under 
drought conditions. 
 
 
The amount of salt applied and its impact 
on the crop and environment is a function 
of rainfall, salinity of irrigation water, amount of irrigation applied, irrigation timing and method, 
irrigation system design, soil type and crop selection.  The amount of salt taken up by plants is 
negligible and hence is not considered.  These parameters need to be considered in developing a 
sustainable wastewater dispersal technique.   
 
However, in all cases a leaching fraction (LF) is critically important to maintain good soil conditions 
(maintain sustainable salinity levels).  The only way to remove salt from soil under irrigation is to 
apply water, through irrigation and/or rainfall, at a rate that exceeds plant water demand and soil 
water deficit, allowing water and salt to move (leach) below the rootzone.   
 
Irrigation needs to be carefully managed to avoid both over- and under-watering.  Over-watering can 
lead to excessive cost of water, loss of soil and nutrients through run-off and leaching as well as 
potential for perched and rising water tables.  Under-watering can lead to crop stress, yield 
reduction and accumulation of salts in the soil (Kelly et al, 2005). 
 
The objective of leaching management is to ensure that the average root zone soil salinity is of a 
value that allows crop growth to occur at or more than 80% of its potential yield.   
 
 

9.1 Calculating Leaching Fraction 

There are several methods for the calculation of a theoretical leaching fraction to maintain “good 
soil condition”.  One such calculation has been included in the review and update of the SA EPA 
Wastewater Irrigation Management Plan (Saison et al 2021).  At steady state, the mass of salt 
entering the soil profile equals the mass of salt leaving the soil profile in the deep drainage water. 
This steady state mass balance can be expressed as follows: 
  

 
Source: Kelly and Rengasamy (2006)  

Figure 36 Shows the relative water uptake by plants in non-
saline and saline soils  

 



Barossa Assessment Panel Meeting 5 April 2022  
 Attachment 1 

Item 8.2 Page 791 

  

 

Arris Pty Ltd ACN 092 739 574 Page 90 
LCA for Sustainable Wastewater Management 

at 221 Yaldara Drive, Lyndoch SA 

 
 

 

Equation 2 ECi x Di =  ECd x Dd 

Equation 3 Hence  ECd = ECi x Di/Dd 

 Where: Eci  EC of infiltrating water (dS/m) 
Ecd  EC of in situ soil solution at the bottom of the root zone  
Di  Depth of infiltrating water (irrigation + rainfall)  
Dd  Depth of deep drainage below root zone (mm/yr) 

Now the Leaching Fraction LFi is defined as the ratio of deep drainage to infiltration depth  

Equation 4 LFi= Dd/ Di 

Hence the above equation can be re-expressed as  

Equation 5 ECd = ECi/ LFi 

Noting the approximation ECd ≈ 2.2 x ECse, the above equation can be re-expressed as: 

Equation 6 LFi = ECi / ECse x 2.2 

Now ECi can be calculated as: 

Equation 7 
ECi =

(ECr × Dr) + (ECiw × Diw)

(Dr + Diw)
 

Where  ECi  Weighted EC of rainfall + irrigation (dS/m) 
ECr  EC of rainfall = 0.03dS/m 
ECiw  EC of irrigation water (dS/m) 
Dr  Infiltrated Rainfall depth (mm/yr) 
Diw  Irrigation water depth (mm/yr) 

More simple calculations include (ANON, 2004 and Thomas, 1983)  

 

Equation 8 

 

LF = ECi / EC(50%) 

Where:  LF  leaching fraction, fraction of irrigation water required to leach salts; 
ECi =  Salinity of irrigation water in dS/m  
EC(50%) Electrical conductivity (dS/m) of drainage water at which relative crop yield is 

reduced by 50%  

 
It can be seen in Equation 8 that the leaching fraction is inversely proportional to the plant salinity 
tolerance (EC50%).  As the plant salinity tolerance increases the leaching fraction decreases and vice 
versa.  For this reason, plants with a moderate to high salinity tolerance will be used.  Selection of 
Eucalyptus species will be included in the system design application to SA Health.  However, Table 38 
gives Eucalyptus species that have high tolerance to saline sites.  A further literature review will be 
undertaken to expand this list and used in the selection of suitable mixed planting of trees. 
 
For example, assuming wastewater with a salinity of 1.0dS/m (ECi) 

a) River Red Gum  EC(50%) 15 – 20 dS/m (Thomas 1991)  
Conservatively taking EC(50%) to be 15dS/m  
Using Equation 8, LF = 1.0 / 15 
Required leaching fraction to maintain good soil conditions will be 6.66% 
of applied wastewater.  



Barossa Assessment Panel Meeting 5 April 2022  
 Attachment 1 

Item 8.2 Page 792 

  

 

Arris Pty Ltd ACN 092 739 574 Page 91 
LCA for Sustainable Wastewater Management 

at 221 Yaldara Drive, Lyndoch SA 

 
 

 
b) Cow Pea 

 
EC(50%) 4.9 dS/m (Thomas 1991)  
Using Equation 8, LF = 1.0 / 4.9 
Required leaching fraction to maintain good soil conditions will be 
20.41% of applied wastewater. 

 
Assuming an irrigation rate of 5ML/ha/yr, the leaching volume required to maintain good soil 
conditions for River Red Gum and Cow Pea would be 0.63ML and 1.02ML respectively.   
 
Using River Red Gum and Cow Pea as examples, it can be seen that deep percolation for River Red 
Gum is significantly less than for Cow Pea.  This supports the selection of Eucalyptus as the most 
appropriate plant for the ABSORBS™ bed biodrain.  It also clearly highlights that water needs to 
move below the root zone of the crop to ensure ‘good soil condition’ and the necessary plant 
performance to beneficially reuse, sequester and export wastewater contaminants.   
 
It can be seen that for Eucalyptus with an irrigation rate of 6.8ML (100% occupancy) and 4.9ML 
(average occupancy) with irrigation water of 1.0dS/m the leaching fraction would be 0.45ML or 
0.33ML respectively.   
 
Myers et al (1999) provide calculation for different effluent salinity and wastewater application rates 
for different salt tolerance plants which shows that threshold salinity can be reaches in 0.27 (Low 
salt tolerance, high ECi and high irrigation rate) to 2.8 years (High salt tolerance, low ECi and low 
irrigation rate).  Without leaching salt accumulation withing the rootzone can reach critical levels 
quickly, threatening soil condition and plant performance.   
 
Final plant selection will include the following decision-making criteria:  

• High tolerance to rootzone salinity;  

• The ability of species to survive and grow vigorously with high water and nutrient addition 
rates;  

• Species susceptibility to pest and disease attack; 

• Useability (marketability) of the end product (maximising reuse benefit);  

• Length of time for trees to reach useable size; 

• Effect of effluent irrigation on plant health and reusable product; and  

• Suitability of the plant selection to regional conditions and environment, including frost, 
rainfall and temperature)   

(Source: Modified from Myers et al, 1999)  

 
 
Key take home message: it is necessary to apply a leaching fraction to ensure the maintenance of 
‘good soil condition’, to prevent the accumulation of salt within the rootzone of the crop (Myers et 
al, 1999, Kelly et al, 2005).  This deep percolation needs to be managed to ensure good soil 
condition in the plant root zone, while at the same time avoiding excessive deep drainage which 
could lead to other off-site impacts.  Through careful selection of plants that are highly tolerant to 
the conditions under which the Barossa NEXUS ABSORBS™ biodrain system will operate, deep 
percolation will be minimised.   

“Zero Deep Percolation is Unsustainable”.  
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Table 38 Eucalyptus species tolerant to very saline conditions  

Species 
Common 

Name 
Form Comment* Source 

Eucalyptus badjensis  Big Badja gum Tree 2-4dS/m Myers et al., 1999 

Eucalyptus bicostata  
Southern blue 
gum 

Tree 2-4dS/m Myers et al., 1999 

Eucalyptus 
botryoides  

Southern 
mahogany 

Tree 4-8dS/m Myers et al., 1999 

Eucalyptus 
camaldulensis  

River red gum Tree 
High salt tolerance 4-8dS/m, 
susceptible to poor drainage 

Thomas, 1991 
Myers et al, 1999 

Eucalyptus cornuta Yate Tree Moderate waterlogging tolerance. 
AGRIC WA 
Accessed 01/22 

Eucalyptus dunnii  
Dunn’s white 
gum 

Tree 2-4dS/m Myers et al., 1999 

Eucalyptus globulus  
Tasmanian 
blue gum 

Tree 2-4dS/m Myers et al., 1999 

Eucalyptus grandis  Flooded gum Tree 2-4dS/m Myers et al., 1999 

Eucalyptus halophila 
Salt lake 
mallee 

Tree 
Suggest extremely tolerant. Low 
waterlogging tolerance. 

AGRIC WA 
Accessed 01/22 

Eucalyptus 
incrassata 

Ridge-fruited 
mallee 

Tree 
Low waterlogging tolerance. May be 
only moderately salt tolerant. 

AGRIC WA 
Accessed 01/22 

Eucalyptus 
kondininensis 

Kondinin 
blackbutt 

Tree 
Suggests moderate to very saline site 
tolerance. Low waterlogging tolerance. 

AGRIC WA 
Accessed 01/22 

Eucalyptus maculata  Spotted gum Tree 2-4dS/m Myers et al., 1999 

Eucalyptus maidenii  Maiden’s gum Tree 2-4dS/m Myers et al., 1999 

Eucalyptus nitens  Shining gum Tree 2-4dS/m Myers et al., 1999 

Eucalyptus 
occidentalis 

Flat-topped 
yate 

Tree 

Suggests EC of <200 mS/m. Wet or dry 
sites. Range 1.5–2.5dS/m. Very 
waterlogging tolerant. Provenance 
variation. 

AGRIC WA 
Accessed 01/22 

Eucalyptus 
occidentalis  

Swamp yate Tree 8-16dS/m  Myers et al., 1999 

Eucalyptus 
raveretiana* 

  Tree 
Suggests moderate, to very high 
tolerance 

AGRIC WA 
Accessed 01/22 

Eucalyptus robusta  
Swamp 
mahogany 

Tree 4-8dS/m, susceptible to poor drainage Myers et al., 1999 

Eucalyptus saligna  
Sydney blue 
gum 

Tree 2-4dS/m Myers et al., 1999 

Eucalyptus sargentii 
subsp. sargentii 

Salt river gum, 
Sargent's 
mallee 

Tree 

Suggests EC of 0.5–1dS/m (slightly 
saline).  Found tolerance for >30dS/m.  
Moderately waterlogging tolerant. 
Suggests low waterlogging tolerance. 

AGRIC WA 
Accessed 01/22 

Eucalyptus 
spathulata subsp. 
spathulata 

Swamp mallee Tree 
Suggests EC of 1–1.5dS/m. Good 
waterlogging tolerance.  Suggests low 
waterlogging tolerance. 

AGRIC WA 
Accessed 01/22 

Eucalyptus viminalis  Manna gum Tree 2-4dS/m Myers et al., 1999 

Casuarina 
cunninghamiana  

River oak Tree 2-4dS/m Myers et al., 1999 

Casuarina glauca 
Swamp she-
oak 

Tree 
8-16dS/m, susceptible to poor 
drainage 

Myers et al., 1999 
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Acacia melanoxylon Blackwood Tree 2-4dS/m Myers et al., 1999 

Pinus radiata  Radiata pine Tree 4-8dS/m Myers et al., 1999 

* Column may contain conflicting information by different authors, however it provides valuable information for woodlot species selection  

 

9.2 Maintenance of good soil conditions  

In Summary, the most reliable method managing salinity levels in the soil is to measure salinity.  For 
the Barossa Nexus (Hotel) project this will be undertaken using three Sentek soil probes that will 
measure soil water content and salinity in 200mm increments to a depth of 5m.  This will enable the 
assessment of 

• the rate of development soil salinity during wastewater application, 

• the location in the soil profile of the accumulated salt load; 

• the effectiveness of the planned deep percolation salt management approach to effectively 
manage rootzone salinity.  

 
The design of the monitoring system and management of the soil salinity and moisture profile will be 
addressed in the Wastewater Operation and Maintenance Manual and will be part of the Wastewater System 
Monitoring Plan 
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10 Future Works  

On acceptance of the wastewater treatment and management system outlined in this document by 
the SA EPA and the wastewater application to SA Health is approved there are a number of further 
actions to be completed:  

• Wastewater System Monitoring Plan (WSMP), inclusive of:  
o System performance;  
o Nutrient uptake monitored and validated.  
o Asset management plan;  
o Wastewater system operation and maintenance plan; and  
o Biodrain management plan. 
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11 Addendum RFI Response  

This addendum has been prepared following meeting between Andrew Solomon, SA EPA, and Carine 
Saison and Jim Kelly (Arris) on 25 February 2021 and the subsequent Request for Information (“RFI”)  
EPA Reference: PDI 84 - Nexus Barossa Hotel - Development Application: 21018528 
. 

•  A concern raised by the EPA was the depth of the topsoil over the fractured shale capping 
layer.  To maximise the water applied to the aerobic zone of the soil a system of trenches 
will be installed.  The use of the ABSORBSTM tunnel and intermittent pressure dosing system 
applies water to two zones in the soil 20% of the water doses to the upper zone of the soil 
and 80% to the lower zone through the trench base (Figure 37).  

 

 
Figure 37 Trench dispersal system showing the ABSORBSTM tunnel dual zone application. 

 
 
The fractured shale has not been found to be thick in areas where soil pits were dug for the 
assessment of the soil’s Ksat (see Table 9).  Also, it is going to be ripped, as explained in 
Figure 42. Moreover, the depth to watertable is greater than 5m, according to BIL (2001) and 
the soil underneath the fractured shale is a marly formation, high in calcium carbonate, likely 
to play a major role in P sorption.  
 
The tunnel is designed with an aeration system 
to ensure maintenance of aerobic conditions.  
This is undertaken with a central vent point and 
whirly vents designed to pull air through the 
system.  This combined with the splash effect 
from the pressure dosing system increases 
effluent air contact (Figure 38) while increasing 
effluent distribution uniformity.  This is 
undertaken for two reasons, firstly, through 
increased aeration it mitigates the risk of odours 
generated by anerobic conditions in the same 
way that SA Water requires whirly vents on 
grease trap installations.  Secondly, it provides a 
further vector for air exchange with the soil.   

Figure 38 Shows the effluent splash effect of the 
ABSORBSTM tunnel and pressure dosing  
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The intermittent dosing fills the soil 
profile with water and then allows it to 
drain, this process aids soil respiration.  
Soil respiration is greater in wetting cycles 
that drying cycles (Morillas et al, 2017).  
Groffman et al (1998) found that the 
mineralisation of C and N is attributed to 
the increased biological activity and 
microorganism death in wetting and 
drying cycles and from disruption of the 
soil environment and organic matter interactions.  Other researchers found similarly, that 
high rates of denitrification occurred in soils that were rewetted following drying.  Baligar 
(1971) found that denitrification, loss of gaseous N increased with the increase in drying 
cycles.   
 
The aerated tunnel system with intermittent dosing has been designed to maximise 
denitrification and gaseous N losses from the system (Figure 39).    
 
In summary, there are a number of mechanisms for denitrification from effluent irrigated 
soil.  The approach discussed above has the potential to enhance denitrification, the worst-
case scenario is that the system design will not inhibit denitrification.  The use of the 
STUMOD N attenuation model is therefore relevant to this application. 
 
This trench system is compliant dispersal technique included in AS/NZS1547:2012  

 

• Nitrogen and phosphorus nutrient balances have been undertaken to assess the potential 
risk for offsite impacts of the N and P additions to the system.  There are two main 
mechanisms to mitigate off site risks, that include: 

a. Water balance, there is a net water balance deficit, water used by plants >> the sum 
of the water inputs (rainfall and wastewater).  It can be seen that deep percolation 
below 2m is 0%, 0% and 14% for the 10th%-ile, average and 90th%-ile rainfall years, 
respectively. 
 
This calculation has been undertaken using a rooting depth of 2m, plant available 
water capacity of 165mm/m (Hazelton and Murphy, 2007) which is less than BIL 
(2001) who gave available water for clay loam in the Barossa to be 183mm/m, and a 
peak daily flow of 18,600L/d.  The plant available water storage of 165mm/m is 
conservative accounting for the fractured shale cap and lack of knowledge of the 
carbonate layer underneath albeit the carbonate is likely to be a loam with a plant 
available water capacity of 195mm/m (Hazleton and Murphy, 2007).   
 
At a depth of 2.6m no water moves below the rootzone for all modelled rainfall 
years.   However, for Eucalypts, if water moved below 2.6m it was not lost to the 
plant as Duursma et al (2011) reported water use from depths of up to 4.5m and 
Mathias et al (2017) reported on the importance of deep water uptake for drought 
protection with eucalyptus for depths of 10m (95% of plant water requirement) with 
roots reaching the water table at 10m after 2 years.   

 

Figure 39 Shows tunnel ventilation system  
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Using a crop coefficient of Kc = 1.0 it can be seen in Table 39 that the ETc is 1271mm of water 
demand.  When comparing this to the applied water through wastewater irrigation and rainfall the 
water available for irrigation is less than the plant demand.  
 
Table 39 Water balance per ha for 10th%-ile, average and 90th%-ile rainfall years  

 
Methodology is in line with EPA Victoria Publication 168 (1991) 

 
To better understand the risk of deep percolation it is worthwhile to undertake a further 
investigation of the water balance model for average daily flow in an average rainfall year (Table 40).  
When modelled no water moves below the 1.5m depth in the soil.  
 
Table 40 Shows the water balance model for the average flow in an average rainfall year  

 
 
The discussion of soil water balance demonstrated the loss of water or other contaminants is 
negligible other than in the worst cases scenario of PDF in greater than 90th-ile rainfall years.   
 

b. Nutrient balance 
i.  N inputs for peak design flow and average flow have been calculated and 

shown in Figure 40.  It can be seen that water treatment, soil attenuation 
and the ABSORBSTM plantation meet the N requirements of the project, N 

Jan Feb Mar Apr May Jun Jul Aug Sep Oct Nov Dec Total
RF (mm) 21.9 13.4 11.6 11.1 6.6 141 59.8 71 58.7 135.3 75.3 36.5 642
Net Eff RF (mm) 8.1 5.4 9.3 8.7 0.7 126 44.2 57.8 34.1 108.4 63.9 20.7 487
Wastewater application (mm) 57.7 52.1 57.7 55.8 57.7 55.8 57.7 57.7 55.8 57.7 55.8 57.7 679
Water for Irrigation (mm) 65.8 57.5 67.0 64.5 58.4 181.8 101.9 115.5 89.9 166.1 119.7 78.4 1166
ETo (mm) 182.8 140.5 137.9 110.9 64.8 42.4 35.6 58.5 71 104.8 144.4 176.9 1271
Kc=1 1 1 1 1 1 1 1 1 1 1 1 1
ETCrop 1.0 182.8 140.5 137.9 110.9 64.8 42.4 35.6 58.5 71 104.8 144.4 176.9 1271
Water Deficit (mm, Kc 1) 117.0 83.0 70.9 46.4 6.4 0.0 0.0 0.0 0.0 0.0 24.7 98.5 447
RF Percolation (mm) 0.0 0.0 0.0 0.0 0.0 139.4 66.3 57.0 18.9 61.3 0.0 0.0 343
Soil Storage (mm) 360 360 360 360 360 360 360 360 360 360 360 360
Water in Soil Storage (mm) 119.72 36.7 0 90 84 223 289 346 360 360 335 237
Deep Percolation (mm) 0 0 0 0 0 0 0 0 5 61 0 0 66

RF (mm) 43.3 22.1 8.6 86.2 17.1 84.6 76 32.9 65.7 45.7 27.2 2.3 512
Net Eff RF (mm) 36 15 2.7 73.7 8.8 69.2 64.4 21 46.8 29.5 18.2 0 385
Wastewater application (mm) 57.7 52.1 57.7 55.8 57.7 55.8 57.7 57.7 55.8 57.7 55.8 57.7 679
Water for Irrigation (mm) 93.7 67.1 60.4 129.5 66.5 125.0 122.1 78.7 102.6 87.2 74.0 57.7 1064
ETo (mm) 183.1 156.2 133.5 76 55.8 36.4 34.7 52.9 80.5 111.1 152.8 186 1259
Kc=1 1 1 1 1 1 1 1 1 1 1 1 1
ETCrop 183.1 156.2 133.5 76 55.8 36.4 34.7 52.9 80.5 111.1 152.8 186 1259
Water Deficit (mm) 89.4 89.1 73.1 0.0 0.0 0.0 0.0 0.0 0.0 23.9 78.8 128.3 483
RF Percolation (mm) 0.0 0.0 0.0 53.5 10.7 88.6 87.4 25.8 22.1 0.0 0.0 0.0 288
Soil Storage (mm) 360 360 360 360 360 360 360 360 360 360 360 360
Water in Soil Storage (mm) 3.96 0 0 90 101 189 277 302 324 301 222 93
Deep Percolation (mm) 0 0 0 0 0 0 0 0 0 0 0 0 0

RF (mm) 26.6 0.9 19.2 8.3 78.5 59.6 67.7 30.8 42.8 27.2 25.2 19.4 406
Net Eff RF (mm) 12.4 0 17.1 2.8 64.9 47 53.6 22.5 18.5 12.3 15.8 11.2 278
Wastewater application (mm) 57.7 52.1 57.7 55.8 57.7 55.8 57.7 57.7 55.8 57.7 55.8 57.7 679
Water for Irrigation (mm) 70.1 52.1 74.8 58.6 122.6 102.8 111.3 80.2 74.3 70.0 71.6 68.9 957
ETo (mm) 176.5 146.9 135.6 99.6 63.3 35.0 40.4 56.7 82.2 117.4 159.7 185.8 1299
Kc=1 1 1 1 1 1 1 1 1 1 1 1 1
ETCrop 176.5 146.9 135.6 99.6 63.3 35.0 40.4 56.7 82.2 117.4 159.7 185.8 1299
Water Deficit (mm) 106.4 94.8 60.8 41.0 0.0 0.0 0.0 0.0 7.9 47.4 88.1 116.9 563
RF Percolation (mm) 0.0 0.0 0.0 0.0 59.3 67.8 70.9 23.5 0.0 0.0 0.0 0.0 221
Soil Storage (mm) 360 360 360 360 360 360 360 360 360 360 360 360
Water in Soil Storage (mm) 0 0 0 90 149 217 288 311 303 256 168 51
Deep Percolation (mm) 0 0 0 0 0 0 0 0 0 0 0 0 0
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RF (mm) 43.3 22.1 8.6 86.2 17.1 84.6 76 32.9 65.7 45.7 27.2 2.3 512
Net Eff RF (mm) 36 15 2.7 73.7 8.8 69.2 64.4 21 46.8 29.5 18.2 0 385
Wastewater application (mm) 41.5 37.5 41.5 40.2 41.5 40.2 41.5 41.5 40.2 41.5 40.2 41.5 489
Water for Irrigation (mm) 77.5 52.5 44.2 113.9 50.3 109.4 105.9 62.5 87.0 71.0 58.4 41.5 874
ETo (mm) 183.1 156.2 133.5 76 55.8 36.4 34.7 52.9 80.5 111.1 152.8 186 1259
Kc=1 1 1 1 1 1 1 1 1 1 1 1 1
ETCrop 183.1 156.2 133.5 76 55.8 36.4 34.7 52.9 80.5 111.1 152.8 186 1259
Water Deficit (mm) 105.6 103.7 89.3 0.0 5.5 0.0 0.0 0.0 0.0 40.1 94.4 144.5 583
RF Percolation (mm) 0.0 0.0 0.0 37.9 0.0 73.0 71.2 9.6 6.5 0.0 0.0 0.0 198
Soil Storage (mm) 248 248 248 248 248 248 248 248 248 248 248 248
Water in Soil Storage (mm) 0 0 0 90 85 158 229 238 245 205 110 0
Deep Percolation (mm) 0 0 0 0 0 0 0 0 0 0 0 0 0
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inputs are <N requirements.  In this case the buffer plantation is there as a 
capture mechanism for fugitive N and does not need to be considered as 
part of the nutrient balance.   
 
P inputs for peak design flow and average flow have been calculated and 
shown in Figure 40.  It can be seen that water treatment, soil attenuation 
and the ABSORBSTM plantation do not meet the P requirements of the 
project, N inputs are > N outputs.  However, the soil profile is a clay loam 
over a fractured shale capping layer over carbonate (CaCO3), the carbonate 
layer will be a significant sink for P.  The loss of P is << less than that of N as 
P is mainly stored in a non-labile form (Figure 34). 
 
Similarly for P the buffer plantation is there as a capture mechanism for 
fugitive P and not need to be considered as part of the nutrient balance.   

 
To meet the needs of the new treatment and dispersal trains, the biodrain has 
been increased to 13,650m2

 (Figure 41).  The ABSORBSTM plantation will be 
10,000m2 and the buffer plantation will be 3,650m2.  The increase in the 
ABSORBSTM plantation is as a result of the different layout required for the new 
trenching system.   

 

 
Note 1:  all N can be accounted for through the ABR, soil attenuation and ABSORBSTM Plantation.  At PDF there is 14kg and average flow 

there is 3kg of residual P, however this will not present an environmental risk as the carbonate sub soil will sorb residual P. 
Note 2:  although not required for the nutrient balance the buffer plantation is shown (greyed out) to demonstrate capacity to sequester 

fugitive N and P. 

Figure 40 Nutrient balances for Peak Design Flow and Average Daily Flow  
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Figure 41 Biodrain layout including the ABSORBSTM plantation and Buffer plantation  

 

• Construction of the wastewater dispersal trench is shown in Figure 42 
a. Dig 60cm wide trench, trench to be level using laser level.  Ensuring that the trench 

is greater than 10cm deep on the low side, 
b. Cover basement of the bed with gypsum at 1kg/m2.  The gypsum is applied to 

mitigate risk of sodicity in soil layers below the know profile.  Calcium in gypsum will 
reduce P availability.   

c. After application of gypsum deep rip the floor of trench to 1m on both sides to “free 
up” the soil profile breaking up the capping rock and removing any hardpan or other 
barrier that might exist,  

d. Install the pressure dosing manifold, test for evenness of distribution and squirt 
height in accordance with the Washington State Department of Health Pressure 
Dosing Standard.  Note manifold is installed on trivets to mitigate against root 
intrusion risks, 

e. Install ABSORBSTM tunnel over the pressure dosing manifold,  
f. Cover tunnel with geofabric to retain soil and act as a root barrier, 
g. Recover surface with excavated material.  The covered surface will be > 150mm 

above the tunnel.   
h. Overland flow barrier with the raised back fill 
i. 1m deep rippling for tree planting.  Tree planting will occur adjacent the beds above 

and below the bed on alternate rows to allow access for maintenance. 
j. Plant with perennial grasses, this will be a mixture of grass and legumes to maximise 

year-round water use.  Combined crop coefficient Kc=1.   
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Figure 42 Construction of dispersal trench  

 

11.1 Water and Nutrient Balances in Early Stages 

Of concern with the development of any decentralised development with an onsite wastewater 
solution is the early stages of development and the capacity of the system to utilise wastewater.   
 
Strategies to minimise environmental harm at the commencement of the project:  

• Install the wastewater treatment and dispersal system as soon as possible to post financial 
investment decision.  This will enable the plants to develop as much canopy and root system 
as possible; 

• Planting of the plantation should consist of a mix of seeded and tube stock eucalyptus trees;  

• The whole area of the biodrain will be planted with a combination of perennial grasses 
including Lucerne, kikuyu and white clover.  This mix of plants will have the same or greater 
water demand and nutrient demand as the proposed eucalyptus plantation.  An interesting 
note is that the combined perennial grasses and eucalyptus plantation Kc is greater than the 
individual Kceucalypt or Kc pere. grass.  This is due to the different way that the two crops intercept 
light.  Before canopy closure light filters into the under storey.    

 
Christina et al (2017) show that deep drainage is not an issue after the first two years of Eucalyptus 
plantation development (Figure 43).  It also shows that water at depth feeds the plant system 
because after a saturating event the soil moisture content returns to a steady state.  It can also be 
seen that the water movement down the profile lags the water application. 
 
This research was undertaken in Brazil where the mean annual rainfall is 1430mm/y, 85% of rainfall 
is between October and May.  There were also big rainfall events, 30-60mm/d and 80-100mm/d 
were not uncommon, certainly larger than what is experienced in SA.  This is an important 
consideration as these high rainfall events are more likely to exceed the soil water storage capacity 
contributing to downward wetting front movement.   
 
In the Barossa case precipitation plus wastewater application (1191mm/y, 17% less at PDF and 
1001mm/y or 30% less at average WW production is being applied compared to the Brazil case) is 
much lower on a daily basis than rainfall in Brazil.  Due to the wastewater dispersal the distribution 
of water over the year is more even.  These factors will reduce the deep drainage. 
 
This is not to say in the first two years that deep drainage out of the root system will not occur, but, 
it is less of an issue than maybe first thought.  It can be seen that after two years, deep water 
patterns (5-10m) return.  The water stored in the profile is highly likely to be used by the trees and 
not continue to drain to the water table, years one and two deep stored water can be reused by the 
trees in subsequent years.    
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The pattern for nutrients will be the same, as the vector of transport of nutrients is water, so if 
stored water is used then the included nutrients will be used.   
 

 
Figure 43 Modelled and measures soil moisture content under a developing Eucalyptus plantation  

 
In summary, the use of shallow and deep-rooted perennial grasses have the capacity to meet the 
water an nutrient demands of the development until the eucalyptus plantation makes a significant 
contribution to water and nutrient demand.  This approach satisfies the practicality test (SA EPA 
WIMP) for water and nutrient management.   
 

11.2 Groundwater  

Groundwater in the region is relatively shallow between 5-10m deep (BIL, 2001).  Deep rooted trees 
access the vadose zone, the unsaturated zone, above the water storage to meet plant needs.  The 
vadose zone in this situation can be used to bank water.  However, in the event that water did 
migrate to the watertable carrying N the risk to end use is very low. 
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Groundwater salinity is 2,000 – 3,000mg/L for the proposed wastewater dispersal area (BIL, 2001).  
To get a better understanding of the potential uses for this water SA Health and the World Health 
Organisation (SA Health, accessed February 2022) provide the following commentary: 

• The Australian drinking water quality guidelines as reported by SA Health: 
o less than 600 mg/L is regarded as good quality drinking water. 
o 600 to 900 mg/L is regarded as fair quality. 
o 900 to 1200 mg/L is regarded as poor quality. 
o greater than 1200 mg/L is regarded as unacceptable. 

• World Health organisation comments on drinking water guideline TDS are:  
o “The palatability of water with a total dissolved solids (TDS) level of less than about 

600 mg/L is generally considered to be good; drinking-water becomes significantly 
and increasingly unpalatable at TDS levels greater than about 1000 mg/L.” 

o No health-based limit since TDS is “not of health concern at levels found in drinking-
water”. 

 
As the water is between 2,000 – 3,000mg/L salinity would be saline and its highest use would be for 
livestock drinking water (Table 41).  Albeit there are not any bores on the property and only a few in 
the surrounding area.  The use of these bores in this rural setting would, likely, only be for livestock 
drinking water.   
 
According to ANZECC (2000) guideline for livestock drinking water quality, threshold for nitrate 
concentration in livestock drinking water is less than 400mg/L.  Under such threshold, nitrate will not 
be harmful to animal health.  The threshold for nitrite should not exceed 30mg/L.   
 
Under the proposed dispersal technique and biodrain, groundwater would be highly unlikely to 
exceed 400mg/L as a result of deep drainage.  If the groundwater had elevated N then the deep 
drainage would have a dilution effect.  This would also be true for salinity.  
 
Table 41 Water suitability and salt concentration  

Salinity 
status 

Salinity (milligrams of salt 
per litre) 

Description and use 

Fresh <500 Drinking and irrigation 
Marginal 500-1,000 Most irrigation, adverse effects on ecosystems 

become apparent 
Brackish 1,000-2,000 Irrigation certain crops only; useful for most stock 
Saline 2,000-10,000 Useful for most livestock 
Highly saline 10,000-35,000 Very saline groundwater, limited use for certain 

livestock 
Brine >35,000 Seawater; some mining and industrial uses exist 

*Classifications from Mayer, XM, Ruprecht, JK & Bari, MA 2005, Stream salinity status and trends in south-west Western 
Australia, Department of Environment, Salinity and land use impacts series, Report No. SLUI 38.  

 
The depth of the groundwater in the immediate vicinity of the property is greater than the surface 
water.  It is therefore unlikely that groundwater would or could negatively impact the river adjacent 
this development.  To the contrary the river is likely to make a contribution to the groundwater 
system.  
 



Barossa Assessment Panel Meeting 5 April 2022  
 Attachment 1 

Item 8.2 Page 804 

  

 

Arris Pty Ltd ACN 092 739 574 Page 103 
LCA for Sustainable Wastewater Management 

at 221 Yaldara Drive, Lyndoch SA 

 
 

In summary, the water balance and nutrient modelling show that N leaching to the groundwater 
system is a low risk and that the impact of N in groundwater on environmental values or potential 
uses would be negligible.   
 

12 Monitoring the Soil and Groundwater Systems 

It is proposed that a deep monitoring well be installed at the downhill edge of the buffer plantation 
(Figure 41).  This bore is to be installed into the unconfined aquifer.  Standing Water Level depth be 
recorded quarterly and a sample for analysis be taken in the third quarter yearly (post winter).  This 
is the same frequency of monitoring as required for the Virginia Irrigation Scheme: Irrigation 
Management Plan.  Sampling shall be in accordance with AS/NZS 5667:1998 Water quality - 
Sampling Guidance on Sampling of Groundwaters (Reconfirmed 2016).   
 
Two soil water and salinity monitoring probes be installed to monitor groundwater depth and 
salinity to 5m (Figure 41).  These probes will have a web interface and have real time monitoring.   
 
There are two significant interventions that can be undertaken if the system does not perform in 
accordance with design:  

1. If sustained negative groundwater impacts (medium term trend) are observed, then to 

reduce pressure on the system a high-water use crop (Kc 2) will be interplanted in the 
ABSORBSTM plantation.  This crop should be selected for its water use, salinity tolerance and 
high nutrient requirement.  The associated increased demand will reduce deep percolation 
of water and nutrients, or  

2. Install additional trenching, this can be achieved through extending the length of trenches 
and increasing the number of trenches.  The design of the buffer plantation will facilitate this 
expansion as the trees will have developed significant canopy.  The effect of deep 
percolation will therefore be, in essence, immediate (36% increase in dispersal area).   

 
These monitoring tools could be made as an EPA Licence requirement.   
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Appendix A South Australia climate zone map 
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Appendix B Soil Landscape Map Unit for the Nexus Barossa 
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Appendix C Response to EPA Reference: PDI 84 
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52205LET03 

23 September 2021 

 

 

 

Attention:  Janine Lennon – Senior Assessment Officer 

Dear Ms Lennon 

Re:  Nexus Barossa 
Application ID 21018528 

Response to Representations 

MasterPlan (SA) Pty Ltd act on behalf of the applicant, KPHR Investments Pty Ltd, regarding the subject 
development application seeking planning consent for the construction of a tourist accommodation 
development on the land at 221 Yaldara Drive, Lyndoch. 

Accompanying this letter is the following the following documentation: 

• Visual Lighting Advice, prepared by Lucid Consulting; 

• updated Acoustic Assessment, prepared by Resonate; and 

• updated Native Vegetation Assessment, prepared by EBS Ecology. 

The letter herein responds to the matters raised in the representations received during public notification 
of the abovementioned development application. The information contained within this letter should be 
considered in conjunction with the documentation listed above. 

A total of 10 representations were received during the public notification period. These representations 
consisted of the following: 

• six (6) opposing representations; 

• three (3) supportive representations with some concerns; and 

• one (1) supportive representation. 

The representations and their content, as we have interpreted it, is summarised in Table 1 below. We have 
constrained our consideration to matters raised that we deem to be relevant from a planning perspective. 

The Barossa Council 
43 – 51 Tanunda Road, 
NURIOOTPA  SA  5355 
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A number of the issues raised in the representations are not considered relevant planning considerations. 
Those matters have not been considered further. We respond to the relevant planning concerns and 
comments raised in the representations below. 

Land Use Concerns 

Scale and Intensity 

It is noted that two (2) of the representors (Mr Skiparis and Mr Siviour) raise concerns in respect to the 
scale of the proposed tourist accommodation development and assert that this is contrary to the intent of 
the relevant planning policy. The representors differ in how this conclusion has been reached. 

One (1) of the representors forms this position on the basis of a previous determination of the 
Environment Resources and Development (ERD) Court, which determined that the Barossa Pavilions 
development was “small scale tourist accommodation” and was therefore acceptable. The representor 
posits that the proposal herein is not “small scale tourist accommodation”, and therefore is not acceptable. 

We note that the matter the representor has referenced was considered against the relevant policy in 
force at the time under the Development Act 1993. Important policy changes have subsequently occurred 
through the initiation of the Planning, Development and Infrastructure Act 2016 (PDI Act) and the 
implementation of the Planning and Design Code (P&D Code). One key policy difference is that within the 
current policy regime of the Rural Zone there is no specific reference to a desire for “small scale tourist 
accommodation”. In fact, we note that the term “small-scale”, whilst referenced repeatedly within the  
Rural Zone policy in relation to other forms of development (PO 4.1, PO 4.1, PO 9.2, DPF 1.1), is notably 
absent from policies related to tourist accommodation. 

Policy guidance on the appropriate scale of new tourist accommodation buildings within the Rural Zone 
is provided in the following Performance Outcome (PO) and corresponding Designated Performance 
Feature (DPF): 

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 set back from all allotment boundaries by at least 40m

(b) has a building height that does not exceed 7m above natural ground level.

PO 6.4 refers expressly to a scale that maintains a pleasant rural character. The associated DPF  
provides the only specific guidance for consideration of scale and the intent behind maintaining the 
“pleasant rural character and amenity”. 



Barossa Assessment Panel Meeting 5 April 2022  
 Attachment 3 

Item 8.2 Page 861 

  

52205LET03 4 

With consideration of the DPF criteria, we note that the proposed building satisfies the required setback 
distance to allotment boundaries. In respect to building height, predominately a height of less than  
7.0 metres above natural ground level is achieved across the building; however, some minor exceedances 
are evident, largely due to the building height responding to specific undulations in ground level. We do 
not consider that these exceedances are fatal to the achievement of this provision and would not be 
readily interpreted from areas external of the site. The building will read as a single storey building of a 
constrained height. We therefore consider that the proposal is consistent with the DPF criteria and as such 
satisfies the corresponding PO. 

A second representation takes the view that the intention of the applicable Rural Zone policies is to 
constrain tourist accommodation development to “small scale” and takes this inference largely from the 
quantitative guidelines listed within the DPF policy. The following is specifically referenced: 

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

In accordance with Part 1 – Rules of Interpretation of the P&D Code, a DPF policy provides guidance  
as to what is generally considered to satisfy a PO, but importantly does not necessarily need to be 
satisfied if the PO can be achieved another way. In simpler terms a DPF provides one way in which a  
PO could be achieved, similar to a Design Technique that were previously presented within some  
Council Development Plans. We form the view that while the development may present a departure in 
respect to the quantitative floor area guidelines within the DPF above, the proposal satisfies the 
overarching intent of the PO in terms of its association with agriculture in other ways and as such is 
acceptable. This is discussed further below. 

Association with Agriculture 

In respect to association with primary production activity, the subject land is already isolated from this 
purpose. The land has not been used in direct association with primary production for at least the last  
17 years, during which time the land has been approved for use and operated for tourist accommodation 
purposes. In this respect, the proposed development does not further depart from this provision or 
worsen the performance of the land. The proposed development continues the established dissociation of 
the land from primary production use and maintains the longstanding and approved use of the land for 
tourist accommodation purposes. 
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This is not a currently productive parcel of farming land for which a change of land use is sought. There is 
no need to provide expert evidence on the productive capacity of the site, as asserted in the 
representation, as the current tourist development on the land already alienates the land from this 
purpose and the site enjoys existing use rights for this prevailing function. 

We do not subscribe to the view that the intent of PO 6.3, is to constrain all tourist activity within the  
Rural Zone to a form that is ancillary and subordinate to a dominant agricultural use of the same 
premises; rather, it is to ensure that tourist accommodation within the Rural Zone maintains some form of 
connection to the fundamental purpose of the Zone, that being primary production. 

We find that the proposed development will enhance the association between the continuing tourism 
function of the land and local primary production activities and producers. This will be achieved by 
delivering increased opportunity for authentic visitor experiences within the region through the 
development of ancillary land uses, which support events and functions directly connected to local food 
and wine producers, in a setting that showcases the regions rural farming landscape and character. For 
example, it is anticipated that the restaurant component will celebrate the Barossa region, showcasing its 
agricultural products and produce. The restaurant, function centre, and conference facilities are expected 
to have a positive relationship with local wine and produce operations and will be able to showcase a 
broad range of local products. This opportunity is not currently available on the site. 

Tourism development is listed with Desired Outcome (DO) 2 as a potential value adding enterprise. In this 
respect and in accordance with PO 6.3 the development will be associated with “primary production 
related value adding industry to enhance and provide authentic visitor experiences”. 

Hours of Operation 

A number of the representations raise concerns in respect to the intended hours of operation of the 
ancillary components of the use (function centre, restaurant, swimming pool, day spa), noting that this 
information has not been referenced within the application documentation. The proposed development 
has not sought to establish hours of operations for these components at this stage, as this is intended to 
be established in negotiation with tenants who will operate these components of the land use, who are 
yet to be confirmed. 

It is important however, to consider the fact that the management of the tourist accommodation and 
associated facilities needs to consider the amenity of their own guests. The hours of operation of these 
elements of the facility will therefore, form part of the overall management of noise and activities 
associated with accommodation. 
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The proponent has limited the hours of operation for the components of the development that  
will be controlled and operated by the hotel directly. For example, garbage removal will be limited to  
9:00 AM – 7:00 PM on a Sunday and 7:00 AM – 7:00 PM on all other days. Furthermore, the proponent can 
confirm that hours of use will be established for the proposed swimming pool, closing the pool to use 
from 9:00 PM in the evening until 6:00 AM the following morning. 

Conflict with Agriculture 

A number of the representations have indicated concern in respect to potential conflict between the 
development and existing primary production activities in the locality. We reiterate that the subject land is 
presently utilised for tourist accommodation. 

The proposal does not introduce a sensitive use to the subject land in that the use of the land for tourist 
accommodation holds a long standing and valid existing use rights. The proposed accommodation is 
further separated from primary production uses than the existing Barossa Pavilions accommodation. 
Being an envisaged form of the development within the Rural Zone, we consider that the cohabitation of 
tourism development and agricultural activity is a feature that is contemplated by the relevant policy. 

Visual Impact 

The architectural approach delivers a contemporary design that continues the prevailing architectural 
theme evident on the subject land, whilst also providing for a respectful evolution in the scale and 
footprint of the built form. The overarching rationale for the design has been to create a luxury hotel with 
an economy of scale in the supply of accommodation rooms and a unique piece of architecture, balanced 
with the simultaneous need to ensure that the design outcome is in harmony with the natural character of 
the area and does not dominate the landscape. 

We do not consider that the intent of the relevant P&D Code policies on this issue is to prohibit such 
development but rather, is to ensure such development is integrated with the landscape and provides a 
positive contribution to the character of the area. 

The proposed development has been carefully designed and sited to integrate with the landscape. A 
single storey design was chosen which limits the vertical scale of the development. The siting and layout 
of the development utilises a geometric ring layout which sits below the crest/ridgeline of the site and is 
cut into the topography of the land. 

We remain of the view that the visual impact of the proposed development is acceptable and consistent 
with the relevant policies of the Planning and Design Code. 
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Loss of Privacy 

We disagree with the comments received raising concern with respect to loss of privacy. In an undulating 
topography with broad distance vistas, a degree of visibility between properties is a naturally occurring 
phenomenon and an accepted and unavoidable existing reality. Visibility and privacy are distinctly 
different matters. Just because two (2) sites/developments may be visible to one another does not mean 
that privacy is being impinge upon. We do not subscribe to the view that the privacy of adjoining land will 
be unreasonably negatively impacted by the proposed development. 

Views between properties and developments are at substantial distances and often precluded by natural 
features, such as topography and vegetation. Planning policy does not seek that view into or between 
properties, are wholly avoided. In a locality such as this that is not achievable. The planning policy seeks to 
ensure that unreasonable loss of privacy is avoided, and buildings are appropriately designed and sited so 
as to mitigate overlooking impacts. 

The proposed development will not result in unreasonable loss of privacy on any adjoining land parcel or 
adjoining development. The development is centrally located away from adjoining land, orientated east 
towards the least sensitive and most visually protected areas, and further separated from adjoining uses 
located on adjacent land. Photographs 1, 2, 3 and 4 below demonstrate the visibility of adjacent land 
and development from the site of the proposed pool, accommodation units and glasshouse. 

Photograph 1:  View South-East from Approximate Position of the Proposed Pool 
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Photograph 2:  View North-East from Approximate Location of the Proposed Pool 

Photograph 3:  View East from Approximate Location of the Proposed Pool
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Photograph 4:  View North-East from adjacent the Existing Glasshouse 

The built form visible in the foreground in the above photographs, are the existing Barossa Pavilions 
tourist accommodation on the subject land. The photographs clearly demonstrate the limited visibility 
from the subject land into sensitive areas on adjoining land parcels, specifically those adjoining land 
parcels occupied by representors that have raised specific concerns in respect to this issue. 

Noise Pollution 

Expert advice from an acoustic engineer has been obtained and provided with the application. The expert 
advice indicates that the development will be able to operate in compliance with the relevant 
environmental noise criteria. No other expert evidence to the contrary has been presented within the 
representations. Nevertheless, specific consideration has been given to the comments made within the 
representations by Resonate Acoustic Engineers. We reiterate their commentary in Table 2 below: 
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EPBC Act Referral 

An EPBC Act referral is not triggered in this case. The proposed development does not affect a  
Threatened Ecological Community. Contrary to what is stated in the representation, ecologists from EBS 
attended and undertook surveys of the site on two (2) separate occasions. A full inspection of the trees to 
be removed and the surrounding environment was conducted. 

Peppermint Box (Eucalyptus odorata) Grassy Woodland is a Threatened Ecological Community (TEC) 
under the EPBC Act. This community is present in the northern most portion of the site and is not 
impacted by the proposal. 

The trees to be removed were surveyed by EBS and had no native understorey and therefore did not 
constitute part of the Peppermint Box (Eucalyptus odorata) Grassy Woodland TEC. As such, no EPBC Act 
referral is required in this circumstance. Full detail is provided within the clearance report. 

Brushtail Possums 

Commentary was included within one (1) of the representations regarding anecdotal evidence of the 
presence of brushtail possums within 300 metres of the “assessed area”. Further information on the 
specific location was not provided. 

Based on public records available, on-site observations and lack of evidence during detailed surveys of 
the trees (no scats, droppings, suitable nest hollows) the likelihood of Brushtail Possums occurring in the 
area was deemed “unlikely”. Based on the anecdotal evidence received the species has now been included 
in the Scattered Tree Assessment Scoresheet (which did not change the fauna habitat score) and their 
likelihood has been changed to “potential”. 

This has no procedural implications or effect in respect to the process for the assessment and 
consideration of the tree’s removal. There is a need for the arborist removing the trees to undertake all 
necessary precautions to ensure the trees are devoid of any fauna prior to removal. This would have been 
conducted regardless. 

Landscaping 

The Landscaping Concept prepared with the application is of a high standard and suitably demonstrates 
the meaningful and carefully selected contribution that landscaping is sought to make in the post 
development scenario. 

Commentary received which purports that the area is unable to support meaningful vegetation plantings 
due to exposure and soil quality is inaccurate. Our understanding from the current landowner and 
manager of the Barossa Pavilions is that approximately 1000 tress have been planted to great effect 
surrounding Pavilions and the west boundary in the past six (6) years with approximately 80 percent still 
alive, this is despite no fixed irrigation being provided. 



Barossa Assessment Panel Meeting 5 April 2022  
 Attachment 3 

Item 8.2 Page 870 

  

52205LET03 13 

Traffic Concerns 

Expert advice has been provided in respect to traffic related matters. This has included an assessment of 
the capacity of the Yaldara Drive and Fuss Road to accommodate increased traffic associated with the 
development. The findings indicate that the proposed development will not adversely impact on the 
surrounding road network. No expert evidence to the contrary has been presented within the 
representations. 

Commentary has been received regarding perceived use of an unsealed private road on land between 
Yaldara Drive and Lyndoch Road. This is a private road over private land and is signed as such at the 
Yaldara Drive entry to the land. This private road will not be utilised. The existing signage will act as a 
sufficient deterrent to accidental use by visitors to the subject land (see Photograph 5 below). 

Photograph 5:  Signage at Entry to Private Road adjacent Yaldara Drive 

Conclusion 

We consider that the letter herein appropriately responds to the matters raised in objection to the 
proposed development in the six (6) opposing representations received during the public notification. We 
wish to reiterate that nearly half the representations received were in support. 
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Please keep us informed of a time and date for the Council Assessment Panel (CAP) meeting so that we 
can arrange to be in attendance to respond to any verbal representations to the CAP. 

Yours sincerely 

Nick Wilson 
MasterPlan SA Pty Ltd 
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MEMORANDUM
 

 
 

To: Masterplan   
    
Attention: Nick Wilson   
    
From: Kyle Rosenzweig Reference: LCE21310-005 

    
Project Name: Nexus Hotel 
    
Subject: Visual Lighting Advice  Date: 23/09/2021 

 
 

 
In response to Masterplans’ request for an assessment against the relevant carpark lighting standards and 
obtrusive lighting requirements, we provide the following analysis. 

The project scope includes designing an outdoor car park facility that complies with the Australian Standard 
requirements. 

1. The Relevant Standards 

The Australian Standards that are considered for the design/installation are as follow: 

▪ AS1158.3.1:2020 For outdoor car parking lighting design requirements. 
▪ AS4282:2019 For obtrusive lighting requirements. 

2. AS1158.3.1:2020 Requirements Analysis: 

The Australian Standard AS1158.3.1 sets design category selection criteria for the parking space. There 
are 3 different levels of lighting requirements for outdoor car parking facilities which are designated as 
PC1, PC2, and PC3 where PC1 is the highest and PC3 is the lowest. The selection criteria consider two 
factors to determine which lighting design requirements category best applies. The two factors are: 

▪ Night-time vehicles and pedestrian movement volume. 
▪ The fear of crime. 

Based on our understanding of the project and surrounding environs, we believe that the most suitable 
category for the outdoor parking facility at the Nexus Hotel is PC3 which is the lowest lighting 
requirements. 

The lighting requirements for an AS1158.3.1 category PC3 design are: 

▪ Average horizontal illuminance level of 3.5 lux achieved at floor level. 
▪ Minimum horizontal illuminance level of 0.7 lux achieved at floor level. 
▪ Horizontal uniformity of 8 (defined as Max illuminance/Average illuminance). 

 

3. AS4282:2019 Requirements Analysis: 

The design is required to comply with is AS4282:2019 for obtrusive lighting requirements. AS4282 
specifies several potential effects of an outdoor lighting installation; however, the relevant effect for this 
installation will be the ‘Effect on Resident’ as explained in Clause 2.4.1: 

 
Clause 2.4.1 specifies the following technical factors as reasons for potential obtrusive lighting issue: 
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▪ The illumination from a spill light being obtrusive, particularly where the light enters habitable 

rooms. This is measured by calculating illuminance on vertical surfaces where the spill light is 

expected to come from (ie a window in a bedroom). 

▪ The direct view of bright luminaires from a normal viewing direction causing annoyance or 

discomfort. This is measured by the maximum luminous intensity of the luminaires utilised for the 

design. 

▪ Changing in luminance due to effects of moving tress or signage with changing content (ie adverts 

signages). 

AS4282:2019 categories the installation areas into ‘Environmental Zones’ as explained in Table 3.1 in 
AS4282:2019 standard. Each ‘Environmental Zone’ category has its requirements to comply with 
AS4282:2019. Based on our assessment, this location would qualify as area A2/A3 which is an area of 
“Low or Medium District Brightness” such as semi-rural or suburban areas in towns and cities. 

Table 3.2 in AS4282:2019 specifies Maximum Values of Light Technical Parameters for the different 
environmental zones. 

Zone A2 requires a maximum direct illuminance of 5 lux during the non-curfew hours and maximum of 
1 lux during the curfew hours for compliance with AS4282:2019, Zone A3 requires a maximum direct 
illuminance of 10 lux during the non-curfew hours and maximum of 2 lux during the curfew hours for 
compliance with AS4282:2019. These values are quite low and are unlikely to be exceeded by the 
installation given the required lighting level for the carpark is only 3.5 lux. 

Based on the information presented above, it is our opinion that the proposed Nexus Hotel carpark 
lighting will not cause any significant issues. 

Regards, 

Mina Benjamin 

 
Senior Electrical Engineer 

BE (Hons) 
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Glossary 
 

A-we ght ng A spectrum adapt on that s app ed to measured no se eve s to represent human 
hear ng. A-we ghted eve s are used as human hear ng does not respond equa y at a  
frequenc es.  

Character st c Assoc ated w th a no se source, means a tona , mpu s ve, ow frequency or modu at ng 
character st c of the no se that s determ ned n accordance w th the Gu de nes for the 
use of the Env ronment Protect on (No se) Po cy (No se EPP) to be fundamenta  to the 
nature and mpact of the no se. 

Cont nuous no se eve  
 

A-we ghted no se eve  of a cont nuous steady sound that, for the per od over wh ch 
the measurement s taken us ng fast t me we ght ng, has the same mean square 
sound pressure as the no se eve  wh ch var es over t me when measured n re at on to 
a no se source and no se-affected prem ses n accordance w th the No se EPP 

Day  Between 7 am and 10 pm as def ned n the No se EPP 

dB Dec be —a un t of measurement used to express sound eve . It s based on a 
ogar thm c sca e wh ch means a sound that s 3 dB h gher has tw ce as much energy. 
We typ ca y perce ve a 10 dB ncrease n sound as a doub ng of oudness. 

dB(A) Un ts of the A-we ghted sound eve . 

Frequency (Hz) The number of t mes a v brat ng object osc ates (moves back and forth) n one 
second. Fast movements produce h gh frequency sound (h gh p tch/tone), but s ow 
movements mean the frequency (p tch/tone) s ow. 1 Hz s equa  to 1 cyc e per 
second.  

Ind cat ve no se eve  Ind cat ve no se eve  determ ned under c ause 5 of the No se EPP. 

L90 No se eve  exceeded for 90 % of the measurement t me. The L90 eve  s common y 
referred to as the background no se eve .  

Leq Equ va ent No se Leve —Energy averaged no se eve  over the measurement t me.  

Lmax The max mum nstantaneous no se eve .  

N ght Between 10.00 p.m. on one day and 7.00 a.m. on the fo ow ng day as def ned n the 
No se EPP 

No se source Prem ses or a p ace at wh ch an act v ty s undertaken, or a mach ne or dev ce s 
operated, resu t ng n the em ss on of no se 

Qu et oca ty A oca ty s a qu et oca ty f the P ann ng & Des gn Code prov s ons that make and 
use ru es for the oca ty pr nc pa y promote and uses that a  fa  w th n e ther or both 
of the fo ow ng and use categor es: (a) Res dent a ; (b) Rura  L v ng; 
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1 Introduction  
Th s report out nes the env ronmenta  no se assessment for the proposed Nexus Barossa deve opment n Lyndoch, 
South Austra a. The deve opment s a s gn f cant upgrade to the ex st ng Barossa Pav ons fac ty, nc ud ng the 
add t on of a new hote  ma n bu d ng w th restaurant, w ne tast ng and funct on spaces. The hote  ma n bu d ng 
supports the add t on of 80 guest rooms surround ng the ex st ng g asshouse. 
 
The c osest no se affected receptors are ocated to the west and south of the s te.  
 
The potent a  no se em ss ons from the deve opment have been assessed aga nst the requ rements of the P ann ng & 
Des gn Code and then South Austra an env ronmenta  no se po cy.  
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2 Proposed development 
2.1 Location  
The deve opment s to be ocated at the ex st ng Barossa Pav ons s te n Lyndoch, South Austra a. The proposed 
deve opment n re at on to ex st ng s te bu d ngs and nearby no se sens t ve rece vers s shown n F gure 1.  
 

 
Figure 1: Proposed development   

 

2.2 Operation 
The s te w  nc ude:  
• Hote  ma n bu d ng, nc ud ng restaurant, day spa, funct on and conference rooms, w th assoc ated back-of-

house fac t es and a oad ng bay 
• 80 guest rooms surround ng the ex st ng g asshouse 
• Outdoor restaurant and g ass house terraces, and outdoor poo  
• At grade car park ng, w th a tota  of 121 car parks ( nc ud ng ex st ng park ng).  
 
It s understood that heavy veh c e movements ( nc ud ng m n bus and de very veh c e) w  be m ted to day t me (7am 
– 10pm) operat ng hours. It shou d be noted that hote  guests w  occupy the s te 24 hours a day, as such, no se from 
hote  guest act v ty may occur at any t me.  
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2.3 Noise sources 
No se sources assoc ated w th the operat ons of the Nexus deve opment are as fo ows: 
• Patron no se from restaurant and g asshouse terraces and outdoor poo  area 
• Car park ng act v t es. 
• Cars trave ng through the s te  
• M n -bus trave ng through the s te 
• Truck movements assoc ated w th the serv ce/ oad ng area 
• Mechan ca  p ant assoc ated w th the operat ons of the deve opment. 
• No se generated by rubb sh co ect on act v t es. 
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Pena t es can a so be app ed to a no se source for a var ety of character st cs, such as mpu s ve, ow frequency, 
modu at ng or tona  characters. For a character st c pena ty to be app ed to a no se source s must be fundamenta  to 
the mpact of the no se and dom nate the overa  no se mpact. App cat on of the character st c pena ty s d scussed n 
the no se em ss on assessment.  
 
We note that under Part 5, C ause 20(6) of the No se EPP, exceedance of the recommended cr ter on does not 
necessar y mean act on s requ red under the No se EPP. Some of the fo ow ng matters shou d be cons dered when 
cons der ng act on: 
• the amount by wh ch the cr ter on s exceeded ( n dB(A)) 
• the frequency and durat on for wh ch the cr ter on s exceeded 
• the amb ent no se that has a no se eve  s m ar to the pred cted no se eve   
• the t mes of occurrence of the no se source 
• the number of persons ke y to be adverse y affected by the no se source and whether there s any spec a  

need for qu et. 
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5 Assessment 
5.1 Noise modelling 
5.1.1 Modelling parameters 
No se em ss ons from s te have been mode ed n SoundPLAN Env ronmenta  Software v8.2 program, us ng the 
Conservat on of C ean A r and Water n Europe (CONCAWE) a gor thms. The mode  takes nto cons derat on: 
• attenuat on of no se source due to d stance 
• barr er effects from bu d ngs, topography and the ke 
• a r absorpt on 
• ground effects 
• weather cond t ons (w nd speed, w nd d rect on, t me of day, and c oud cover) 
 
CONCAWE has s x d fference meteoro og ca  categor es—CONCAWE meteoro og ca  category 1 represents weather 
cond t ons that are east conduc ve to no se propagat on (best case s tuat on w th the owest pred cted no se eve s), 
CONCAWE meteoro og ca  category 4 represents neutra  weather cond t ons, and CONCAWE meteoro og ca  
category 6 represents weather cond t ons that are the most conduc ve to no se propagat on (the worst case s tuat on 
w th the h ghest pred cted no se eve s). In accordance w th the Guidelines for the use of the Environmental Protection 
(Noise) Policy 2007, CONCAWE meteoro og ca  category 5 has been used for day t me no se em ss ons and 
CONCAWE meteoro og ca  category 6 has been used for n ght t me no se em ss ons.  
 

5.1.2 Noise scenarios 
No se em ss ons from the deve opment have been assessed for reasonab e worst case day t me and n ght t me 
scenar os. The assumed worst case scenar os are based on s te p ans and veh c e movements from traff c mpact 
assessment ‘20210705rep - S212760 Barossa Hotel Lyndoch - TIA Report FINAL .  
 
The two s tuat ons mode ed n our assessment nc ude:  
• Day t me peak operat ons w th de ver es 

- 20 veh c e (car) movements n and out of the s te (and car park area) n a 15 m nute per od 
- 55 patrons n the restaurant terrace 
- 40 patrons n the outdoor guest poo  area 
- 40 patrons n the g asshouse terrace 
- 1 refr gerat on truck arr v ng and eav ng the serv ce/ oad ng area n a worst case 15 m nute per od. It s 

assumed that the truck w  d e cont nuous y for the major ty of the 15 m nutes. 
- 1 m n -bus arr v ng and eav ng the s te n a 15 m nute per od.  

• N ght t me peak operat ons – no heavy veh c e movement 
- As above, w th no de very truck or m n -bus 

 
No se eve s for the carparks were ca cu ated n SoundPLAN based on the amount of carparks n a park ng ot and the 
amount of car movements nto a park per hour, accord ng to ISO 9613-1996 (Parkp atz armstud e 2007). The amount 
of car movements per park per hour s converted to account for a 15 m nute t me per od. Pred cted no se eve s are 
based on a spray sea  surface for s te dr veway and car park ng areas.  
 
No se eve s for the m n -bus and de very truck dr v ng nto the property were obta ned from Resonate s database. 
Refr gerat on trucks are expected to have the h ghest no se eve s as we  as a no se source he ght of 2.5m. Th s s 
due to the refr gerat on un t above the dr vers cab n on the veh c e generat ng the major ty of the no se from the 
veh c e.  
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no se m t gat on. No se m t gat on (e.g. acoust c screen ng / enc osure around the southern serv ce yard) s ke y to be 
requ red f a generator w th a h gher sound power eve  s se ected.  

5.6 Rubbish removal 
Accord ng to the No se EPP, f no se from garbage remova  act v t es exceeds a max mum no se eve  of 60 dB(A) at a 
no se sens t ve receptor t must on y occur between 9 am and 7 pm on a Sunday or pub c ho day and 7 am and 7 pm 
on any other day. Note that th s s un ess t can be shown that a h gh no se env ronment ex sts.  
 
Note that f garbage remova  s restr cted to 9 am and 7 pm on a Sunday or pub c ho day and 7 am and 7 pm on any 
other day, there w  be no no se restr ct ons under the No se EPP. 
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6 Conclusion 
An env ronmenta  no se mpact assessment has been undertaken for the proposed Nexus Barossa Hote  n Lyndoch, 
South Austra a. 
 
Th s assessment has demonstrated that the no se em ss ons from the operat on of the proposed deve opment w  be 
ab e to comp y w th the re evant env ronmenta  no se cr ter a.  
 
On th s bas s the proposed Nexus Barossa deve opment w  be ab e to operate w th n the re evant no se prov s ons n 
the P ann ng & Des gn Code and Env ronmenta  Protect on (No se) Po cy requ rements.	
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Glossary and abbreviations 
BAM  Bushland Assessment Method 

BDBSA  Biological Database of South Australia (maintained by DEW) 

DAWE  Department of Agriculture, Water and the Environment (Commonwealth) 

DEW  Department for Environment and Water (South Australia) 

EBS  Environment and Biodiversity Services Pty Ltd (trading as EBS Ecology) 

EPBC Act Environmental Protection and Biodiversity Conservation Act 1999 

ha  Hectare(s) 

IBRA  Interim Biogeographical Regionalisation of Australia 

km  Kilometre(s) 

NatureMaps Initiative of DEW that provides a common access point to maps and geographic information about 

South Australia's natural resources in an interactive online mapping format 

NPW Act National Parks and Wildlife Act 1972 

NV Act  Native Vegetation Act 1991 

NVC  Native Vegetation Council 

PMST  Protected Matters Search Tool (under the EPBC Act; maintained by DAWE) 

Project  Barossa Hotel Development 

RAM  Rangelands Assessment Method 

SA  South Australia(n) 

Search Area 5 km buffer of the Project Area considered in the desktop assessment database searches 

SEB  Significant Environmental Benefit 

sp.  Species 

spp.  Species (plural) 

ssp.  Sub-species 

STAM  Scattered Tree Assessment Method 

TEC  Threatened Ecological Community 

var.  Variety (a taxonomic rank below that of species and subspecies, but above that of form)  
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2.3. General location map 

 

Figure 1. Location map showing DA property boundary (red) and landscape context 

2.4. Details of the proposal 

The proposal relates to clearance for construction of additional infrastructure for expansion of a hotel. Currently a 
large building, the Glasshouse, sits atop the hill with multiple small accommodation cabins situated around the 
property. The redevelopment includes plans for (Figure 2): 

-  a ‘ring’ of 80 single-storey hotel rooms in a circular design around the lower elevations of the hill; 
- provision of new commercial building incorporating restaurant, conference room, lobby, reception and 

housekeeping areas;  
- minor internal refurbishment of the Glasshouse to include a restaurant and function centre; and 
- additional entranceway, carparking, loading bay, access tracks and walking paths. 
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2.5. Approvals required or obtained  

Native Vegetation Act 1991 - Native vegetation within the Project area is protected under the Native Vegetation Act 

1991 (NV Act) and Native Vegetation Regulations 2017. Any proposed clearance of native vegetation in South Australia 

(unless exempt under the Native Vegetation Regulations 2017) is to be assessed against the NV Act Principles of 

Clearance and requires approval from the Native Vegetation Council (NVC). A net environmental benefit is generally 

conditional on an approval being granted.  

The NV Act applies in the Project area. Therefore, native vegetation must not be cleared unless approval is granted by 

the Native Vegetation Council (NVC) in accordance with Section 29 of the Act.  

Planning, Development and Infrastructure Act 2016 (DA No. to be provided) – The Planning, Development and 
Infrastructure Act 2016 (PDI Act) provides a planning system to regulate development within the State. It provides rules 
with respect to design, construction and use of buildings. Any acts or activities defined as development can be 
undertaken with a development approval under the appropriate pathway: 

- Exempt and Accepted Development – minor and standard applications (i.e. shed or minor home renovation) 
- Code Assessed Development – assessed on merit against the Planning and Design Code (Deemed to Satisfy 

or Performance Assessed) 
- Restricted Development – outside of the Planning and Design Code but assessed against the code and other 

guidelines 
- Impact Assessed Development – major developments subject to an environmental impact assessment process 

 Where Development is defined in the Act as: 

- The construction, demolition or removal of a building or the making of any excavation or filling for, or incidental 
to, the construction, demolition or removal of a building 

- A change in the use of land 
- The division of an allotment 
- The construction or alteration (except by the Crown, a Council or other public authority) of a road, street or 

thoroughfare on land 
- In relation to a State Heritage Place – the demolition, removal, conversion, alteration or painting of, or addition 

to, the place, or any other work that could materially affect the heritage value of the place 
- In relation to a local heritage place – any work (including painting) that could materially affect the heritage 

value of the place (including, in the case of a tree, any tree-damaging activity) specified by the Planning and 
Design Code for the purposes of this paragraph (whether in relation to local heritage places generally or in 
relation to the particular local heritage place).  

- The eternal painting of a building within an area specified by the Planning and Design Code 
- In relation to a regulated tree -any tree damaging activity 
- The creation of fortifications 
- Prescribed mining operations on land 
- Prescribed earthworks 
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- An act or activity in relation to land declared by or under the regulations to substitute development (including 
development on or under water) but does not include an act or activity that is declared by or under the 
regulations not to constitute development for the purposes of the Act. 

For development related to tourist accommodation within the Rural Zone, the Code Assessed - Performance Assessed 

development type applies.  

Environment Protection and Biodiversity Conservation Act 1999 - The Environment Protection and Biodiversity 

Conservation Act 1999 (EPBC Act) and the Environment Protection and Biodiversity Conservation Regulations 2000 

provide a legal framework to protect and manage nationally and internationally important flora, fauna, ecological 

communities and heritage places – defined in the Act as ‘matters of national environmental significance’. Any action 

that has, will have, or is likely to have a significant impact on Matters of National Environmental Significance (MNES) 

requires referral under the EPBC Act.  

National Parks and Wildlife Act 1992 - Native plants and animals in South Australia are protected under the National 

Parks and Wildlife Act 1972 (NPW Act). It is an offence to take a native plant or protected animal without approval. 

Threatened plant and animal species are listed in Schedules 7 (endangered species), 8 (vulnerable species) and 9 (rare 

species) of the Act. Persons must not:  

- Take a native plant on a reserve, wilderness protection area, wilderness protection zone, land reserved for public 

purposes, a forest reserve or any other Crown land.  

- Take a native plant of a prescribed species on private land.  

- Take a native plant on private land without the consent of the owner (such plants may also be covered by the NV 

Act).  

- Take a protected animal or the eggs of a protected animal without approval.  

- Keep protected animals unless authorised to do so.  

- Use poison to kill a protected animal without approval.  

Examples of other potential approvals include:  

- transport of declared weeds under the Landscapes South Australia Act 2019, and  

- Aboriginal heritage Act if any sites, objects or remains are uncovered during the works.  

Other legislative approvals may be required. 

2.6. Native Vegetation Regulation 

Clearance is to be assessed under Regulation 12(33) – New dwelling or building – to allow clearance of vegetation for 
a new building which will be approved under the Planning, Development and Infrastructure Act 2016. The building/s 
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must be situation in a location that avoids and minimises the loss of native vegetation. It should be demonstrated 
that alternatives have been conserved. 

2.7. Development Application information (if applicable) 

The Project Area at 221 Yaldara Road occurs within the Rural Planning Zone and comes under the Native Vegetation 
Overlay.  
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Unlikely 

Recorded within the previous 20 years, but the area provide no habitat or feeding resources for the species, 
including perching, roosting or nesting opportunities, corridor for movement or shelter.  
Recorded within 20 -40 years; however, suitable habitat does not occur, and species of similar habitat 
requirements have not been recorded in the area.  
No records despite adequate survey effort.  

 

3.2. Flora assessment  

The flora assessment was undertaken by NVC Accredited Consultant Jessica Skewes on 9th June 2021 in accordance 
with the Scattered Tree Assessment Method (STAM) (NVC 2020c). 

3.2.1. Scattered Tree Assessment Method 

The STAM is derived from the Scattered Tree Clearance Assessment in South Australia: Streamlining, Guidelines for 

Assessment and Rural Industry Extension report (Cutten and Hodder 2002). The STAM is suitable for assessing 
scattered trees in the following instances: 

• Individual scattered trees (i.e. canopy does not overlap). The spatial distribution of trees may vary from 
approaching what would be considered their original distribution (pre-European) through to single isolated 
trees in the middle of a paddock; or 

• Dead trees (when a dead tree is considered native vegetation); or 
• Clumps of trees (contiguous overlapping canopies) if the clump is small (approximately <0.1 ha); and 
• For both scattered trees and clumps: 

o The ground layer comprises wholly or largely of introduced species; 
o Some scattered colonising native species may be present, but represent <5% of the ground cover; 

and 
o The area around the trees consists of introduced pasture or crops. 

Details of the scattered tree Point Scoring System are outlined in the Scattered Tree Assessment Manual (NVC 2020c).  

The numbers of uncommon and threatened scattered tree using fauna species entered into the Scattered Tree 
Scoresheet were calculated by cross-referring the BDBSA data extract (see Section 3.1.2) and the lists of scattered 
tree using fauna in the Scattered Tree Assessment Manual (NVC 2020). The resource use of each species identified was 
considered when determining each tree’s suitability for threatened fauna species (e.g. species that only use hollows in 
scattered trees were only assigned to scattered trees containing hollows).  
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3.3. Fauna assessment 

Opportunistic observations of fauna occurring within the Project Area were recorded while on site, and habitat was 
assessed for signs of fauna (scats, tracks, traces), and the value of habitat within the Project Area was qualitatively 
assessed, with species of national and state significance in mind.   
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Figure 10. Three large trunks from large basal lignotuber 

A significant large old remnant Peppermint Box with a large base split into 3 trunks at ~1.23m, in good condition. 
The tree was measured below the split at 1 m height. The three individual stems split from the large lignotuber, 
and all were over 40 cm diameter, including the two trunks splitting above the measured DBH at 42cm and 
46.3cm. This tree was originally marked for removal, but has since been avoided for removal, however it still occurs 
within the 20m CFS clearance zone.  
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Included to 
incorporate CFS 
20m clearance 
regulation.  

4 Eucalyptus odorata 1 11 

2 small, 
1 

medium, 
3 large 

57 20 4.62 
Large remnant 
tree with two 
large stems. 

5 Eucalyptus odorata 1 12 
1 small, 

1 
medium 

52  10 6.12 

Tree in excellent 
condition. Large, 
remnant, 
significant tree.  

 

4.1.3. Site map showing areas of proposed impact 

  

Figure 14. Project Area and property boundary with trees (3) proposed to be impacted 
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4.1.4. Photo log 

 

Figure 15. Three of the trees proposed to be cleared, photo facing north (tree three in CFS 20m clearance zone). 

 

Figure 16. Context of clearance area (Tree 1 and Tree 2) in relation to existing infrastructure (Glasshouse), facing 

southwest. Proposed new infrastructure to follow curve of fence-line, creating circle of hotel rooms around the base of 

the hill.  
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4.2. Threatened species assessment 

4.2.1. Threatened fauna – EPBC Act and NPW Act 

The Protected Matters Search Tool (PMST) found twelve EPBC listed threatened or migratory fauna species to possibly 
occur within the Project Area, including nine birds, one mammal and two reptiles. None of these species were 
considered as ‘scattered tree using species’ under the STAM manual. A NatureMaps search found 17 NPW listed species 
occurring within 5 km of the Project Area since 1995 with <1km reliability. Nine of these were considered to be scattered 
tree using species, however the habitat was not ‘preferred’ by any of these species.  

One species, the Elegant Parrot (Neophemea elegans elegans) is a hollow using species which may utilise the scattered 
trees for nesting, while several other species may utilise the trees for feeding, perching and/or nesting. All scattered 
tree using species were either seasonal or woodland birds, not relying solely on scattered trees for resources and 
shelter. 
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Leipoa ocellata 
(Malleefowl) 

 V 5 
Likely 
to 
occur 

Unburnt mallee or woodland 
with abundant litter and low 
scrub (Morcombe 2021) 

Unlikely - no 
preferred habitat 
occurs in Project 
Area, no substantial 
leaf litter. 

No 

Melanodryas 
cucullata 
cucullata (Hooded 
Robin) 

R  3 2017 

Woodland of eucalypt, mallee, 
mulga, heath and semi-cleared 
farmland. Perches on trees to 
scan ground for prey 
(Morcombe 2021). 

Likely – preferred 
habitat in project 
area, possible use of 
scattered trees for 
perching.  

No 

Melithreptus 
gularis gularis 
(Black-chinned 
Honeyeater) 

V  3 
2003 
ssp. 

MLR: Critically Endangered. 
Occupy Eucalypt woodland with 
annual rainfall of 400-700mm, 
incorporating mature and 
regenerating eucalypts. Eats 
insects, nectar and lerps. 
Range has contracted (DEW 
2008) 

Possible – suitable 
habitat within Project 
Area. Known to 
utilise scattered 
paddock trees, 
favouring box and 
ironbark species. 

P/F/w 

Microeca 
fascinans ssp. 
fascinans (Jacky 
Winter) (South-
eastern 
subspecies is 
listed) 

R  3 1997 

AMLR: VU. Open woodland 
with open shrub layer and bare 
ground. Using bare branches 
and perches to hawk insects 
(DEW 2008). 

Possible – records 
within 5 km of, but no 
suitable open shrub 
layer. Possible 
perching habitat in 
scattered tree.  

P/w 

Motacilla cinerea 
(Grey Wagtail) 

 Mi 5 
May 
occur 

European/Asian species. 
Migrates south in winter, rarely 
reaches Australia, but when it 
does, inhabits fresh streams, 
mown grass, and ploughed 
land or near sewage ponds. 

Unlikely – no 
preferred habitat in 
Project Area, no 
recent records within 
5 km of Project Area.   

No 

Motacilla flava 
(Yellow Wagtail) 

 Mi 5 
May 
occur 

Open country near swamps, 
salt marshes, sewage ponds, 
grassed surrounds. Rare but 
regular visitor around Aust. 
coast especially the NW coast 
Broome to Darwin 

Unlikely – no 
preferred habitat in 
Project Area, no 
recent records within 
5 km of Project Area.   

No 

Myiagra 
cyanoleuca (Satin 
Flycatcher) 

 Mi 5 
Likely 
to 
occur 

Inhabitant of forest, woodland, 
mangroves, coastal heath 
scrub. When breeding, prefers 
wet gullies of heavy eucalypt 
forest.  

Unlikely – no 
preferred habitat, no 
recent records within 
5 km of Project Area. 

No 

Myiagra inquieta 
(Restless 
Flycatcher) 

R  3 2005 

Open forest, woodland, 
farmland, inland scrub. Aerial 
insectivore, hovering over 
foliage and grass. (Morcombe 
2021) 

Possible – recent 
records within 5 km, 
possible perching 
habitat in scattered 
trees over grass. 

No 
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Manna Gum, Stringybark and Grey Box. 
(DEH 2008) 

not observed on field 
survey. 

Eucalyptus 
fasciculosa (Pink 
Gum) 

R  3 2020 
Kangaroo Island, Mount Lofty Ranges, 
Fleurieu Peninsula, south-east of SA, 
into western Victoria. 

Unlikely – 
conspicuous species 
not observed on field 
survey. 

Euphrasia collina 
supbsp.osbornii 
(Osborn’s Eyebright) 

 EN 5 
May 
occur 

Endemic to SA, from YP, mid-north, 
southern Lofty and KI. Mallee scrub, 
forests, woodlands and coastal heath. 
Moist, open habitats, thrives after fire. 
(Greening Australia 2010). 

Unlikely – no 
preferred habitat in 
Project Area, no 
recent records within 
5 km of Project Area.   

Glycine latrobeana 
(Clover Glycine) 

 VU 5 
May 
occur 

Low lying seasonally inundated grassy 
woodlands dominated by E. viminalis 
subsp. Cygnetensis and/ or E. 
leucoxylon. Can co-occur with 
Pterostylis cucullata) (Carter and Sutter 
2010) 

Unlikely – no 
preferred habitat in 
Project Area, no 
recent records within 
5 km of Project Area.   

Maireana excavata 
(Bottle Fissure-plant) 

V  3 2009 

Minimal information available about 
habitat preferences. Majority of records 
from Northern Lofty region, 
concentrated north of Burra. 

Unlikely – 
conspicuous species 
not observed on field 
survey. 

Olearia pannosa 
subsp. Pannosa 
(Silver Daisy-bush) 

 VU 5 
Known 
to 
occur 

Endemic to SA, scattered throughout 
agricultural areas. Occuring in sandy flat 
areas and in hilly rocky areas in 
woodland or mallee, including 
overlapping with Peppermint Box 
Grassy Woodland of SA (TSSC, 2013) 

Unlikely – 
conspicuous species 
not observed on field 
survey. 

Prasophyllum 
fecundum (Self-
pollinating Leek-
Orchid) 

R  3 2009 

Mallee heathland, native pine and Pink 
Gum woodland or on rocky outcrops in 
Lower North wheatbelt on sandy or 
loamy soils. Scattered distribution in the 
Barossa Valley 20-150m altitude (DEH, 
2008) 

Unlikely – no 
preferred habitat in 
Project Area, recent 
records from Sandy 
Creek CP.    

Prasophyllum 
pruinosum (Plum 
Leek-orchid) 

 EN 5 
Known 
to 
occur 

The Plum Leek-orchid is endemic to SA, 
where it has been recorded in the 
Adelaide and MLR region from eight 
geographically isolated and distinct 
locations, which extend from the 
Barossa Valley to Belair NP. Preferred 
habitat includes open woodland and 
grassy forest, in the open or in the 
shelter of broom-like shrub growing in 
fertile loams, usually with other leek-
orchids (Bates, 2009). 

Unlikely – no 
preferred habitat in 
Project Area, no 
recent records within 
5 km of Project Area.   

Pterostylis 
psammophila (Two-
bristle Greenhood) 

 CE 5 
Known 
to 
occur 

Known from only two locations near 
Lyndoch in the Barossa Valley. Occurs 
in deep white sands in open woodland 
of Callitris gracilis and Melaleuca 

Unlikely – highly 
restricted known 
range. No preferred 
habitat within Project 
Area.   
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uncinate shrubland amid annual herbs 
(TSSC, 2015).  

Ptilotus erubescens 
(Hairy-tails) 

R  3 2009 

Little habitat information available, but 
records from agricultural land in 
Northern and Yorke region. Known from 
Lomandra grassland habitat.  

Unlikely – no 
preferred habitat in 
Project Area, no 
recent records within 
5 km of Project Area.   

Senecio macrocarpus 
(Large-fruit Fireweed) 

 VU 5 
May 
occur 

Grassland, sedgeland, woodland and 
shrubland on heavy soils (Department 
of Sustainability and Environment, 
2009). 

Unlikely – no 
preferred habitat in 
Project Area, no 
recent records within 
5 km of Project Area.  

Thelymitra matthewsii 
(Spiral Sun-orchid) 

 VU 5 
May 
occur 

Little known habitat requirements, but 
known to grow in open forest and 
woodlands on well-drained sand, gravel 
and clay loam soils, especially where 
there has been soil disturbance, and an 
open ground layer (Duncan 2010) 

Unlikely – highly 
restricted known 
range. No preferred 
habitat within Project 
Area.   

Source; 1- BDBSA, 2 - AoLA, 3 – NatureMaps 4 – Observed/recorded in the field, 5 - Protected matters search tool, 6 – others 

NP&W Act; E= Endangered, V = Vulnerable, R= Rare  

EPBC Act; Ex = Extinct, CR = Critically endangered, EN = Endangered; VU = Vulnerable 

4.3. Cumulative impacts 

When exercising a power or making a decision under Division 5 of the Native Vegetation Regulations 2017, the NVC 

must consider the potential cumulative impact, both direct and indirect, that is reasonably likely to result from a 

proposed clearance activity. 

Impact to native vegetation from all construction associated with the development will be limited to the removal of 
four scattered Peppermint Box trees identified in this report, including from clearance related to infrastructure, and 
clearance for fire protection. Vegetation within the Project Area footprint is largely disturbed dryland grazing, with 
planted non-native trees, and many additional scattered peppermint box trees around the property, which will not be 
impacted. No future development is currently proposed.  

Three large Peppermint Box trees existing within the Project Area have been assessed by CFS and as they pose no 
safety risk, are to be retained.  

Although Tree 3 is to be retained, it occurs within the 20-metre fire protection zone, and therefore clearance may be 
permitted in future should CFS deem it to be a fire safety risk, and as such, is included in this application  

One additional tree within the carparking area is to be retained, but it is possible tree health may be impacted by 
construction works and/or the landscape changes associated with provision of a new sealed carpark. This tree was 
not included as part of this application.  

The landscape around the proposed development is largely depauperate, consisting of scattered remnant trees with 
heavily grazed agricultural land consisting of exotic pasture grasses. Landscaping works consist of locally native 
species, and it is possible that these may positively benefit the landscape in the long term by contributing to cover 
and the local native seedbank.   
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4.4. Addressing the Mitigation Hierarchy 

When exercising a power or making a decision under Division 5 of the Native Vegetation Regulations 2017, the NVC must 

have regard to the mitigation hierarchy. The NVC will also consider, with the aim to minimize, impacts on biological 

diversity, soil, water and other natural resources, threatened species or ecological communities under the EPBC Act or 

listed species under the NP&W Act. 

a) Avoidance – outline measures taken to avoid clearance of native vegetation 

The Project footprint is largely within cleared paddocks used for grazing stock, and the design footprint has been 
placed to avoid clearance of trees as far as practicable, with at least four other native trees within the Project Area being 
retained.  

One large (72cm DHB) remnant Peppermint Box tree (Tree 3, Appendix 6) initially marked for removal has been avoided 
in the second iteration of the design plans.  

b) Minimization – if clearance cannot be avoided, outline measures taken to minimize the extent, duration 

and intensity of impacts of the clearance on biodiversity to the fullest possible extent (whether the impact 

is direct, indirect or cumulative). 

Of the five trees under application: 

- Tree 1 and Tree 2 are to be removed as they are within the proposed project footprint 
- Tree 3 is within the fire protection zone (<20m from building), and is under application, however will not be 

removed. 
- Tree 4 will be retained if possible, but due to its close proximity to the proposed infrastructure (2.4m) it is likely 

to require removal due to its root zone. 
- Tree 5 is within the civil works impact area for carparking and loading zone. Following consultant 

recommendations to retain the tree, the client has said that during the detailed design phase, attempts will be 
made to retain this tree, however, is likely that it will be removed.  

c) Rehabilitation or restoration – outline measures taken to rehabilitate ecosystems that have been 

degraded, and to restore ecosystems that have been degraded, or destroyed by the impact of clearance 

that cannot be avoided or further minimized, such as allowing for the re-establishment of the vegetation. 

The Landowner proposes to offset the impact of tree clearance by including extensive native revegetation as part of 
new site landscaping package including locally native species such as E.odorata. E. microcarpa, Lomandra longifolia, 

Enchyleana toentosa, Dianella revoluta var. brevicaulis, Allocasuarina verticillata, Callitris gracilis, Acacia pycnantha 

(Error! Reference source not found.). Refer to the Preliminary Draft Barossa Hotel Landscape Master Plan, KPHR 

Investments, Greenhill, Revision A. June 2021.  
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=  

Figure 17. Barossa Pavilions draft concept design Master Plan, June 2021 Rev. 

 

d) Offset – any adverse impact on native vegetation that cannot be avoided or further minimized should be 

offset by the achievement of a significant environmental benefit that outweighs that impact.   

The NVC will only consider an offset once avoidance, minimization and restoration have been documented and 

fulfilled.  The SEB Policy explains the biodiversity offsetting principles that must be met. 

The proponent is looking to offset the loss of these trees (in addition to payment into the Fund) by implementing 
plans for native vegetation restoration in the adjacent gully, in support of a nature walk and overall landscaping 
package. Management of the gully on the property which consists of higher quality Peppermint Box Grassy 
Woodland vegetation, may include exclusion fencing to reduce grazing, weed management, and the potential to 
implement a Heritage Agreement to protect it from future clearance applications and improve the quality of the 
existing vegetation (Error! Reference source not found.).  
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  Use SEB Credit that the proponent has established.  Provide the SEB Credit Ref. No. ___________ 

  Apply to have SEB Credit assigned from another person or body.  The application form needs to be submitted 
with this Data Report. 

  Apply to have an SEB to be delivered by a Third Party.  The application form needs to be submitted with this Data 
Report. 

  Pay into the Native Vegetation Fund.  

 

 

PAYMENT SEB 

If a proponent proposes to achieve the SEB by paying into the Native Vegetation Fund, summary information must be 
provided on the amount required to be paid and the manner of payment: 

Payment of $14,369.13 into the Native Vegetation Fund.  
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8. Appendices  
Appendix 1. Scattered Tree Vegetation Assessment Scoresheets associated with the proposed 

clearance and SEB Area (to be submitted in Excel format)  

Attached  

Appendix 2. Copies of associated approvals  

To be provided 
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EBS Ecology 

2/125 Hayward Avenue 

Torrensville, SA 5031 

www.ebsecology.com.au 

t. 08 7127 5507 
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EPA Reference: PDI 84 

 
 

16 March 2022 

 

 
Janine Lennon 
The Barossa Council 
PO Box 867  
Nuriootpa SA 5355 

 
 
jlennon@barossa.sa.gov.au  

 
 
Dear Janine 
 

EPA Development Application Referral Response 
 

 

Development Application Number 21018528 

Applicant Nick Wilson (MasterPlan) 

Location 221 Yaldara Drive, Lyndoch SA 5351 

Proposal The construction of a tourist 
accommodation development including: 80 
accommodation rooms; lobby building 
containing function room, restaurant, gym, 
administration, conference room & day spa, 
swimming pool 

 
This application was referred to the Environment Protection Authority (EPA) by the Assessment Panel at 
the Barossa Council in accordance with section 122 of the Planning, Development and Infrastructure 
Act 2016. The following response is provided in accordance with section 122(5)(b)(ii) of the Planning, 
Development and Infrastructure Act. 

 
PROPOSAL 
 
The proposed development is for the construction of a tourist accommodation development including 
80 accommodation rooms, lobby building containing function room, restaurant, gym, administration, 
conference room, day spa and swimming pool. 
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SITE 
 
The site of the proposed development is 221 Yaldara Drive, Lyndoch, comprising Section 461 within 

Hundred Plan 105200 (CT 5718/899). 
 

The subject land is located: 

• with the Rural Zone and Water Protection Area Overlay of the Planning and Design Code 

• partially with the North Para Water Protection Area 

• partially within the Gawler River catchment 

• not within an area serviced by a community wastewater management system (CWMS). 
 
The site has not been inspected by EPA staff but has been viewed via GIS information systems and 
aerial photography available to the EPA. 
 
CONSIDERATION 

 
The EPA assessment criteria are outlined in section 57 of the Environment Protection Act 1993 and 
include the objects of the Environment Protection Act, the general environmental duty, relevant 
environment protection policies and the waste strategy for the State.  
 
Advice in this letter includes consideration of the location with respect to existing land uses and is 
aimed at protecting the environment and avoiding potential adverse impacts upon the locality. 
 
It should be noted that the referral trigger to the EPA for assessment is for ‘Wastewater treatment 
works’ - Being sewage treatment works, a CWMS, winery wastewater treatment works or any other 
wastewater treatment works with the capacity to treat, during a 12 month period: (a) in the case of 

works located wholly or partly within a water protection area – more than 2.5ML of wastewater.  The 
EPA has therefore provided an assessment of the potential environmental impacts associated with 
proposed wastewater treatment works only. The EPA has not undertaken an environmental assessment 
of those parts of the application outside the scope of the activity of environmental significance that 
triggered the referral to the EPA. 
 
ENVIRONMENTAL ASSESSMENT  
 
Air Quality/Noise 
 
The EPA does not anticipate any adverse air quality (odour) or noise impacts from the proposed 

wastewater management system given that wastewater would be applied sub-surface and the small 

12kL pump sump and 2kL emergency pump sump are adequately separated from sensitive receivers. 

 
Water Quality 
 
Water quality in South Australia is protected by the EP Act and the associated Environment Protection 
(Water Quality) Policy 2015 (‘Water Policy’). Pursuant to the Water Policy, a person must not discharge 
a Class 1 pollutant into any waters or onto land in a place from which it is reasonably likely to enter 
any waters, including through the rising of the water table. Human waste is considered a Class 1 
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pollutant. Ensuring that human wastewater is managed so that it would not enter surface and ground 
waters is of primary concern when assessing proposed development within the North Para Water 
Protection Area. 
 

Wastewater Management 
 
The proposed wastewater management from the tourist development is outlined in the Land Capability 
Assessment for Onsite Disposal of Treated Effluent including Environmental Study at 221 Yaldara 
Drive, Lyndoch SA 5351, prepared by Arris, dated 21 December 2021 (uploaded to the Plan SA Portal on 
10 March 2022). 
 
The volume of wastewater proposed to be produced from the tourist accommodation development is 
calculated to be a Total Daily Inflow of 18,600L (maximum annual production is 6.8ML or 4.9ML with 
annual production based on an average occupancy rate of 71.9%) and Total Sludge Scum per year of 
9,480L. 

 
The proposed wastewater management system would include: 

• 4 x 20,000L tank primary treatment system 

• a 12,000L tank configured with 10,000L emergency storage and 2,000L pump sump (dual pump 
with both float switch and timed dosing) 

• ABSORBSTM Filters with 10,000 square metres of mixed tree and other perennial plantings over the 
ABSORBS area 

• a 10m-wide buffer zone around the ABSORBS planted with deep rooted perennials. 
 
Surface Runoff 
 
The EPA considers there is a risk of treated effluent runoff impacting on water quality in the nearby 
North Para River. To address this risk, the treated effluent is to be spread beneath the ground surface 
via the ABSORBS system, where pipes carry the treated effluent, the effluent discharges under pressure 
from the pipes (which are inside a buried plastic tunnel) and the effluent then soaks into the 

surrounding and underlying soil. The EPA considers this sub-surface application would prevent any 
direct surface runoff of treated effluent.   
  
A stormwater swale would be installed upslope from the area to reduce the risk of any stormwater 
runoff entering the treated effluent spreading area. The ABSORBS water spreading trenches would be 
installed across the slope and the raised backfill over the top of the ABSORBS tunnels, in these cross-
slope trenches, would also act as multiple cross-slope barriers to stormwater runoff due to rain falling 
on the ABSORBS area. This is satisfactory to the EPA. 
  
The bottom of the ABSORBS trenches would have gypsum added and would be deep ripped twice, to a 
depth of 1m, to facilitate water entry. The tree planting lines would also be deep ripped to this depth. 

The EPA considers these multiple deep ripping lines would increase water entry and further reduce the 
risk of surface runoff.   
  
The ABSORBS area would be planted to ground-covering plant species such as lucerne, kikuyu and white 
clover and these plants would also intercept and reduce the chance of surface runoff.   
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The treated effluent spreading area has a slope of approximately 12.5%, is set back more than 50m 
from the North Para River and is not within a 10% annual exceedance probability (AEP) flood Zone, all 
of which address requirements from the SA Health On-site Wastewater Systems Code.   
  

Given the above, the EPA considers the residual risk of water quality impacts to the North Para River 
from surface runoff to be low. 
  
Sub-surface Lateral Flow 
 
If treated effluent soaking into the soil hit a barrier to infiltration, it could travel laterally down slope 
through the soil and then emerge further down as seepage/surface runoff.   
  
The proposed deep ripping and gypsum application are designed to address any potential barriers to 
infiltration and so reduce the risk of sub-surface lateral flow of treated wastewater occurring.   
  

In addition, the ABSORBS area, where the treated effluent is to be applied, is surrounded by a 10m-
wide buffer zone, which is to be planted with deep rooted perennials.  This planting would intercept 
any lateral sub-surface flow that did occur. 
  
Given these measures, the EPA considers the residual risk of water quality impact on the North Para 
River due to sub-surface lateral flow to be low. 
 
Groundwater 
 
The nearest bore is located more than 50m away. At that nearest bore, the depth to groundwater is 
8.75m, based on Water Connect website data. Measures have been proposed to improve root growth 

into the underlying soils (deep ripping and gypsum) to facilitate water uptake by the plantings, hence 
reducing the risk of excess water percolating down to groundwater.   
  
Trees and other deep-rooted perennials are to be grown to extract more water, as opposed to shallow-
rooted annual plant species.   
  
Water balance modelling has indicated that, even with Decile 9 annual rainfall (i.e. 90% of years would 
have less rainfall than this) and using the Peak Design Flow (which would only occur for a certain 
proportion of any given year), there would be no percolation past a depth of 2.5m. Given that 
groundwater depth at this site may be another 6m below this, there is further storage capacity in the 
soil horizons below this 2.5m depth, providing an additional buffer against any treated effluent 

percolating down to groundwater. Tree root growth can reach depths of greater than 2.5m, which 
provides some opportunity for any of this deeper percolation, which might occur, to be recovered 
before it could reach groundwater. 
  
Nutrient balance modelling has indicated that nitrogen would be fully extracted by the combination of 
the anaerobic baffled reactor, the assimilation by soil and the usage by the mixed tree and other 
perennial plantings in the ABSORBS area, which has been increased in size, from 5,250 square metres in 
the original proposal, to 10,000 square metres in the revised Land Capability Assessment for Onsite 
Disposal of Treated Effluent including Environmental Study at 221 Yaldara Drive, Lyndoch SA 5351, 
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prepared by Arris, dated 21 December 2021 (uploaded to the PlanSA Portal on 10 March 2022). 
  
The EPA notes that if there was any residual nitrogen and deep percolation did carry it to down to local 
groundwater, the potential impacts have been considered in the application.  The salinity of local 

groundwater (2,200mg/L at the nearest bore, as shown by Water Connect) indicates that its likely use 
is for livestock water supplies. The nitrogen trigger value for Livestock Water Supplies in the ANZECC 
(2000) Water Quality Guidelines, is 400mg/L. This means that sufficient nitrogen would need to reach 
local groundwater to cause it to exceed this very high trigger value and the EPA considers this scenario 
is not considered likely, given the water and nutrient balance modelling and the design and 
management measures that have been proposed. 
  
Nutrient balance modelling has indicated that a small annual excess of 3kg of phosphorus across the 
whole of the 10,000 square metres of ABSORBS area might occur. This is not a significant amount of 
excess phosphorus across that area of land.  Also, information has been provided indicating that there 
is an underlying “marly” carbonate layer and in soil chemistry, it is known that phosphorus sorption 

occurs in carbonate layers, reducing phosphorus mobility. In addition, there is no trigger value for 
phosphorus for Livestock Water Supplies in the ANZECC (2000) Water Quality Guidelines, indicating 
that it is not a nutrient of concern for this water use. The information indicates that it is unlikely that 
a significant amount of phosphorus would reach groundwater, and that the likely use of local 
groundwater would not be compromised by any small quantity that did. 
  
Given the low likelihood of significant water and nutrients reaching local groundwater on-site, the risk 
of water quality impacts on nearby surface waters (the North Para River) from groundwater discharge is 
considered low. In addition, the EPA considers the residual risk of water quality impacts on 
groundwater to be low. 
 

A condition is directed below to ensure the wastewater system is installed as proposed in the Land 
Capability Assessment for Onsite Disposal of Treated Effluent including Environmental Study at 221 
Yaldara Drive, Lyndoch SA 5351, prepared by Arris, dated 21 December 2021 (uploaded to the PlanSA 
Portal on 10 March 2022).  
 
Monitoring 
 
A Wastewater System Monitoring Plan is proposed to be developed and would include: 

• system performance 
• nutrient uptake monitored and validated 

• an asset management plan 

• a wastewater system operation and maintenance plan 

• a biodrain management plan. 
 
Further, a deep monitoring well is proposed to be installed at the downhill edge of the buffer 
plantation into the unconfined aquifer. The standing Water Level (SWL) depth is proposed to be 

recorded quarterly and a sample taken for analysis in the third quarter yearly (post winter). In 
addition, two soil water and salinity monitoring probes (web interface and real time monitoring) are 
proposed to be installed to monitor groundwater depth and salinity to 5m. 
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In the event that negative impacts to groundwater are observed a high-water use crop would be 
interplanted in the ABSORBS plantation which would reduce deep percolation of water and nutrients. In 
addition, additional trenching would be installed by extending the length of the trenches and 
increasing the number of trenches (a 36% increase in dispersal area). 

 
The EPA is satisfied with the proposed preparation and implementation of the Wastewater System 
Monitoring Plan and the proposed monitoring infrastructure and contingency options. A condition is 
directed below to ensure the Wastewater System Monitoring Plan is prepared prior to operation and 
implemented. 
  
DIRECTION 
 
The relevant authority is directed to attach the following conditions to any approval: 

 
1. Prior to operation, the wastewater management system must be installed as specified in the 

Land Capability Assessment for Onsite Disposal of Treated Effluent including Environmental 
Study at 221 Yaldara Drive, Lyndoch SA 5351, prepared by Arris, dated 21 December 2021 
(uploaded to the Plan SA Portal on 10 March 2022). 

2. Prior to operation, the Wastewater System Monitoring Plan must be prepared as specified in 
the Land Capability Assessment for Onsite Disposal of Treated Effluent including 

Environmental Study at 221 Yaldara Drive, Lyndoch SA 5351, prepared by Arris, dated 21 
December 2021 (uploaded to the Plan SA Portal on 10 March 2022). The Wastewater System 
Monitoring Plan must be implemented for the operational life of the wastewater system. 

 
The following notes provide important information in relation to the development and are 
requested to be included in any approval: 
 

• The applicant/owner/operator are reminded of its general environmental duty, as required 
by section 25 of the Environment Protection Act 1993, to take all reasonable and 
practicable measures to ensure that activities on the site and associated with the site 
(including during construction) do not pollute the environment in a way which causes or 
may cause environmental harm.  

• More information about the Environment Protection Authority and the Environment 
Protection Act and policies can be found at: www.epa.sa.gov.au .  

 

If you have any questions about this response, please contact Courtney Stollznow on 82049402 or 
courtney.stollznow@sa.gov.au.     

 
Yours faithfully 
 

Hayley Riggs 
Delegate 
ENVIRONMENT PROTECTION AUTHORITY 
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8.3 21033492 - 415 Mengler Hill Road Angaston 

 
 

Applicant:  KKP international Pty Ltd represented by Elinor Walker, ESD 
Planning and Design. 

Representor to 

be heard: 

Joel and Peter Mattschoss of PO Box 72, Angaston 5353 

 
APPLICATION DETAILS 

PROPOSAL Construction of three new buildings to house six (6) 
tourist accommodation suites with a shared 
communal area; construction of associated car 
parking and two (2) 60kl rainwater tanks 

APPLICANT ESD Planning and Design on behalf of KKP 
International Pty Ltd 

OWNER KKP International Pty Ltd 

APPLICATION NO 21033492 

CERTIFICATE(S) OF TITLE CT 5159/196 

AREA 4.85 hectares 
CURRENT USE Tourist Accommodation (See “Previous 

Applications” below) 
PLANNING AND 
DEVELOPMENT CODE 
VERSION 

Version 201.16 – 4 November 2021 

PLANNING AND DESIGN 
CODE EXTRACT LINK 

Relevant Code Extract 

ZONE Rural  
OVERLAYS Character Preservation District 

Hazards (Bushfire - Medium Risk) 
Hazards (Flooding - Evidence Required) 
Limited Land Division 
Native Vegetation 
Prescribed Water Resources Area 
Water Protection Area 
Water Resources 

APPLICATION TYPE Code Assessed – Performance Assessed 

PUBLIC NOTIFICATION Notified – No sign on land required 

REFERRALS Internal – Works and Engineering and Health 
Services 

PREVIOUS APPLICATIONS 21007791 - Change of use of single-storey 
detached building from dwelling to short term 
tourist accommodation (maximum 10 guests); 
Installation of an advertising sign (Development 
Approval Granted 7 October 2021) 

ASSESSING OFFICER Anthony Zollo 

RECOMMENDATION That Planning Consent be GRANTED subject to 
Reserved Matters and Conditions 

https://app.plan.sa.gov.au/suite/webapi/file-download?doc=A7978199-A947-711E-30C7-7E545638D97E
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INTRODUCTION 

The owner of the Land KKP International Pty Ltd seeks Development Approval for the 
‘Construction of three new buildings to house six (6) tourist accommodation suites with 

a shared communal area; construction of an associated car parking and two (2) 60kl 

rainwater tanks. ‘at 415 Mengler Hill Road Angaston’. 
 

The site is located within the Rural Zone.  The proposed development was subject to 
Performance Assessment and public notification. The application was notified in 
accordance with Section 107 of the Planning, Development and Infrastructure Act 

2016 and was subject to receipt of four representations, of which one representor has 
requested to be heard. 
 
This application is subject to decision of the Barossa Assessment Panel 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. 

 
Following conclusion of the public notification period, in response to concerns from 
some of the representors, the applicant has submitted an amended plan to 
incorporate a landscape buffer, to increase screening of the building as viewed from 
the neighbouring property to the west.   
 
The proposal is for new tourist accommodation on a site which has an existing and 
approved tourist accommodation building, located in the southeast corner of the 
allotment.  Tourist accommodation is an envisaged land use under the relevant DPF 
for the Rural Zone.  On balance, having regard to all relevant provisions of the Planning 
and Design Code, the proposal in regards to locality, siting, bulk and scale, vehicular 
access, bushfire and wastewater management, reasonably achieves the Desired 
outcomes of the Planning and Design Code and as such Planning Consent is 
warranted, subject to Reserved Matters and Conditions. 
 
SITE AND LOCALITY 

The site is known as 415 Mengler Hill Road Angaston.  This is a single allotment on the 
northern side of Mengler Hill Road within an established rural area located up on the 
escarpment of the Barossa Ranges.  To the north-east of the subject site is the township 
of Angaston (seven kilometres away) and to the west is the township of Tanunda 
(approximately 6 kilometres away).  
 

The site is irregular in shape and has an area of approximately 4.93 hectares.  The site 
contains an existing building in the southeast corner, approved for occupation for 
tourist accommodation.  Stands of native vegetation are clustered within the site and 
concentrated mostly on the eastern half of the site.  In the southwestern corner of the 
site next to the western boundary is an existing water storage dam. 
 
Access is via a single driveway from Mengler Hill Road (refer Figure 4) located centrally 
within the frontage of the site to the road.  There is heavy vegetation located along 
the roadway, which does restrict some views into the subject site from the roadway 
and adjacent land to the south. 
 
The site is traversed by high voltage powerlines that dissect the property north-south. 
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The site borders an existing unmade road reserve along the eastern boundary and this 
road reserve separates the subject site from the site immediately east (Allotment 181).  
Further to this, there is an unusual configuration of the road reserve adjacent to the 
site, whereby portion of Mengler Hill Road carriage west of Tanunda Creek Road 
deviates from the road reserve into a land parcel in ownership of Barossa Council, in 
effect meaning there is substantial road verge of some 60m between the front 
boundary and portion of the road carriage. That area of road verge is densely 
occupied by native vegetation. 
 

The locality comprises of rural uses including that of general stock farming and some 
viticulture on a range of sized allotments, positioned on the escarpment of the Barossa 
Ranges.  A number of the allotments in the locality contain dwellings (refer Figure 2 for 
their location in yellow) as follows: 
 

- 333 Mengler Hill Road 
- 368 Mengler Hill Road 
- 387 Mengler Hill Road 
- 487 Mengler Hill Road 
- 516 Tanunda Creek Road. 

 
The nearest dwelling is 387 Mengler Hill Road, which is approximately 200 metres west 
of the location for the proposed new buildings. 
 
The topography of the land is undulating.  Some views down to the Barossa Valley 
floor are evident from the site in direction out to the north and north-west.   
 
An aerial view of the site and locality are contained in Figure 2 and Figure 3. 
 
Site photos are provided in Figure 4 to Figure 6. 
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Figure 1:  Zone Map, Site identified in Blue 
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Figure 2:  Aerial – Locality Plan – Subject Site in Green – Locality defined by Red, sites 

in yellow represent dwellings 
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Figure 3:  Aerial – Site - Subject site in Green – Approximate location of development 

in Red Hash – Yellow dots locations of Images taken (Figure 4-6) 
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Figure 4:  Site Photo - Mengler Hill Road – Entrance to the site - looking north west 

 
Figure 5:  Site Photo – View looking north east from Mengler Hill Road, the approximate 

indicative location of the development is highlighted in red 
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Figure 6:  Site Photo – View looking north east from Mengler Hill Road, the approximate 

indicative location of the development is highlighted in red 
 
PROPOSAL 

The proposal involves construction of three new buildings to be used for tourist 
accommodation, that comprises of two accommodation units and a shared 
communal space located centrally between the two units. The accommodation units 
each contain three tourist accommodation suites with ensuites and a deck for each 
suite and open kitchen/living/dining and decking. The shared communal space 
comprises open space with lounge, dining table and kitchen bench/BBQ. 
 
A car park is provided immediately south of the building, having capacity of six 
spaces, one of which is a disabled car park. Each unit has a large 60 Kl water tank 
located in close proximity to the built form and these tanks act as stormwater capture 
and for firefighting purposes. The carpark and access driveway is proposed to be of 
a compacted gravel finish. 
 

The buildings are setback approximately 70 metres from the western boundary, 
approximately 95 metres from the eastern boundary and 55 metres to the closest point 
to the rear northern boundary.  The car park area is approximately 125 metres to the 
entrance to Mengler Hill Road. 
 
The buildings have a three metre wall height and with an overall height of five metres.  
Materials of walls and roof are in a galvanised finish, with some fascia boards being of 
spotted gum hardwood.  Rainwater tanks are also in a galvanised finish.   
 
The central shared common space will be open to all sides with a stone wall located 
at the back of the kitchen bench/BBQ. Some screening landscaping is proposed to 



Barossa Assessment Panel Meeting 5 April 2022 
 

Item 8.3 Page 949 

the sides of the shared communal area, thereby providing visual buffer to the 
accommodation buildings and softening.   
 
Following conclusion of the public notification period, in response to concerns from 
some of the representors, the applicant has submitted an amended plan to 
incorporate a landscape buffer, to increase screening of the building as viewed from 
the neighbouring property to the west.  The stand of landscaping will be positioned 
approximately 10-15 metres off the western boundary and will extend ‘north-south’ 
direction for a length of around 120 metres.   
 

Attachment 1 contains a copy of the application and associated documentation, 
including the amended site plan showing the additional landscaping. 
 
APPLICATION TYPE 

The site is located within the Rural Zone under the Planning and Design Code. The 
proposed development is neither assigned as a form of ‘Deemed to Satisfy’ 
development under Table 2 of the Zone, or as a ‘Restricted’ form of development 
under Table 4. Therefore, the application is subject to ‘Performance Assessed’ 
assessment pathway. 
 
PUBLIC NOTIFICATION 

The application was subject to public notification in accordance with Table 5 – 
Procedural Matters – Notification of the Rural Zone.  As the proposal did not achieve 
the relevant exemption within the Rural Zone DPF 6.3(b). 
 
**NB – Bold illustrates the relevant provision/clause not satisfied. 
 

Class of Development (Column A) Exceptions (Column B) 

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. 

 
Performance Outcome DTS/DPF 

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. 

(a) DTS/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 in a new building, does not 

exceed a total floor area of 

100sqm. 

(ii) where in an existing building, does 

not exceed a total floor area of 

150sqm. 

(c) does not result in more than one 

facility being located on the same 

allotment. 

PO 6.4  DTS/DPF 6.4  
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Tourist accommodation proposed in a new 

building or buildings is sited, designed and of 

a scale that maintains a pleasant rural 

character and amenity. 

 

Tourist accommodation in new buildings: 

 

(a) is set back from all allotment boundaries 

by at least 40 metres. 

(b) has a building height that does not 

exceed 7 metres above natural ground 

level. 

(b)  

 
The table below provides details of the public notification process: 
 
Representations 

 
Four representations were received during the public 
notification period.  The representations are contained in 
Attachment 2. 
 
Three representors were in opposition to the proposal as 
follows: 
 
• Jo Zander of PO Box 81, Angaston SA 5353 
• Joel and Peter Mattschoss of PO Box 72, Angaston 5353 
• Michael and Kim Vears of 387 Mengler Hill Road, 

Angaston 5353  
One representor was in support of the proposal, subject to 
some concerns as follows: 
 
• Craig Hage of PO Box 662, Tanunda SA 5352 
The applicant has provided response to representations 
which is contained in Attachment 3. The applicant’s 
response to representations was provided to representors for 
their information.   
 
One representor who was opposed to the development has 
withdrawn their representation as follows: 
 
• Michael and Kim Vears of 387 Mangler Hill Road, 

Angaston 5353 
Another representor has acknowledged that bushfire 
concerns have been recognised however the representor 
has not withdrawn or altered their opposition to the 
proposal: 
 
• Jo Zander of PO Box 81, Angaston SA 5353 
The third representor, in opposition to the proposal, Joel and 
Peter Mattschoss, provided additional information and 
posed a series of questions to the applicant in a further 
submission after close of the public notification period, 
dated 22 March 2022.  A copy of the further submission is 
contained in Attachment 4.   
 
The applicant was invited to provide a response to the 
representors supplementary submission but a response was 
not received in time for the agenda.  The applicant will have 
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the opportunity to address the supplementary submission 
when they are heard at the meeting. 
 

Person wishing to be 

heard: 

Of the four representations received, one representor has 
requested to be heard as follows: 
 
• Joel and Peter Mattschoss of PO BOX 72, Angaston SA 

5353 wishes to appear 
 

Applicant Elinor Walker of ESD Planning and Design on behalf of KKP 
International Pty Ltd. (the Owner) has requested to be heard 
to respond to representations. 
 

Time period for 

Public Consultation 

22 December 2021 to 19 January 2022  

 

 
Figure 7:  Aerial View - Representors -Subject site indicated in Green - representors 

indicated by Blue Dots. 
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The table below summarises the contents of the representations and the applicant’s 
response: 
 
Summary of Representations  

Representor/s Applicant’s Response 

• The proposal will result in land use 

conflict arising from incompatible 

land use with adjacent 

agriculture/horticulture activities. 

 

• The ability to continue to farm and 

undertake primary production 

activities on adjacent land without 

imposition from changing land uses 

such as tourist accommodation. 

 

 

 

• The site is located in a medium 

bushfire risk area and we have 

concern in regards to appropriate 

access to water supply and safe 

access and egress from the site. 

 

 

 

 

• The proposed buildings will result in 

adverse visual Impacts on the 

surrounding area in the form of the 

new buildings and car parking. 

 

 

 

 

 

 

 

• The proposal will introduce an 

increased security risk from visitors to 

the area and may give rise to 

unacceptable behaviours such as 

trespass and nuisance. 

 

 

 

 

• There has been a deliberate attempt 

by the land owner to withhold 

information from neighbours about 

the proposed development. 

 

• The proposed development is 

consistent with the state-wide vision 

of the Rural Zone which encourages 

tourist accommodation. 

 

• The proposal has been designed and 

located to mitigate the impacts of 

this proposal on the surrounding land 

including incorporating appropriate 

setbacks to boundaries.  In addition, 

amended plans now introduce a line 

of trees for screening along the 

western boundary. 

 

• The access to the site has been 

altered to manage CFS access and 

egress.  The access and car park 

area have been designed to form 

part of an asset protection zone and 

fire break, water tanks are proposed 

that will be utilised for firefighting 

purposes. 

 

• The proposal has had regard to 

appropriate siting, setbacks and 

design methods, including keeping 

the building form at single level, 

clustering of the built form to reduce 

the visual impact on the surrounding 

landscape and proposed 

landscaping adjacent to the western 

boundary to screen the building from 

neighbouring land to the west.   

 

• The issues around security and patron 

behaviour is not considered to be a 

relevant planning matter and the 

relevant authority cannot make 

decisions based on potential 

behaviour issues.  However, a site 

manager is employed who can assist 

should any issues arise. 

 

• No response was provided. 
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A copy of the representations received is contained in Attachment 2.  The applicant’s 
response to representations is contained in Attachment 3. 
 
REFFERALS 

 
External 

Pursuant to Schedule 9 of the Planning, Development & Infrastructure (General) 

Regulations 2017, the application was not subject to any referrals. 
 
Internal 

The following internal advice has been received from staff: 
 
Works and Engineering The proposed stormwater management plan and 

car park design are acceptable. 

 
Health Services The building work must be connected to an 

approved on-site wastewater system.  The 

applicant has been requested to submit a 

wastewater application.  A wastewater application 

was lodged on the 15 March 2022 and is currently 

under assessment by Council’s Health Services 

Department. 

 

Initial advice from the Health Services Department 

is that an on-site wastewater system can be 

accommodated on the site, subject to detailed 

design. 

 
ASSESSMENT 
Please refer to the following link, the Planning and Design Code extract for this 
proposal, Version 201.16, 4 November 2021. 
 
Planning and Design Code Extract Link Relevant Code Extract 

 
Seriously at Variance 

Pursuant to Section 107(2)(c) of the Planning, Development and Infrastructure Act 

2016, it is recommended that the Panel determine that the proposed development is 
not seriously at variance with the relevant provisions of the Planning and Design Code.   
 
Tourist Accommodation is anticipated form of development within the Rural Zone, 
subject to appropriate design.  Having regard to the nature of existing uses in this 
locality which include a number of dwellings, that tourist accommodation is already 
approved at this site, the small scale of the tourist accommodation and the high-
quality design, the proposal may be appropriate, subject to further consideration of 
impact and compatibility of use with the locality in which it is sited.  Given the above, 
the proposal is not considered to be seriously at variance with the provisions of the 
Planning and Design Code. 
  

https://app.plan.sa.gov.au/suite/webapi/file-download?doc=A7978199-A947-711E-30C7-7E545638D97E
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Character Preservation (Barossa Valley) Act 2012 

Pursuant to Section 6(2) of the Character Preservation (Barossa Valley) Act 2012, 
having regard to the objects of the Act, it is recommended that the Panel determine 
that the proposed development does not adversely impact the character values of 
the district.  
 
The proposal will protect and enhance the special character of the district.  In its 
proposed form the development limits adverse effects on the special character of the 
district, noting the development will not be visible from Mengler Hill Road and will be 
largely screened from both the east (existing vegetation) and west (proposed 
landscaping).  The proposal does take advantage of high-quality views out to the 
north and north-west, which will attract visitors to enjoy this premium location, 
however, the proposal is of single storey, clustered building design, that uses a low 
profile and is of high-quality architectural form, meaning the proposal will not have an 
adverse impact on the landscape values of the district.  For these reasons, the 
proposal will maintain the special character values.  
 
Further discussion is contained under the Assessment section below in relation to the 
Character Preservation District Overlay. 
 
Assessment 

Detailed assessment of the proposal has taken place against the relevant provisions 
of the Planning and Design Code as quoted above.  Commentary is provided below 
under headings: 
 
Land Use 
 

Rural Zone   

Desired Outcomes 

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. 

 

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. 

 

Relevant Performance Outcomes/Designated Performance Features 

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. 

DTS/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) Intensive animal husbandry 
(p) Low intensity animal husbandry 
(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) Workers' accommodation 

 

Tourism Accommodation is listed as a land use under Designated Performance 
Feature (DPF) 1.1 (v).  Accordingly, tourist accommodation represents one way of 
satisfying the Performance Outcome 1.1 which states: 
 

‘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.’ 

 
The proposed site is approved for use as tourist accommodation and the expansion 
of this land use in the form of the additional buildings will further value add to the rural 
economy by providing improved diversification of land for tourism development but 
doing so in a way that does not impact on the ability of adjacent primary production 
uses to continue to operate in their own right. 
 
The site being in close proximity to the historic townships of Angaston and Tanunda 
and accessible via Mengler Hill Road which is a tourism route means the development 
will support economic prosperity within South Australia and the region.  The small-scale 
expansion of the land use will complement the intent of the Zone. 
 
In summary, the proposed small-scale expansion of the existing land use is considered 
to be appropriate. 
 
Scale and Form of Development 

 
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. 

DTS/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: 

(c)  
(i) where in a new building, does not 

exceed a total  floor area of 100 
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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. 

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. 

DTS/DPF 6.4 

Tourist accommodation in new buildings: 

 
(a) is set back from all allotment 

boundaries by at least 40 metres 
(b) has a building height that does not 

exceed 7 metres above natural 

ground level. 

 
Whilst no primary production takes place on the subject site, the site is established for 
tourist accommodation purposes. As such, the proposal will not alter the existing 
authorised use. The site is located adjacent to a number of land uses used for 
viticulture, grazing and crop farming as well as a number of established rural 
residential dwellings.  As noted earlier, there are a total of five dwellings (not including 
the existing tourist accommodation on the site) existing within the locality and this is a 
special characteristic of this locality. Tourist accommodation on this site and within 
locality containing a number of dwellings is considered to be appropriate. 
 
The proposed tourist accommodation comprises of three new buildings totalling 396 
sqm which exceeds the 100 sqm prescribed in DPF 6.3 above. Given the buildings 
siting on the land, along with the land parcels size (4.85Ha), this departure from DPF 
6.3 in context to its visibility from other allotments and size in relation to the entire parcel 
(less than 1% site coverage), still achieves the relevant Performance Outcome 6.3 in 
that is a value adding industry to the region. In further context that the built form is not 
dissimilar to existing habitable buildings within the locality and its small scale should be 
taken into consideration in having regard to the guidelines of DPF6.3. 
 
The proposed buildings will not be clustered with the existing tourist accommodation 
which comprises that of a former dwelling that is located nearer to Mengler Hill Road 
in the south-eastern corner of the site.  The DPF 6.3 (c) does seek that not more than 
one facility be located on the same allotment. While this proposal could be 
interpreted as constituting a ‘second facility’, noting such term is not defined in the 
Planning and Design Code, the proposed tourist accommodation will be under the 
same ownership and will function in a complementary manner, noting the same site 
manager will be responsible for coordinating management of the facility as a whole, 
so as to ensure an authentic visitor experience.   
 
The proposal has been sited in a reasonable location away from boundaries by more 
than 40 metres and comprises built form height not exceeding 7 metres.  In this context 
the proposal satisfies the relevant Performance Outcome 6.4 which seeks to “maintain 

a pleasant rural character and amenity”. 
 

In summary, the proposed new building is designed to satisfy the relevant 
Performance Outcomes in regards to scale and form of development. 
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Siting, Design and Appearance 

 
Built Form and Character 

PO 10.1 

Large buildings are 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. 

DTS/DPF 10.1 

None are applicable. 

 
As noted earlier, there is extensive established native vegetation in the roadway and 
adjacent to the road boundary within the site, meaning the proposed building will not 
be readily visible to Mengler Hill Road.  In addition, established vegetation within the 
site provides screening of the building in direction of east and proposed landscaping 
along the western boundary will provide screening of the buildings to the 
neighbouring property in the direction of west. 
 
The proposal uses a galvanised finish to the walls, roof and rainwater tanks with smaller 
elements of timber (Hardwood) and stone finishes to break up this consistent visual 
appearance.  A galvanised finish, while reflective in its early stages, does tend to dull 
over time, and considering the lifetime of such a building on balance it is not 
considered to be unreasonable that such a material can be used.  This material is also 
considered to be representative of the rustic landscape of the Barossa. 
 
The buildings are of high architectural design standard, incorporating a positive mix 
of solid and void elements and utilising low-reflective materials that are durable and 
earthy and compatible with the rural landscape.  The low screens and angled roofs 
over the decking structures provide visual interest and articulate the northern 
elevation which is the most prominent elevation in this landscape. 
 
As noted earlier, the proposal is not below the ridgeline and the siting is clearly 
designed to take advantage of views for occupants to the north and northwest.  While 
the building may be visible in that direction, the single storey design and low profile of 
the buildings, together with their proposed material palette, which is earthy and 
appropriate for the landscape, will mean the buildings are not considered to be a 
prominent element in the landscape. 
 

General Development Policies 

Tourism Development  

Desired Outcomes 

DO 1 Tourism development is built in locations that cater to the needs of visitors and 

positively contributes to South Australia's visitor economy. 

Relevant Performance Outcomes/Designated Performance Features 

General 

PO 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. 

DTS/DPF 1.2 

None are applicable. 
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The proposal seeks to cluster the buildings together in a way that minimises the 
environmental and visual impact.  The design is consistent with Performance Outcome 
1.2 which specifically applies to “Tourism Development comprising multiple 

accommodation units”. 
 

Design 

Relevant Performance Outcomes/Designated Performance Features 

All development 

External Appearance 

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. 

DTS/DPF 1.4 

Development does not incorporate any 

structures that protrude beyond the 

roofline. 

 

The proposal does not require extensive plant and equipment and is otherwise able 
to be incorporated into the design of the building in a manner that does not impact 
upon the architectural design of the buildings, nor creates an unreasonable visual 
impact to the rural landscape. 
 
In summary, the buildings are considered to be appropriately sited in the landscape, 
the design comprises a low profile and single storey height, good setbacks are 
achieved, a high-quality building design is proposed using appropriate materials and 
existing and proposed vegetation will provide substantive screening. 
 
Cut and Fill 

 
Siting and Design  

PO 2.2 

Buildings are generally located on flat land 

to minimise cut and fill and the associated 

visual impacts. 

DTS/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 subject land does have a topography that is slightly undulating.  The site rises up 
from the roadway to a slight crest then slopes back down towards the north eastern 
rear corner. The proposed siting for the buildings is on the highest part of the site, 
however, this area is by no means a prominent hilltop or crest in the landscape, and 
is relatively level, meaning there is limited need for cut and fill. 
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The buildings are designed to work with the slope, such that cut and fill is further 
limited. In addition, the design of the buildings which is mostly length ways east-west, 
aligns with the contour, meaning the extent of cut or fill does not exceed about 
500mm. The alteration to land form is minor in context of the development. 
 
In this regard, Performance Outcome 2.2 will be achieved. 
 

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. 

DTS/DPF 8.1 

Development does not involve any of the 

following: 

 
(a) excavation exceeding a vertical 

height of one metre. 
(b) filling exceeding a vertical height of 

one metre. 
(c) a total combined excavation and 

filling vertical height of  two metres 

or more. 

 
Some further site modification will be necessary in respect to the rainwater tanks 
located at the end of the buildings.  Figure 8 depicts the extent of site build-up for the 
rainwater tank at the eastern end of the building which constitutes the largest portion 
of filling necessary for the development. 
 

 
Figure 8:  JBG Drawing no.  A201 Issue 3 - demonstrating where fill is taking place under 

the rainwater tank. 

 

Filling for the rainwater tank does not involve fill greater than 1m.  Having regard to 
maximum cut and fill which is less than 1m (and mostly less than 500mm), the 
development will limit the disturbance of the natural topography and therefore 
satisfies Performance Outcomes 2.2 and 8.1. 
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Wastewater Disposal 

 
On-site Waste Treatment Systems 

PO 6.1 

Dedicated on-site 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. 

DTS/DPF 6.1 

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 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. 

 
The site has no access to mains sewer and the development is therefore subject to 
connection to an on-site wastewater disposal system. The buildings must be 
connected to an approved on-site wastewater system, pursuant to the SA Public 

Health Act 2011.   
 
The applicant has recently submitted a wastewater application to Council’s Health 
Services team and the application is presently under assessment. Notwithstanding, 
initial advice from Health Services is that an on-site wastewater system can be 
accommodated on the site, subject to detailed design. 
 
Should the Panel be of a mind to grant Planning Consent, it is recommended that a 
Reserved Matter be imposed, such that Performance Outcome 6.1 is achieved.  
 
Native Vegetation 

 
Native Vegetation Overlay 

Desired Outcomes 

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. 

Relevant Performance Outcomes/Designated Performance Features 

Environmental Protection 

PO 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. 

DTS/DPF 1.1 

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 10 metres of a building (other 

than a residential building or tourist 

accommodation). 
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(iii)  within 20 metres of a dwelling or 

addition to an existing dwelling for 

fire prevention and control. 

(iv)  within 50 metres 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 

 

(c) a report prepared in accordance with 

Regulation 18(2)of the Native Vegetation 

Regulations 2017 that establishes that the 

clearance is categorised as 'Level 1 

clearance'. 

 
The applicant has provided a declaration to the effect that the proposal will not 
affect or involve native vegetation clearance.  Given the proposal is for Tourist 
Accommodation, it is noted that DPF 1.1 (a) (iv) is relevant which requires in order to 
establish an “asset protection zone in a bushfire prone area”.  Buildings should be 
minimum 50 metres from unmanaged grasslands and 100 Metres from bushland 
vegetation.  
 
As noted earlier, approximately 50% of the site (eastern half) contains established 
native vegetation.  The applicant’s planning consultant in their planning report 
advises the building works and driveway construction will not affect native vegetation.  
It is noted that the buildings are sited within a cleared area of the site, such that native 
vegetation removal is not required for the buildings. 
 
Clarification was sort from the applicant in regards to the driveway which is proposed 
to meander through stands of vegetation on the site to the car park.  Materials for the 
driveway were also originally to be bitumen and concern was raised in respect to 
impact upon the root zone of the trees as well as suitability of this material within the 
rural landscape. 
 
In response, the applicant has amended the driveway and car park design to crushed 
rubble which is considered to be more appropriate for the site context and is 
expected to have lesser impact on the root zone of the trees.  Additional to this, the 
driveway has been designed to avoid removal of trees by meandering between trees, 
but in a way that still achieves minimum overhead clearance requirements for CFS 
access. 
 
The site does not have any thick unmanaged grasslands within the vicinity of the 
proposed building. A reasonable Asset Protection Zone has been achieved around 
the perimeter of the building to provide some separation between the built form and 
the bushlands in the form of the car parking areas and water tank locations.  
 
There is a balance in having regard to appropriate siting to avoid visual impacts and 
screening offered by vegetation and the risks associated with bushfire hazard in 
respect to proximity to the bushlands. The applicant has demonstrated that a 
reasonable sized asset protection area is available while the design has incorporated 
appropriate firefighting tanks to support the proposed built form and location.  As 
such, with other design elements taken into consideration, Performance Outcome 
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31.1 has been achieved in most part as the bushfire risk has been mitigated to not 
pose an unacceptable risk while also preserving native vegetation that is an asset to 
the site and provides substantial amenity, habitat value and screening. 
 
Given the above detail, the proposal has on reasonable grounds achieved the 
Performance Outcomes of the relevant Native Vegetation Overlay. 
 
Character Preservation Overlay 

 
Character Preservation District Overlay (Not in township)  

Desired Outcomes 

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. 

Relevant Performance Outcomes/Designated Performance Features   

 

Built Form and Character in the Rural Area 

PO 3.1 

Preservation of existing natural features 

including topography, watercourses and 

mature trees. 

DTS/DPF 3.1 

None are applicable. 

 

 

PO 3.2 

Buildings and structures do not interrupt views 

of the skyline through measures including 

being sited below ridge lines. 

DTS/DPF 3.2 

None are applicable. 

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. 

DTS/DPF 3.3 

None are applicable. 

PO 3.4 

Large buildings and structures are 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. 

DTS/DPF 3.4 

None are applicable. 

PO 3.5 

Buildings and structures are grouped to 

create compact clusters well set back from 

public roads. 

DTS/DPF 3.5 

None are applicable. 

PO 3.6 

Development mitigates the need for long, 

steep access roads that require excessive 

grading or removal of vegetation. 

DTS/DPF 3.6 

None are applicable. 

 
The subject site is located within a rural area (ie outside of township) in reference to 
the Character Preservation (Barossa Valley) District. The small-scale of the 
development is considered to be relatively sympathetic to the character of the 
locality and broader district. 
 
As noted earlier, the proposed buildings are sited on a slight ridgeline and while the 
building will be visible to the north and north-west, the single storey and low profile will 
minimise its impact in the landscape.  The western elevation will be largely screened 
as a result of proposed landscape screening adjacent the western boundary.  
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The proposal is in the majority of a galvanised finish and this material is consistent with 
materials of other galvanised structures such as outbuildings within the rural landscape 
on either adjacent land or nearby properties.  The harmonious nature of this proposal 
with the natural features of the land are appropriate. 
 
The extensive vegetation adjacent Mengler Hill Road means the buildings are not 
visible on this tourist route.  The proposal while having a reasonable length driveway 
to access the car park and built form is not steep in its nature as the topography is 
sloping in a gentle nature and does not require vegetation removal. 
 
The proposal is considered to be broadly consistent with the Desired Outcome and 
above Performance Outcomes of the Character Preservation Overlay. 

 

Interface between Land Uses 

  
Interface between Land Uses 

Desired Outcomes 

DO 1 Development is located and designed to mitigate adverse effects on or from 

neighbouring and proximate land uses. 

Relevant Performance Outcomes/Designated Performance Features 

Interface with Rural Activities 

PO 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. 

DTS/DPF 9.5 

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: 

 
(a) 300 metres or more, where it 

involves the handling of 

agricultural crop products, rock, 

ores, minerals, petroleum 

products or chemicals to or from 

any commercial storage facility. 
(b) 300 metres or more, where it involves 

the handling of agricultural crop 

products, rock, ores, minerals, 

petroleum products or chemicals at a 

wharf or wharf side facility (including 

sea-port grain terminals) where the 

handling of these materials into or 

from vessels does not exceed 100 

tonnes per day. 
(c) 500 metres or more, where it involves 

the storage of bulk petroleum in 

individual containers with a capacity 

up to 200 litres and a total on-site 

storage capacity not exceeding 

1000 cubic metres. 
(d) 500 metres or more, where it involves 

the handling of coal with a 

capacity up to one tonne per day 

or a storage capacity up to 50 

tonnes. 
(e) 1000 metres or more, where it involves 

the handling of coal  with a capacity 
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exceeding 1 tonne per day but not 

exceeding 100 tonnes per day or a 

storage capacity exceeding 50 

tonnes but not exceeding 5000 

tonnes. 

 
The subject site is located within a rural landscape with a number of primary 
production land uses taking place within the locality.  Several of the representors 
raised concerns in respect to the right to farm and impact upon their business 
operations such as from noise conflict and spraying. 
 
The location of the built form is reasonable set back from the boundaries more than 
40m and adjacent land nearest the buildings is mostly used for grazing, and 
experience is that such uses does not tend to be used in the same way as more 
intensive commercial viticultural activity, which is setback further approximately 440m 
from the siting of the building.   
 
It is also noted there are a number of established dwellings within this locality and this 
is a unique characteristic of this locality within the Rural Zone (5 dwellings in total in 
addition to the tourist accommodation on this site).  Tourist development in context of 
this locality is considered to be appropriate. 
 
Having regard to the setbacks achieved and the nature of land uses in the locality, 
Performance Outcome 9.5 is considered to be satisfied as the proposed expansion of 
the tourist accommodation is not anticipated to prejudice other lawful land uses 
within the locality or give rise to land use conflict. 
Bushfire Hazard 

 
Hazards (Bushfire - Medium Risk) Overlay 

Desired Outcomes 

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. 

D0 2  To facilitate access for emergency service vehicles to aid the protection of lives and 

assets from bushfire danger. 

Relevant Performance Outcomes/Designated Performance Features 

Siting 

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. 

DTS/DPF 1.1 

None are applicable. 

 
The subject site is located within the Hazards (Medium Bushfire Risk) Overlay. Whilst the 
proposed siting of the new building is in proximity to native vegetation, the 
topography is of a gentle slope such that accessibility is good. The proposal is not 
under the canopy of existing vegetation and the general siting on a relatively level 
crest of the site is not considered to place the buildings at unacceptable risk, 
consistent with Performance Outcome 1.1.   
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Built Form 

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. 

DTS/DPF 2.1 

None are applicable. 

 
The design has limited areas for debris to be trapped under decking or the shared 
common area for kitchen use.  This aspect of the development satisfies Performance 
Outcome 2.1 in design and features. 
 

Habitable Buildings 

PO 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. 

DTS/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): 

 
(a) the asset protection zone has a 

minimum width of at least: 
(i) 50 metres to unmanaged 

grasslands. 
(ii) 100 metres to hazardous bushland 

vegetation. 

 
(b) the asset protection zone is contained 

wholly within the allotment of the 

development. 

 
The subject site has a number of clustered native vegetation pockets, with this 
proposal being sited adjacent to the north and west of one of the larger vegetation 
pockets. There is significant open area to the north and west of the buildings, such 
that an asset protection zone is achieved and from the lower slopes and is located 
within the site, consistent with DPF 3.2 (a)(i). An asset protection zone is also provided 
for in the form of the driveway and car park on the southern side, the rainwater tank 
on the eastern side and some distance to the proposed landscape screening near 
the western boundary. 
 
As noted earlier within the report the site does not have any unmanaged grasslands 
within the vicinity of the proposed buildings. The car parking area and rainwater tanks 
provide for a reasonable Asset Protection Zone between the built form and the 
bushlands to the south and east of the building.  
 
To achieve appropriate siting to avoid visual impact, the built form is in proximity to 
the bushlands. However, the applicant has demonstrated that an asset protection 
area is available the design has incorporated appropriate firefighting tanks to support 
the proposed built form and location. Conditions which ensure these types of 
protection measures are in place and maintained have been recommended.  
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With other design elements taken into consideration Performance Outcome 3.2 has 
been achieved in most part as the bushfire risk has been mitigated to not pose an 
unacceptable risk.  
 

Vehicle Access - Roads, Driveways and Fire Tracks 

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. 

DTS/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 six 

degrees (1-in-9.5) at any point along the 

road. 

(d) have a minimum formed road width of six 

metres. 

(e) provide overhead clearance of not less 

than four metres 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 12.5 metres 

(Figure 2). 

(g) 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 metres 

(Figure 3) 

(d) or 

(ii) a 'T' or 'Y' shaped turning area with a 

minimum formed surface length of 

11m and minimum internal radii of 

9.5 metres (Figure 4) 

(h) incorporate solid, all-weather 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 emergency 

personnel. 

(b) evacuation of residents, occupants and 

visitors. 

DTS/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 600 metres in 

length. 
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(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 seven 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 six 

degrees (1- in-9.5) at any point along 

the driveway. 
(vi) have a minimum formed width of 

three metres (four 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). 
(vii) incorporate passing bays with a 

minimum width of six metres and 

length of 17 metres every 200m 

(Figure 5). 
(viii) provide overhead clearance of 

not less than four metres 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: 

(e)  
A. a loop road around the 

building or 
B. a turning area with a minimum 

radius of 12.5 metres (Figure 3) 

(f) or 
C. 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). 
(xi) incorporate solid, all-weather 

crossings over any watercourse 
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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. 

DTS/DPF 5.3 

None are applicable. 

 
The proposal is served by an internal roadway and car park area that supports both 
visitor access and egress as well as CFS truck requirements with the car park being 
designed to support turn-around area by a CFS firefighting appliance. The proposal 
incorporates two 60kl rainwater tanks for firefighting purposes to serve the tourist 
accommodation suites and it is noted that both water tanks are located in close 
proximity of the car park area, such that CFS access to the tanks can be achieved in 
a safe and convenient manner. A condition which ensures access and egress is 
maintained to CFS requirements has been recommended ensuring regular pruning 
and maintenance is completed to maintain this thoroughfare and not pose an 
unacceptable risk to visitors or CFS volunteers  
 
A turn out lane (passing bay) within the driveway is also provided to ensure vehicles 
can pass each other, consistent with DPF 5.2 b(vii). 
 
The proposed development satisfies relevant Performance Outcomes in regards to 
access design, water storage access and turn-around for CFS access. 
 
Flood Hazard 

 
Hazards (Flooding – Evidence Required) Overlay 

Desired Outcomes 

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. 

Relevant Performance Outcomes/Designated Performance Features 

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 

(g)  or 
(b) the highest point of natural ground level 

at the primary street boundary where 

there is no kerb. 

 
The proposal is designed to capture surface run off from the buildings into the two 60kl 
rainwater tanks with overflow and car park surface water being directed into the 
existing water storage dam at the bottom south western boundary.  With the proposal 
being at the highest point of the ridgeline on the land, all water can be captured and 
dispersed in a manner that would not cause potential flooding or undue damage to 
the building or other buildings. 
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The relevant Performance Outcome 1.1 has been achieved. 
 

Water Resources Overlay 

 
Water Resources Overlay 

Desired Outcomes 

DO 1 (h) 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 (i) Maintain the conveyance function and natural flow paths of watercourses to 

assist in the management of flood waters and stormwater runoff. 

Relevant Performance Outcomes/Designated Performance Features 

Water Catchment 

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. 

DTS/DPF 1.1 

None are applicable. 

 
As noted above, the site is subject to an existing water storage dam on the site in the 
south-western corner.  However, no known water courses pass through the land.  The 
water storage dam does not appear to be a natural water body and captures the 
run off from the western side of the sloping land and it is this slope that will assist in the 
stormwater overflow being directed towards the dam. The proposed on-site 
wastewater disposal area will be sited more than 50m from the water storage dam. 
 
Given the above, Performance Outcome 1.1 has been satisfied. 
 
 
Car Parking and Access 

 
Rural Zone 

Siting and Design  

PO 2.1 
Development is provided with suitable vehicle 
access. 
 

DTS/DPF 2.1 
Development is serviced by an all-weather 
trafficable public road. 

 
The site has frontage to Mengler Hill Road, an all-weather bitumen road under the 
care and control of The Barossa Council. Clearly, the road is suitable to support 
suitable vehicle access to the site. 
 

Transport, Access and Parking 

Desired Outcomes 

DO 1  A comprehensive, integrated and connected transport system that is safe, sustainable, 

efficient, convenient and accessible to all users. 

 

Relevant Performance Outcomes/Designated Performance Features 

Movement Systems 

PO 1.4 

Development is sited and designed so that 

loading, unloading and turning of all traffic 

avoids interrupting the operation of and 

DPF 1.4 

All vehicle manoeuvring occurs on site. 
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queuing on public roads and pedestrian 

paths. 

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 six metres of an 

intersection of two or more roads or a 

pedestrian activated crossing. 

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.  

DTS/DPF 4.1 

None are applicable. 

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, 

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 

One car parking space per accommodation 
unit// guest room 

 

The proposal seeks to use an existing access point from Mengler Hill Road and 
introduce a new internal access driveway that is a spur off the existing access to the 
tourist accommodation building on the site. The existing access point achieves 
adequate sightlines to facilitate access to the site, noting that no change is proposed 
as this is an existing access.   
 
The proposal will be served by six on-site car parking spaces to support the six 
accommodation suites proposed within the two buildings. The car parking includes 
provision of at least one disabled car parking space, with this space being located 
nearest to the buildings to provide for convenient disability access. 
 
Table 2 – Off Street Vehicle Parking Requirements prescribes a rate of car parks for 
“Tourist Accommodation” in the order of “1 car parking space per accommodation 

unit / guest room”.  As the proposal provides for six car parks to service the six suites, 
the proposal satisfies DPF 5.1(a). 
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In event that there are additional vehicles parked within the car park, for example, 
visitors, there is adequate space at the edges of the gravel car park in which to 
accommodate vehicles. 
 
The proposal satisfies the relevant Performance Outcomes in respect to access and 
car parking. 
 
Site Contamination 

 
General Development Policies  

Site Contamination 

Desired Outcomes 

DO1 Ensure land is suitable for the proposed use in circumstances where it is, or may have 

been, subject to site contamination. 

Relevant Performance Outcomes/Designated Performance Features 

PO 1.1 

Ensure land is suitable for use when land use 

changes to a more sensitive use. 

DPF 1.1 

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 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: 

 

(ii) 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 

five years which states that– 

 

A. site contamination does not exist 

(or no longer exists) at the land; or, 

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, 
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(ii) no other class one activity or class two 

activity has taken place at the land 

since the preparation of the site 

contamination audit report (as 

demonstrated in a site contamination 

declaration form). 

 

There is no known history of site contamination at this site. The land has previously been 
approved for tourist accommodation and the expansion of this use does not 
introduce a more sensitive land use, pursuant to Practice Direction 14 – Site 
Contamination Assessment 2021 and satisfies DPF1.1(a). 
 
Clearance from Overhead Powerlines 

 
General Development Policies  

Clearance from Overhead Powerlines 

Desired Outcomes 

DO 1 Protection of human health and safety when undertaking development in the 

vicinity of overhead transmission powerlines. 

Relevant Performance Outcomes/Designated Performance Features 

PO 1.1 

Buildings are adequately separated from 

aboveground powerlines to minimise 

potential hazard to people and property. 

DTS/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. 

 

The proposal does not impact on any powerlines. There are existing High Voltage 
powerlines that traverse the site in a north-south direction.  The applicant has provided 
a declaration stating the proposal will not be contrary to the regulations prescribed 
for the purposes of Section 86 of the Electricity Act 1996, as per DPF 1.1, given that the 
proposal achieves the minimum clearance required from the powerlines.  Therefore, 
the proposal satisfies Desired Outcome 1 and Performance Outcome 1. 
 

Tourism Development 

 
General Development Policies 

Tourism Development  

Desired Outcomes 

DO 1 (j) Tourism development is built in locations that cater to the needs of visitors and 

positively contributes to South Australia's visitor economy. 

Relevant Performance Outcomes/Designated Performance Features 

General 

PO 1.1 

Tourism development complements and 

contributes to local, natural, cultural or 

historical context where: 

DTS/DPF 1.1 

None are applicable. 
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(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 . 

 
The proposed tourism accommodation satisfies Performance Outcome 1.1 in that the 
proposal will showcase “South Australia’s landscapes”, noting the site has wide 
ranging views out to the north and north-west and this proposal seeks to take 
advantage of that view, and will draw visitors to the region and deliver a premium 
visitor experience.  
 
Performance outcomes 1.1 and 1.2 have been satisfied. 
 
Other Overlays 

 

The following Overlays have been considered in the assessment of the proposed 
development but are not applicable given that: 
 

Limited Land Division 

The proposed development does not incorporate any form of land division. 
 

Prescribed Water Resources Area 

The proposed Development does not seek to alter the flow of water on the site. 

 

Water Protection Area 

The proposed Development is not considered to impact the quality of water 
discharged from the site. 
 

CONCLUSION 

The proposal involves the “Construction of three new buildings to house six (6) tourist 

accommodation suites with a shared communal area; construction of an associated 

car parking and two (2) 60kl rainwater tanks” at 415 Mengler Hill Road, Angaston. 
 
The application was subject to ‘Performance Assessment’ and public notification.  The 
application was notified in accordance with Section 107 of the Planning, 

Development and Infrastructure Act 2016 and was subject to receipt of four 
representations, one of which has requested to be heard.   
 
This report has provided a detailed assessment of the proposal against the relevant 
provisions of the Planning and Design Code. 
 
The assessment has found that the proposal is reasonably consistent with the Desired 
Outcome and Performance Outcome of the Rural Zone and has demonstrated 
compliance in most areas with respect to the relevant provisions of the Planning and 
Design Code. 
 
The development of tourist accommodation is an approved land use on the site and 
within this Rural Zone, is a use that is listed as an anticipated land use under the DPF 
for the Zone.  The proposal seeks to expand this land use to include the new built form 
and is considered to be appropriate having regard to its siting and setbacks from 
boundaries, small-scale and low-profile design.  The building design does exceed the 
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maximum floor area prescribed by the DPF for tourist accommodation, however, 
given it is of a low scale in comparison to site coverage (less than1%), its siting on the 
land, the similarities to other build forms within the locality in regards to floor area it is 
considered reasonable to accept this departure from the DPF,  
 
The buildings will be screened by substantive vegetation on the site. A key 
consideration for the proposal is the hazard bushfire risk associated with the siting of 
the buildings within 50 metres of established native vegetation on this site which is 
within the Hazards (Medium Bushfire Risk) Overlay.  Notwithstanding, the buildings are 
not sited to be under canopy of these trees that would pose an unreasonable risk to 
safety and the land upon which the buildings are proposed and an asset protection 
zone to the south and east side of the buildings is provided in the form of the rainwater 
tank and car parking.  In addition, the site upon which the buildings are proposed is 
relatively level and the lower slopes to the north are not subject to native vegetation.  
A dedicated water supply for firefighting purposes is proposed and an all-weather 
driveway is proposed that will provide for appropriate access for a firefighting 
appliance if needed. 
 
Overall and on-balance, the proposal is substantially in accord with the relevant 
provisions of the Planning and Design Code, such that Planning Consent is considered 
to be warranted, subject to Reserved Matters and Conditions. 
 
RECOMMENDATION 1 
 

Not Seriously at Variance 
The Barossa Assessment Panel, having considered the application, resolves that the 
development proposal has sufficient merit, and is not seriously at variance with the 
Planning and Design Code. 
 

 
RECOMMENDATION  2 

 
Character Preservation  

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, has resolved that there are no significant impacts on 
the character values of the district. 
 

 
RECOMMENDATION 3 

 
Granting of Planning Consent  

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 and Infrastructure Act 2016 resolves to GRANT Planning Consent for 
Application No. 21033492 by ESD Planning and Design on behalf of KKP International 
Pty Ltd to undertake the Construction of three new buildings to house six (6) tourist 
accommodation suites with a shared communal area; construction of an 
associated car parking and two (2) 60kl rainwater tanks at 415 Mengler Hill Road 
Angaston (CT 5159/196) subject to the following reserved matters, conditions and 
advisory notes: 
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Reserved Matters 

 

Pursuant to Section 102(3) of the Planning, Development and Infrastructure Act 

2016, the following matters shall be reserved for further assessment, to the 
satisfaction of the relevant authority, prior to the granting of Development Approval 
(or nominated stage of Development Approval): 
 
(1) The applicant shall lodge and have approved by the relevant authority 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. 

 
Council Conditions 

 

(1) The development shall be undertaken in accordance with the endorsed plans 
and documentation (as amended) accompanying Application No. 21033492      
except where varied by any condition(s) listed below. 

 
Plan Type Prepared By Drawing No. Issue No. / Date 

Planning Report  ESD Planning and 
Design  

 October 2021  

Civil Plan  Triaxial Consulting  TX15810.00 C2.0 
Issue A  

September 2021  

Coversheet, 
Perspective + 
Block Plan  

JBG Architects  A000 – Issue T2 
Project No. 2125 

1 March 2022  

Site Plan  JBG Architects  A002 – Issue T5 
Project No. 2125 

21 March 2022  

Elevations   JBG Architects  A201 – Issue P3 
Project No. 2125 

25 August 2021  

Sections  JBG Architects  A301 – Issue P3 
Project No. 2125 

25 August 2021  

External 
Perspectives 

JBG Architects  A901 – Issue P3 
Project No. 2125 

25 August 2021  

 
(2) Prior to occupation, the buildings authorised herein shall be connected and 

remain connected to an approved wastewater system. 
 
(3) 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. 

 
(4) All driveway access, internal roadways, car parking and vehicle maneuvering 

areas shall be constructed in an all-weather surface, and comply with the 
requirements of AS2890.1 Parking facilities – Part 1:  Off-street car parking and 
AS2890.6 Parking facilities – Part 6:  Off-street parking for people with disabilities.    
The driveway access, internal roadways, car parking and maneuvering areas 
shall be maintained in all-weather condition at all times. 
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(5) Disturbed surfaces including any exposed batters as a result of excavation on 
the land shall be revegetated and stabilised within three months of the 
completion of the development, to the reasonable satisfaction of the relevant 
authority. 

 
(6) No more than 12 guests shall be accommodated within the tourist 

accommodation suites at any one time. 
 
(7) The landscaping depicted on the approved plans shall be established, prior to 

occupation of the accommodation suites and shall be maintained and 
nurtured at all times thereafter, with any diseased or dying plants replaced. 

 
(8) Driveways and vehicle maneuvering areas shall be constructed and finished 

in an all-weather graded rubble surface consisting of low fines material to 
minimise dust nuisance to adjacent properties, in accordance with approved 
engineering procedures, prior to the use of the proposed building. 

 
(9) Outside lighting shall be restricted to that necessary for security purposes only 

and shall be directed and shaded to prevent light overspill and/or nuisance 
to adjacent occupiers. 

 
(10) Access to the building sites shall be of all-weather construction, with a 

minimum formed road surface width of 3 metres and must allow forward entry 
and exit for large fire-fighting vehicles at all times. 

 
(11) Provision shall be made adjacent to the water supply for a flat hardstand area 

(capable of supporting fire-fighting vehicles with a gross vehicle mass (GVM) 
of 21 tonnes) that is a distance equal to or less than 6 metres from the water 
supply outlet. 

 
(12) SA CFS appliance’s inlet is rear mounted; therefore the outlet/water storage 

shall be positioned so that the SA CFS appliance can easily connect to it rear 
facing.  

 
(13) The bushfire fighting water supplies shall be clearly identified and fitted with an 

outlet of at least 50mm diameter terminating with a compliant SA CFS fire 
service adapter, which shall be accessible to bushfire fighting vehicles at all 
times. 

 
Advisory Notes 

 

(1) Any variation of this approved development and/or the conditions of consent 
will require a separate request and approval by Council or other relevant 
planning authority.  Approval of this application does not necessarily imply 
that future requests for variations would be approved.  Any future request will 
be assessed by having regard to the relevant rules and requirements in force 
at the time any request is lodged. 
 

(2) Any portion of Council’s infrastructure damaged as a result of work 
undertaken within the development site or associated with the development 
shall be repaired/reinstated to Council’s satisfaction at the developer’s 
expense. 
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(3) Please be advised that where a Private Certifier is appointed to undertake the 
building assessment, Council does not provide a service of advising the Private 
Certifier of site conditions or any matters relevant to the building assessment.   
It is recommended that a Private Certifier undertakes his or her own 
investigations and inspection of the site to become acquainted with site 
conditions and any other relevant matters. 
 

(4) Construction shall not take place on any Sunday or Public Holiday or after 7.00 
pm or before 7.00 am on any other day, and all practicable steps must be 
taken during construction to minimise the impact of noise emissions on 
neighbouring properties. 
 

(5) The applicants are encouraged to prepare and display a BUSHFIRE SURVIVAL 
PLAN (BSP) designed specifically for the purpose of any guests that may be in 
residence during a bushfire event, especially during the Fire Danger Season. 
 

(6) Any proposal to clear, remove limbs, or trim native vegetation will require 
approval or confirmation of exemption from the Native Vegetation Council.  
An interactive guide is available to help owners and others determine the 
requirements that apply under the Native Vegetation Act 1991: 
https://www.environment.sa.gov.au/topics/native-vegetation/interactive 
guide.  Any specific queries regarding the clearance, removal, or trimming of 
native vegetation should be directed to the South Australian Native 
Vegetation Council. 
 

(7) Prior to operation of the tourist accommodation, the applicant should submit 
a ‘BnB Questionnaire Form’ to determine additional requirements that may 
apply from an environmental health perspective.  For further information 
please visit: https://www.barossa.sa.gov.au/development-
business/business/small-business-information/short-term-visitor-
accommodation 

 
 
ATTACHMENTS OR OTHER SUPPORTING REFERENCES 

Attachment 1 Assessment Documents ⇩  
Attachment 2 Representations Received ⇩  
Attachment 3 Applicants Response to Representations ⇩  
Attachment 4 Supplementary Representation ⇩  
 
 

https://www.environment.sa.gov.au/topics/native-vegetation/interactive
https://www.barossa.sa.gov.au/development-business/business/small-business-information/short-term-visitor-accommodation
https://www.barossa.sa.gov.au/development-business/business/small-business-information/short-term-visitor-accommodation
https://www.barossa.sa.gov.au/development-business/business/small-business-information/short-term-visitor-accommodation
BAP_05042022_AGN_1690_AT_files/BAP_05042022_AGN_1690_AT_Attachment_5562_1.PDF
BAP_05042022_AGN_1690_AT_files/BAP_05042022_AGN_1690_AT_Attachment_5562_2.PDF
BAP_05042022_AGN_1690_AT_files/BAP_05042022_AGN_1690_AT_Attachment_5562_3.PDF
BAP_05042022_AGN_1690_AT_files/BAP_05042022_AGN_1690_AT_Attachment_5562_4.PDF
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Development Locations

Location 1

Location reference
415 MENGLER HILL RD ANGASTON SA 5353

Title Ref
CT 5159/196

Plan Parcel
H160600 SE896

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
  • Native Vegetation
  • Prescribed Water Resources Area
  • Water Protection Area
  • Water Resources

Variations
  • Minimum Site Area (Minimum site area is 32 ha)
  • Minimum Dwelling Allotment Size (Minimum dwelling allotment size is 100 ha)

Application Contacts

Applicant(s)

Stakeholder info
ESD Planning & Design
UNIT 2 2 EAST TERRACE
ADELAIDE
SA
5000
Tel. 0421556670
mail@esdplanning.com

Contact

Stakeholder info
Mrs Elinor Walker
Tel. 0421556670
mail@esdplanning.com
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Have any of the required consents for this development already been granted using a different system?
No

Planning Consent
Apply Now?
Yes

Who should assess your planning consent?
Assessment panel/Assessment manager at The Barossa Council

If public notification is required for your planning consent, who would you like to erect the public notification
sign on the land?
Relevant Authority

Building Consent
Do you wish to have your building consent assessed in multiple stages?
No

Apply Now?
No

Consent Order
Recommended order of consent assessments
1. Planning Consent

Do you have a pre-lodgement agreement?
No

Declarations

Electricity Declaration

In accordance with the requirements under Clause 6(1) of Schedule 8 of the Planning, Development and Infrastructure
(General) Regulations 2017, the proposed development will involve the construction of a building which would, if
constructed in accordance with the plans submitted, not be contrary to the regulations prescribed for the purposes of
section 86 of the Electricity Act 1996.

Native Vegation Declaration

The proposed development will not or would not, involve the clearance of Native Vegetation under the Native Vegetation
Act 1991, including any clearance that may occur in connection with a relevant access point and/or driveway, and/or
within 10m of a building (other than a residential building or tourist accommodation), and/or within 20m of a dwelling or
addition to an existing dwelling for fire prevention and control, and/or 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.

Submission Declaration
All documents attached to this application have been uploaded with the permission of the relevant rights holders. It has
been acknowledged that copies of this application and supporting documentation may be provided to interested persons
in accordance with the Act and Regulations.

Documents
Document Document Type Date Created
CT.pdf Certificate of Title 21 Oct 2021 1:24 PM
2125- BEN BULLEN RETREAT - NEW GUESTHOUSES- 210825 -
PLANNING APPROVAL.pdf

Site Plans 21 Oct 2021 1:24 PM

Wastewater Assessment Report.pdf Technical Report - Waste Management 21 Oct 2021 1:24 PM
Final Report.pdf Planning Report 21 Oct 2021 1:24 PM

Application Created User and Date/Time
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The Registrar-General certifies that this Title Register Search displays the records
maintained in the Register Book and other notations at the time of searching.

Certificate of Title - Volume 5159 Folio 196
Parent Title(s) CT 4170/679

Creating Dealing(s) CONVERTED TITLE

Title Issued 06/12/1993 Edition 5 Edition Issued 03/06/2021

Estate Type
FEE SIMPLE

Registered Proprietor
KKP INTERNATIONAL PTY. LTD. (ACN: 647 981 584)

OF 5 WARUNG STREET MCMAHONS POINT NSW 2060

Description of Land
SECTION 896
HUNDRED OF MOOROOROO
IN THE AREA NAMED ANGASTON

Easements
NIL

Schedule of Dealings
NIL

Notations
Dealings Affecting Title NIL

Priority Notices NIL

Notations on Plan NIL

Registrar-General's Notes NIL

Administrative Interests NIL

Product Register Search (CT 5159/196)

Date/Time 21/10/2021 12:55PM

Customer Reference Ben Bullen

Order ID 20211021005997

Land Services SA Page 1 of 2
Copyright: www.landservices.com.au/copyright | Privacy: www.landservices.com.au/privacy | Terms of Use: www.landservices.com.au/sailis-terms-of-use
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  Product Register Search (CT 5159/196)

Date/Time 21/10/2021 12:55PM

Customer Reference Ben Bullen

Order ID 20211021005997

Land Services SA Page 2 of 2
Copyright: www.landservices.com.au/copyright | Privacy: www.landservices.com.au/privacy | Terms of Use: www.landservices.com.au/sailis-terms-of-use
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SUMMARY  
 
ESD Planning & Design has been engaged by KKP International Pty Ltd to 
prepare an application for the development of two tourist 
accommodation units at 415 Mengler Hill Road Angaston.   
 
The proposal involves constructing two architecturally designed units for 
the purposes of tourist accommodation in association with the existing 
dwelling. Each unit comprises three separate suites, equipped with a 
private bathroom and outdoor sitting area. The suites will share an open 
plan kitchen/ living/ dining area and communal alfresco area will service 
both units as well as dedicated on site car parking. A new waste control 
system will be installed as part of the project to ensure wastewater can be 
appropriately treated on site.  
 
The proposed tourist accommodation will not impact on native vegetation 
or inhibit the ongoing use of neighbouring land for primary production. In 
alignment with the broader policy objectives for the zone, the 
development will deliver a new form of accommodation to the region in a 
central location within the Barossa region. The accommodation will be 
overseen by a designated site manager to ensure the rural amenity in the 
locality is not disturbed as a result of the development.  
 
The report is to be read in conjunction with the plans prepared by JBG 
Architects dated 16 July 2021 which have been submitted with this report 
& referred to below. 
 
In preparing this report we have undertaken a review of the following: 
  

• Certificate of title (Appendix A) 
• Subject land and locality  
• Plans prepared by JBG Architects dated 16 July 2021 (Appendix B) 
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SUBJECT SITE AND LOCALITY  
 
The subject site is located on the northern side of Mengler Hill road within an established 
rural area, approximately 7km to the east of the township of Angaston.  
 
The subject land is a quadrilateral shaped allotment, measuring in the order of 4.85ha with 
generous frontage to Mengler Hill Road. The land is currently being used for rural 
residential purposes, containing a large single storey detached dwelling and ancillary 
structures. Stands of established native vegetation are clustered around the site, however 
the proposed development envelop is devout of any vegetation. The land is located within 
the Medium Bushfire Risk Overlay and is equipped with appropriate dedicated water 
supply and more than sufficient access to allow a fire fighting appliance to manoeuvre on 
site.  
 
Mengler Hill road is a Council maintained, sealed road with unmade portions of the road 
reserve running wrapping around a heavily vegetated parcel adjacent the subject land. 
Neighbouring allotments to the West, are also being used for rural residential purposes, 
with similar allotment sizes to that of the subject land. Adjoining allotments to the North, 
East and South are large primary production sized allotments being used for livestock 
grazing. The closest notable primary production operation is some 200m South East of the 
subject land and approximately 450m from the proposed development site. The land is not 
serviced by mains sewer or potable water infrastructure, however a dam exists in the South 
Western portion of the allotment. The proposal includes the establishment of a new waste 
control system to upgrade the current waste control arrangement.  
 
Topographically, the subject site is undulating and whilst existing clumps of native 
vegetation exist on the land, the proposal has been designed to avoid impacting the 
existing vegetation . 
 
 
 
 
 
 
 
 
 
 
 
 



Barossa Assessment Panel Meeting 5 April 2022  
 Attachment 1 

Item 8.3 Page 988 

  

 

5 
 

Photo Source: South Australian Property and Planning Atlas (SAPPA) 

View of existing dwelling and ancillary outbuildings  
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View of the Eastern Boundary   

View of the Western Boundary addressing the Valley Floor  
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View of neighbouring dwelling 
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PROPOSAL 
The development proposes to construct two units for the purposes of tourist 
accommodation at 415 Mengler Hill Road Angaston.  
 
Each unit will comprise three suites, with their own private bathroom and deck, and will 
share the open plan kitchen and living area. Both units will share an outdoor kitchen/ 
alfresco area, located between the two structures. The proposal includes six formalised car 
parking spaces including one dedicated disabled parking space, the car park also forms 
part of the proposed CFS manoeuvring areas. The manouvering area has direct access to 
two 60KL water tanks, allowing fire fighting appliances to gain access to all part of the 
buildings.  
 
The units will connect to the same on- site waste control system as the existing dwelling 
and will gain access to the site from the same access off Mengler Hill Road.  
 

PROCEDURAL MATTERS  
 
Within the zone, tourist accommodation is an envisaged use, however no accepted or 
deemed to satisfy assessment pathway exists. Subsequently, the development must 
undergo a performance assessment against the Planning & Design Code.  
 
Tourist accommodation is subject to public notification as it is not listed as a class of 
development excluded from notification in Table 5 – Procedural Matters (PM) Notification 
of the Rural Zone.  

PLANNING ASSESSMENT 

 
The subject site is located in a Rural Zone. 
 
It is also affected by the following overlays: 
 

• Character Preservation District (Not in Township) 
• Design 
• Hazards (Bushfire - Medium Risk) 
• Hazards (Flooding - Evidence Required) (not listed as relevant in Rural Zone 

performance assessed table) 
• Interface Between Land Uses  
• Native Vegetation 
• Tourism Development 
• Water Resources Overlay 
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ZONE 
 
The Desired Outcomes (DO’s) of the Rural Zone are: 
 
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 value-adding such as 
industry, storage and warehousing activities, the sale and consumption of primary 
produce, tourist development and accommodation. 
 
 

LAND USE AND INTENSITY  
 
PO 1.1 
 
Tourist accommodation is identified as an envisaged form of development within the zone 
in both the Desired Outcome (DO) and Designated Performance Feature (DPF), specifically 
where the works will not conflict with primary production and value adding industry.  The 
proposed tourist accommodation is to be sited on a rural living style allotment with no 
primary production function. Furthermore, the most notable primary production operation 
is sited over 100m away from the development site- the development will not conflict with 
the existing operation.  
 

SITING AND DESIGN 
PO 2.1, 2.2 
 
In alignment with the PO and DPF the proposed tourist accommodation will utilize the 
existing access from Menglers Hill Road – a bitumized Council maintained road. The 
existing driveway servicing the dwelling as also bitumized as demonstrated earlier on the 
in the report. In keeping with DPF 2.2 the development site is relatively level, negating the 
need for excessive earthworks. Furthermore, the units have been designed to be built into 
the land, running along the contours.  
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SHOPS, TOURISM AND FUNCTION CENTRES  
PO 6.3, 6.4, 8.1  
 
Whilst the development is not to be undertaken in direct association with primary 
production, as addressed through PO/DPF 6, the development is situated on a central 
allotment within the Barossa Valley. The intent of the development is to allow visitors to 
visit the region and enjoy local produce and experiences without encroaching on existing 
operations. The siting of the proposed development exceeds the minimum setback 
requirements detailed in DPF 6.4. 

 

ADAPTIVE REUSE OF EXISTING BUILDINGS  
 
PO/DPF 8.1   
 
The proposal fundamentally involves the construction of new buildings to facilitate the use, 
however is must be noted that the development will be associated with the existing 
dwelling and ancillary structures on site.  

 

BUILT FORM AND CHARACTER  
PO 10.1 
 
In accordance with the PO, the proposed accommodation has been architecturally 
designed, observing substantial setbacks from property boundaries and ensuring the 
rooflines will blend with the natural topography of the land. The units have been limited to 
single storey and will be constructed using materials sympathetic to the rural nature of the 
locality.  
 
 

 
OVERLAYS 
CHARACTER PRESERVATION DISTRICT OVERLAY 
 
The DO’s of this overlay are: 
 
‘Recognise, protect and enhance the special character of Character Preservation Districts.’  
‘The long term use of land outside of townships for primary production and associated 
 value adding enterprises is assured and promoted.’ 
 
PO 2.3, 3.1, 3.2,3.3, 3.5, 4.1 
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The proposed development has been designed in accordance with the provisions of the 
Character Preservation (Barossa Valley) Act 2012 and Overlay policies by virtue of design, 
siting and association with the existing dwelling on site.  
 
The units are limited in physical scale, being single storey in nature and sited along the 
existing contours of the land. The development will warrant minimal alteration to the land 
and will predominantly use an existing access, as envisaged by the overlay policies. The 
units are well set back from all property boundaries, and below ridgeline, preserving the 
scenic amenity.  
 
As previously discussed in the report, the use of the land will not inhibit or disrupt the 
ongoing operation of primary production operations.  
 

HAZARDS (BUSHFIRE – MEDIUM RISK) OVERLAY 
 
The DO’s of this overlay are: 
 
‘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.’  
‘To facilitate access for emergency service vehicles to aid the protection of lives and assets 
from bushfire danger.’ 
 
 
 

SITING, BUILT FORM, HABITABLE BUILDINGS, VEHICLE ACCESS – ROADS, 
DRIVEWAYS & FIRE TRACKS 
 
PO 1.1, 2.1, 2.2, 3.1, 3.2, 3.3, 5.1, 5.2, 5.3  
 
The subject site is located in an area designated as medium bushfire risk. As the land has 
not been identified as being within a bushfire risk area, has an adequate asset protection 
zone and with consideration of the existing access on site- the risk of bushfire is not 
considered unreasonable.  
 
Pursuant to PO 2.2, 3.1 and 3.2 the proposed tourist accommodation will be separated 
from the existing dwelling and will finished in colour treated steel and stone, both being 
non- combustible materials.  The land is not heavily vegetated and will continue to be 
managed in a way that minimises risk. The land is equipped with an existing sealed access, 
which is to be extended as part of the development.  
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Two 60KL tanks will service the new accommodation, including necessary fittings for CFS 
appliances to utilize during a bushfire event.   
 

NATIVE VEGETATION OVERLAY  
 
The DO of this overlay is: 
 
‘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.’ 
 
PO 1.1, 1.2 & 1.3  
 
The development site is set back from existing native vegetation and will not warrant 
clearance of vegetation as a result of the formation of the driveway extension and car park. 
Proposed landscaping will incorporate native species, including species listed in the 
Barossa Bushgardens stock, to preserve local ecology.  
 
WATER RESOURCES OVERLAY  
 
The DO’s of this overlay are: 
 
‘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 subject land does not contain a water course of any order, however the development will be 
equipped with large water storage tanks to ensure additional stormwater is managed on site 
appropriately.  
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KEY ISSUES 
TOURIST ACCOMMODATION (GENERAL POLICY) 
 
The DO of this General Policy is: 
 
Tourism development is built in locations that cater to the needs of visitors and positively 
contributes to South Australia's visitor economy.  
 
PO 1.1, 1.2, 2.1, 2.2, 2.3, 2.4, 2.5, 2.6  
 
As discussed earlier in the report, the proposed tourist accommodation will deliver a new form of 
accommodation to market in the Barossa region. The site has been carefully selected to avoid 
impact on ongoing primary production operations within the region, located in a central location in 
the Barossa, providing opportunity for visitors to easily access local wineries and businesses within 
the township of Angaston.  
 
The two units will be substantially set back from neighbouring properties and comprise three suites 
each serviced by their own bathroom and small outdoor seated area. The units will be integrated 
with a communal outdoor eating/ alfresco area, clustering the use as opposed to freestanding units 
scattered around the site. Each facility will be serviced by a specially designed on site waste control 
system to avoid impact on local water quality.  
 
The development site will be connected to the existing access driveway off Mengler Hill road and 
will be upgraded to form a carpark to negate the need for visitors to park off site. Furthermore, 
the area which is currently bare will be landscaped to buffer from the neighbouring allotment to 
the West  
 

DESIGN  
 
 
The DO of this General Policy is: 
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 
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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. 

 
 
PO 1.4, 6.1, 7.4, 7.5, 8.1 
 
The proposed units have been carefully designed by an expert team of architects with all the 
components of the Desired Outcome in mind. The use of steel and stone for visual interest and 
to blend with the rural context. The materials are heavy duty, ensuring that the structures will 
be able to withstand the elements without deteriorating.   
 
The subject land is substantial in size and gently slopes to the south. Areas necessary for on 
site parking and waste control can be comfortably catered for without impacting dedicated are 
for landscaping and private open space. The development will not warrant substantial 
earthworks due to the topography of the land.  

 

 
INFRASTRUCTURE 
 
PO 11.1, 12.1, 12.2  
 
The subject land is not connected to a community waste management system or state run 
sewer, wastewater will therefore be managed on site. A qualified wastewater engineer has 
been engaged as part of the project and has designed the system to ensure it can handle the 
full capacity of the proposed tourist accommodation and will not impact on the surrounding 
environment.  
 

 
INTERFACE BETWEEN LAND USES 
 
PO 9.3, 9.4, 9.5, 10.1  
 
The proposed tourist accommodation is to be well setback from all property boundaries, with 
the closest neighbouring dwelling well over 100m away from the development site. Tourist 
accommodation is considered to be closely affiliated with residential development, whilst there 
is a commercial component to the proposal the use is not anticipated to generate off site 
amenity impact.  
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CONCLUSION 

The proposed tourist accommodation is considered to be of an appropriate 
scale within the context of the subject land and the broader locality. The 
development will provide a form of tourist accommodation within the region 
without encroaching on neighbouring land used for primary production 
purposes. The siting of the built form does not detract from the landscape 
values of the site or use of the balance of the land for primary production 
purposes.   

The development will involve the installation of a new waste control system and 
will not warrant clearance of native vegetation, minimising risk on the local 
environment. Stormwater is to be managed on site and stored for potential fire- 
fighting purposes. The proposed units are of a high architectural standard, 
including a variety of materials and roof forms which will blend in with the rural 
locality and being sited below the ridgeline.   

Earthworks will be kept to a minimum to preserve the scenic attractiveness of 
the landscape and avoiding negatively impacting the local environment. On site 
parking has been provided, also observing generous setback from property 
boundaries to limit off site amenity impact, further softened by adjacent 
landscaping.  

As such it is considered that the proposal to construct two units for the purpose 
of tourist accommodation is consistent with the relevant desired and 
performance outcomes of the Planning & Design Code (Version 2021.14 dated 
23 September 2021) and therefore warrants the grant of planning consent. 

Should you have any further information or clarification please do not hesitate to 
contact me. 

ELINOR WALKER 
(BA Urb.Reg.Planning)  
Accredited Professional (L2&3) 
MPIA 
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INDICATIVE ONLY AND NO GUARANTEE IS GIVEN THAT ALL EXISTING SERVICES HAVE
BEEN DOCUMENTED. THE CONTRACTOR IS RESPONSIBLE FOR LOCATING ALL
EXISTING SERVICES WITHIN THE WORKS AFFECTED AREAS PRIOR TO ANY ON-SITE
EXCAVATION.

IO

LEGEND
EXISTING SITE LEVELS AND DETAILS BASED ON BASIC SURVEY TO BE
CONFIRMED BY BUILDER.

- PAVEMENT TO ARCH. REQUIREMENTS. REFER TO
FOOTING DETAILS FOR MIN. REQ.

- BITUMEN.

- SURFACE INSPECTION OPENING

- GRATED INLET PIT 450x450 MIN U.N.O.

- GRATED INLET PIT 90 DIA. MIN.

- DOWNPIPE 90 DIA.

- RAINHEAD/DOWNPIPE.

- Ø90 uPVC SEALED STORMWATER PIPE, MIN.  0.5%
GRADE

- Ø90 PVC STORMWATER PIPE, MIN. 0.5% GRADE

GENERAL NOTES
G1 THESE DRAWINGS SHALL BE READ IN CONJUNCTION WITH ALL

ARCHITECTURAL AND OTHER CONSULTANTS' DRAWINGS AND
SPECIFICATIONS AND WITH SUCH OTHER WRITTEN INSTRUCTIONS AS
MAY BE ISSUED DURING THE COURSE OF THE CONTRACT. ANY
DISCREPANCY SHALL BE REFERRED TO THE ENGINEER BEFORE
PROCEEDING WITH THE WORK.

G2 ALL MATERIALS AND WORKMANSHIP SHALL BE IN ACCORDANCE WITH
THE RELEVANT AND CURRENT STANDARDS AUSTRALIA CODES AND
WITH THE BY-LAWS AND ORDINANCES OF THE RELEVANT BUILDING
AUTHORITIES EXCEPT WHERE VARIED BY THE PROJECT SPECIFICATION.

G3 ALL DIMENSIONS SHOWN SHALL BE VERIFIED BY THE BUILDER ON SITE.
ENGINEER'S DRAWINGS SHALL NOT BE SCALED FOR DIMENSIONS.
ENGINEER'S DRAWINGS ISSUED IN ANY ELECTRONIC FORMAT MUST
NOT BE USED FOR DIMENSIONAL SETOUT.
REFER TO THE ARCHITECT'S DRAWINGS FOR ALL DIMENSIONAL SETOUT
INFORMATION.

G4 UNLESS NOTED OTHERWISE ALL LEVELS ARE IN METRES AND ALL
DIMENSIONS ARE IN MILLIMETRES.

G5 ALL WORKS SHALL BE UNDERTAKEN IN ACCORDANCE WITH
ACCEPTABLE SAFETY STANDARDS & APPROPRIATE SAFETY SIGNS SHALL
BE INSTALLED AT ALL TIMES DURING THE PROGRESS OF THE JOB.

G6 WHERE TREES ARE REMOVED, ALL ORGANIC MATERIAL SHALL BE
REMOVED AND REPLACED WITH COMPACTED FILL OF THE SAME SOIL
PROPERTIES AS NATURAL GROUND. MOISTURE CONTENT OF NEW FILL
TO BE NO LESS THAN EXISTING SITE SOIL.

STORMWATER DRAINAGE NOTES
1. 40mm OF LAGGING IS REQUIRED TO ALL STORMWATER PIPES

THAT PASS THROUGH FOOTINGS.
2. FLEXIBLE CONNECTIONS ARE TO BE PROVIDED TO THIS SITE - REF

TO FOOTING DETAILS SHEETS.
3. SUITABLE VERTICAL EXPANSION JOINT IS TO BE PROVIDED TO

DOWNPIPES AT PAVING LEVEL.
4. GRADE PAVING TO ALL SUMP LOCATIONS AT MIN 1.0%.
5. DURING CONSTRUCTION WATER RUN-OFF SHALL BE COLLECTED

AND CHANNELED AWAY FROM THE BUILDING.
6. 450mm COVER TO STORMWATER PIPES IN VEHICLE AREAS

WITHOUT PAVING AND 100mm COVER FROM UNDERSIDE OF
PAVEMENTS .

7. SET-OUT OF BUILDING IS TO BE AS PER ARCH DRAWINGS.
8. STORMWATER SYSTEM AND ALL EXTERNAL PAVING AND

RETAINING WALLS ARE TO BE COMPLETED BY OWNER UNLESS
OTHERWISE SPEC IN THE BUILDING CONTRACT AND IS TO BE
COMPLETED AS SOON AS THE BUILDING IS HANDED OVER TO
THE OWNER.

9. RETAINING WALLS SHOWN APPROX. ONLY NOT TO BE USED FOR
ESTIMATING PURPOSES.

10. REFER TO FOOTING DETAILS AND CONSTRUCTION REPORT FOR
REQUIREMENTS OF ALL TRENCH EXCAVATIONS NEXT TO
FOOTINGS.

11. ALL STORMWATER SYSTEMS TO BE IN ACC WITH AS/NZS 3500.3.

RH



Barossa Assessment Panel Meeting 5 April 2022  
 Attachment 1 

Item 8.3 Page 1003 

  

NORTH

0

WEST

270
EAST

90

SOUTH

180

JUNE 22

DECEMBER 22

5

12

8

12

5

7

M E N G L E R     H I L L      R D

40000

40000

(e) ENTRY DRIVEWAY

PROPOSED DRIVEWAY

PROPOSED ACCOMMODATION 
DEVELOPMENT

PROPOSED VISITOR PARKING

(e) RESIDENCE

NEW INTERSECTION

O
/
H

 P
O

W
E
R

 E
X

C
L
U

S
IO

N
 Z

O
N

E
 D

A
S
H

E
D

 R
E
D

SECTION 896
CT 5159/196

BO
UN

D
A

RY

BOUNDARY

BO
UNDARY

190.1
BOUNDARY

190.71
176.22

18.71

BOUNDARY
98.37

221.28

14.67°

SA BLUE GUMS ALONG BOUNDARY - APPROX 
7-10m APART. CORREA + NATIVE GRASSES TO 
AREA BELOW NATURAL CANOPY

0 10m 30m 40m 50m

1:1000 @ A1, 1:2000 @ A3

20m

TENDER

©
 c

op
yr

ig
ht

 J
BG

 A
rc

hi
te

ct
s P

ty
. L

td
. A

ll r
ig

ht
s r

es
er

ve
d

Issue

NOTES

Issued For By To Date

Project Address

Drawing Title

Project Name

This drawing is copyright and the property of JBG Architects Pty. Ltd. and 
must not be used without written authorisation.  Do not scale this 
drawing. All dimensions shown on drawings are in millimetres unless 
otherwise noted and should be verified on site before commencing 
building works. These architectural drawings are to be read in 
conjunction with the building specification and consultant drawings. 
Any discrepancies are to be referred to the project architect for 
clarification prior to work commencing.
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DESIGN INTENT REPORT + DRAWINGS

DASHED LINE DENOTES PROPOSED SOLAR 
PANEL LOCATIONS. REFER TO ENGINEERS 
DESIGN INTENT REPORT + DRAWINGS
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AUSTRALIAN STANDARDS
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FOR FURTHER DETAILS. CONFIRM TANK LOCATION ONSITE
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ALLOW FOR TUCKEROO 
TREES SEMI-MATURE.

COMPACTED GRAVEL DRIVEWAY & CAR PARK. LOCATION 
AND EXTENT OF DRIVEWAY TO BE CONFIRMED ON SITE -
FINAL LOCATION TO BE CO-ORDINATED WITH LOCATION 
OF EXISTING TREES (TO BE RETAINED)

SITE AREA COVERAGE m²

SITE 48560

ENCLOSED - SUITE 1-6 274.00

TOTAL BUILDING AREA 396.40 m²

61.40UN-ENCLOSED - ENTRY / ENTERTAINING 
UN-ENCLOSED - COURT 1 - 8 61.00

SITE SETOUT + BOUNDARY IDENTIFICATION:
SET-OFF DIMENSIONS SHALL BE FROM THE ALLOTMENT BOUNDARIES 
AND NOT NECESSARILY THE FENCE LINES. BOUNDARY + EASEMENT 
LINES ARE TO BE IDENTIFIED BY THE BUILDER ONSITE PRIOR TO 
CONSTRUCTION.

SITE WORKS NOTES:
THERE ARE NO SIGNIFICANT TREES, SHRUBS OR EXISTING STRUCTURES 
(OTHER THAN THOSE INDICATED) ON THIS OR ADJOINING SITES OR 
PUBLIC PLACES THAT WILL AFFECT OR BE AFFECTED BY THE 
PROPOSED BUILDING WORKS.

THERE ARE NO BRUSH FENCES WITHIN 3M OF THE NEW BUILDING 
WORKS.

GENERAL LANDSCAPING:
PROVIDE PERIMETER PROTECTION AROUND BUILDING TO AN 
APPROVED METHOD AS SCHEDULED IN THE ENGINEERS FOOTING 
CONSTRUCTION REPORT. (TYPICALLY 1000MM WIDE PERIMETER 
PAVING TO ENGINEERS DETAILS)

GENERALLY LANDSCAPE LAYOUT (PLANT SPECIES) SHALL BE AS 
INDICATED ON DRAWING OR, DETAILS OF PLANTING + PLANT 
SPECIES TO BE PROVIDED TO COUNCIL SATISFACTION PRIOR TO 
COMMENCEMENT ON SITE.

SITE SERVICES:

ELECTRICAL SUPPLY: PROVIDE NEW UNDERGROUND ELECTRICAL 
CABLE AS DOCUMENTED ON SERVICES ENGINEERS 
DOCUMENTATION

WATER SUPPLY: NEW ONSITE WATER STORAGE TANKS 

WASTEWATER DISPOSAL: PROVIDE NEW ONSITE WASTEWATER 
DISPOSAL AS INDICATED ON DRAWINGS- REFER TO CONSULTANT 
WASTEWATER ENGINEER REPORT FOR FURTHER DETAILS

GAS SUPPLY: PROVIDE ONSITE LPG BOTTLE GAS SUPPLY
• GAS BOTTLE FOR BBQ AREA ONLY. REFER TO SERVICES ENGINEER 

DOCUMENTATION

TELECOMMUNICATION/DATA SUPPLY: REFER TO SERVICES ENGINEER 
DOCUMENTATION

THE FINAL LOCATION OF NEW SERVICES/ CABLES / DRAINS/ TANKS IS 
TO BE CONFIRMED ON SITE PRIOR TO INSTALLATION.
EXISTING SERVICES INDICATED ON THE DRAWINGS MAY HAVE BEEN 
LOCATED BY A FIELD SURVEY, OTHER SERVICES MAY EXIST THAT WERE 
NOT VISIBLE AT SURFACE LEVELS AT THE TIME OF SURVEY, AS SUCH 
PRIOR TO ANY DEMOLITION, EXCAVATION OR CONSTRUCTION ON 
THE SITE RELEVANT AUTHORITIES SHOULD BE CONTACTED 
REGARDING UNDERGROUND SERVICES.

STORMWATER MANAGEMENT:
TO BE DIRECTED AWAY FROM BUILDING BY FALLS IN PAVING AND 
SURROUNDING GARDEN LEVELS.

THE METHOD OF STORMWATER DISPOSAL MUST NOT RESULT IN THE 
ENTRY OF WATER INTO ANY BUILDING OR ON TO THE LAND OF ANY 
ADJOINING OWNER.

ROOF WATER COLLECTION:
ROOF WATER FROM A MINIMUM OF 50M2 OF THE ROOF 
CATCHMENT AREA OF THE BUILDING TO BE DIRECTED TO A 
RAINWATER TANK (MIN 1000 LITRE CAPACITY) VIA 100MMDIAM PVC 
STORMWATER PIPES. OVERFLOW TO BE DIRECTED MINIMUM 10M 
AWAY FROM TANK TOWARDS NEARBY GARDEN AREAS. INLET + 
OVERFLOW OF RAINWATER TANK(S) TO BE FITTED WITH MOSQUITO 
PROOF, NON-DEGRADABLE SCREENS. RAINWATER TO BE PLUMBED 
TO THE FOLLOWING FIXTURES : 
• ENTIRETY OF NEW BUILDING
• ALLOW FOR VARIABLE SPEED PUMP AT EACH TANK
• UV FILTER TO BE PROVIDED FOR WATER SUPPLY TO ENABLE 

DRINKING WATER QUALITY

RAIN WATER TANKS:
TO LOCATIONS AS SCHEDULED ON SITE PLAN: CAPACITY 60KL (2OFF) 
GALVINISED TO MATCH WALL CLADDING

• FOR BAL 12.5 BUSHFIRE RISK AREAS PROVIDE TANK WITH 
MINIMUM 5KL WATER RETENTION

• PROVIDE A DOMESTIC TAP FITTING TO TANK MIN 400MM 
ABOVE FINISHED GROUND LEVEL TO SUITABLE LOCATION

EXTERNAL LIGHTS:
REFER TO LIGHTING DRAWING PROVIDED BY ENGINEEER. LIGHTS TO 
BE INSTALLED TO COMPLY WITH RELEVANT AS STANDARDS

TERMITE TREATMENT:
PROVIDE  'TERMI-MESH' STAINLESS STEEL MESH OR 'HOMEGUARD' 
BIFLEX BARRIER SYSTEM, TO PERIMETER OF NEW BUILDING SLABS/ 
STRIP FOOTINGS+ UNDER TIMBER FRAMED ELEMENTS+ BRICK PIERS + 
TO ALL SLAB PENETRATIONS. THE SLAB TO ACT AS PHYSICAL BARRIER 
TO REMAINDER OF BUILDING.

PROVIDE CHEMICAL SOIL BARRIER BY 'BIFENTHRIN' OR 'TERMICURE' 
INSECTICIDE SPRAY  TO PERIMETER OF FOOTING + UNDER DECK 
AREAS.

BUILDER + OWNER ARE TO ENSURE A PERIODIC VISUAL INSPECTION 
FOR TERMITES BY MAINTAINING A MINIMUM 75MM FOOTING EDGE 
EXPOSURE + 25MM CLEARANCE TO ALL OBJECTS ADJACENT SLAB 
EDGE (UNLESS OTHERWISE SPECIFIED BY LEVELS). 
ALL TERMITE SYSTEMS TO BE INSTALLED BY ACCREDITED 
CONTRACTOR.
TERMITE SYSTEMS + FITTED IN ACCORDANCE WITH MANUFACTURER'S 
SPECIFICATION AND AS.3660.1. 

GENERAL NOTE:
THIS PLAN MAY HAVE BEEN PREPARED FROM A COMBINATION OF 
FIELD SURVEY AND EXISTING RECORDS FOR THE PURPOSE OF 
SHOWING EXISTING SITE CONDITIONS AND SHOULD NOT BE USED 
FOR ANY OTHER PURPOSE. 

DRAWINGS SHOULD BE READ IN CONJUNCTION WITH LATEST COPIES 
OF THE 'CERTIFICATES OF TITLE' FOR ANY ADDITIONAL 
ENCUMBRANCES OR EASEMENTS LOCATED ON THE PROPERTY.

SITE NOTES

EXISTING WALL TO REMAIN

EXISTING WALL OR OTHER TO BE DEMOLISHED / 
REMOVED.

DEMOLITION NOTES:
• GENERALLY MAKE GOOD SURFACES TO REMAIN 

FOLLOWING DEMOLITION. 
• PROTECT ALL SERVICES, PIPING, DUCTING ETC TO BE 

RETAINED + MAKE GOOD TO ANY DAMAGE.
• GENERALLY DE-COMMISSION REDUNDANT SERVICES + 

REMOVE IF EXPOSED TO VIEW.
• THE BUILDER IS TO INSPECT EXISTING BUILDINGS BEING 

ALTERED FOR ANY PRESENCE OF ASBESTOS. REMOVAL 
OF ASBESTOS BY A LICENCE CONTRACTOR + CURRENT 
ASBESTOS REGULATIONS

• BUILDER / CONTRACTOR TO ENSURE DEMOLITION AND 
MEANS OF ENSURING SAFETY AND AVOIDING 
DAMAGE TO NEIGHBOURING PROPERTY DURING 
DEMOLITION IN ACCORDANCE WITH THE PROVISIONS 
OF AS.2601 'THE DEMOLITION OF STRUCTURES'

NOTE : ALL STRUCTURAL DEMOLITION TO BE CARRIED OUT 
IN CONSULTATION WITH STRUCTURAL ENGINEER.

DEMOLITION LEGEND

BUSHFIRE NOTES
BUSHFIRE ATTACK LEVEL : BAL 12.5 (MEDIUM) 
(SOURCE: AS.3959- CONSTRUCTION OF BUILDINGS IN BUSHFIRE PRONE 
AREAS)

GENERAL: 
THE NEW WORKS IS TO INCORPORATE THE FOLLOWING METHODS OF 
BUSHFIRE PROTECTION TO THE CONSTRUCTION OF THE BUILDING WHERE 
APPLICABLE.

FLOORS:
• CONCRETE WAFFLE SLAB

EXTERNAL WALLS:
WALLS THAT ARE LESS THAN 400MM FROM THE GROUND OR ABOVE 
DECKS, CARPORT ROOFS, AWNINGS AND SIMILAR ELEMENTS HAVING AN 
ANGLE OF LESS THAN 18 DEGREES AND MORE THAN 110MM IN WIDTH 
FROM WALL- SHALL BE PROTECTED BY:
CLADDING:
THAT IS FIXED EXTERNALLY TO A TIMBER OR STEEL FRAMED WALL OR 
EXTENDS AROUND THE PERIMETER OF THE STRUCTURE AND FULLY 
ENCLOSES THE SUB FLOOR SPACE:
• NON COMBUSTIBLE MATERIAL, OR
• FIBRE CEMENT MINIMUM THICKNESS OF 6MM, OR
• BUSHFIRE-RESISTING TIMBER (AS.3959 - APPENDIX F / APPENDIX E-

PARAGRAPH E1).
• ALL JOINTS IN THE EXTERNAL SURFACE OF THE WALLS MUST BE 

COVERED,SEALED, OVERLAPPED, BACKED OR BUTT JOINTED.
VENTS + WEEPHOLES:
• IN EXTERNAL WALLS SHALL BE SCREENED WITH A MESH MADE OF 

CORROSION-RESISTANT STEEL, BRONZE OR ALUMINIUM.

WINDOWS:
SCREENS FOR WINDOWS AND DOORS:
WHERE FITTED, SCREENS SHALL HAVE A MESH OR PERFORATED SHEET 
MADE FROM CORROSION-RESISTANT STEEL, BRONZE OR ALUMINIUM. 
THE FRAME SUPPORTING THE MESH OR PERFORATED SHEET SHALL BE:
• METAL, OR
• BUSHFIRE-RESISTING TIMBER (AS.3959 - APPENDIX F / APPENDIX E-

PARAGRAPH E1).
WINDOWS + SIDELIGHTS:
WINDOWS SHALL BE COMPLETELY PROTECTED BY:
• A BUSHFIRE SHUTTER, OR
• EXTERNAL SCREEN, OR
FOR WINDOWS LESS THAN 400MM FROM THE GROUND OR ABOVE 
DECKS, CARPORT ROOFS, AWNINGS AND SIMILAR ELEMENTS HAVING AN 
ANGLE OF LESS THAN 18 DEGREES AND MORE THAN 110MM IN WIDTH 
FROM WALL- SHALL BE PROTECTED BY:
• METAL FRAME, OR
• BUSHFIRE-RESISTING TIMBER FRAME (AS.3959 - APPENDIX F / APPENDIX 

E-PARAGRAPH E1), OR
• METAL REINFORCED UPVC FRAME. THE REINFORCING MEMBERS SHALL 

BE MADE FROM ALUMINIUM, STAINLESS STEEL, OR CORROSION-
RESISTANT STEEL.

• GLAZING SHALL BE GRADE A SAFETY GLASS WITH A MINIMUM 
THICKNESS OF 4MM OR GLASS BLOCKS. WHERE DOUBLE GLAZED- THE 
REQUIREMENT IS TO APPLY TO THE EXTERNAL GLASS PANE.

• THE OPENABLE PORTIONS OF WINDOWS SHALL BE SCREENED 
INTERNALLY.

EXTERNAL DOORS:
DOORS SHALL BE COMPLETELY PROTECTED BY:
• A BUSHFIRE SHUTTER MEETING THE REQUIREMENTS FOR WINDOWS, OR
• EXTERNAL SCREEN MEETING THE REQUIREMENTS FOR WINDOWS, OR
DOOR PANEL CONSTRUCTED OF:
• NON-COMBUSTIBLE MATERIAL, OR
• SOLID TIMBER, LAMINATED TIMBER OR RECONSTITUTED TIMBER, 

HAVING A MINIMUM THICKNESS OF 35MM FOR THE FIRST 400MM 
ABOVE THE THRESHOLD, OR

• HOLLOW CORE, SOLID TIMBER, LAMINATED TIMBER OR 
RECONSTITUTED TIMBER WITH A NON-COMBUSTIBLE KICKPLATE ON THE 
OUTSIDE FOR THE FIRST 400MM ABOVE THE THRESHOLD, OR

• METAL REINFORCED UPVC. THE REINFORCING MEMBERS SHALL BE 
MADE FROM ALUMINIUM, STAINLESS STEEL, OR CORROSION-RESISTANT 
STEEL.

• FULLY FRAMED GLASS DOOR PANELS SHALL BE MADE FROM METAL OR 
BUSHFIRE RESISTING TIMBER (AS.3959 - APPENDIX F / APPENDIX E-
PARAGRAPH E1).

• GLAZING SHALL BE GRADE A SAFETY GLASS WITH A MINIMUM 
THICKNESS OF 4MM. WHERE DOUBLE GLAZED- THE REQUIREMENTS IS 
TO APPLY TO THE EXTERNAL GLASS PANE.

• SASHES + AWNING PANELS SHALL BE TIGHT-FITTING TO THE FRAMES.

ROOFS:
ROOF COVER MATERIAL INCLUDING PENETRATIONS, EAVES, FASCIAS, 
GABLES, GUTTERS AND DOWNPIPES SHALL COMPLY WITH THE 
FOLLOWING:
• ROOF COVER + ACCESSORIES SHALL BE NON-COMBUSTIBLE
• ROOF TO ROOF + WALL TO ROOF JUNCTIONS TO BE SEALED
• ROOF VENTILATION OPENINGS SUCH AS GABLE VENTS SHALL BE FITTED 

WITH EMBER GUARDS MADE OF NON-COMBUSTIBLE  MATERIAL OR A 
MESH OR PERFORATED SHEET MADE OF CORROSION-RESISTANT STEEL, 
BRONZE OR ALUMINIUM

SHEET ROOF:
BE FULLY SARKED OR FOIL-BACKED INSULATION BLANKET INSTALLED OVER 
THE BATTENS, OR
HAVE ANY GAPS SEALED AT THE FASCIA, WALL LINE, HIPS AND RIDGES BY:
• MESH OR PERFORATED SHEET THAT IS MADE OF CORROSION-

RESISTANT STEEL, BRONZE OR ALUMINIUM, OR
• MINERAL WALL, OR
• NON-COMBUSTIBLE MATERIAL
• SARKING TO HAVE A FLAMMABILITY INDEX OF NOT MORE THAN 5
VERANDAH, CARPORT + AWNING ROOF:
• SHALL MEET THE ABOVE REQUIREMENTS WHERE PART OF THE MAIN 

ROOF, OR
• WHERE SEPARATED FROM THE MAIN ROOF SPACE BY AN EXTERNAL 

WALL, SHALL BE OF NON COMBUSTIBLE COVERING OR TRANSLUCENT 
MATERIAL.

ROOF PENETRATIONS:
• INCLUDING ROOF WINDOWS, VENTILATORS, EVAPORATIVE COOLING 

UNITS, AERIALS, VENT PIPES, SUPPORTS FOR SOLAR COLLECTORS SHALL 
BE SEALED WITH A NON COMBUSTIBLE MATERIAL.

• OPENINGS IN VENTED ROOF WINDOWS, ROOF VENTILATORS, OR VENT 
PIPES SHALL BE MADE OF CORROSION-RESISTANT STEEL, BRONZE OR 
ALUMINIUM.

• GLAZED ELEMENTS IN ROOF WINDOWS + SKYLIGHTS MAY BE OF 
POLYMER PROVIDED A GRADE A SAFETY DIFFUSER, CONFIRMING WITH 
AS.1288 , IS INSTALLED UNDER THE GLAZING. WHERE GLAZING IS AN 
INSULATED UNIT, GRADE A TOUGHENED SAFETY GLASS MIN 4MM THICK 
SHALL BE USED IN THE OUTER PANE.

• FLASHING ELEMENTS OF TUBULAR SKYLIGHTS MAY BE OF A FIRE-
RETARDANT MATERIAL, PROVIDED THE ROOF INTEGRITY IS MAINTAINED 
BY AN UNDER-FLASHING WITH FLAMMABILITY INDEX NO GREATER 
THAN 5.

• EVAPORATIVE COOLING UNITS SHALL BE FITTED WITH A NON-
COMBUSTIBLE BUTTERFLY CLOSER AS CLOSE AS PRACTICAL TO THE 
ROOF LEVEL OR FITTED WITH NON-COMBUSTIBLE COVERS WITH A 
MESH OR PERFORATED SHEET MAXIMUM APERTURE OF 2MM.

• VENT PIPES MADE FROM PVC ARE PERMITTED.
EAVES LININGS:
• PENETRATIONS + VENTILATION OPENINGS TO BE FITTED WITH EMBER 

GUARDS MADE OF CORROSION-RESISTANT STEEL, BRONZE OR 
ALUMINIUM

• JOINTS IN EAVES LININGS, FASCIAS AND GABLES MAY BE SEALED WITH 
PLASTIC JOINING STRIPS OR TIMBER STORM MOULDS.

GUTTERS:
• LEAF GUARD MATERIAL MUST HAVE A FLAMMABILITY INDEX OF NOT 

MORE THAN 5.
• ALL BOX GUTTERS MUST BE NON-COMBUSTIBLE AND FLASHED AT THE 

JUNCTION WITH THE ROOF WITH A NON COMBUSTIBLE MATERIAL.

VERANDAHS AND DECKS:
POSTS:
SUPPORT POSTS, COLUMNS, STAIRS AND FLOOR SURFACES SHALL BE 
COMPLETELY PROTECTED OR CONSTRUCTED BY:
• TIMBER TO BE MOUNTED ON METAL STIRRUPS WITH A CLEARANCE OF 

NOT LESS THAT 75MM ABOVE FINISHED GROUND OR PAVING LEVEL, 
OR

WHERE LESS THAN 400MM FROM THE SURFACE OF THE DECK OR GROUND 
BE:
• NON COMBUSTIBLE MATERIAL, OR
• BUSHFIRE-RESISTING TIMBER (AS.3959 - APPENDIX F), OR
DECKS:
• THERE IS NO REQUIREMENT TO ENCLOSE THE SUBFLOOR SPACES OF 

VERANDAHS, DECKS, STEPS, RAMPS OR LANDINGS.

WATER + GAS SUPPLY PIPES:
• ABOVE GROUND, EXPOSED WATER SUPPLY PIPES SHALL BE METAL
• EXTERNAL GAS PIPES AND FITTINGS ABOVE GROUND SHALL BE OF 

STEEL OR COPPER HAVING A MINIMUM THICKNESS IN ACCORDANCE 
WITH GAS REGULATIONS OR 0.9MM, WHICHEVER IS THE GREATER. THE 
METAL PIPE SHALL EXTEND A MINIMUM OF 400MM WITHIN THE 
BUILDING AND 100MM BELOW GROUND. BUILDING RULES
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PLAN NOTES
FOOTINGS:

• OFF-FORM EXPOSED CONCRETE FOOTING : EXPOSED 
EDGE TO FOOTING TO BE STEEL-TROWEL FINISHED TO 
PROVIDE TRUE + CLEAN EDGE.

• PROVIDE SLAB SETDOWNS TO LAUNDRY, ENS, BATHROOMS 
TO ENGINEERS DETAILS FOR FLOOR DRAINAGE GRADING.

• PROVIDE APPROPRIATE SETDOWNS + FLOOR GRADES TO 
WET AREAS. REFER DRAWING WET AREA DETAILS- A.701 + 
A.702 FOR MORE DETAILS.

INFLOOR HEATING:

• INFLOOR HEATING EXTENT AS INDICATED ON DRAWINGS-
CONFIRM EXTENT WITH OWNER PRIOR TO INSTALLATION.

• BUILDER TO SUPERVISE INSTALLATION TO AVOID CONFLICTS 
WITH WALL FRAMES/SLAB PENETRATIONS.

• ELECTRICIAN TO CONFIRM IF POWER UPGRADE IS 
REQUIRED FOR SYSTEM USE PRIOR TO INSTALLATION.

• PROVIDE 25MM THICKER SLAB TO ACCOMMODATE 
HYDRONIC INFLOOR HEATING TUBES (NOT APPLICABLE FOR 
ELECTRICAL INFLOOR HEATING)

FLOOR FINISHES:

• FFL DENOTES: FINISHED FLOOR LEVEL
• CONFIRM ALL FLOOR SELECTIONS WITH OWNER PRIOR TO 

ORDERING/INSTALLATION.
• ALIGN FLOOR + WALL TILE JOINTS 
• INSTALL FLOOR COVERINGS TO MANUFACTURERS 

SPECIFICATIONS

FLOOR FINISH LEGEND:

CA.01 CARPET + UNDERLAY
CO.01 CONCRETE
CT.01 CEMENTITIOUS TOPPINGS & SURFACE MODIFIERS
DK.01 TIMBER DECKING
PV.01 PAVERS
TI.01 WET AREA FLOOR TILES
TM.01 HARDWOOD TIMBER FLOORBOARDS
VI.01 VINYL

WALLS:

• ALL FINISHES AS SCHEDULED ON DRAWING A.201 
ELEVATIONS.

• DIMENSIONS TO FLOOR PLAN TYPICALLY EXCLUDE 
CLADDINGS + LININGS.

• ALL WALL FRAMING TO ENGINEERS DETAILS AND AS.1684.
• SELECT EXTERNAL NON COMBUSTIBLE CLADDINGS SUITABLE 

FOR THE DESIGNATED BUSHFIRE ATTACK LEVEL (IF 
APPLICABLE).

• INSTALLATION OF PROPRIETARY CLADDINGS / LININGS TO 
MANUFACTURERS DETAILS.

• PROVIDE INSULATION AND SARKING AS SCHEDULED OR 
EQUIVALENT TO ALL EXTERNAL WALLS.

• USE WATER RESISTANT PLASTERBOARD TO ALL WET AREAS AS 
SCHEDULED ON WET AREA DETAILS DRAWING.

• ALL CONTROL JOINTS IN MASONRY WALLS + AAC POWER 
PANELS SHALL BE INSTALLED IN ACCORDANCE WITH THE 
ENGINEERS SITE INVESTIGATION AND FOOTING 
CONSTRUCTION REPORT.

• PROVIDE BITUMEN TANKING SOLUTION TO WATERPROOF 
CELLAR WALL/ FLOOR JUNCTIONS AS REQUIRED

INTERNAL WALL TRIMS + FINISHES:

CORNICE: 'SQUARE SET' TO THROUGHOUT
ARCHITRAVES: EZYJAMB DOOR FRAMES AND JAMBS TYPICALLY 
THROUGHOUT. ALLOW FOR A TIMBER INTERNAL SILL TO ALL 
WINDOWS
SKIRTINGS:140x19 SPLAYED MDF SKIRTING
• CONFIRM SELECTIONS WITH OWNER PRIOR TO 

INSTALLATION.

WALL TILING:

• FLOOR TO CEILING WALL TILING TO THE FOLLOWING 
ROOMS:(GIVE INFO)

• 2400 HIGH WALL TILING TO WET AREAS
• PROVIDE SPLASHBACK ABOVE KITCHEN JOINERY: 

COLOURBACK GLASS

DOOR + WINDOW NOTES :

• ALL DOOR SWINGS + SLIDING DIRECTIONS AS INDICATED 
ON FLOOR PLAN

• MEASURE + CONFIRM ALL WINDOW + DOOR STRUCTURAL 
OPENING DIMENSIONS ON SITE PRIOR TO FABRICATION

• CONFIRM ALL DOOR + WINDOW HARDWARE SELECTIONS 
WITH OWNER PRIOR TO FABRICATION. ENSURE HARDWARE 
SUIT FRAME THICKNESS + CLEARANCES TO WALL STRUCTURE

EXTERNAL DOORS + WINDOWS:

• FIT WITH MATCHING INSECT SCREENS AND SELECTED 
HARDWARE TO OWNERS REQUIREMENTS.

• PROVIDE DRAUGHT PROTECTION + WEATHER SEALS TO ALL 
EXTERNAL SWING DOORS

• FOR ALL OPERABLE WINDOWS GREATER THAN 2000MM 
ABOVE EXTERNAL GROUND LEVEL: RESTRICT OPENING OF 
WINDOW SASH TO 125MM MAX, OR FIT WITH A SECURE 
SCREEN CAPABLE OF RESISTING AN OUTWARD HORIZONTAL 
ACTION OF 250N AND HAVE A CHILD RESTRAINT RELEASE 
MECHANISM IF THE SCREEN CAN BE REMOVED.

• ALL CASEMENT WINDOWS TO USE 'TRUTH HARDWARE-
ENCORE' HINGE OPERATORS

ALUMINIUM FRAMES:

• ALUMINIUM SLIDING DOOR FRAMES TO BE FABRICATED 
WITH LOW PROFILE (NURSING HOME SILL OR EQUIVALENT) 
OR CONCEALED THRESHOLDS - CONFIRM PROFILE 
SELECTION WITH OWNER. 

INTERNAL DOORS: 

• 2400 HIGH 'SOLID CORE' TIMBER PANEL DOORS (UNLESS 
NOTED OTHERWISE) AS INDICATED ON DWGS- PRIMED 
DOOR FACE TO OWNERS SELECTION

• FIT WITH SELECTED DOOR HANDLES, PRIVACY LOCKS + 
DOOR STOPS TO OWNERS SPECIFICATION.

• FOR ALL WC'S, IF THE SHORTEST DISTANCE BETWEEN THE 
PAN AND THE NEAREST PART OF THE DOOR FRAME IS 
1200mm OR LESS, THEN THE DOORS ARE TO BE FITTED WITH 
REMOVABLE HINGES.

DOOR + WINDOW LEGEND:

AD ALUMINIUM DOOR
ASD ALUMINIUM SLIDING DOOR

AAW ALUMINIUM AWNING WINDOW
ACW ALUMINIUM CASEMENT WINDOW
AHW ALUMINIUM DOUBLE HUNG WINDOW
AFW ALUMINIUM FIXED GLASS
ASW ALUMINIUM SLIDING WINDOW

GLAZING:

• ALL GLAZING SHALL BE IN ACCORDANCE WITH THE 
EXTERNAL GLAZING CALCULATIONS IN THE ENERGY 
EFFICIENCY REPORT

• ALL GLAZING SHALL BE IN ACCORDANCE WITH AS1288 + 
WIND SPEEDS AS PER ENGINEERS CALCULATIONS.

• GENERALLY CLEAR GLASS THROUGHOUT + SEMI-
TRANSLUCENT 'FROSTED' GLASS TO PRIVACY AREAS OF 
BUILDING- CONFIRM AREAS WITH OWNER.

ENERGY EFFICIENT GLAZING LEGEND:

THE FOLLOWING ROOMS ARE TO CONTAIN LOW- E GLAZING 
(VERIDIAN ENERGY TECH 'CLEAR'- OR SIMILAR BRAND):
(GIVE INFO- LIST ROOMS)

THE FOLLOWING ROOMS ARE TO CONTAIN DOUBLE GLAZING:
(GIVE INFO- LIST ROOMS)

• GLAZING SPECIFIED IS THE MINIMUM REQUIREMENT FOR 
THE PROJECT- BUILDER IS TO DISCUSS INCREASING THE 
PERFORMANCE OF GLAZING WITH THE OWNER PRIOR TO 
CONSTRUCTION

JOINERY + FIXTURE FITOUT:

THE FOLLOWING TYPICALLY APPLIES TO 
KITCHEN/LDRY/BATHROOM/ETC FITOUT:
• BUILDER TO CONFIRM ALL FINISHES + SELECTION OF 

FIXTURES AND HARDWARE + OTHER SPECIALITY JOINERY 
DETAILS WITH OWNER

• MEASURE + CONFIRM ALL JOINERY/FIXTURE DIMENSIONS 
ONSITE PRIOR TO FABRICATION

• INSTALLATION OF ALL FIXTURES/FITTINGS TO 
MANUFACTURERS SPECIFICATIONS

FIRE SAFETY:

• ALL SMOKE ALARMS + EVACUATION LIGHTING SHALL BE 
HARD WIRED INTO ELECTRICAL SYSTEM WITH 9V BATTERY 
BACK UP SYSTEM. WHERE MORE THAN ONE SMOKE ALARM 
IS FITTED, THEY ARE TO BE INTERCONNECTED.

• FOR BCA CLASS 1b BUILDINGS: PROVIDE INTEGRATED 
SMOKE ALARM + EVACUATION LIGHTING TO THE PATH OF 
TRAVEL FROM BED ROOMS TO REQUIRED EXIT DOORS.

DENOTES SMOKE ALARM LOCATION

VENTILATION NOTES:

• MIN REQUIRED AIR FLOW- 20 L/s PER EACH FIXTURE
• REQUIRED EXHAUST FANS IN ACCORDANCE WITH  AS 

1668.2 TO A SANITARY COMPARTMENT MUST VENTILATE  
EITHER TO OUTSIDE OF BUILDING BY WAY OF DUCTS  OR 
INTO ROOF SPACE THAT IS ADEQUATELY VENTILATED BY 
OPEN EAVES OR MINIMUM OF 2 ROOF VENTS

DENOTES ELECTRICAL EXTRACTOR LOCATION

DESIGN FOR ACCESS AND MOBILITY:

• PROVIDE SANITARY FIXTURES / HANDRAILS / DOORS / 
RAMPS- SUITABLE FOR PEOPLE WITH DISABILITIES IN 
ACCORDANCE WITH AS 1428.1(DESIGN FOR ACCESS AND 
MOBILITY-GENERAL REQUIREMENTS FOR ACCESS-NEW 
BUILDING WORK). FIXTURES TO OWNERS SELECTIONS

FIRE HAZARD PROPERTIES:

• FOR COMMERCIAL / PUBLIC BUILDINGS: FLOOR MATERIAL, 
FLOOR COVERINGS WALL AND CEILING LINING MATERIALS 
TO HAVE A CRITICAL RADIANT FLUX NOT LESS THAN 
INDICATED IN BCA PART C1.10a TABLE 1.

PLANNING APPROVAL

©
 c

op
yr

ig
ht

 J
BG

 A
rc

hi
te

ct
s P

ty
. L

td
. A

ll r
ig

ht
s r

es
er

ve
d

Issue

NOTES

Issued For By To Date

Project Address

Drawing Title

Project Name

This drawing is copyright and the property of JBG Architects Pty. Ltd. and 
must not be used without written authorisation.  Do not scale this 
drawing. All dimensions shown on drawings are in millimetres unless 
otherwise noted and should be verified on site before commencing 
building works. These architectural drawings are to be read in 
conjunction with the building specification and consultant drawings. 
Any discrepancies are to be referred to the project architect for 
clarification prior to work commencing.

ABN 31 852 116 195

J B G ARCHITECTS PTY LTD
residential  -  commercial  -  winery  -  planning  -  architecture  -  interiors  -  landscape

38 MURRAY STREET
TANUNDA 5352

Architect

Client

P.  08 8563 1155
E.  admin@jbgarchitects.com

WARNING
Services shown on this drawing are approximate 
only. The exact locations to be confirmed on site 
the contractor prior to the commencement of 
work

Drawing Number

Drawn byProject Number

Issue

Approved by

P225/08/2021 4:04:01
PM

\\SERVER\Projects\JBG.2021\2125 Ben Bul len Retreat - New Guesthouse Vi llas\5. JBG Drawings + Photos\2125 - Ben Bullen Retreat - New Guesthouse Vi llas_210621.rvt25/08/2021 4:04:01 PM

FLOOR PLAN
PRESENTATION

415 MENGLER HILL ROAD
ANGASTON, 5355
CT5159/196

BEN BULLEN RETREAT - NEW
GUESTHOUSES

MR TSENG

A120

2125 BB/EM/TN

JBG

1 : 100A120

PRESENTATION FLOOR PLAN - GROUND1
0 2.0m 6.0m 8.0m 10.0m

1:200 @ A1, 1:400 @ A3

4.0m

P1 WIP ISSUE EM BB 16.07.21
P2 ISSUE FOR PLANNING BB BC 25.08.21



Barossa Assessment Panel Meeting 5 April 2022  
 Attachment 1 

Item 8.3 Page 1006 

  

30°

60KL
RWT

SM.1TM.1SM.1TM.1SM.1TM.1

TM.1TM.1

RF.1

FLOOR PLAN - GROUND +0

FCL +3000

30
00

30
°

30
°

10
°

30°

30°

RF.1

RF.1

RF.1

TM.1

SM.1

TM.1

SM.1

SM.1

TM.1

SM.1

SM.1

SM.1

SM.1

SM.1

SM.1

TM.1

TM.1TM.1

SM.1

ST.1

SM.1

TM.1

SM.1

TM.1

SM.1

SM.1

SM.1
SM.1

SM.1

TM.1

SM.1

SM.1

SM.1

TM.1

TM.1TM.1

FLOOR PLAN - GROUND +0

FCL +3000

30
00

30°

30°

30°

25
°

30
°

30
°

30
°

60KL
RWT

60KL
RWT

TM.1 SM.1 SM.1 SM.1 SM.1 SM.1 SM.1 ST.1 SM.1 SM.1 SM.1 SM.1 SM.1 SM.1

RF.1

RF.1

RF.1

FLOOR PLAN - GROUND +0

FCL +3000

30
00

60KL
RWT

SM.1

TM.1 SM.1

TM.1

TM.1 SM.1 TM.1

TM.1

RF.1

30°

ROOF + TRIMS: 
SHEET CLADDING:

RF.1: ROOF CLADDING
• CUSTOM ORB WITH MATCHING FLASHINGS. 
• FINISH: GALVANISED
• SELECT APPROPRIATE ROOF SHEET PROFILE TO SUIT ROOF 

PITCH

FASCIAS + BARGE BOARDS:
• FASCIA MATERIAL; SPOTTED GUM HARDWOOD
• FASCIA FINISH; NATURAL OILED FINISH

GUTTERS:

RG: ROOF GUTTER
• 150 HALF ROUND GUTTERS
• GUTTER FINISH; GALVANISED
• GUTTERS TO ACHIEVE A MINIMUM 1:200 FALL/ BOX 

GUTTERS TO ACHIEVE A MINIMUM 1:100 FALL TOWARDS 
DOWNPIPES.

• ALL NEW GUTTERS TO CONTAIN A BASIC LEAF GUARD 
MESH. 

DOWNPIPES/RAINHEAD:

DP: DOWNPIPE
• 90dia  DOWNPIPES WITH WALL BRACKETS AT 2000 C/C 

MAX.
• DOWNPIPE LOCATIONS AS INDICATED ON DRAWING- TO 

BE SPACED MAXIMUM 12M APART + EACH DP TO SERVICE 
NOT MORE THAN 70M2 OF ROOF AREA.

• DOWNPIPE LOCATIONS HAS BEEN DETERMINED BASED ON 
VISUAL APPEARANCE AND TO FACILITATE ROOF DRAINAGE-
IF FURTHER DOWNPIPES ARE REQUIRED CONSULT OWNER 
OR ARCHITECT FOR PRIOR APPROVAL.

• DOWNPIPE FINISH; GALVANISED

RH: RAINHEAD
• FIELDERS R5 'CONICAL -TYPE 1' 400L x 200W x 400D
• FINISH; GALVANISED

EXTERNAL FINISHES SCHEDULE
SOFFITS/ EAVES LINING :

FC.1 FIBRE CEMENT SHEETS
• FIBRE CEMENT SHEETS WITH JOINING STRIPS SETOUT EVENLY.
• PAINTED FINISH; SOLVER KITTY GREY
• REFER TO REFLECTED CEILING PLAN FOR FURTHER 

INFORMATION
• PROVIDE EAVES TO WALL TRIMS AT JUNCTION AS REQUIRED

WALLS:
METAL SHEET CLADDING:

SM.1: SHEET METAL CLADDING
• CUSTOM ORB SHEET CLADDING ; FINISH; GALVANISED
• 50MM BOXED FLASHINGS/or 100MM COVER FLASHINGS AT 

ALL CORNERS AND OPENINGS (GIVE INFO)
• SHEETING IN ORIENTATION AS INDICATED ON DRAWING.

STONE WALLS:
ST.1: STONE WALLS
• NATURAL STONE (STONE AS SCHEDULED ON FLOORPLANS) 
• CONFIRM STONE PATTERN + MORTAR COLOUR  WITH 

OWNER PRIOR TO INSTALLATION

EXPOSED TIMBER / HARDWOOD:
• 'LOSP' TIMBER OR OTHER EXTERNALLY DURABLE TIMBER IN 

PAINTED FINISH; ___________ (GIVE INFO)

• EXPOSED HARDWOOD SPECIES TO BE SEASONED: 
'KAPUR'-F 17 GRADE (LOW COST- GIVE INFO) 
'BLACKBUTT'-F 27 GRADE (MID COST- GIVE INFO)
'SPOTTED GUM' /or 'MERBAU'-F 27 GRADE (HIGH COST- GIVE 
INFO)
• PROVIDE CLEAR NATURAL OIL TO EXPOSED HARDWOODS

EXPOSED STEELWORK:
• STEELWORK IN HOT DIP GALVANISED FINISH

WINDOWS + DOORS:
ALUMINIUM FRAMES:
• ALUMINIUM FRAME IN POWDERCOAT FINISH; BLACK

RAINWATER TANKS:

WST WATER STORAGE TANK (FIRE FIGHTING PURPOSES)
• FINISH; GALVANISED

RWT RAIN WATER TANK
• FINISH; GALVANISED

GENERAL NOTES:
SELECT APPROPRIATE MATERIALS IN CONJUNCTION WITH THE 
REQUIREMENTS FOR APPLICABLE BUSHFIRE RISK AREA + FIRE 
RESISTANT MATERIALS NEAR BOUNDARIES.

THE BUILDER IS TO PROVIDE A SAMPLE OF EXTERNAL MATERIAL 
COLOURS + FINISHES TO THE OWNER PRIOR TO ORDERING.

PLANNING APPROVAL
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FLOOR PLAN - GROUND +0

FCL +3000

3 4

COURT 1 SUITE 1 LOBBY 1 30
00

30°30°

FOOTINGS: REINFORCED CONCRETE 
FOOTINGS TO ENGINEERS 

SPECIFICATIONS. PROVIDE 0.2MM 
POLYETHYLENE MEMBRANE AS SPECIFIED

LINING TO PORCH AREAS AS SPECIFIED 
AS ORIENTATED AS SHOWN

ALL SLIDING & HINGED 
DOORS/WINDOWS TO BE PROVIDED 

WITH ALL HARDWARE INCLUDING 
LOCKS, SASH WINDERS, CLOSERS AND 
THE LIKE FOR A COMPLETE SYSTEM TYP.

BOX GUTTER BETWEEN PORCH ROOFS & 
MAIN BUILDING POSITIONED EXTERNALLY 
OF THE MAIN ENVELOPE. REFER TO ROOF 

PLAN FOR DRAINAGE RETICULATION

ROOF SHEETING, FLASHINGS, CAPPINGS 
& FASCIAS AS SPECIFIED ON EXTERNAL 
FINISHES SCHEDULE. INSTALL IN 
ACCORDANCE WITH MANUFACTURERS 
DETAILS.

PORCH FASCIAS, SOFFITS & ROOF 
SHEETING AS SPECIFIED. STRUCTURAL 
FRAMING AS PER ENGINEERS DETAILS

METAL PROFILED WALL SHEETING AS 
SPECIFIED INSTALLED IN ORIENTATION AS 
SHOWN ON DRAWINGS & IN 
ACCORDANCE WITH MANUFACTURERS 
DETAILS

15°

DIVIDING WALLS BETWEEN SUITES TAKE 
FULL HEIGHT TO U/S OF ROOF SHEET FOR 
ACOUSTIC FLANKING

TIMBER GANGNAIL TRUSS DESIGN & 
INSTALLATION TO MANUFACTURERS 
SPECIFICATIONS

FLOOR PLAN - GROUND +0

FCL +3000

3 4

30
00KITCHEN/LIVING/DINING

1COURT 4

30°30°

15°

ROOF SHEETING, FLASHINGS, CAPPINGS 
& FASCIAS AS SPECIFIED ON EXTERNAL 
FINISHES SCHEDULE. INSTALL IN 
ACCORDANCE WITH MANUFACTURERS 
DETAILS.

TIMBER GANGNAIL TRUSS DESIGN & 
INSTALLATION TO MANUFACTURERS 
SPECIFICATIONS

ALL SLIDING & HINGED 
DOORS/WINDOWS TO BE PROVIDED 
WITH ALL HARDWARE INCLUDING 
LOCKS, SASH WINDERS, CLOSERS AND 
THE LIKE FOR A COMPLETE SYSTEM TYP.

5°

LINING TO PORCH AREAS AS SPECIFIED 
AS ORIENTATED AS SHOWN

PRELIMINARY
WORK IN PROGRESS ISSUE
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The Assessing Panel 
Re-Tourist Accommodation 
415 Mengler Hill Road 
Application ID: 21033492 
 
 
The Mengler Hill/Barossa Ranges areas are the jewel in the crown of the Barossa Valley region, 
offering the beauty and pleasures of Natures Best Features within Rugged Hillsides, big Red Gums, 
native Flora and Fauna but also interspaced with Appropriate houses and buildings that mainly 
Service the Rural Farming activities that occur. 
 
This development proposal of an additional 6 x suites (steel & glass) tourist accommodation building 
with shared kitchen and alfresco facilities, plus carpark (all ON the Ridge Line) and in a bare paddock 
will be Obvious and Contrary to the planning report submitted. 
 
This development proposal threatens to derail the Barossa’s Jewel area which Council has strongly 
defended over the past few decades. The development if granted will set precedence to all kinds of 
future proposals that can not be refused opening the flood gates and Potentially Destroying the 
Barossa Jewel in the crown (Natures best features) but also bringing additional issues to Council to 
address and manage with no financial benefits. 
 
We therefore ask the Assessment Panel to deny this proposed development application with 
reference to the following OPPOSITION & RISK ISSUES that have been initially endorsed/supported in 
the Planning Report Overlays – Tourist Accommodation, 415 Mengler Hill Road, Angaston 
 
(NOTE) – None of these issues would exist if 

1. KKP International Pty Ltd can address them all  
or 
2. The Assessment Panel denies this development application 

 
1. FIRE 

 -We estimate that this Tourist Accommodation Facility when fully booked could support 22 
plus patrons. These patrons are tourists and naturally and should have and want a good 
time, relaxing, laughing, travelling, enjoying the local produce (e.g., Wine), exercising 
(cycling, walking, ect.). They have an attitude of freedom, who cares, NO RESPONSIBILITY! At 
all times of the day & night. They might bring financial spending benefits to the area but ONE 
FIRE would soon EXTINGUISH any benefits they bring if you have to call emergency services 
(CFS,MFS) its too late the fire has escalated into nearby inaccessible neighbouring 
countryside. The Development Report address’s this FiRE RISK very softly and TAKES IT TOO 
LIGHTLY! WHEN EXTREME WEATHER CONDITIONS OCCUR. 
 
-In South Australia the Bureau of Meteorology would issue an estimated (2 weeks-14 days) 
of EXTREME FIRE CONDITIONS and total FIRE BANS- as the various weather fronts move 
through every year. 
 
-The patrons mentioned have no real sense of responsibility despite being possibly 
informed?? of what can happen, they are on holidays.  
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Question: Can KKP International Pty Ltd– GUARANTEE that they will be financially 
liable/compensate for any fire damage (including smoke damage to vineyards) Injury or 
death that has been caused by the activities/actions of the accommodation facility or its 
Patrons? to neighbouring properties and broader community. 
SOME FORMAL DOCUMENTATIONI IS REQUIRED. 
 

2. HEALTH ISSUES - REFER PLANNING REPORT 
The communal accommodation facility has 6 x suites with shared kitchen and alfresco 
facilitates, a mix and match approach which creates personal and individual safety issues – 
relevance COVID19 
 
Question: How is KKP International Pty Ltd going to address this? 

 
3. NO DISRUPTION – TO NEIGHBORING PROPERTY ACTIVITIES – REFER PLANNING REPORT INFO 

The accommodation facility is in a RURAL ZONE which is mainly comprised of farming 
enterprises that includes big/noisy machinery, spraying equipment, stock and animals that 
can roam, scare guns and many more things that could surprise the patrons & cause 
complaints. 
 
Question: Can KKP International Pty Ltd GUARANTEE – THERE WILL BE NO DISRUPTIONS to 
NEIGHBORING properties –Policy 
SOME FORMAL DOCUMENTATION IS REQUIRED 
 

4. THE VISUAL IMPACT – REFER PLANNING REPORT INFO 
The Accommodation facility Building planned is DEFINITELY on the RIDGELINE in a BARE 
paddock, obvious to see, not as it is described so pleasantly in the PLANNING REPORT. 
 
Question: Will KKP International Pty Ltd relocate the building to the south closer to the 
Mengler Hill Road and off the RIDGELAND?? 

 
5. SECURITY –  

As this development will bring to the area a many and varied PATRONAGE – existing 
residence and land owners will naturally become cautious of some PATRONS to take the 
opportunity to commit illegal offenses – violence, theft and even personal harm to others. 
 
Question: Can KKP international Pty Ltd – GUARANTEE that any of its PATRONS commit any 
such offence that they will (KKP International Pty Ltd) be LIABLE & COMPENSATE Fully for 
every OFFENCE committed within the community. SOME FORMAL DOCUMENTATION 
REQUIRED. 
 

6. THE TRUST FACTOR – information only but is concerning to us 
-As this development application is the SECOND at 415 Mengler Hill Road – Angaston this is 
our summary of the process thus far via a timeline info: 
 
30/7/21 – 1st assessment concerns – PRIVATE residence to tourist accommodation was 
subject to several concerns before approval. 
In our final concern point we asked the applicant to discuss any future plans but no response 
was given by the applicant – Mr Kwing Tseng hence following a meeting with JANINE 
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(Property Manager) Sunday 30th September 2021 – who also did not highlight any future 
plans- we then gave our approval to the change of use to tourist accommodation 
(highlighting the importance of neighbourly discussion) 
 
10/01/21 – 2nd DEVELOPMENT REPORT APPLICATION ARRIVED (OVER THE CHRISTMAS 
BREAK), leaving 9 days to respond. 
 
THETIMELINE – (THE CURRENT DEVELOPMENT) 
03/04/21 – DISCUSSION – CLIENT REVIEW – JBG ARCHITECTS 
06/07/21 – CONSULTANT COORDINATION – JBG ARCHITECTS 
20/07/21 – We met with JANINE (Mr Kwing Tseng Property Manager) with no future         
projects highlighted. 
27/07/21 – APPENDIXS- A,B,C,D,E,F,G – VERY DETAILED INFO OF THE FUTURE – 2ND 
DEVELOPMENT STAGE BY TRIAXIAL CONSULTING – to whom it presented unknown. 
30/07/21 1st STAGE REPRESENTATION CLOSED  
21/10/21 – Barossa Council – Address overlays 
04/11/21 – Janine/JGB Architects – Barry Birdock -Earthworks & water storage 
14/12/21 – Solar Panel – Info 
?/12/21 – Submitted – PLAN SA (?? Christmas Break – COVID issues) 
 
-It appears from the time line that there was a deliberate attempt to withhold this 
application opportunity – as the bulk at the information was available – before the close 
date of the 1st Tourist Development Application 30/07/21 – but obviously the APPLICANT Mr 
KWING TSENG – may have thought his chances of approval being granted were better. 
 
-We feel that this conduct was deception and therefore immediately lessens the TRUST 
FACTOR with anything Mr Kwing Tseng or KKP International Pty Ltd are associated with. Is 
this a true tourism business venture?? 
 
In summary we have been landowners actively developing supporting and promoting this 
rural area for some 20 years and hence have a sound knowledge of what is best to enhance 
its sustainability and viability and do not want the Jewel of the Barossa destroyed by 
unsuitable development applications such as this. 
 
We also trust that you as the “Assessment Panel” understand both sides accurately hence 
this detailed response. We also want to be personally represented to present our concerns. 
 
(NOTE) – There is a lot to GAIN and a LOT TO LOOSE 
 
Yours Respectfully , 
 
 Joel & Peter Mattschoss  
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From: Michael Vears
To: Development
Subject: [EXTERNAL] Application: ESD Planning & Design, Application ID: 21033492, 415 Mengler Hill Rd, Angaston,

SA, 5353
Date: Wednesday, 19 January 2022 6:41:38 PM
Attachments: ATT00001.png

CAUTION: This Message originated outside your organization. Treat all attachments and hyperlinks
with suspicion.

To Whom it May Concern,
 
My wife and I, (Michael & Kim Vears from ) are writing
to you in regards to the Planning Proposal - Application: ESD Planning & Design, Application ID:
21033492, 415 Mengler Hill Rd, Angaston, SA, 5353
 
As there are very few immediate neighbours to this property and we are the only ones with
direct line of sight would like to express our disappointment in how things have unfolded. 
 
Based on the initial request we expressed concerns over potential changes to safety / security
associated with the initial proposal but agreed given the demographic and limited volume of
people and no real line of sight issues.  In hindsight we were naïve to not pursue the full extent
of the plans and given the dates on the documents that I have now seen was always the intent. 
 
We were under the impression there was land size rules in regards to building new housing but
assume this is covered by expanding an existing business.  I cannot speak for our existing
neighbours but would not be surprised if they are also feeling a lack of trust towards our new
neighbour.  Whilst this is simply a commercial transaction for our new neighbour it is very
personal to all of us. My wife & I strongly support the Barossa and its growth but feel let down in
these circumstances.  When we bought our property 8 years ago the visual beauty, character
and security of the area were all major drawcards. 
 
Our main concerns with the planned developments are (apologies but after looking through the
63 page document I am unclear what relates to “Performance-based elements”);
 

Visual eye sore of looking at the side of the villas & carparks – it does mention that the
area will be landscaped but unclear to what extent
Elevated security risk especially during the construction phase.  I am not aware of any
crime in the area in the last 8 years and the remoteness of our property I believe
contributes to this, so unclear how to manage this moving forward other than investing in
gates & CCTV system
This will now set a precedent for future expansion in the area eg our neighbours on the
opposite side,  what impact this would have on our property value is unclear but unlikely
to be part of any decision making.  Our understanding that was obviously incorrect was
the land size to build on was bigger than the block size
The impact this has on the overall character of the area

 
Can you provide some feedback on our concerns and given we were not aware this was already

being planned when the 1st proposal was sent out is there further expansion in the planning
phase that we will be made aware of in the near future?
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21/03/2022 
 
The Assessing Panel 
Re-Tourist Accommodation 
415 Mengler Hill Road 
Application ID: 21033492 
 
The following information is additional information re-addressing the response (9/2/22) by ESD 
planning and design on behalf of the developer – KKP International PTY LTD (Mr Kwing Tseng) and 
commences with our initial objections to the build proposal summary. We have deliberately re-
highlighted first as it gives the panel a clear and truthful understanding of what this development 
application brings that are negative visually, socially and financially to this special location. In 
response to ESD Planning and Design addressing our concerns we feel there is no responsibility 
taken for their own and clients actions, that will affect their neighbours and broader community that 
they are now wanting to be a part of! 
 
Original response letter- 
The Mengler Hill/Barossa Ranges areas are the jewel in the crown of the Barossa Valley region, 
offering the beauty and pleasures of Natures Best Features within Rugged Hillsides, big Red Gums, 
native Flora and Fauna but also interspaced with Appropriate houses and buildings that mainly 
Service the Rural Farming activities that occur. 
 
This development proposal of an additional 6 x suites (steel & glass) tourist accommodation building 
with shared kitchen and alfresco facilities, plus carpark (all ON the Ridge Line) and in a bare paddock 
will be Obvious and Contrary to the planning report submitted. 
 
This development proposal threatens to derail the Barossa’s Jewel area which Council has strongly 
defended over the past few decades. The development if granted will set precedence to all kinds of 
future proposals that can not be refused opening the flood gates and Potentially Destroying the 
Barossa Jewel in the crown (Natures best features) but also bringing additional issues to Council to 
address and manage with no financial benefits. 
 
We therefore ask the Assessment Panel to deny this proposed development application with 
reference to the following OPPOSITION & RISK ISSUES that have been initially endorsed/supported in 
the Planning Report Overlays – Tourist Accommodation, 415 Mengler Hill Road, Angaston 
 
(NOTE) – None of these issues would exist if 

1. KKP International Pty Ltd can address them all  
or 
2. The Assessment Panel denies this development application 

 
1. FIRE 

 -We estimate that this Tourist Accommodation Facility when fully booked could support 22 
plus patrons. These patrons are tourists and naturally and should have and want a good 
time, relaxing, laughing, travelling, enjoying the local produce (e.g., Wine), exercising 
(cycling, walking, ect.). They have an attitude of freedom, who cares, NO RESPONSIBILITY! At 
all times of the day & night. They might bring financial spending benefits to the area but ONE 
FIRE would soon EXTINGUISH any benefits they bring if you have to call emergency services 
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(CFS,MFS) its too late the fire has escalated into nearby inaccessible neighbouring 
countryside. The Development Report address’s this FiRE RISK very softly and TAKES IT TOO 
LIGHTLY! WHEN EXTREME WEATHER CONDITIONS OCCUR. 
 
-In South Australia the Bureau of Meteorology would issue an estimated (2 weeks-14 days) 
of EXTREME FIRE CONDITIONS and total FIRE BANS- as the various weather fronts move 
through every year. 
 
-The patrons mentioned have no real sense of responsibility despite being possibly 
informed?? of what can happen, they are on holidays.  
 
Question: Can KKP International Pty Ltd– GUARANTEE that they will be financially 
liable/compensate for any fire damage (including smoke damage to vineyards) Injury or 
death that has been caused by the activities/actions of the accommodation facility or its 
Patrons? to neighbouring properties and broader community. 
SOME FORMAL DOCUMENTATIONI IS REQUIRED. 
 

2. HEALTH ISSUES - REFER PLANNING REPORT 
The communal accommodation facility has 6 x suites with shared kitchen and alfresco 
facilitates, a mix and match approach which creates personal and individual safety issues – 
relevance COVID19 
 
Question: How is KKP International Pty Ltd going to address this? 

 
3. NO DISRUPTION – TO NEIGHBORING PROPERTY ACTIVITIES – REFER PLANNING REPORT INFO 

The accommodation facility is in a RURAL ZONE which is mainly comprised of farming 
enterprises that includes big/noisy machinery, spraying equipment, stock and animals that 
can roam, scare guns and many more things that could surprise the patrons & cause 
complaints. 
 
Question: Can KKP International Pty Ltd GUARANTEE – THERE WILL BE NO DISRUPTIONS to 
NEIGHBORING properties –Policy 
SOME FORMAL DOCUMENTATION IS REQUIRED 
 

4. THE VISUAL IMPACT – REFER PLANNING REPORT INFO 
The Accommodation facility Building planned is DEFINITELY on the RIDGELINE in a BARE 
paddock, obvious to see, not as it is described so pleasantly in the PLANNING REPORT. 
 
Question: Will KKP International Pty Ltd relocate the building to the south closer to the 
Mengler Hill Road and off the RIDGELAND?? 

 
5. SECURITY –  

As this development will bring to the area a many and varied PATRONAGE – existing 
residence and land owners will naturally become cautious of some PATRONS to take the 
opportunity to commit illegal offenses – violence, theft and even personal harm to others. 
 
Question: Can KKP international Pty Ltd – GUARANTEE that any of its PATRONS commit any 
such offence that they will (KKP International Pty Ltd) be LIABLE & COMPENSATE Fully for 
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every OFFENCE committed within the community. SOME FORMAL DOCUMENTATION 
REQUIRED. 
 

6. THE TRUST FACTOR – information only but is concerning to us 
-As this development application is the SECOND at 415 Mengler Hill Road – Angaston this is 
our summary of the process thus far via a timeline info: 
 
30/7/21 – 1st assessment concerns – PRIVATE residence to tourist accommodation was 
subject to several concerns before approval. 
In our final concern point we asked the applicant to discuss any future plans but no response 
was given by the applicant – Mr Kwing Tseng hence following a meeting with JANINE 
(Property Manager) Sunday 30th September 2021 – who also did not highlight any future 
plans- we then gave our approval to the change of use to tourist accommodation 
(highlighting the importance of neighbourly discussion) 
 
10/01/21 – 2nd DEVELOPMENT REPORT APPLICATION ARRIVED (OVER THE CHRISTMAS 
BREAK), leaving 9 days to respond. 
 
THETIMELINE – (THE CURRENT DEVELOPMENT) 
03/04/21 – DISCUSSION – CLIENT REVIEW – JBG ARCHITECTS 
06/07/21 – CONSULTANT COORDINATION – JBG ARCHITECTS 
20/07/21 – We met with JANINE (Mr Kwing Tseng Property Manager) with no future         
projects highlighted. 
27/07/21 – APPENDIXS- A,B,C,D,E,F,G – VERY DETAILED INFO OF THE FUTURE – 2ND 
DEVELOPMENT STAGE BY TRIAXIAL CONSULTING – to whom it presented unknown. 
30/07/21 1st STAGE REPRESENTATION CLOSED  
21/10/21 – Barossa Council – Address overlays 
04/11/21 – Janine/JGB Architects – Barry Birdock -Earthworks & water storage 
14/12/21 – Solar Panel – Info 
?/12/21 – Submitted – PLAN SA (?? Christmas Break – COVID issues) 
 
-It appears from the time line that there was a deliberate attempt to withhold this 
application opportunity – as the bulk at the information was available – before the close 
date of the 1st Tourist Development Application 30/07/21 – but obviously the APPLICANT Mr 
KWING TSENG – may have thought his chances of approval being granted were better. 
 
-We feel that this conduct was deception and therefore immediately lessens the TRUST 
FACTOR with anything Mr Kwing Tseng or KKP International Pty Ltd are associated with. Is 
this a true tourism business venture?? 
 
In summary we have been landowners actively developing supporting and promoting this 
rural area for some 20 years and hence have a sound knowledge of what is best to enhance 
its sustainability and viability and do not want the Jewel of the Barossa destroyed by 
unsuitable development applications such as this. 
 
We also trust that you as the “Assessment Panel” understand both sides accurately hence 
this detailed response. We also want to be personally represented to present our concerns. 
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(NOTE) – There is a lot to GAIN and a LOT TO LOOSE 
 
Yours Respectfully , 
 
 Joel & Peter Mattschoss  
                  
 

1. Visually – please refer to the plan SA – SAPPA – Topography map (Inc) 
-This highlights the sitting of the build directly on the ridgeline 
-The floor level of the build ( as per Architect build details) is at 487m in the broad part of 
the topographic grid lines (the flat areas) right on the ridgeline.  
-Refer point 4 original concerns conveniently not address by ESD Planning or design. 

 
 

2. Safety/Privacy – As parents of young children it is a great concern the privacy and safety 
aspect this development has on our lifestyle. The position of the development on the ridge 
allows full view of our property and allows zero privacy for our family with tourists having 
full view of our property. This also as parents raises concerns about our children’s safety. 
 

3. Financially – Plan SA is now encouraging projects that bring positive financial gain to the 
state of South Australia and as part of that process they have allowed tourist 
accommodation to included within rural zones  - we support this action in the correct rural 
location. 
1- Tourism to function needs – 3 x components (building, site/location, people/clients) 

1. A Building – (off the Ridgeline) refer point 4 original concerns. 
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2. A site/location – That is suitable that considers and has respect for the neighbours 
livelihoods. In this case the site fails as it fails a fire risk management plan. The fire 
risk to neighbouring properties (refer point 1 of our original concerns) Again was 
conveniently not addressed, as the late spring, summer and even autumn weather 
fronts move through, extreme/catastrophic fire days are called by the Bureau of 
Meteorology, this is a time of the year we as residents fear most because if a fire 
enters accidently into inaccessible neighbouring properties that surround this 
proposed development any financial gain this development brings will be cancelled 
out/lost financially and emotionally by neighbouring properties and even potentially 
further. 

3. People/client – Refer to description – (original concerns) tourists are on holidays – 
no responsibility, good time, ect. And even walking and cycling ( refer original 
accommodation proposal description).  
The fire risk hazards increases substantially but also beyond control as some people  
on holidays doing irresponsible potentially fire starting acts (forget instructed 
guidelines) and on an extreme/catastrophic fire day are a recipe for disaster. Type of 
person (tourist) not understanding the risk using this proposed accommodation 
facility at this location on the extreme/catastrophic fire days is a catastrophic risk on 
their own. ESD planning design (client – KKP INT PTY LTD) response is only looking 
after themselves and conveniently forgot about any fire consequences to their 
neighbouring properties and KKP INT PTY LTD accountability as we requested. 
(NOTE) – The manager of the property is at least 20-25 minutes away in travel time 
hence a proper fire management action plan to be implemented in time is 
questionable – particularly on an extreme/catastrophic fire day. 
*Fire is caused by natural events and people (tourists even present a bigger risk) and 
the more tourist not understanding the catastrophic risk of these areas in these fire 
risk locations the greater the fire risk to everyone becomes. 
*The area maybe classed as a medium fire risk but medium becomes irrelevant 
when extreme and catastrophic – fire risks take over. 
*A totally safe location is necessary before this type of development can be given 
approval. 

 
3.Socially  - This development proposal that is planned in a rural zone has the potential to derail 
current or future rural activities via complaints from patrons. This was raised with our original 
concerns -point 3 no disruptions to rural activities but was again conveniently dismissed via ESD 
Planning Design response saying it was only a small tourism activity and was not in their view (KKP 
INT. PTY LTD) and would not be a problem. Small problems can become big problems and in dealing 
with a small problem the best way to deal with it is to prevent from occurring, particularly if the 
clients as described previously are not responsible and accountable to the area they are holidaying 
at. We also did request a formal response from KKP INT. PTY LTD to guarantee a no disruptions 
policy but that also was conveniently sidelined. 
 
(Note) Information only – definition of Rural (per Macquarie Dictionary) 
 RURAL- 1. Relating to, characteristics of the country (As distinguished from city) 
  2.Relating to agriculture ( Rural Economy) 
  Tourism accommodation  - does not fit any of these descriptions 
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2.KKP INT. PTY LTD – is a Sydney based company with very few financial benefits staying in 
South Australia from its accommodation which is against Plan SA- policy finances to benefit 
SA. 
 

In Summary  - this potential tourist accommodation Proposal brings the following issues/problems 
with if its allowed to proceed; 
 

1. To be built on the ridgeline – refer to topography map  
2. Safety & privacy concerns to our family 
3. High Fire risk  

- extreme/catastrophic weather fronts travel across South Australia   particularly with 
guests/client in holiday mode and forgetting previous fire safety guidelines given. 

- No accountability/responsibility given when asked to by KKP INT. PTY LTD for fire risk 
and damage to neighbours and surrounds only actions to help themselves. 

- Response time by site management 20-25 minutes at best – Too Long. 
4. Future farming – issues will raise their head at the expense of the farming! 

 
In Conclusion -  This application is the tip of the ice berg, with restrictions being placed on 
agricultural activities in wrongly sited approval applications such as this. There is a lot to gain if this 
proposal is refused but somebody will be held accountable and responsible if granted & having being 
forewarned in this our response.  
 
Yours respectfully, 
 
Joel  & Peter Mattschoss 
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9. REPORTS – REVIEW OF ASSESSMENT MANAGER DECISIONS (PLANNING, 

DEVELOPMENT AND INFRASTRUCTURE ACT 2016)  

 
Nil. 
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10. REPORTS – PANEL UPDATES 

 
10.1 Environment Resources and Development Court Appeal Updates  

 
BACKGROUND 

The following application is currently subject to appeal in the Environment Resources 
and Development Court. 
 

DA 

NUMBER 

APPLICAN

T 

ADDRESS NATURE OF 

DEVELOPMENT 
POSITION 

960/9/2021 JBG 
Architects 

Angaston 
Hotel 59-
61 Murray 
Street 
Angaston 

Staged Hotel 
and Restaurant 
Redevelopment
:  Stage 1 – 
Hotel – Micro 
Brewery; Games 
Room; Kitchen; 
Sports Lounge; 
Function Room; 
Dining Room; 
Viewing Deck 
and Link to 
Restaurant 
Stage 2 – 
Restaurant – 
Alterations and 
Additions 
Stage 3 – Hotel 
– 
Accommodatio
n suites and 
formalisation of 
car parking 

Following resolution of 
the BAP on 8 February 
2022, further discussions 
with the appellant have 
taken place and an 
agreed position could 
not be reached in 
respect to retention of 
conditions requiring 
upgrade to the 
Washington Street car 
park and agreement 
over the Kent Street car 
park.  The parties have 
agreed that Reserved 
Matters 3 and 4 and 
conditions 2, 10, 11 and 
12 shall be severed from 
the Consent.  The 
appellant has however 
advised they accept a 
substitute condition 8 in 
respect to operating 
hours.  The matter is due 
for conference at 11:00 
am on 1 April 2022.  A 
further verbal update will 
be provided at the 
meeting. 

 
RECOMMENDATION 

That the report be received. 
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11. REPORTS – OTHER BUSINESS 

 
11.1 Barossa Assessment Panel - Operating and Meeting Procedures  

 
BACKGROUND 

The Barossa Assessment Panel at is meeting held on the 1 March 2022 resolved to 
consider the mechanism for the assigning authority to progress and resolve appeals 
under the Planning, Development and Infrastructure Act 2016. 
 
The panel therefore adopted the procedure for Appeals to be included in the 
Operating and Meeting Procedures, which has now been updated to reflect this 
inclusion.  Refer Attachment 1. 
 
RECOMMENDATION 

That the Barossa Assessment Panel adopt the Operating and Meeting Procedures. 
 

 
ATTACHMENTS OR OTHER SUPPORTING REFERENCES 

Attachment 1 Operating and Meeting Procedures for Endorsement ⇩  
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BAROSSA ASSESSMENT PANEL 
OPERATING AND MEETING 

PROCEDURES 
 

Document Owner: The Barossa Council Previous Approval 

Date(s): 

NEW 

Document Control 

Officer: 

DDES Current Approval Date: 05/04/2022 

HPE Content Manager 

Ref: 

20/71161 Next Review Date:  

 

1. APPLICATION 
 
1.1 These Operating and Meeting Procedures apply to the Barossa Assessment 

Panel (“the Panel”) established under section 83 of the Planning, 

Development and Infrastructure Act 2016 (“the PDI Act”) and having regard 
to the Terms of Reference for the Panel as adopted by the Council. 

1.2 The Panel is a relevant authority pursuant to section 93 of the PDI Act. 

1.3 The following principles should be applied with respect to the procedures to 
be observed at a Panel meeting: 

1.3.1 procedures should be fair and contribute to open, transparent and 
informed decision-making; 

1.3.2 procedures should encourage appropriate community participation as 
may be required under the PDI Act and the Planning, Development 

and Infrastructure (General) Regulations 2017 (“the PDI Regulations”); 

1.3.3 procedures should reflect levels of formality appropriate to the nature 
and scope of responsibilities exercised at the meeting; 

1.3.4 procedures should be sufficiently certain to give applicants, 
representors and the general community confidence in the 
deliberations at the meeting. 

1.4 Interactions between Members of the Panel, the public, Council staff and 
elected Members of the Council are to be courteous and respectful. 

2. MEETING NOTICE, TIMES AND VENUE 

2.1 Scheduled meetings of the Panel will be held on the first Tuesday of each 
month (excluding the first Tuesday meeting in January) at 5pm, in person at 
the Council Offices, 43-51 Tanunda Road, Nuriootpa, or via online platform, 
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electronic or other means as determined by the Panel in consultation with the 
Assessment Manager unless there are no matters to be considered. 

2.2 For the sake of clarity, if an in person meeting is convened, then individual 
Panel members may, with the prior permission of the Presiding Member, attend 
the meeting via online platform, electronic or other means. 

2.3 Written notice of a meeting of the Panel must be given to each member of 
the Panel by the Assessment Manager at least three (3) business days before 
the date of the meeting.  

2.4 The notice must set out the date, time and place of the meeting or, 
alternatively, long-in or other details for a meeting held via online platform, 
electronic or other means, and contain or be accompanied by the agenda 
for the meeting. The notice may be given to a Member of the Panel: 

2.4.1 personally; or 

2.4.2 by delivering the notice (whether by post or otherwise) to the usual 
place of residence of the Member or to another place authorised in 
writing by the Member; or 

2.4.3 by leaving the notice for the Member at an appropriate place at the 
principal office of the Council, if authorised in writing by the Member to 
do so; or 

2.4.4 by a means authorised in writing by the Member as being an available 
means of giving notice (e.g. email or facsimile transmission). 

2.5 A notice that is not given in accordance with clause 2.4 of this document is 
taken to have been validly given if the Assessment Manager considers it 
impracticable to give the notice in accordance with that clause and takes 
action the Assessment Manager considers reasonably practicable in the 
circumstances to bring the notice to the attention of the Member. 

2.6 Special meetings (being additional meetings or alternative meetings) of the 
Panel may be required in special circumstances to expedite decisions on 
applications before the Panel, and will be called at the discretion of the 
Presiding Member in consultation with the Assessment Manager. Members of 
the Panel, applicants, representors and the public shall be given five (5) clear 
business days’ notice of a special meeting of the Panel. 

2.7 Public notice of a scheduled meeting will be provided at the Council office 
and on the Council’s website. 

2.8 A copy of the Agenda and reports from the Administration for every meeting 
of the Panel shall be available for viewing by the public at the Council office 
at least three (3) business days before the meeting. 
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2.9 A copy of the Agenda and reports from the Administration for every meeting 
of the Panel shall be available for viewing on the Council's web site at least 
three (3) business days before the meeting. 

2.10 A meeting of the Panel will commence as soon after the time specified in the 
notice of the meeting, as a quorum is present in accordance with clause 4.1 
and 4.2 of these Operating and Meeting Procedures. 

2.11 If a meeting is adjourned to another day, the Assessment Manager must: 

2.11.1 give notice of the adjourned meeting to each Member setting out the 
date, time and place of the meeting; and 

2.11.2 give notice of the adjourned meeting to the public by causing a notice 
setting out the date, time and place/platform of the meeting together 
with access details (as relevant) to be placed on display at the 
principal office of the Council and/or the Council’s website as 
determined by the Assessment Manager. 

2.12 In the event the Presiding Member is not present, then the Panel shall appoint 
one of its members as the acting Presiding Member. 

3. PUBLIC ACCESS TO MEETINGS 

3.1 Members of the public are entitled to attend a meeting of the Panel other 
than as set out in sub-section 3.2 of these Operating and Meeting Procedures.  
Where a meeting is to occur in person, attendance may occur by attending 
the place of the meeting and observing the meeting from the public gallery.  
Where a meeting is to occur via online platform, electronic or other means, 
the meeting will be livestreamed or otherwise made accessible in a manner 
deemed appropriate by the Assessment Manager such that members of the 
public can hear and see the meeting as they would if located in the public 
gallery of an in person meeting. 

3.2 The Panel may exclude the public from attendance at a meeting— 

3.2.1 during so much of the meeting as is necessary to receive, discuss or 
consider in confidence any of the following matters: 

(i) information the disclosure of which would involve the 
unreasonable disclosure of information concerning the personal 
affairs of any person (living or dead); 

 
(ii) information the disclosure of which— 

(A)  could unreasonably be expected to confer a commercial 
advantage on a person, or to prejudice the commercial 
position of a person; and 
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(B)  would, on balance, be contrary to the public interest; 

(iii) information the disclosure of which would reveal a trade secret; 
 
(iv) commercial information of a confidential nature (not being a 

trade secret) the disclosure of which— 

(A) could reasonably be expected to prejudice the commercial 
position of the person who supplied the information, or to 
confer a commercial advantage on a third party; and 

(B) would, on balance, be contrary to the public interest; 

(v) matters affecting the safety or security of any person or property;  
 
(vi) information the disclosure of which could reasonably be 

expected to prejudice the maintenance of law, including by 
affecting (or potentially affecting) the prevention, detection or 
investigation of a criminal offence, or the right to a fair trial; 

 
(vii) matters that should be considered in confidence in order to 

ensure that the Panel, or any other entity, does not breach any 
law, or any order or direction of a court or tribunal constituted by 
law, any duty of confidence, or other legal obligation or duty; 
 

(viii) legal advice; 
 

(ix) information relating to actual litigation, or litigation that the Panel 
believes on reasonable grounds will take place; 

 
(x) information the disclosure of which— 

(A) would divulge information provided on a confidential basis 
by or to a Minister of the Crown, the State Planning 
Commission, or another public authority or official; and 

(B)  would, on balance, be contrary to the public interest; 

3.2.2 during so much of the meeting that consists of its discussion or 
determination of any application or other matter that falls to be 
determined by the Panel. 

3.3 For the sake of clarity, where a meeting is convened via online platform, 
electronic or other means, and the Panel resolves to exclude the public from 
the meeting as per clause 3.2 above, exclusion of the public will occur, as 
relevant, through the livestream being paused, audio and video feeds being 
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disabled or other means as determined by the Assessment Manager, for the 
duration of the confidential item. 

3.4 The Panel is committed to transparency in decision making.  Accordingly, the 
Panel’s powers to enter into confidence as detailed at clause 3.2 above must 
be used sparingly and in extenuating circumstances and only in consultation 
with or on the advice of the Assessment Manager. 

4. QUORUM 

4.1 A quorum at a meeting of the Panel is a number obtained by dividing the total 
number of Members of the Panel for the time being in office by two (2), 
ignoring any fraction resulting from the division, and adding one (1). 

4.2 The Panel comprises five (5) members and therefore a quorum at a meeting 
is three (3) members. 

4.3 If the number of apologies received by the Presiding Member or the Council, 
indicate that a quorum will not be present at a meeting, the Presiding 
Member, may adjourn the meeting to a specified day and time. 

4.4 Should a quorum not be reached within 30 minutes of the scheduled 
commencement time of the meeting and there is no apparent prospect of 
achieving a quorum within a reasonable time thereafter, the meeting will be 
cancelled and the business on the agenda will be considered at the next 
meeting of the Panel. 

4.5 If a meeting is adjourned for want of a quorum, the Assessment Manager will 
record in the minutes the reason for the adjournment, the names of any 
Members present, and the date and time to which the meeting is adjourned. 

4.6 In the event the Presiding Member is not present, then the Panel shall appoint 
one of its members as the acting Presiding Member. 

5. DEPUTY MEMBERS 

5.1 If a Member is, on reasonable grounds, unable to attend a meeting or part of 
a meeting, he or she must use his or her best endeavours to notify the Presiding 
Member or Assessment Manager at his or her earliest opportunity. 

5.2 If notification pursuant to sub-section 5.1 is given, the Assessment Manager 
may request a Deputy Member attend the meeting in place of the Member 
for the meeting or part of the meeting. 

5.3 Unless the context otherwise requires, a reference to a Member in these 
Operating and Meeting Procedures includes a Deputy Member. 

 



Barossa Assessment Panel Meeting 5 April 2022  
 Attachment 1 

Item 11.1 Page 1040 

  

 
 
 

 
Barossa Assessment Panel Operating and Meeting Procedures   
 

6 
 

6. DEPUTY MEMBERS ATTENDING THE PANEL MEETING 

6.1 If a Member provides sufficient notice, in advance of a meeting, that they are 
unavailable to attend a meeting, the relevant Deputy Member is to be 
notified by the Assessment Manager to attend and participate in that entire 
meeting. 

6.2 If a Member has a conflict of interest in relation to an item on the meeting 
agenda and there is a risk that a quorum will not be achieved for that item, 
the Deputy Member is to be notified by the Assessment Manager to attend 
the meeting and participate for that item only. 

6.3 The Assessment Manager will undertake all reasonable measures to ensure 
that Deputy Members are notified as required by clauses 6.1 and 6.2 above 
as soon as possible. 

6.4 For clarity, if the Council Member appointed to the Panel is unavailable to 
attend a meeting, the Deputy Member who will be notified to attend the 
meeting will be the Deputy Member (Council member). If an independent 
Member of the Panel is unavailable to attend a meeting, the Deputy Member 
who will be notified to attend the meeting will be the Deputy Member 
(Independent Member), who is not an elected Member of the Council. 

7. VOTING 

7.1 Each Member of the Panel present at a meeting of the Panel is entitled to one 
(1) vote on a matter arising for decision and, if the votes are equal, the 
member presiding at the meeting is entitled to a second or casting vote. 

7.2 Clause 7.1 does not apply to a person who is appointed as an ‘additional 
member’ of the Panel under Section 85 of the PDI Act. 

7.3 All Members (other than additional members) of the Panel will participate in 
the decision of the Panel by a vote. 

7.4 All decisions of the Panel shall be made on the basis of a majority consensus 
decision of the Members present.  Where a meeting is held in-person, voting 
may occur by show of hands.  In meeting is convened via online platform, 
electronic or other means, the Presiding Member will determine how voting 
should occur. 

7.5 Minutes shall record the decision of the Panel on each development 
application and record a mover and seconder for items decided by vote. 

7.6 A majority vote of the Panel shall be recorded in the minutes as the decision 
of the Panel and the vote or views of individual Members shall not be recorded 
in the minutes. 
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7.7 Members of the Panel cannot submit any notice of motion to revoke or amend 
previous decisions of the Panel. 

8. CONDUCT 

8.1 Members of the Panel must act at all times in accordance Section 15(2) of the 
PDI Act and with the Assessment Panel Member - Code of Conduct (“the 
Code of Conduct”) adopted by the Minister under Schedule 3 of the PDI Act.  

8.2 The Presiding Member may adjourn a meeting in the event of a disruption or 
disturbance by a Member, an applicant, a representor or any person or 
persons present at the meeting of the Panel until such time as the disruption or 
disturbance ceases, or failing that, order a persons or persons to leave the 
meeting.  Where a meeting is convened via online platform, electronic or 
other means, the Presiding Member may mute or disconnect a person from 
the meeting where they are causing disruption or disturbance. 

8.3 As specified in the Assessment Panel Members – Code of Conduct, Members 
of the Panel must not initiate individual discussions with applicants, 
representors or government agencies regarding a matter that is or is likely to 
be before the panel  for  determination,  and, if placed  in a  situation  where  
such discussion is unavoidable, should not express an opinion that could be 
constructed as having made a decision in relation to the proposal before the 
panel has collectively assessed and determined the development 
application. 

8.4 Members of the Panel must carefully consider all agenda reports and 
recommendations prior to and during meetings.  If a Member of the Panel 
does not agree with a recommendation made, the Member must articulate 
their reasons.  Where the Panel departs from a recommendation, it must 
provide sufficient reasons for its decisions to comply with the requirements of 
the Act and so that appropriate minutes can be recorded. 

8.5 In circumstances where a Member of the Panel has a question arising from an 
agenda report, they should raise their question with the Assessment Manager 
no later than 24 hours prior to the meeting so that the Assessment Manager 
can thoroughly consider the question, communicate it to other Members of 
the Panel and prepare an appropriate response. 

9. CONFLICT OF INTEREST 

9.1 If a Member of the Panel is of the view that they have a conflict of interest in 
relation to a matter before the Panel, the Member must: 

9.1.1 as soon as he or she becomes aware of his or her interest, disclose the 
nature and extent of the interest to the Panel; and  
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9.1.2 make a disclosure clearly stating the nature of that interest in writing to 
the Presiding Member, and then in the Panel meeting when the 
relevant agenda item is reached, make a verbal disclosure to the 
assessment Panel and remove themselves from the meeting in 
accordance with clause 7(b) of the Code of Conduct. 

9.2 If an interest is declared by a Member at a Panel meeting the nature of the 
interest must be recorded in the minutes of that meeting. 

10. HEARING OF REPRESENTATIONS 

10.1 Pursuant to Regulation 50(5) of the PDI Regulations, where a person has: 

10.1.1 made a written representation in accordance with Regulation 50(1) of 
the PDI Regulations; and  

10.1.2 indicated an interest in appearing before the Panel,  

the Panel may, if it considers that it would assist the Panel in making its decision 
on an application, allow a representor an opportunity to appear personally or 
by a representative before the Panel in support of their representation.  

10.2 For the sake of clarity, appearance before the Panel includes appearance by 
online platform, electronic or other means where a meeting is not held in 
person. 

10.3 Pursuant to Regulation 50(6) of the PDI Regulations, if the Panel determines to 
here representors in accordance with clause 10.1, it must: 

10.3.1 give notice to the applicant of the place and time where the 
representor has been invited to appear; and  

10.3.2 if the applicant appears, allow the applicant, either personally or by 
representative, a reasonable opportunity, on request, to respond to 
any relevant matter  

10.4 Hearing of representations by the Panel will take place at the 
commencement of the consideration of the relevant agenda item.  

10.5 Persons making representations will be allocated five (5) minutes to address 
the Panel, unless otherwise determined by the Presiding Member, acting 
reasonably.  

10.6 The applicant is allocated ten (10) minutes to respond to the representations 
made to the Panel, unless otherwise determined by the Presiding Member, 
acting reasonably. 

10.7 Representors and applicants will not be allowed a further opportunity to 
address the Panel after the conclusion of the hearing of representations. 
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10.8 Only representors (or their representative) who have made representation in 
accordance with Regulation 50 of the PDI Regulations, and with the consent 
of the Panel, will be entitled to be heard by the Panel.  

10.9 Representors must be personally present (or represented) at the meeting 
scheduled to hear their verbal representation. If a representor (or their 
representative) is not present at the relevant time, the opportunity to be heard 
in support of their representation is forfeited. 

10.10 Where no representors appear at the hearing of representations an applicant 
may only be heard (at the discretion of the Presiding Member) where their 
written response to representations requires explanation or where the Panel 
will otherwise benefit from hearing from them. 

10.11 Members of the Panel may question and seek clarification from representors 
and the applicant at the conclusion of their address to the Panel. 

10.12 Where a meeting is to be held via online platform, electronic or other means, 
the hearing of representations and the application will occur in a manner 
which allows the representors and applicant to interact with the Panel as per 
clauses 10.1 – 10.11 above. 

10.13 Pursuant to regulation 50(6) of the PDI Regulations, a representor must indicate 
on their written representation whether they wish to appear personally or by 
representative to be heard on their representation.  Elected members of the 
Council may, in their personal capacity and not in their capacity as elected 
members, make representations on development applications or act as the 
representative of a representor and be heard at a meeting of the Panel.  
Where this occurs, elected members of the Council can be treated no 
differently to other representors or representatives of representors and the 
Panel must have regard to sections 93, 98 and 99 of the PDI Act and the 
capacity of the Panel as an independent relevant authority and that it does 
not act at the direction of the Council. 

10.14 Individual elected members of The Barossa Council do not have a right to be 
heard by the Panel otherwise than in accordance with clause 10.13 above 

11. MINUTES AND OTHER DOCUMENTS 

11.1 The Panel must ensure that accurate minutes are kept of its proceedings. 

11.2 The minutes of the proceedings of a meeting will record: 

11.2.1 how the meeting was convened and when it commenced; 

11.2.2 the names of the members of the Panel present; 



Barossa Assessment Panel Meeting 5 April 2022  
 Attachment 1 

Item 11.1 Page 1044 

  

 
 
 

 
Barossa Assessment Panel Operating and Meeting Procedures   
 

10 
 

11.2.3 the name and time of Members of the Panel entering or leaving the 
meeting; 

11.2.4 the name of a person who has made a verbal representation to the 
Panel at the meeting; 

11.2.5 the name of a person who appears in relation to an application for review of 
an Assessment Manager decision (including the Assessment Manager or 
delegate); 

11.2.6  the decision of the Panel; 

11.2.7 the decision of the panel to exclude public attendance including 
reasons. 

11.2.8 a disclosure by a member of the Panel of a direct or indirect pecuniary 
interest in any aspect of a development or anybody associated with 
any aspect of a development required under the PDI Act. 

11.3 Members of the public are entitled to reasonable access to:  

11.3.1 the agendas for meetings of the Panel; and 

11.3.2 the minutes of meetings of the Panel. 

11.4 The Panel may, before it releases a copy of any minutes under clause 11.3, 
exclude from the minutes information about any matter dealt with on a 
confidential basis by the Panel. 

11.5 Minutes must be available under clause 11.3 within five (5) business days after 
their adoption by the Members of the Panel. 

11.6 Minutes shall not be formal minutes until adopted by the Panel at the next 
meeting of the Panel. However, this does not preclude the issue of a Decision 
Notification advising of the determination of the Panel immediately after a 
meeting at which the Panel made its determination. 

11.7 Upon adoption of the minutes, the Presiding Member shall authorise the 
minutes by signature and date of adoption on the last page of the minutes. 

12. SITE INSPECTIONS AND LOCALITY VISITS 

12.1 Formal site visits may be arranged on request from a Member of the Panel. A 
Member of the Panel may request attendance of a Council Officer to provide 
relevant information. The Panel will not hear deputations at a formal site visit. 

12.2 Locality visits by one or more Members of the Panel must be undertaken in 
accordance with the Code of Conduct. 
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13. INFORMATION PROVIDED FOLLOWING PREPARATION OF THE MEETING AGENDA 

13.1 Representors and applicants must avoid raising new or additional material 
that has not been raised in their written representations and response when 
they appear before the Panel.  

13.2 Where necessary, any new additional material that is to be presented to the 
Panel should be forwarded to the Assessment Manager at least five (5) 
business days prior to the meeting to confirm its necessity and effect 
distribution to the applicant and representors (where required) and Members 
of the Panel for consideration. 

13.3 At the discretion of the Presiding Member (in consultation with Members of the 
Panel), any new or additional material submitted to the Panel by an applicant 
or representor, in accordance with clause 13.2 above may be:  

13.3.1 accepted and considered; or  

13.3.2 not accepted and not considered, 

the Presiding Member's determination in this regard is final. 

13.4 Where new or additional material is presented to the Panel contrary to clause 
13.2, despite clause 13.4 above it will not be accepted and considered unless, 
in the opinion of the Assessment Manager, sufficient assessment time remains 
for the information to be properly considered by the applicant and 
representors (as relevant) and the Panel in accordance with the timeframes 
prescribed in regulation 53 of the PDI Regulations. 

13.5 Whenever new or additional information or material provided by the 
applicant is accepted and considered by the Panel, representors will be 
provided with five additional minutes to their hearing time to address the Panel 
on the additional information.   The applicant will be provided with five (5) 
additional minutes to respond to the representors’ comments. 

13.6 Whenever new or additional information or material provided by a representor 
is accepted and considered by the Panel, the representor who provided the 
information or material will be provided with five (5) additional minutes to their 
hearing time to address the Panel on the additional information.   The 
applicant will be provided with five additional minutes to respond to the 
representor’s comments 

14. FORM OF DEBATE AND MOTIONS 

14.1 In order to ensure informed decision making and to facilitate comprehensive 
consideration of issues, debate and discussion by the Panel of matters before 
it shall be, as far as practicable, informal within the bounds of professional 
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meeting procedures and the principles of natural justice and procedural 
fairness. 

14.2 In the interests of informality, during hearings of representations the Presiding 
Member will be referred to as “Presiding Member”, and Members of the Panel 
will be referred to by their first name (not by title or position). In subsequent 
discussion of items during in the meeting of the Members (including the 
Presiding Member) may refer to each other by their first names and address 
Council staff by their first names. 

14.3 At the conclusion of debate and discussion of matters, the Presiding Member 
will call for a motion enabling the Panel to determine the matter.  

14.4 A motion will lapse if it is not seconded at the appropriate time.  

14.5 The Presiding Member, in the absence of comment/discussion in relation to 
the matter requiring determination, will either move a motion or will request a 
motion to be moved and seconded. 

14.6 Voting in favour or against a motion, as requested by the Presiding Member, 
shall be by show of hand. 

14.7 The Presiding Member will request each Member to vote on a motion and then 
declare the outcome. 

15. DECISION MAKING 

15.1 The Panel must have regard to the Planning and Design Code as the basis for 
its decisions along with any written and verbal representations. 

15.2 The Panel will make decisions in accordance with the timeframes set out in 
section 125 of the PDI Act.  

15.3 To ensure that timeframes are met for making decisions the Panel will make a 
decision to either grant or refuse Planning Consent, and will not defer 
applications for the purpose of requesting further information or amendments.  

15.4 In making a decision, the Panel: 

15.4.1 must state whether the proposal is seriously at variance with the 
Planning and Design Code, in doing so must refuse to grant Planning 
Consent and provide reasons for the decision; 

15.4.2 if the proposal is not seriously at variance with the Planning and Design 
Code, the Panel must determine whether Planning Consent is granted 
or refused. 
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(a) Where Planning Consent is granted subject to conditions, 
reasons why the conditions have been imposed must be 
provided. 

 
(b) Where Planning Consent is refused, the reason for refusal must 

be provided. 

15.5 All agenda reports will contain a recommendation which accords with the 
assessing officer’s assessment of the development application.  In 
circumstances where the assessment of a development application is 
considered by administration to be finely balanced, an alternative 
recommendation may be provided.  Alternative recommendations may 
require further detail to be inserted by the Panel.  Members of the Panel are 
expected to thoroughly consider recommendations before they are 
adopted.  If the Panel determines a development application contrary to a 
recommendation, the Panel must ensure that the decision is thorough and 
contains adequate, clear and understandable reasons.  Where a Member of 
the Panel wishes to move a recommendation, which differs from that made 
by administration, the Member should contact the Assessment Manager for 
advice on their recommendation at least twenty four (24) hours prior to the 
meeting. 

16. ASSESSMENT PANEL REVIEW OF DECISIONS OF ASSESSMENT MANAGER 

16.1 This clause applies to reviews commenced by applicants pursuant to section 
203 of the PDI Act (“Application for Review”).  For clarity, this process applies 
to applications assessed and determined by the Assessment Manager as the 
relevant authority pursuant to section 96 of the PDI Act.  No representations 
are permitted for the original applications or the review process. 

16.2 Applications for Review: 

16.2.1 may, pursuant to section 201 of the PDI Act, relate to: 

(a) any assessment, request, decision, direction or act of the 
Assessment Manager that is relevant to any aspect of the 
determination of the relevant application; 

(b) a decision to grant or refuse a development authorisation; or 

(c) the imposition of conditions in relation to a development 
authorisation; or  

(d) subject to any exclusion prescribed by the PDI Regulations, any 
other assessment, request, decision, direction or act of a relevant 
authority under this Act in 
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16.2.2 must be submitted using the Application to Assessment Panel for 
Assessment Manager’s Decision Review (“the Form”);  

16.2.3 lodged in a manner identified on the Form; and 

16.2.4 lodged within one month of the applicant receiving notice of the 
reviewed matter pursuant to clause 16.2.1 above, unless the Presiding 
Member in their discretion, grants an extension of time.  

16.3 In determining whether to grant an extension of time, the Presiding Member 
may consider: 

16.3.1 the reasons for the delay; 

16.3.2 the length of the delay; 

16.3.3 whether any rights or interests of other persons would be affected by 
allowing the review to be commenced out of time; 

16.3.4 the interests of justice; 

16.3.5 whether the applicant has, or is within time to, appeal the prescribed 
matter to the ERD Court;  

16.3.6 any other matters the Presiding Member considers relevant; and 

16.3.7 consultation with the Assessment Manager. 

16.4 The Assessment Manager must ensure that the following documents are 
provided on the relevant Agenda for an Application for Review: 

16.4.1 a report to the Panel containing all of the details of the relevant 
development application and the details of the reviewed decision; 

16.4.2 all materials which were before the Assessment Manager (or their 
delegate) at the time of the reviewed decision including (as relevant): 

(a) application documents, reports, submissions, plans, specifications 
or other documents submitted by the applicant; 

(b) internal and/or external referral responses; and 

(c) any report from administration or an external planning consultant 
provided to the Assessment Manager (or their delegate);  

16.4.3 any assessment checklist used by the Assessment Manager (or their 
delegate) when making the reviewed decision; 

16.4.4 any other information requested by the Presiding Member. 
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16.5 The Assessment Manager must advise the applicant of the time and date of 
the Panel meeting at which the review application will be heard.  

16.6 The applicant will be provided with five (5) minutes to address the Panel on 
their review and why they believe the Panel should reach a different decision 
to that made by the Assessment Manager or their delegate. 

16.7 On review, the Panel will consider the reviewed decision afresh on the 
information provided to it and on the submissions of the applicant.   

16.7.1 Information, materials, plans, details, specifications and other 
documents which were not before the Assessment Manager at the time 
of the decision on the Prescribed Matter will not be considered by the 
Panel.  

16.7.2 In addition to clause 16.6 above, the Presiding Member may permit 
Panel members to ask questions or seek clarification from the applicant 
and/or the Assessment Manager, in his or her discretion.  

16.8 The Assessment Manager must be present at the Panel meeting to respond to 
any questions or requests for clarification from the Panel.  

16.9 Where the decision was made by a delegate of the Assessment Manager, the 
delegate may appear in place of the Assessment Manager. 

16.10 The Presiding Member will invite all Panel Members to speak on any matter 
relevant to the review. 

16.11 The Panel may resolve to defer its decision if it considers it requires additional 
time or information to make its decision. 

16.12 The Panel may, on a review: 

16.12.1 affirm the Assessment Manager’s decision on the Prescribed Matter; 

16.12.2 vary the Assessment Manager’s decision on the Prescribed Matter; 
or  

16.12.3 set aside the Assessment Manager’s decision on the Prescribed 
Matter and substitute its own decision. 

16.13 The Assessment Manager will advise the applicant, in writing, of the Panel’s 
decision within five (5) business days of the meeting or otherwise prescribed 
by the PDI Regulations.  

17. PLANNING APPEALS 

17.1 Should an appeal be lodged in relation to a decision of the Panel, the Panel 
will determine whether any “compromise proposal” is appropriate or the 
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matter proceed to a hearing in the Environment, Resources and Development 
Court. 

17.2 Should the Panel not make a decision in respect of an application within the 
time prescribed in the PDI Act and the Panel receives a deemed consent 
notice from the applicant in accordance with section 125(2) of the PDI Act, 
the Panel to decide whether to apply to the Court to have deemed consent 
notice quashed. 

17.3 The Assessment Manager/Director, Development and Environmental 
Services/CEO is authorised to make decisions as to the conduct of appeals 
(including Judicial Review) subject to consulting with the Presiding Member. 

17.4 Any compromise arising from an appeal shall be presented to the Panel for a 
decision. 

17.5 In the event of an urgent matter, that the Panel may determine by electronic 
meeting in accordance with its General Operating Procedures. 

18. VALIDITY OF PROCEEDINGS 

18.1 A proceeding of the Panel (and any decision made by the Panel) is not invalid 
by reason only of a vacancy in its membership or a defect in the appointment 
of a member. 

19. COMPLAINTS  

19.1 A person may make a complaint to the State Planning Commission (“the 
Commission”) if the person believes that a Member of the Panel has acted in 
contravention of the Code of Conduct. 

19.2 A complaint must: 

19.2.1 be in writing; and 

19.2.2 contain particulars of the allegation on which the complaint is based; 
and  

19.2.3 be verified by statutory declaration. 

19.3 Except with the approval of the Commission, a complaint must not be lodged 
with the Commission more than six (6) months after the day on which the 
complainant first had notice of the matters alleged in the complaint. 

20. MISCELLANEOUS MATTERS 

20.1 An applicant may not defer matters from the meeting agenda after the 
agenda has been sent to Members of the Panel, unless agreed at the meeting 
or by the Presiding Member prior to the meeting. The applicant must make this 
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request in writing to the Assessment Manager, including reason(s) for their 
request to defer. 

20.2 Should a Member of the Panel receive by direct post, fax, e-mail or other 
means, information in relation to a development application being assessed 
by Council development assessment officers which may be referred for 
decision by the Panel at a future time, then the Member of the Panel should 
immediately forward the information received to the Assessment Manager. 
The Member of the Panel should not acknowledge receipt of the information 
nor enter into discussion with the sender in relation to any matters contained 
within the information received. If a Member of the Panel receives such 
information, he or she must disclose this fact at the relevant Panel meeting, 
and confirm that the information will not be taken into account for the 
purposes of making a decision on the relevant application. 

20.3 Should a request be made for public comment on the operations or decisions 
made by the Panel then the matter should be referred to the Presiding 
Member. Comment may be made at the discretion of the Presiding Member. 

20.4 A Member of the Panel at a meeting may request independent expert advice 
on any relevant matter before the Panel. Such requests are to be referred to 
the Assessment Manager for approving of and authorising the engagement 
of any independent experts. If the Assessment Manager decides not to 
engage such advice the Panel must be advised of the decision and the 
reason as soon as reasonably possible. 

20.5 The role of the Panel is not one of mediator or arbitrator for parties expressing 
divergent views but as is a decision maker charged with the responsibility of 
assessing each development application against the Planning and Design 
Code. It is a role that is inquisitorial rather than adversarial. The Panel does not 
therefore have a role as a mediator or arbitrator at its meetings or otherwise 
between an applicant and representors. 

21. OTHER MATTERS 

21.1 Except insofar as a procedure is not prescribed by the PDI Act or PDI 
Regulations under the PDI Act, the procedures of the Panel in relation to the 
conduct of its business will be as determined by the Panel. 

21.2 The Panel will review these Operating and Meeting Procedures on an annual 
basis. 

 

Signed ……………………………………………  Dated: ………………………………………… 

Presiding Member 
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12. REPORTS – CONFIDENTIAL 

 
12.1 Judicial Review - Supreme Court - J Geber - Development Application 

21008020 - 252 Murray Street Tanunda 

 
Reason for Confidentiality 

 
It is recommended that the public be excluded from the meeting, as is necessary, in 
accordance with Section 13 of the Planning, Development and Infrastructure 

(General) Regulations 2017 to receive, discuss or consider in confidence the following 
information or matters in relation to this item:   
 
(h) legal advice; 
 
(i) information relating to actual litigation, or litigation that the council or council 

committee believes on reasonable grounds will take place, involving the 
council or an employee of the council; 

 
As this matter is before the Supreme Court and it is a requirement of the Court that 
matters are kept confidential until such time as a compromise is reached or the matter 
proceeds to a hearing. 
 
Recommendation 

That: 
 
(1) Pursuant to Regulation 13(2) of the Planning, Development and Infrastructure 

(General) Regulations 2017 the Barossa Assessment Panel orders that the public 
be excluded from the meeting with the exception of the Director, Development 
and Environmental Services, Assessment Manager, Assessment Officers, and 
the Minute Secretary, on the basis that this matter will consider legal advice and 
information in relation to actual litigation. 

 
(2) Accordingly, on this basis, the Barossa Assessment Panel is satisfied that the 

principal meetings of the assessment panel should be conducted in a place 
open to the public has been outweighed by the need to keep the information 
and discussion confidential. 
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13. NEXT MEETING 

 
Tuesday 3 May 2022 commencing at 5.00 pm 
 
14. CLOSURE OF MEETING 

 
The Presiding Member will declare the meeting closed.  


	Contents
	1.	Welcome
	2.	Attendance
	2.1	Present
	2.2	Apologies
	2.3	Absent

	3.	Confirmation of Minutes
	Confirmation of Minutes Barossa Assessment Panel -  5 April 2022

	4.	Business Arising
	5.	Declaration of Interest by Members of the Panel
	6.	Reports – Applications for Decision (Development Act 1993)
	6.1 960/180/2021 - Allotment 101 Gravel Pit Road, Flaxman Valley
	Recommendation
	Attachments
	Attachment 1	Assessment Documents  
	Attachment 2	Assessment Officers Report to the 7 December 2021 Panel Meeting  
	Attachment 3	Extract of Minute Page from the 7 December 2021 Panel Meeting  
	Attachment 4	Applicants Response to Deferred Items  
	Attachment 5	Signed Copy of Infrastructure Agreement  


	7.	Reports – Deferred Applications for Decision (Development Act 1993)
	8.	Reports – Application for Decision (Planning, Development and Infrastructure Act 2016)
	8.1 21030582 - 127 Gottwald Road Williamstown
	Recommendation
	Attachments
	Attachment 1	Application and Associated Documents  
	Attachment 2	Representations Received  
	Attachment 3	Applicants Response to Representations  

	8.2 21018528 - 221 Yaldara Drive Lyndoch
	Recommendation
	Attachments
	Attachment 1	Application and Associated Documents  
	Attachment 3	Applicants Response to Representations  
	Attachment 4	External Referral Reports  

	8.3 21033492 - 415 Mengler Hill Road Angaston
	Recommendation
	Attachments
	Attachment 1	Assessment Documents  
	Attachment 2	Representations Received  
	Attachment 3	Applicants Response to Representations  
	Attachment 4	Supplementary Representation  


	9.	Reports – Review of Assessment Manager Decisions (Planning, Development and Infrastructure Act 2016)
	10.	Reports – Panel Updates
	10.1 Environment Resources and Development Court Appeal Updates
	Recommendation


	11.	Reports – Other Business
	11.1 Barossa Assessment Panel - Operating and Meeting Procedures
	Recommendation
	Attachments
	Attachment 1	Operating and Meeting Procedures for Endorsement  


	12.	Reports – Confidential
	12.1 Judicial Review - Supreme Court - J Geber - Development Application 21008020 - 252 Murray Street Tanunda

	13.	Next Meeting
	14.	Closure of Meeting

