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1. WELCOME 

 

2. ATTENDANCE 

 

 2.1 Present 

 

 2.2 Apologies 

 

 2.3 Absent 

 

3. CONFIRMATION OF MINUTES 

 

RECOMMENDATION 

That the minutes of the Barossa Assessment Panel meeting held on Tuesday 6 

September 2022 be received and confirmed.  

 

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.   

 

6. REPORTS – APPLICATIONS FOR DECISION (DEVELOPMENT ACT 1993)  

 

Nil. 
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7. REPORTS – DEFERRED APPLICATIONS FOR DECISION (DEVELOPMENT ACT 

1993)  

 

Nil. 

 

 



Barossa Assessment Panel Meeting 4 October 2022 

 

Item 8.1 Page 5 

8. REPORTS – APPLICATION FOR DECISION (PLANNING, DEVELOPMENT AND 

INFRASTRUCTURE ACT 2016) 

 

8.1 22022572 - 221 Yaldara Drive Lyndoch 

 

Applicant:  Nick Wilson of MasterPlan SA Pty Ltd on behalf of the Applicant 

KPHR Investments Pty Ltd 

Representors: Jared Siviour of 526 Lyndoch Road, Lyndoch 

 

APPLICATION DETAILS 

PROPOSAL Amendment to Planning Consent 21018528 - 

Addition of 12 luxury accommodation suites 

(comprising four detached single storey 

accommodation buildings), suites administration, 

lobby and guest lounge/check in building 

attached to approved hotel building, spa deck, 

decking, covered walkway, retaining walls and 

associated new internal access driveway, drop off 

area, car parking, landscaping and on-site 

wastewater system 

APPLICANT KPHR Investments Pty Ltd 

OWNER KPHR Investments Pty Ltd 

APPLICATION NO 22022572 

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 

2022.11 – 23 June 2022 

LANNING 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 Nil 

PREVIOUS APPLICATIONS 960/410/2004 Development Approval granted 

for six self-contained tourist 

accommodation units in 

association with primary 

production (grazing) 

https://app.plan.sa.gov.au/suite/webapi/file-download?doc=00EACCEA-DE08-A12C-4B51-7E62C7472F50
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960/1063/2005 Development Approval granted 

for a storage shed 

960/1064/2005 Development Approval granted 

for a farm shed 

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 

21018528 Tourism Development comprising 

80 room hotel, function centre, 

restaurant and day spa 

ASSESSING OFFICER Paul Vivian (Planning Consultant) 

RECOMMENDATION That Planning Consent be GRANTED subject to 

Reserved Matters and Conditions  

 

INTRODUCTION 

On 1 July 2022 a development application was lodged for the following: 

 

‘Amendment to Planning Consent 21018528 - Addition of 12 luxury accommodation 

suites (comprising four detached single storey accommodation buildings), suites 

administration, lobby and guest lounge/check in building attached to approved 

hotel building, spa deck, decking, covered walkway, retaining walls and associated 

new internal access driveway, drop off area, car parking, landscaping and on-site 

wastewater system.’ 

 

The proposal was determined to be ‘Performance Assessed’ in nature and requiring 

public notification.  The application was not subject to any external referrals. 

 

Public Consultation commenced on 21 July 2022 and concluded on 10 August 2022, 

in which three representations were received with one representor wishing to be 

heard.  The applicant has provided a response to the representations. 

 

The application is subject to decision of the Barossa Assessment Panel for the following 

reason: 

 

(1) A representation has been received as a result of public notification and the 

representor has indicated a desire to be heard in support of their 

representation. 

 

It is recognised that this application constitutes an amendment to a Planning Consent 

for broader development of the site in the nature of tourism development comprising 

80 room hotel, function centre, restaurant and day spa, which was considered by the 

Barossa Assessment Panel at its meeting on 5 April 2022.  This application is referred to 

as the ‘tourist hotel’ in this report. 
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The Panel resolved that the application for the tourist hotel development was not 

Seriously at Variance with the Planning and Design Code and would have no 

significant impacts on the character values of the district.  The Panel ultimately 

determined that the application warranted Planning Consent and resolved to grant 

Planning Consent, subject to a Reserved Matter and Conditions. 

 

The approved tourist hotel comprises: 

 

• Three new buildings, comprising two accommodation buildings (north and south) 

with 80 guest rooms of varying sizes and a hotel main building with a 

reception/lobby area, function centre, restaurant and swimming pool as part of 

the tourist offer. 

• Full conversion of the Glass House (an existing part dwelling on the site) to tourist 

use with guest lounges, cocktail bar, lounge and external terrace area, plus a 

guest pool area. 

• A total of 121 car parks for guests and other requirements plus fire, waste water 

and stormwater management infrastructure. 

 

Figure 1 indicates the approved tourist hotel. 

 

 
Figure 1:  – Hotel Plan (source Brown Falconer) 

 

The BAP determined the tourist hotel application addressed key planning assessment 

issues relating to: 

 

• Non-connectivity with a primary production use 

• Potential land use impacts upon sensitive receivers 

• Design, scale and built form 

• Landscaping and visual character impacts 

• Earthworks  

• Access and car parking 
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• Infrastructure provision including stormwater management, bushfire hazard 

reduction and waste water disposal 

 

This proposal constitutes a variation to the approved tourist hotel.  The applicant’s 

planning consultant in the planning report states that “The delivery of the Nexus Suites 

proposal has been brought about through engagement with potential operators 

following the approval of the original application for the Nexus Barossa hotel.  

Operator feedback has indicated a market demand and desire for a boutique luxury 

offering as a distinct component of the Nexus Barossa facility.” 

 

The proposed suites are integrated, amongst others, with site access, infrastructure 

provision, general guest facilities and access around the property.  The proposal for 

12 additional guest rooms represents an increase of 15% in the number of 

accommodation suites and 14% in the number of car parks.  It is regarded as a 

relatively minor addition to the approved tourist hotel in the context of the overall 

scale of the proposal. 

 

The key assessment concern as expressed in the 5 April 2022 Panel report was the lack 

of on-site connection to primary production.  The Panel ultimately determined the 

non-connectivity with primary production on the site was on balance acceptable. 

 

The assessment of the proposed Nexus Suites has taken into account the ‘baseline’ 

siting, built form, visual impact, landscaping, infrastructure and transport impacts of 

the approved tourist hotel. 

 

Detailed assessment of this proposal has found the proposal warrants Planning 

Consent in that it forms a modest expansion, is of an appropriate form and design and 

will be served by adequate on-site infrastructure to support the facility.  The proposal 

is considered to be sufficiently consistent with the provisions of the Planning and 

Design Code so as to warrant Planning Consent, subject to Reserved Matters and 

Conditions. 

 

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 meandering 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 an elongated single-storey contemporary designed 

detached dwelling (approved for use as both dwelling and tourist accommodation), 

six single-storey accommodation buildings sited in the lower eastern half of the 

property and associated outbuildings including a larger shed adjacent the main 
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entry.  Unsealed driveways provide internal access to the existing habitable buildings 

within the site. 

 

The subject land is located within the Hazards (Medium Bushfire Risk) Area Overlay 

and the Barossa Character Preservation District Overlay. 

 

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 2 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 Figures 3 and 4. 

 

Site photos are provided in Figures 5 to 10. 

 

Figure 2:  Zone Map and Council Boundary  
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Figure 3:  Aerial – Locality, site boundary in purple, council boundary in blue 

  
Figure 4:  Aerial –Site boundary in purple, council boundary/North Para River in blue 



Barossa Assessment Panel Meeting 4 October 2022 

 

Item 8.1 Page 11 

 

Figure 5:  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 6:  Site Photo – North-east elevation of the Glass House, looking south-west 

(source James Hayter – Visual Assessment) 
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Figure 7:  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 8 to 10). 

 

 
Figure 8:  Looking south along Fuss Road toward the Bridge crossing (source – Google 

Streetview) 

 

  

http://www.hospitalitydirectory.com.au)-/
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Figure 9:  Looking east along the private road from the entry to 221 Yaldara Drive 

(source Google Streetview) 

 
Figure 10:  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 seeks a variation to the recently approved tourist hotel development on 

the subject land. 

 

The variation comprises the addition of four separate buildings arranged in a linear 

manner immediately northwest of the existing dwelling/tourist accommodation and 

the approved circular and hemispherical shaped hotel.  Each new building comprises 

three accommodation suites each containing living, sleeping and amenity facilities 

with a semi-enclosed balcony accessible from the ‘living’ space of each suite.  These 

balconies have a northerly aspect.  They are referred to as the ‘Nexus Suites’. 

 

The buildings will be elevated on posts in response to the undulating topography of 

the land.  The buildings will exhibit a skillion roof design with a split-level interior and 

recessed balcony design.  A mixture of external materials will be utilised, including dark 

timber cladding to the external walls, lighter treated timber cladding within the 

balcony alcove and internally and a mix of masonry and concrete formwork and 

timber used in the construction of the external guest circulation paths, bridge and 

entry portico to each of the buildings. 

 

The four buildings are accessed via a covered walkway that extends from a 

dedicated reception/check-in/lobby area and guest lounge space (with an 

attached deck).  This reception and common facilities area comprises a physical 

extension to the approved tourist hotel. 

 

The applicant’s planning consultant advises the “facility will operate as a standalone 

offering, will have separate staff and servicing, separate administration and check-in 

facilities, and will deliver a unique accommodation service catering for a higher price 

point in the luxury accommodation market within the Barossa”. 

 

A new carpark (17 car parking spaces), driveway and turning area (partially covered 

by a Porte Cochere) and associated retaining wall provides vehicular access to the 

Nexus Suites.  This driveway extends from the approved car park and utilises the same 

main access driveway from the road.  A portion of the approved driveway leading to 

the main car park is proposed to be realigned to reduce the amount of earthworks 

and improve sightlines to the hotel building. 

 

Additional landscaping is proposed which is designed to complement the approved 

tourist hotel landscaping master plan, see Figure 12. 
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Figure 11:  Hotel Plan (source Brown Falconer) 
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Figure 12:  Landscape Master Plan (source Greenhill Engineers) 

 

Attachment 1 contains a copy of the application and associated documentation. 

 

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 
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The proposal was subject to public notification, due to the floor area of tourist 

accommodation exceeding DTS/DPF 6.3(b) and 6.4 respectively.  The Rural Zone, 

DTS/DPF 6.3(b) and 6.4 are contained below for reference: 

 
Rural Zone Performance 

Outcome 

DTS/DPF Met 

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 

 

 

N/A 

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. 

 

 

 

No 

 

No 

 

The application was therefore subject to public notification. 

 

The table below provides details of the public notification process: 

 

Representations 

 

• Jared Siviour 

• Anthony Skiparis 

• Stephen and Tracy Koch 

 

No late representations were received. 

Person wishing to be 

heard: 

Of the three representations received, one requested to be 

heard as follows: 

 

• Jared Siviour of 526 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 

21 July 2022 to 10 August 2022 

 

An aerial view showing the representors’ properties (within the immediate locality) is 

contained in Figure 13. 
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Figure 13:  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 

• Nil 

 

Concerns 

• Impacts on adjacent farming from 

increased tourism – traffic, stock 

movement, trespass, cost of land and 

biosecurity – with potential for 

increased complaints from guests.  

 

 

 

 

 

• Where does Council draw the line of 

development of the subject land? 

 

 

 

 

 

 

 

• Must note that the site is currently 

used for tourist accommodation with 

Planning Consent granted for an 80 

room hotel.  Proposal is a minor 

expansion and forms part of an 

envisaged use in the Rural Zone. 

Cohabitation of tourist 

accommodation and agriculture is 

contemplated by the policy. 

 

• Not specifically responded, albeit 

comments that it is not uncommon 

for development to be refined and 

altered following consent and this is 

allowed in legislation. 
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• Intensity and scale of tourist facility, 

impact on amenity - significant 

amount of activity in a quiet area, 

activity beyond that anticipated in 

the Rural Zone. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

• Size of buildings significantly larger 

than anticipated in the zone. 

 

• Considers that the new proposal is a 

separate facility 

 

 

 

 

 

 

 

• Impacts on adjoining privacy. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

• There is no reference to “small-scale” 

in the Rural Zone. In fact, notes that 

the term “small-scale”, whilst 

referenced repeatedly within the 

Zone policies in relation to other forms 

of development is notably absent 

from policies related to tourist 

accommodation.  Further notes that 

the use of the land for tourist 

accommodation holds long standing 

existing use rights.  The proposed 

accommodation suites form a minor 

expansion of the approved and 

existing tourism function.  Expert 

advice in respect to noise, traffic, 

light spill, and visual impact of the 

built form indicates that the proposal, 

both in isolation and cumulatively, will 

remain within the parameters of what 

is acceptable against the Planning 

and Design Code policy. 

 

• See above response 

 

 

• This is not a separate facility, but a 

discrete accommodation option of 

the overarching Nexus operation.  

This is an emerging trend in high-end 

tourism facilities, with examples 

locally including Mt Lofty House in the 

Adelaide Hills with its “Sequoia 

Lodge” offering. 

 

• Based on site visits it is considered that 

there is no direct visual interface 

between sensitive areas on 

immediately adjoining land and the 

proposed suites (refer to Figure 6 – 9 

on Pages 14 – 16 within the Planning 

Report).  A degree of visibility 

between properties is a naturally 

occurring phenomenon and an 

existing reality.  Notes that visibility 

and privacy are different and being 

visible between sites does not mean 

privacy is impinged.  Reiterates that 

topography and distance reduces 

visibility and views that are available 

are towards unutilised or non-sensitive 

areas of adjoining properties. 
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• Noise impacts from proposed open 

deck adjacent guest lounge and 

spas on balconies of the proposed 

suites. 

 

 

 

 

 

 

• The proposal will increase traffic and 

associated traffic noise. 

 

 

 

 

• Lack of demand for additional 

tourism development in local area. 

 

 

 

 

 

 

• Increased tourism offer and adverse 

impacts on demand and price of 

land plus need for balanced 

approach when considering impacts 

on primary production. 

 

• Visual impact on skyline with built 

form atop a hill. 

 

 

 

 

 

 

 

 

 

• Non-compliance with Character 

Preservation District provisions. 

 

• Noise impacts – request for control on 

outdoor music, location of air 

conditioners and pool pumps and 

curfew on access to decks and spa 

baths. 

 

• Land use conflicts (eg noise – winery 

machinery, frost fans, gun shots and 

bird scaring devices; smell – 

• Noise assessment confirms that even 

with the proposed introduction of an 

additional 12 accommodation suites 

resulting in a maximum of 24 

additional guests, the facility will 

continue to comply with the relevant 

noise criteria of the Planning & Design 

Code and the Environment 

Protection (Noise) Policy 2007. 

 

• The additional traffic generated by 

the proposed suites is minor and will 

not impact on the functional 

performance of the local or wider 

transport system. 

 

• Not specifically addressed in 

response although it is noted that the 

Planning Report outlines that the 

applicant has submitted this proposal 

based on discussions with 

prospective hotel providers who 

indicate there is market demand. 

 

• Not specifically addressed in 

response although response letter 

notes that some concerns are not 

considered to be relevant planning 

concerns. 

 

• James Hayter’s independent 

assessment considers the potential 

visibility of the proposal from various 

viewpoints within the wider and 

immediate locality of the site. His 

assessment concludes that the 

development will have a low overall 

visual impact on the broader locality. 

This is consistent with the Planning 

Report. 

 

• Addressed in the Planning Report. 

 

 

• See response above relating to noise 

impacts. Request not agreed by 

applicant. 

 

 

 

• Must note that the site is currently 

used for tourist accommodation with 

Planning Consent granted for an 80 
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horticultural spray, burn-off smoke, 

fertiliser spreading; pest/feral animal 

management). 

 

room hotel.  Proposal is a minor 

expansion and forms part of an 

envisaged use in the Rural Zone. 

Cohabitation of tourist 

accommodation and agriculture is 

contemplated by the policy. 

 

A copy of the representations are contained in Attachment 2 and the applicant’s 

response is contained in Attachment 3. 

 

REFERRALS 

 

External 

No external referrals were required for this amendment application under the 

Planning, Development and Infrastructure (General) Regulations 2017 or the Planning 

and Design Code.  Development Application 21018528 for the tourist hotel was 

however subject to referral to the EPA in relation to the proposed capacity of the on-

site package treatment wastewater system.  The EPA raised no objections with the 

development subject to conditions (which were incorporated into the Planning 

Consent).  The Nexus suites will be connected to a separate wastewater application, 

independent of the tourist hotel system which does not exceed the threshold for EPA 

referral. 

 

Internal 

The following internal advice has been received from staff: 

 

Works and Engineering Services Following clarification of stormwater flows in 

basins 1 and 4, the amended plans provided, 

together with revised Stormwater Management  

- Response to RFI letter from CPR Consulting 

Engineers  satisfy Council’s engineering 

requirements. 

Health Services The proposed on-site wastewater system is 

subject to approval pursuant to the SA Public 

Health Act 2011. 

 

It is recommended that the wastewater 

application is submitted for approval, subject to 

Reserved Matter. 

 

ASSESSMENT 

Please refer to the following link, the Planning and Design Code extract for this 

proposal, dated 23 June 2022 version 2022.11. 

 

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. 

  

https://app.plan.sa.gov.au/suite/webapi/file-download?doc=00EACCEA-DE08-A12C-4B51-7E62C7472F50


Barossa Assessment Panel Meeting 4 October 2022 

 

Item 8.1 Page 22 

 

This proposal constitutes a variation to the approved tourist hotel development, 

granted Planning Consent by the Barossa Assessment Panel on 5 April 2022 for an 80 

room hotel, function centre, restaurant and day spa.  The Panel resolved that the 

application for the tourist hotel development was not Seriously at Variance with the 

Planning and Design Code and had no significant impacts on the character values 

of the district.  The Panel determined the non-connectivity with primary production on 

the site was on balance acceptable.  The Panel ultimately determined that the 

application warranted Planning Consent and resolved to grant Planning Consent, 

subject to a Reserved Matter and Conditions.   

 

This application does not alter the approved use of the land in that it represents further 

tourist accommodation in the form of 12 luxury accommodation suites, contained 

within four detached single storey accommodation buildings.  The subject buildings 

have a relatively modest footprint and visual impact.  Based on technical advice, the 

accommodation suites can operate together with the approved tourist hotel with 

minor changes to infrastructure capacity and no loss of native vegetation. 

 

Having regard to the tourist hotel development which is already approved on the site 

and the relative scale of the Nexus suites and the complementary function that it 

serves in context of the overall development, the proposal is not considered to be 

Seriously at Variance with the relevant provisions of the Planning and Design Code. 

 

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 which are as follows: 

 

(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 revised 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 with most views ‘glimpsed’. 

 

(b) the heritage attributes of the district 

The heritage attributes of the district are identified in the rural area as comprising 

the 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. 
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(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 (albeit 

adjoining owners have concerns with potential for complaint due to noise, 

machinery movement on public road and biosecurity which are civil matters or 

policy setting issues). 

 

(e) the scenic and tourism attributes of the district 

As previously described, the visual impact assessment provided by James Hayter 

of Oxigen concludes that the scenic attributes of the district are not adversely 

affected, and the proposed development is specifically targeted at providing 

additional accommodation options 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. 

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 

 

 

Information provided as part of the tourist hotel application indicates that the site has 

not been used for primary production since tourist accommodation was first 

established around 2004.  In the interim period it has served as residential and tourist 

accommodation.  The recent tourist hotel approval has embedded and extensively 

expanded this non- primary production use.  The April 2022 Panel report further noted 

that “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.” 
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The proposal is consistent with the prevailing approved use of the land and forms an 

expanded tourist offer available on the site.  Tourist Accommodation is a form of 

development listed in the DPF associated with Performance Outcome 1.1. 

 

Overall, the proposed land use is 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 6.3 

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: 

I. where in a new building, does not 

exceed a total floor area of 100 

sqm. 

II. where in an existing building, does 

not exceed a total floor area of 150 

sqm. 

(c) does not result in more than one facility 

being located on the same allotment. 

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 seven metres above natural 

ground level. 

 

Compliance with Performance Outcome 6.3 has been discussed above.  Assessment 

of this variation application recognises the decision made regarding this policy for the 

approved tourist hotel as described above.  It is acknowledged the variation 

application does not strictly satisfy DPF 6.3(a) in that the subject land is not used for 

primary production however the site as currently operating as tourist accommodation 

and approved for expansion is not directly linked with primary production.  This 

proposal is an addition to the approved hotel as part of an integrated development.  

The proposal will not increase the number of facilities on the site established by the 

approved tourist hotel and this proposal represents a relatively modest increase in 

floorspace.  The individual suites have dimensions of approximately 15 metres x 15 

metres (225 sqm) and thus do not comply with DPF 6.3(b) but in context of the scale 

of the approved tourist hotel, the further floorspace increase is relatively minor. 

 

At their closest point the Nexus Suites are setback 24.5 metres from the western 

boundary.  Immediately west of the site is the unmade Fuss Road, which is 

approximately nine metres wide, therefore, the Nexus suites at their nearest dimension 

will be setback approximately 32 metres from the western neighbour’s boundary.  This 

is below the 40 metre criteria in DPF 6.4, however, on balance is considered 
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acceptable having regard to the single storey appearance (when viewed from the 

neighbouring property), slimline building appearance, separation between the suites 

and the substantial setback from Abbotsford Country House on this property which is 

approximately 190 metres.  The visual assessment from James Hayter reinforces that 

the visual impact of the Nexus Suites is acceptable with no significant adverse impacts 

on the local area. 

 

The Nexus Suites are single storey buildings albeit they are elevated above falling 

natural ground level by use of concrete piers (stilts).  These piers vary between one 

metre in height to five metres for the western most accommodation suites.  The intent 

of these piers is to reduce the need for earthworks and altering of the natural terrain 

while providing a consistent floor level and step free link to the car park and 

lobby/guest area which are set on flatter ground.  The actual floor to roof height of 

each suite is less than seven metres, however, the elevational height of the piers results 

in some non-compliance with DPF 6.4. 

 

The Nexus Suites will not exceed the roof height of the proposed reception/guest 

lounge area and are below the maximum building height of the approved hotel.  The 

simple skillion design and darker material/colour selection will assist in reducing the 

visual impact of the buildings.  Future landscaping around the buildings (to be finalised 

as part of a recommended Reserved Matter) and large setback distances from the 

north accommodate departure from this criteria with minimal overall impact on the 

appearance of the subject land or wider character of the locality. 

 

Overall, the proposed development has an appropriate appearance, siting and 

design response to its immediate context (including the approved tourist hotel) and 

the wider landscape so as to appropriately mitigate its visual effect and maintain a 

pleasant rural character and amenity. This satisfies Performance Outcome 6.4. 

 

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 

DTS/DPF 1.2 

None are applicable. 
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and contextual impact. 

 

The approved tourist hotel is setback 325 metres from Lyndoch Road and was 

assessed to have an acceptable visual impact on nearby public roads and the 

general locality.  The Nexus Suites are set slightly further back from Lyndoch Road and 

thus achieves substantial distances from the eastern and northern boundaries.  At their 

closest point the Nexus Suites are setback 32 metres from the western neighbour’s 

boundary.  As discussed above the proposed setbacks are considered acceptable 

and satisfy Performance Outcome 10.1(a). 

 

The proposed material palette for the Nexus Suites and the lobby/lounge area 

comprises charred timber cladding, dark metal roofing with detailed accents of 

timber and concrete render.  The external walkway comprises stone, glass and an 

open timber structure.  A set of rendered images and a material and finishes schedule 

has been provided demonstrating how the proposal will blend into the landscape 

when the tourist hotel is constructed.  It is considered that the proposal will accord 

with Performance Outcome 10.1(b). 

 

 
Figure 14:  Architects render of proposed development – sans landscaping (source 

Brown Falconer) 

 

The subject land steeply rises from the North Para River with some crossfall and 

gullies/depressions commonly seen within the undulating countryside of the Barossa 

region.  Careful consideration was given to the impact of the tourist hotel on close, 

mid-point and far views and vistas.  The proposed lobby/guest lounge area is 

integrated with the approved circular shaped hotel building and will be generally 

silhouetted or obscured in views. 

 

The Nexus Suites are stand alone single storey (albeit elevated) buildings positioned 

close to the approved hotel.  The Planning Report states that “The proposed suites are 

located to the north-west of the approved hotel in a small depression in the land. 

Whilst being located within the higher topography of the site generally, the proposed 

buildings will be located at and below the ridgeline.” 

 

Localised topography is complex with the ridgeline undulating along the western 

boundary.  It is further noted that topography continues to rise further west with a 

higher ridgeline forming part of the backdrop to views of the Nexus Suites.  The 

elevation drawings further indicate that the total height of all four accommodation 

suites are below the roof height of the reception/lobby/guest lounge.  This is 

considered to sufficiently comply with Performance Outcome 10.1(c). 
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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 1.5 metres 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. 

(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 

DTS/DPF 8.5 

None are applicable. 
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landslip or land surface instability. 

 

The approved tourist hotel was considered to satisfy the above provisions other than 

the amount of associated cut and fill comprising a maximum cut of four metres and 

fill of 1.5 metres.  These earthworks were intended for 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.  Given that the visual impact of the earthworks was limited outside of the site and 

largely screened internally this was considered to satisfy DPF 2.2 and the intent of the 

Performance Outcome 2.2. 

 

The Nexus Suites proposal comprises the accommodation suites, reception/guest 

lounge area and additional driveway and car parking/entry area. The suites are 

elevated above natural ground level on piers/stilts and the reception/guest lounge 

area will be set at the same finished floor level of the approved tourist hotel.  Neither 

require earthworks exceeding two metres in combined excavation and filling. 

 

The proposed driveway runs from the approved car parking area and extends 

adjacent the suites terminating in front of the new reception/guest lounge area.  To 

achieve satisfactory driveway gradients on the sloping site there will be excavation 

and retention for a section of this driveway in the proposed parking/Porte Cochere 

area.  The Planning Report states that the retaining wall measures between 0.5 metres 

and 1.5 metres in height (although proposal drawings indicate a small section may be 

two metres high) comprising natural stone.  The retaining wall is modest in length, is set 

into higher ground and is predominantly screened from external view by proposed 

built form and topography.  This sufficiently satisfies DPF 2.2 and the intent of the 

Performance Outcome 2.2. 

 

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 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 

DTS/DPF 3.4 

None are applicable. 
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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. 

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 

experiences. 

(b) it showcases South Australia‘s 

landscapes and produce. 

(c) its events and functions are connected 

to local food, wine and nature. 

DTS/DPF 1.1 

None are applicable. 

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. 

 

Desired Outcomes for the Character Preservation District speak of protecting the 

special character of the area and ensuring long term use of rural land for primary 

production and value adding enterprises.  This matter was considered in the 

assessment of the approved tourist hotel where the expansion of the existing tourist 

accommodation, visual impact and the relationship with adjacent uses was not 

considered to fatally conflict with the intent of the Character Preservation District as 

expressed in Desired Outcomes 1 and 2. 

 

It is considered that the variation application would result in a minor change to the 

visual appearance of the future developed site as supported in the assessment 

undertaken by James Hayter from Oxigen (refer Attachment 3) who concluded that 

the proposed development will have a low overall visual impact on the broader 

locality. 

 

The proposal generally aligns with the Performance Outcomes in that: 

 

• The development does not seek the removal of existing mature trees, does not 

propose notable filling of the land to provide a level surface for the construction 

of the Nexus Suites (by elevating structures on piers) and has designed the new 
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driveway and parts of the existing driveway to limit the amount of excavation in 

order to achieve appropriate gradients.  This meets Performance Outcome 3.1. 

• The total height of Nexus Suites is below the approved tourist hotel and generally 

below silhouetted ridgelines to the west.  James Hayter (Landscape Architect) has 

assessed the visual impact as low.  This satisfies the intent of Performance Outcome 

3.2. 

• A materials and finishes schedule has been provided demonstrating that the 

exterior facing outer walls of the Nexus Suites will feature predominantly black wall 

cladding (charred timber), dark roofing, timber, stone and small sections of raw 

concrete.  The reception/guest lounge will blend with the approved hotel.  This 

meets Performance Outcome 3.3. 

• The Nexus Suites are located in excess of 300 metres from the Yaldara Road 

boundary and sited close to the approved tourist hotel.  They are arranged as four 

separate, small buildings with a minimum five metre gap to moderate 

appearance of bulk and allow for future lower level planting to occur.  Again, the 

visual impact of the proposal has been assessed as low.  This satisfies the intent of 

Performance Outcomes 3.4 and 3.5. 

• The proposed additional driveway is relatively short with the new car park area 

sited on ‘flatter’ ground to avoid extensive filling of land.  There is some excavation 

required, however, this is relatively short in length with stone clad retaining to be 

used to provide a visually pleasing finish.  This satisfies the intent of Performance 

Outcome 3.6. 

 

The proposed Nexus Suites also accord with the General Development Policies - 

Tourism Development as the development is located within the internationally known 

Barossa Valley and given the size and nature of the total development (inclusive of 

the approved tourist hotel) would have an opportunity to positively contribute to 

South Australia’s visitor economy.  Further, the Nexus Suites and the approved tourist 

hotel are clustered together and have been assessed as having an acceptable visual 

impact.  Subject to additional landscaping the proposal will make a notable 

contribution to site appearance through visually integrating the development and 

assisting in re-vegetation of the site.  This meets Performance Outcome 3.2. 

 

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. 
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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 workspaces (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 

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 
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lawfully approved sensitive receivers). 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 

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 

DTS/DPF 9.1 

None are applicable. 
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these activities. 

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 variation application is accompanied by technical supporting reports which 

address the above-mentioned Performance Outcomes: 

 

• Visual Assessment of Proposed Nexus Suites – prepared by Oxigen Landscape 

Architecture and Urban Design 

• Nexus Barossa – Suites Environmental Noise Assessment, prepared by Resonate 

• Environmental Lighting Assessment, prepared by Lucid Consulting 

• Transport assessment report (update), prepared by Stantec 

 

As per the approved tourist hotel application, nearby rural residences are considered 

to be sensitive receivers plus any guests accommodated within the proposed 

development. 

 

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 five sensitive receivers based on indicative noise levels from all 

expected noise sources as follows: 
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Site Predicted Noise Level 

159 Hermann Thumm Drive 34 Leq dB(A)(1) 

Yaldara Drive 35 Leq dB(A)(1) 

Rosedale Scenic Road 28 Leq dB(A)(1) 

Lyndoch Road 28 Leq dB(A)(1) 

 29 Leq dB(A)(1) 

 

Resonate advises that noise impacts at these receivers will not exceed the 

Environment Protection (Noise) Policy criteria of 52 dB(A) and 45 dB(A) day and night-

time respectively, such that Performance Outcome 4.1 is met.  This includes guests 

congregating and using the external deck with outdoor music set at background 

level.  Resonate further advise that cumulative noise impacts with the approved tourist 

hotel will also meet the Noise Policy.  Resonate does not qualify what is meant by 

‘background level’ but this is taken to mean passive noise levels in background to 

normal conversation.  Recognising that this is open to interpretation however and that 

there is potential for the external deck to result in adverse noise impact, should the 

noise levels exceed ‘background level’ a condition is recommended in respect to 

restricting noise levels for the external deck.  The use of the spa will not be subject to 

limit in respect to operating hours but it is noted that staff will be on-site to address any 

concerns should they arise in relation to noise emanating from use of the spa. 

 

Refuse collection hours remain unchanged from the tourist hotel consent at 9:00 am 

to 7:00 pm on a Sunday and 7:00 am to 7:00 pm on all other days. 

 

Having regard to the Environmental Noise Assessment and conditions imposed to the 

tourist hotel 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 five trips per hour during peak periods and 36 additional trips daily.  

Stantec advise this is low and is not expected to impact the safety or efficiency of the 

surrounding road network.  The change in vehicle movement compared to the 80 

room approved tourist hotel is minor and based on Stantec advice will not exceed 

the road network capacity. 

 

The issue of farm machinery and tourist conflict is a safety concern for road users, 

however, this is primarily an issue of public road management, licensing and factors 

outside the control of the applicant. 

 

Light Spill 

 

The Visual Lighting Advice update 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 (aligned to the site being classified as semi-rural/suburban area 

for assessment purposes).  Lucid Consulting consider that both Standards will be met 

thereby providing safe lighting for the outdoor car parking area whilst avoiding light 

nuisance for sensitive receivers. 
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Privacy and other impacts 

 

The impact on adjoining properties was assessed as part of the tourist hotel 

application.  It was concluded that given the proposed setback from boundaries 

views into adjoining properties are incidental only and mostly obscured by vegetation 

and terrain.  Likewise, the issue of guests trespassing on private property was 

recognised, but is considered a civil/management issue that is outside the scope of 

development control. 

 

The Nexus Suites are located closer to the western boundary than the approved tourist 

hotel.  The suites are positioned on sloping ground partially above a gully that extends 

northeast from the site boundary.  The land falls sharply from the edge of carpark and 

the proposed walkways and the suites project out from this level and are elevated 

above the gully.  The suites are orientated to view along the gully to the vista beyond 

in the same north-easterly direction.  Suites 10-12 are closest to the western  boundary, 

however, they have no windows facing this direction.  Given the continued undulation 

of the land towards the western neighbour’s property it is considered that any 

overlooking would be restricted to the walkway area only and likely obscured by land 

form, separation distance (approximately 190 metres to the existing Abbotsford 

Country House) and sporadic vegetation.  Further, the approved car park is to be 

constructed at a higher level and was not considered a privacy risk. 

 

Finally, the impacts of ongoing primary production activities (which is a key concern 

of two representors) on guests were considered in respect to the impact of the facility.  

With regard to the on-site sensitive receivers the most likely impacts were: 

 

• Heavy vehicle usage 

• Machinery (including frost fans) 

• Spray drift 

• Dust/smoke 

• Odour 

 

It was concluded in the previous Panel Report for the tourist hotel that “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.” 

 

There has been no change in the Code’s Policy framework relating to this issue and 

the conclusions drawn for the tourist hotel are applicable to the much smaller Nexus 

Suites proposal.  Further, the requests of representors to seek safeguards from future 

compliance are not considered achievable under current planning legislation and 

would need to be assessed at the time that any request/complaint is received, and 

assessed based on the circumstances. 
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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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The Arboricultural Impact Assessment and Development Impact Report prepared by 

Arborman Tree Solutions identifies one tree that may be impacted by the proposed 

development.  This tree is a semi-mature/mature South Australian Blue Gum located 

adjacent to the proposed car parking area (with a portion of its soil under its Tree 

Protection Zone to be removed as part of site excavation and future construction of 

a retaining wall).  This tree has a High Retention Rating indicating it meets one or more 

criteria within the Native Vegetation Act 1991 that warrant its retention.  The report 

concludes that the tree is unlikely to be affected by the proposed works although 

there is potential for incidental damage. Tree Protection measures are recommended 

and it is considered appropriate that these are adopted as part of a condition of 

consent. 

 

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 

of bushfire. 

DTS/DPF 2.2 

Outbuildings and other ancillary structures are 

sited no closer than six metres from the 

habitable building. 

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   

DTS/DPF 3.1 

None are applicable. 
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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. 

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 proposed Nexus Suites are located adjacent the approved tourist hotel where the 

question of compliance with Performance Outcome 1.1 was considered and 

determined to be acceptable by the Panel.  The smaller buildings ostensibly have 

similar level of hazard risk in relation to proximity to mature vegetation and terrain 

conditions. 

 

The proposed suites are set above existing ground level on raised piers/stilts.  The 

applicant’s planning consultant advises that compliance with Australian Standard 

395-2018 is required to meet the applicable Bushfire Attack Level of 12.5.  This is 

addressed at the Building Rules assessment stage. In accordance with these 

requirements, all bearers, joists and flooring located above a subfloor must be 

constructed from non-combustible material or bushfire resisting timber.  Otherwise the 

buildings are ‘clean and streamlined’ in form minimising potential for trapping debris 

along or between.  This satisfies Performance Outcome 2.1. 

 

The slope of the site within the access vicinity of the proposed buildings is 

approximately 1 in 8 which is considered traversable for firefighting vehicles.  In 

addition there are all-weather driveways approved for the tourist hotel that will largely 

encircle all built form on the site providing not only access but also a fire break, 
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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 the approved tourist hotel, the water supply connection is proposed to be 

upgraded and will also be supported by significant roof water connection and 

storage on site.  The fire water storage capacity remains at 288Kl with a booster 

assembly and an additional fire hydrant (to seven in total) 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 augmented 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 6 metres 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). 
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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 

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 (which is 

denoted to be bitumen surfaced in 2022-23 by the Council).  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 a CFS firefighting appliance.  There is no notable change in this element of the 

application from the approved tourist hotel other than some realignment of the 

driveway prior to the main car park to further minimise earthworks and improve 

sightlines to the hotel upon entry. 

 

Overall, the proposed development sufficiently addresses 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 300 mm above: 

 

(a) the highest point of top of kerb of the 

primary street 
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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 at least 

30 metres above the regular river level and therefore no flooding impacts are 

anticipated.  There is no formal water table infrastructure at the intersection of Fuss 

Road and Yaldara Drive, but the approved internal accessway rises from this 

intersection and as such there is not expected to be any flow of water from the public 

road onto the site.  This aspect of the development satisfies Desired Outcome 1 and 

Performance Outcome 1.1 as per the approved tourist hotel. 

 

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 

DTS/DPF 5.2 

Onsite wastewater treatment systems comply 

with: 

 

(a) the ‘Onsite Wastewater Systems Code’ 

or 
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and environmental requirements. (b) AS/NZS 1547: Onsite domestic wastewater 

management and the South Australian 

amendments to AS/NSZ 1547 as outlined in 

section 9.2 of the ‘Onsite Wastewater 

Systems Code’. 

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 

to minimise pollutants entering stormwater. 

DTS/DPF 31.1 

None are applicable. 

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 

or 

ii. a holding tank and its subsequent 

removal offsite on a regular basis. 

 

DTS/DPF 32.1 

None are applicable. 

 

An amended Stormwater Management Plan has been provided for the site and has 

been reviewed by Council’s Engineering Services Department.  This Plan has assessed 

and identified the necessary stormwater management infrastructure to adequately 

address additional stormwater discharge from the new buildings (roofed areas) and 

additional sealed driveways and car parking areas. 

 

The approved Stormwater Management Plan has limited off site stormwater run-off, 

via a system of basins to ensure off site flows accord with pre-development conditions.  

The amended Stormwater Management Plan results in slightly increased size of the 
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two basins to cater for increased runoff with three basins proposed to be relocated in 

order to accommodate new built form and the realigned driveway. 

 

Collected stormwater run-off from vehicle areas will pass through a gross pollutant 

trap and have oil and grease separated and treated prior to discharge to the basins.  

It is intended to re-use retained water for irrigation purposes. Subject to 

implementation of the revised 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. 

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. 

 

The approved tourist hotel has a 200 metre separation distance and a 40 metre 

elevation above the North Para River watercourse and an on-site wetland area.  The 

proposed buildings are similarly positioned away from these water bodies.  Further, no 

roads or infrastructure are expected to encroach on the watercourse. 
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The approved tourist hotel Stormwater Management Plan addressed 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 

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. 

 

A Landscaping Plan was given in-principle support for the tourist hotel application.  

The Landscaping Plan included: 

 

• 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. 

• Mixed tree planting 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. 

 

The proposed landscaping comprises the following elements as extracted from the 

vision statement in the Nexus Suites Landscape Plan prepared by GD studio: 
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• “The landscape design aims to support the idyllic rural location by featuring well 

appointed outdoor spaces that will enable guests to be immersed in the natural  

• Environment. 

• The exclusive entrance to the suites will be marked with stone entry walls and a 

nostalgic tree lined avenue. 

• The guest entry and parking area will feature formal, structured planting to 

complement the architecture of the suites and scale of the stone retaining wall. 

• Landscaping surrounding the suites is to mimic the natural environment, with 

swathes of native grasses, pockets of indigenous understorey vegetation, and 

groups of small native trees to provide visual interest at a range of heights.” 

 

Due to the scale of the tourist hotel development and the need for greater planting 

detail, Council staff previously recommended that a final working landscaping plan 

be requested as a Reserved Matter.  This is recommended to be incorporated as a 

Reserved Matter within the Planning Consent, if granted, for this application. 

 
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. 

(c) impact of buildings or structures or to 

construct water storage facilities. 

 

The approved driveway provides appropriate vehicle access from the road network 

with internal movement via sealed driveways with adequate gradient and space for 

turning movements.  The proposal utilises flatter land for the car parking and 

reception/guest lounge area with the Nexus Suites built on piers to avoid excessive 

earthworks.  The siting of the suites seeks to benefit from site topography and the 

potential for landscape vistas.  Like the approved tourist hotel, compliance with 

Performance Outcome 2.2 is, on balance, acceptable due to the skilful approach the 

architects have sought to create a visually attractive development with built form that 

does not seek to dominate its surroundings and balances building levels to overall 

minimise cut and fill. 
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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 Off 

Street Car Parking Requirements or Table 2 

 Off Street 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 the site has no connection to sewer or a Community Waste Management Scheme, 

all waste water will need to be treated on site via a dedicated waste water 

management system.  An engineered on-site waste treatment system was proposed 

to support the wastewater demands for the approved tourist hotel.  This system was 
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reviewed by the EPA who have prescribed conditions for the installation and on-going 

management of the system. 

 

The variation application is accompanied by a Wastewater Treatment Report 

addressing waste water generation and on-site treatment emanating from the 

additional suites, guest lounge and staff (around 2,880 litres projected daily flow).  

Waste water can be adequately treated using three units positioned north of the 

buildings with treated water used for site irrigation.  The irrigation area will be sited 

away from traffickable areas and the stormwater basins. 

 

Council’s Environmental Health team has advised the report is in-principle 

acceptable, subject to wastewater application being submitted pursuant to the SA 

Public Health Act 2011.  A Reserved Matter is recommended to request the 

lodgement of a wastewater application, prior to grant of Development Approval.  

Subject to the Reserved Matter, the proposal is considered to satisfy the above-

mentioned Performance Outcomes (noting that the EPA conditions will apply as 

relevant to the tourist hotel component of the development). 

 

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. 

 

Access arrangements were examined in detail as part of the assessment of the tourist 

hotel.  It was noted in the previous Panel report that “The development is serviced by 

an all-weather trafficable public road in Yaldara Drive, however, there are additional 

access options via Fuss Road or a private road alongside of Chateau Yaldara”. 

 

The report further noted that:  “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.” 

 

The variation application will generate a low number of additional vehicles in context 

of the overall development and the assessment conclusions drawn for the approved 

tourist hotel still apply.  It is further noted as mentioned earlier that Yaldara Road is 

denoted to be bitumen surfaced in 2022/23 by the Council and this will support 

improved vehicle access to the site. 

 

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 

DTS/DPF 4.1 

None are applicable.   
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provide safe, dignified and convenient 

access for people with a disability.   

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 on street 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 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 

  
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. 
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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 approved 80 suite tourist hotel was served by 104 new car parking spaces, with 

an additional 11 overflow staff parking spaces provided adjacent the site entrance 

along with six existing car parks, one associated with each of the existing pavilions.  In 

total, 121 car parks were proposed on site. 

 

Stantec have reviewed the current proposal and advise: 

 

• There will be a fully accessible car park adjacent the proposed suites 

accommodating 17 car parking spaces along with access for mini buses (up to 7.7 

metres in length) to access the Porte Cochere adjacent the dedicated reception 

area.  There will be legible and step free access into the buildings from the car 

park. 

• The proposal generates a car parking requirement of 12 car parking spaces 

(including one accessible car parking space) when applying the applicable rate 

of one car park per accommodation unit/guest room for Tourist Accommodation. 

• The car parking spaces shall be designed in accordance with AS/NZS2890.1:2004 

and AS/NZS2890.6:2018. 

• Loading and waste collection is proposed to occur as per the existing approvals 

for the tourist hotel and utilising facilities within that component of the 

development. 

 

A new internal driveway will link the suites to the approved car parking area.  In 

addition, this variation application seeks alignment changes to the northern portion 

of the approved driveway to better follow site contours (to reduce the extent of 

earthworks and the visual experience driving to the approved hotel).  These will be lit 

thereby ensuring safe vehicle movement. 

 

Council’s Engineering Services Department have not raised any concerns with the 

proposed car parking provision and given that the proposal exceeds the car parking 

quantity required by the Planning and Design Code, it is considered to satisfy the 

relevant Performance Outcomes. 

 

Services and Amenities 

 

The proposal will utilise the refuse waste management services established for the 

approved tourist hotel.  This comprises a staged process of collection, sorting, storing 

and off site removal.  As per the hotel approval, waste will initially be collected within 

bins located throughout the site including 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 of the approved tourist hotel.  The waste will then be transported to the service 
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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 integrated with the 

hotel operation.  The primary service and plant area is located in the southern part of 

the approved tourist hotel with fire water tanks, domestic cold water tanks, generator, 

domestic water pump and fire water pump. 

 

As an adjunct to approved site operations, the proposed suites can be adequately 

serviced within the remit of future development without adverse amenity or off site 

impacts. 

 

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. 

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 site is currently used as tourist accommodation with an approval in place for an 

80 room tourist hotel and associated facilities.  The variation is defined as tourist 

accommodation meaning the proposal does not constitute a change of land use to 

a more sensitive use.  Therefore, the proposal satisfies DPF 1.1 and the related 

Performance Outcome 1.1. 

 

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. 
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The applicant has provided a declaration, in accordance with DPF 1.1(a).  The 

proposal therefore satisfies DPF 1.1 and the related Performance Outcome 1.1 will be 

achieved. 

 

CONCLUSION 

The proposal involves an “Amendment to Planning Consent 21018528 - Addition of 12 

luxury accommodation suites (comprising four detached single storey 

accommodation buildings), suites administration, lobby and guest lounge/check in 

building attached to approved hotel building, spa deck, decking, covered walkway, 

retaining walls and associated new internal access driveway, drop off area, car 

parking, landscaping and on-site wastewater system”. 

 

The proposal was determined to be ‘Performance Assessed’ in nature and requiring 

public notification.  Three representations were received with one wishing to be heard. 

 

The key concerns from the assessment of the earlier approved tourist hotel included 

non-connectivity with primary production and potential land use impacts upon 

sensitive receivers, and visual character impacts whilst waiting for vegetation to 

mature.  These matters were considered as part of a balanced assessment and the 

Panel ultimately resolved to grant Planning Consent. 

 

The proposed Nexus Suites is a relatively modest addition with less than 15% increase 

in the number of guest rooms and car parks.  Other than shortfalls to the western side 

setback, floor plates above 100 sqm and overall building height (primarily due to 

topography) the proposal is generally compliant with provisions of the Planning and 

Design Code. 

 

Assessment has had strong regard to the ‘baselines’ established by the planning 

consent of the tourist hotel and in this context, despite the main shortfalls listed above, 

on balance the proposal is considered to be broadly consistent with the provisions of 

the Planning and Design Code and therefore warrants Planning Consent, 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. 
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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. 22022572 by KPHR Investments Pty Ltd to undertake the construction 

of a tourist accommodation development including:  Amendment to Planning 

Consent 21018528 - Addition of 12 luxury accommodation suites (comprising four 

detached single storey accommodation buildings), suites administration, lobby and 

guest lounge/check in building attached to approved hotel building, spa deck, 

decking, covered walkway, retaining walls and associated new internal access 

driveway, drop off area, car parking, landscaping and on-site wastewater system, 

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 

 

(2) A wastewater application shall be approved for the Nexus Suites, pursuant to 

the SA Public Health Act 2011. 

 

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. 

 

Development Application 21028528 

 

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 
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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 

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 
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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 

 

Development Application 22022572 

 

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

Nexus Hotel Suites 

Architectural 

Drawing 

Package 

Brown Falconer DA100-DA114 01.07.22 

Overall Site Plan CPR 210242-C10, C01 Rev B 

Stormwater 

Management 

Plan 

 210242-C10, C11 Rev A 

Stormwater 

Management 

Plan 

CPR 210242-C10, C02 Rev B 

Stormwater 

Management 

Plan 

CPR 01.07.22 210242 

Stormwater 

Management 

Plan 

CPR 210242-C10 Rev A 

Stormwater 

Management 

Plan 

CPR 210242-C11 Rev A 

Planning Report Masterplan July 2022 52205REP02 
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Arboricultural 

Impact 

Assessment and 

Development 

Impact Report 

Arborman Tree 

Solutions 

27.06.22 ATS6860 – 

221YalDrDIR 

Landscape 

Master Plan 

GD Studia June 2022 Ref 21.2733 

Visual Lighting 

Advice 

Lucid 28.06.22 LCE21310-007 

Wastewater 

Treatment Report 

Lucid 28.06.22 21310-006 

Environmental 

Noise Assessment 

Resonate 29.06.22 A210431RP2 

Rev A 

Traffic Impact 

Assessment 

Stantec 01.07.22 301400416 

 

(2) The external building materials of all approved buildings shall: 

 

(a) Be of new non-reflective materials; and 

(b) Be in accordance with the approved plans; and 

(c) Be maintained in good condition at all times. 

 

(3) 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. 

 

(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, to the reasonable satisfaction of the relevant 

authority. 

 

(5) All tree management measures, identified within the Arboricultural Impact 

Assessment and Development Impact Report, prepared by Arborman Tree 

Solutions, dated 27 June 2022, shall be implemented in accordance with the 

recommendations contained within the report. 

 

(6) No external sound amplification equipment or loudspeakers are to be used for 

the purpose of announcement, broadcast, playing of music or similar purpose.  

Any noise audible within the external deck/spa authorised under this Planning 

Consent shall not exceed ‘background noise levels’ at any time, so as to 

ensure the amenity of occupants and neighbouring properties is preserved.  

 

(7) 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. 

 

(8) Prior to occupation of the development, the landscaping works shown on the 

Approved Landscaping Plan, pursuant to Reserved Matter 1, must be carried 

out, completed and maintained to the satisfaction of Council.  Any dead or 

diseased plantings shall be replaced. 
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(9) 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 (as initially approved under Application 21028528 and as 

amended under this Planning Consent, with adequate measures deployed 

during construction to ensure the temporary disposal of surface or roof water 

does not affect neighbouring properties. 

 

(10) 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. 

 

(11) 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. 

 

(12) 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. 

 

(13) 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. 

 

(14) Delivery vehicles to a maximum size of an 8.8 metre Medium Rigid Vehicle 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. 

 

(15) 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 six 

metres and must allow forward entry and exit for large fire-fighting vehicles at 

all times. 

 

(16) 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 all water 

supply outlets. 
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(17) 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.  

 

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

outlet of at least 50 mm 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 

 

(19) 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). 

 

(20) 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) This Consent supersedes the Planning Consent granted by the Barossa 

Assessment Panel under Application 21028528 on 5 April 2022.  However, this 

Consent does not extend the operative period of Planning Consent 21028528, 

meaning the Planning Consent will lapse on or before 5 April 2024.  This means 

Building Consent and Development Approval must have been granted on or 

before 5 April 2024, otherwise the Planning Consent will lapse. 

 

(2) 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. 

 

(3) 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. 

 

(4) 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. 
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(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) 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. 

 

(7) 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. 

 

(8) No advertising signage has been included in this proposal and advertising 

signage shall require a separate application and development approval. 

 

(9) 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 

 

(10) 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. 

 

(11) 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 Response to Representations ⇩  

 

 

https://www.environment.sa.gov.au/topics/native-vegetation/interactive
BAP_04102022_AGN_1709_AT_files/BAP_04102022_AGN_1709_AT_Attachment_5911_1.PDF
BAP_04102022_AGN_1709_AT_files/BAP_04102022_AGN_1709_AT_Attachment_5911_2.PDF
BAP_04102022_AGN_1709_AT_files/BAP_04102022_AGN_1709_AT_Attachment_5911_3.PDF
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Development Locations

Location 1

Location reference
221 YALDARA DR LYNDOCH SA 5351

Title Ref
CT 5718/899

Plan Parcel
H105200 SE461

Additional Location Information

Council
THE BAROSSA COUNCIL

Zone Overlays

Zones
  • Rural

Sub-zones
(None)

Overlays
  • Character Preservation District
  • Hazards (Bushfire - Medium Risk)
  • Hazards (Flooding - Evidence Required)
  • Native Vegetation
  • Water Protection Area
  • Water Resources

Variations
  • Minimum Site Area (Minimum site area is 40 ha)
  • Minimum Dwelling Allotment Size (Minimum dwelling allotment size is 32 ha)

Application Contacts

Applicant(s)

Stakeholder info
KPHR Investments Pty Ltd
221 YALDARA DRIVE
LYNDOCH
SA
5351

Contact

Stakeholder info
Nick Wilson
Tel. 0404993117
nickw@masterplan.com.au

Invoice Contact

Stakeholder info
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KPHR Investments Pty Ltd
221 YALDARA DRIVE
LYNDOCH
SA
5351

Invoice sector type

Land owners

Stakeholder info
KPHR Investments Pty Ltd
221 YALDARA DRIVE
LYNDOCH
SA
5351

Submitted For

epn.wilsonnic@sa.gov.au submitted this application for Nick Wilson (nickw@masterplan.com.au)

Nature Of Development

Nature of development
Variation to Application ID 21018528 - Addition of 12 luxury accommodation suites and guest lounge / check in building
(Nexus Suites).

Development Details
Current Use
Tourism Development comprising 80 room hotel, function centre, restaurant and day spa (Application ID 21018528) and
six (6) self-contained accommodation pavilions (Development Application 960/00410/04).

Proposed Use
Variation to Application ID 21018528 - Addition of 12 luxury accommodation suites (Nexus Suites)

Development Cost
$4,000,000.00

Proposed Development Details
Variation to Application ID 21018528 - Addition of 12 luxury accommodation suites and guest lounge / check in building
(Nexus Suites).

Element Details

You have selected the following elements

Tourist accommodation - $4,000,000.00

Septic/Sewer information submitted by applicant

Does this development require a septic system, i.e. septic tank and/or waste water disposal area?
Yes

Certificate of Title information submitted by applicant

Does the Certificate of Title (CT) have one or more constraints registered over the property?
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No

Consent Details
Consent list:
  • Planning Consent
  • Building Consent

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 Vegetation 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
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MasterPlan - Planning Report (Lodgement).pdf Planning Report 1 Jul 2022 4:58 PM
Brown Falconer - Architectural Plans (Lodgemen t).pdf Scheme Description 1 Jul 2022 4:58 PM
GD Studia - Landscape Concept.pdf Technical Report - Landscaping 1 Jul 2022 4:58 PM
Stantec - Traffic and Parking Assessment.pdf Technical Report - Traffic & Parking 1 Jul 2022 4:58 PM
Resonate - Environmental Noise Assesment.pdf Technical Report - Acoustic 1 Jul 2022 4:58 PM
Aborman - Arboricultural Impact Assessment.pdf Technical Report - Native Vegetation 1 Jul 2022 4:58 PM
CPR - Stormwater Management Report.pdf Technical Report - Stormwater 1 Jul 2022 4:58 PM
CPR - Civil and Stomwater Plans.pdf Hydraulic Services 1 Jul 2022 4:58 PM
Lucid - Visual Lighting Advice.pdf Technical Report - Other 1 Jul 2022 4:58 PM
Lucid - Wastewater Treatment Report.pdf Technical Report - Waste Management 1 Jul 2022 4:58 PM

Application Created User and Date/Time
Created User
epn.wilsonnic@sa.gov.au

Created Date/Time
1 Jul 2022 4:58 PM
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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

1/07/2022 4:22:07 PM

NEXUS BAROSSA

HOTEL SUITES - COVER SHEET

2021043

KARL ROTH + LUKE BARTSCH

3429 DA100

DA108 HOTEL SUITES - MATERIALS

DA109 HOTEL SUITES - 3D IMAGES

DA110 HOTEL SUITES - 3D IMAGES

DA111 HOTEL SUITES - 3D IMAGES

DA112 HOTEL SUITES - 3D IMAGES

DA113 HOTEL SUITES - 3D IMAGES

DA114 HOTEL SUITES - 3D IMAGES

DA100 HOTEL SUITES - COVER SHEET

DA101 HOTEL SUITES - LOCATION PLAN

DA102 HOTEL SUITES - CONTEXT & SITE ANALYSIS

DA103 HOTEL SUITES -  SITE PLAN

DA104 HOTEL SUITES - ROOF PLAN

DA105 HOTEL SUITES - GENERAL ARRANGEMENT PLAN

DA106 HOTEL SUITES- ACCOMMODATION

DA107 HOTEL SUITES - ELEVATIONS

ARCHITECURAL DRAWING SCHEDULE

221 YALDARA DRIVE LYNDOCH 5351

PLANNING CONSENT AMENDMENT -NEXUS HOTEL SUITES

Rev. Amendment Date

01/07/2022
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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

1/07/2022 4:22:37 PM

1 : 2000

NEXUS BAROSSA

HOTEL SUITES - LOCATION PLAN

2021043

KARL ROTH + LUKE BARTSCH

3429 DA101

1 : 2000

LOCATION PLAN

1:2000

2000 4000 6000 80000 m

Rev. Amendment Date

01/07/2022
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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

1/07/2022 4:23:08 PM

NEXUS BAROSSA

HOTEL SUITES - CONTEXT & SITE
ANALYSIS

2021043

KARL ROTH + LUKE BARTSCH

3429 DA102

SITE LOCATION

LYNDOCH
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CONTEXT PLAN

VIEW TO NORTH EAST

VIEW TO SOUTH EAST EXISTING "GLASS HOUSE" PAVILION

APPROVED HOTEL

AERIAL VIEW FROM SOUTH

Rev. Amendment Date

01/07/2022
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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

1/07/2022 4:23:38 PM

As indicated

NEXUS BAROSSA

HOTEL SUITES -  SITE PLAN

2021043

KARL ROTH + LUKE BARTSCH

3429 DA103

1 : 1000

HOTEL SUITES - SITE PLAN

Rev. Amendment Date

01/07/2022
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PLANNING CONSENT
ISSUED FOR PLANNING CONSENT
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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

1/07/2022 4:24:17 PM

1 : 500

NEXUS BAROSSA

HOTEL SUITES - ROOF PLAN

2021043

KARL ROTH + LUKE BARTSCH

3429 DA104

1 : 500

ROOF PLAN

Rev. Amendment Date

01/07/2022
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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

1/07/2022 4:24:52 PM

1 : 250

NEXUS BAROSSA

HOTEL SUITES - GENERAL
ARRANGEMENT PLAN

2021043

KARL ROTH + LUKE BARTSCH

3429 DA105

1 : 250

HOTEL SUITES FLOOR PLAN

Rev. Amendment Date

01/07/2022
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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

1/07/2022 4:43:04 PM

As indicated
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1 : 100
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Rev. Amendment Date

01/07/2022
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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

1/07/2022 4:26:25 PM

1 : 200

NEXUS BAROSSA

HOTEL SUITES - ELEVATIONS

2021043

KARL ROTH + LUKE BARTSCH

3429 DA107

1 : 200
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1 : 200
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1 : 200
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Rev. Amendment Date

01/07/2022
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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

1/07/2022 4:26:54 PM

NEXUS BAROSSA

HOTEL SUITES - MATERIALS

2021043

KARL ROTH + LUKE BARTSCH

3429 DA108
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Rev. Amendment Date

01/07/2022
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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

1/07/2022 4:26:59 PM

NEXUS BAROSSA

HOTEL SUITES - 3D IMAGES

2021043

KARL ROTH + LUKE BARTSCH

3429 DA109

Rev. Amendment Date

01/07/2022
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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

1/07/2022 4:27:03 PM

NEXUS BAROSSA

HOTEL SUITES - 3D IMAGES

2021043

KARL ROTH + LUKE BARTSCH

3429 DA110

Rev. Amendment Date

01/07/2022



Barossa Assessment Panel Meeting 4 October 2022  

 Attachment 1 

Item 8.1 Page 74 

  

PLANNING CONSENT
ISSUED FOR PLANNING CONSENT
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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

1/07/2022 4:27:07 PM

NEXUS BAROSSA

HOTEL SUITES - 3D IMAGES

2021043

KARL ROTH + LUKE BARTSCH

3429 DA111

Rev. Amendment Date

01/07/2022
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PLANNING CONSENT
ISSUED FOR PLANNING CONSENT
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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

1/07/2022 4:27:11 PM

NEXUS BAROSSA

HOTEL SUITES - 3D IMAGES

2021043

KARL ROTH + LUKE BARTSCH

3429 DA112

Rev. Amendment Date

01/07/2022
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ISSUED FOR PLANNING CONSENT
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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

1/07/2022 4:27:15 PM

NEXUS BAROSSA

HOTEL SUITES - 3D IMAGES

2021043

KARL ROTH + LUKE BARTSCH

3429 DA113

01/07/2022

Rev. Amendment Date
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1.0 INTRODUCTION 

MasterPlan (SA) Pty Ltd (MasterPlan) act on behalf of the applicant, KPHR Investments Pty Ltd in relation 
to the application described herein. The application is for a variation to a recently approved tourism 
development (Application ID 21018528) on the land at 221 Yaldara Drive, Lyndoch. 

This report has been prepared to accompany the variation application and provides background on the 
proposal, a description of the subject land and locality, a description of the proposed development, a 
discussion on the applicable procedural matters, 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 2022.11 dated  
23 June 2022 (the P&D Code), the Planning, Development and Infrastructure Act 2016 (PDI Act), and the 
Planning, Development and Infrastructure Regulations 2017 (PDI Regulations). 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; 

• Wastewater Management Memorandum, prepared by Lucid Consulting; 

• Environmental Lighting Assessment, prepared by Lucid Consulting; 

• Arborist report, prepared by Aborman Tree Solutions; 

• Transport assessment report (update), prepared by Stantec; 

• Stormwater management plan and civil plans prepared by CPR; 

• Landscape master plan concept, prepared by GD Studia; and 

• Acoustic report (update), prepared by Resonate. 

2.0 BACKGROUND 

In 2004 a Development Application (DA 960/00410/04) was approved for the construction of the six (6) 
separate tourist accommodation buildings on the site, known as the Barossa Pavilions. This matter was 
approved upon appeal to the Environment Resources and Development Court. The Pavilions comprise  
six (6) self-contained accommodation villas placed around the site together with the Barossa Glasshouse, 
located on the crest of the site and approved separately at a later date. 

In 2020 an expansion of the tourism development on the land was approved by way of  
Development Application ID 21018528 (referenced herein as the original application). This application 
sought approval for the construction of an 80 room hotel with ancillary facilities. This was approved by  
the Barossa Council Assessment Panel at their meeting on the 5 April 2022. 
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The proposed variation is related to this application and seeks approval for the addition of a discrete 
luxury accommodation offering on the site described as the Nexus Suites, which will take the form of four 
(4) congregated buildings each containing three (3) accommodation suites. 

3.0 SUBJECT LAND AND LOCALITY 

The subject land is formally described as Section 461 in Hundred Plan 105200 in the Area named Lyndoch, 
in the Hundred of Barossa as contained in 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 in 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 

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 runs along the North Para River, which meanders 
along this boundary. 

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. The existing tourist accommodation on the site 
comprises of the six (6) detached accommodation units and a standalone architecturally designed 
building at the crest of the land known as the ‘Glasshouse’. The recently approved Barossa Nexus hotel 
circles the crest of the land and integrates with the existing Glasshouse at the lobby (see Figure 1 below). 

 
Figure 1:  Nexus Barossa Hotel Approved by way of Development Application ID 21018528. 
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Other existing buildings on the site consist of two (2) storage sheds located adjacent the Yaldara Drive 
entry (the service yard), used for managing and maintaining the tourist accommodation. 

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 land undulates substantially. The land-form rises to a central crest where the Glasshouse is sited.  
The slope of the land falls away from this point to all site boundaries. This slope increases towards the 
North Para River at the eastern boundary. 

Scattered vegetation is present across the site and consists of large remnant Peppermint Box trees  
and various Eucalyptus species, 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 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. 

Roads within the locality are 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. It is noted that Yaldara Road has approval in the Councils 
budget for the 2022/23 calendar year for an upgrade and sealing. 
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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 amenity of 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. These include 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 

The proposed development seeks Planning Consent for a variation to the recently approved tourist hotel. 
The variation is for the addition of four separated buildings to the north of the approved parking area. 
These clustered buildings will each contain three (3) accommodation suites, delivering a total of an 
additional 12 rooms to the site. 

This additional accommodation will form a luxury accommodation offering on the site which will be 
distinct in its form and function from the original hotel. The facility will operate as a standalone offering, 
will have separate staff and servicing, separate administration and check-in facilities, and will deliver a 
unique accommodation service catering for a higher price point in the luxury accommodation market 
within the Barossa. 

The delivery of the Nexus Suites proposal has been brought about through engagement with potential 
operators following the approval of the original application for the Nexus Barossa hotel. Operator 
feedback has indicated a market demand and desire for a boutique luxury offering as a distinct 
component of the Nexus Barossa facility. 

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. 
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Table 1:  Drawing Schedule 

NO. SHEET TITLE REVISION STATUS DATE 

DA100 Hotel Suites - Cover Sheet 1 Planning Variation 24/6/2022 

DA101 Hotel Suites - Location Plan 1 Planning Variation 24/6/2022 

DA102 Hotel Suites - Context & Site Analysis 1 Planning Variation 24/6/2022 

DA103 Hotel Suites - Site Plan 1 Planning Variation 24/6/2022 

DA104 Hotel Suites – Roof Plan 1 Planning Variation 24/6/2022 

DA105 Hotel Suites – General Arrangement Plan – Upper Ground 1 Planning Variation 24/6/2022 

DA106 Hotel Suites – Accommodation 1 Planning Variation 24/6/2022 

DA107 Hotel Suites – Elevations 1 Planning Variation 24/6/2022 

DA111 Hotel Suites – Materials 1 Planning Variation 24/6/2022 

DA112 Hotel Suites – 3D Images 1 Planning Variation 24/6/2022 

DA113 Hotel Suites – 3D Images 1 Planning Variation 24/6/2022 

DA114 Hotel Suites – 3D Images 1 Planning Variation 24/6/2022 

DA115 Hotel Suites - 3D Images 1 Planning Variation 24/6/2022 

4.1 Land Use 

The proposed development will comprise an expansion of the approved integrated tourism development 
and hotel on the subject land. The expansion will consist of additional accommodation and deliver the 
following key elements: 

• four (4) single storey buildings each containing three (3) accommodation suites, delivering a total 
of 12 additional rooms to the site, collectively referenced as the Nexus Suites; 

• a suites administration building and lobby which will provide separate guest and service 
connection between the suites and the hotel. Separate check-in facilities for guests of the suites 
will be located within this building; 

• a guest lounge facility with decking and three spas located adjacent the lobby building, for 
exclusive access to the guests of the Nexus Suites; 

• vehicle access road emanating from the approved access, including a porte cochere roundabout 
and 12 guest parking spaces; and 

• extensive landscaping and associated terracing and retaining walls. 
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Back of house, servicing, storage and administration components will be located within the proposed 
lobby building but will also utilise the facilities of the approved hotel. Parking for the Nexus Suites will be 
located adjacent to the proposed accommodation buildings. Extensive landscaping is proposed to 
surround the buildings to integrate the built form into the landscape. 

The proposed guest lounge facility will be for the exclusive use of the suites guests and will provide a 
communal area for these guests to gather and socialise. Staff will be present in the lounge to serve food 
and beverages. No kitchen facilities are proposed for this component, with the intention that food 
services will be provided by the approved restaurant. 

The suites will be serviced by staff separate from the approved hotel. Up to 10 staff members are 
anticipated to service the proposed suites. Cleaning however, will be undertaken by the same service team 
and regime undertaken for the approved hotel. 

4.2 Built Form 

A contemporary design approach which is visually distinct from the approved hotel has been selected for 
the four (4) accommodation buildings. The buildings will be elevated on posts of varying heights in 
response to the undulating topography of the land. The buildings will exhibit a skillion roof design with a 
split-level interior, and recessed balcony design. 

A mixture of external materials will be utilised, including dark timber cladding to the external walls to 
achieve visual differentiation from the original hotel design. Lighter treated timber cladding will be utilised 
within the balcony alcove and internally. A mix of masonry and concrete formwork and timber will be used 
in the construction of the external guest circulation paths, bridge and entry portico to each of the 
buildings. 

In order to create a reasonably consistent floor level across each of the four (4) buildings whilst 
minimising the need for earthworks, the supporting posts will vary in height from below 1.0 metre to in 
the order of 5.0 metres at the western most building. Each of the buildings however will exhibit a 
consistent design, with a varying height of 5.7 - 7.0 metres as a result of the skillion roof design. 

Each of the four buildings will contain three (3) suites, orientated in a north-east direction with  
balconies capturing the northern views. Each of the buildings will be separated by a distance of between 
5.2 and 5.9 metres, providing space to accommodate intermittent landscaping and to reduce any 
perception of visual mass of the built form. 

The development includes a separate building connecting to the approved hotel. This will house the 
check-in, administration, service and back-of-house facilities, as well as a guest bar and outdoor deck 
area. These facilities will be associated only with the suites accommodation and be available for the 
exclusive use of guest staying in the suites. The outdoor deck area will lead to a group of outdoor spas 
sited between the lobby and the eastern most suite building. The lobby building design will present a 
mixed façade of floor to ceiling glazing, masonry walling, and flat and skillion roof design, delivering an 
overtly contemporary building expression. 
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4.3 Siting 

The Nexus Suites are proposed to be positioned to the north of approved parking areas of the main hotel. 
The position of the Nexus Suites is within a small depression in the topography of the land. At its closest 
point, the proposed built form will be sited 24.5 metres from the western boundary, shared with the 
undeveloped portion of Fuss Road. 

Some existing vegetation is located proximate to the site of the development on the land. No trees are 
proposed to be removed. Advice from Aborman Tree Solutions has been provided which considers the 
proposals impact on one existing tree (identified in Figure 2 and Figure 3 overleaf) which is located 
within the area effected by the proposed works, namely the driveway construction. The Aborman report 
confirms that the proposed driveway construction works are unlikely to negatively impact this tree. 

Three (3) other smaller trees are located along the fence line to the west in proximity to the proposed 
development and are unaffected by the proposed works. 

It is noted that two (2) stormwater detention basins previously approved in Application ID 21018528 were 
intended to be located within or in close proximity to the site of the proposed suites. These basins have 
been relocated to the north and north-east within the revised Stormwater Management Plan prepared by 
CPR. 

 
Figure 2:  View looking west towards relevant tree. 
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Figure 3:   Excerpt of Site Plan depicting relevant tree. 

4.4 Parking and Access 

Advice in respect to traffic and parking matters has been sought from Stantec (previously GTA) who have 
provided an addendum to their previous Traffic and Parking Assessment report, which considers the 
impact of the proposed additional accommodation rooms. 

Access to the subject land is consistent with the previously approved arrangement in the south-western 
corner of the subject land. It is noted that Yaldara Road has been allocated funds to be sealed and 
upgraded within the Council budget for the 2022/2023 year. 

The approved driveway arrangements are intended to remain largely unchanged, however the  
northern-most portion of the driveway connection to the approved car park is proposed to be varied.  
The revised portion of the driveway will divert to the east and the existing driveway will be 
decommissioned, as depicted in Figure 4. 

From the approved parking area a new driveway will provide access to the suites and associated  
check-in and parking area. This new roadway will terminate in a porte cochere adjacent the proposed 
guest lounge and check-in lobby.  A stepped retaining wall will be established along the southern side of 
the proposed parking/porte cochere area, which will utilise a natural stone construction and comprise a 
0.5 and 1.5 metre high wall. 
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The proposed suites development will include a separate parking facility servicing this component of the 
use exclusively. This will comprise of a total of 17 parking spaces, including a DDA compliant parking 
space. This parking supply provides one (1) space per guest suite, with the additional spaces intended to 
accommodate the rare occasions where guests within a single suite require two (2) spaces. 

 
Figure 4:  Extract of Site Plan depicting alteration to approved driveway arrangements. 

4.5 Landscaping 

A Landscape Master Plan has been prepared by GD Studia to accompany the proposal. This outlines the 
landscaping vision and concept for the proposal including the species and the indicative layout of 
landscaping on the land, in addition to the materiality palette for external built form elements. 

The proposed landscaping concept incorporates swathes of native mixed planting along the northern side 
of the development. These plantings will consist of various species of differing heights, with the intention 
of providing screening and integration of the built form whilst still maintain views from the proposed 
suites. 

A broad selection of species has been outlined for the proposal including both endemic native species 
and introduced species. A consistent approach to the approved hotel has been selected for screening 
species, which will seek to introduce a variety of Eucalyptus species and other native trees and shrubs.  
A full list of the intended planting palette is available in the accompanying Landscape Master Plan 
prepared by GD Studia. 
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4.6 Wastewater Management  

Advice in respect to wastewater management has been sought from Lucid Consulting. Lucid have 
prepared a Wastewater Treatment Report Memorandum which provides a summary of the selected 
wastewater treatment method. 

Wastewater generation from the proposed suites development will be managed via an on-site system 
dedicated to this component of the use. A system unitising three (3) packaged wastewater treatment units 
and on-site irrigation is proposed. The Ri-Treat EP10 secondary treatment system units have been 
selected. Two (2) of EP10’s will be installed to service the suites and a third EP10 will be provided to 
service the guest lounge and back of house areas. 

Recycled water resulting from the treatment process will be pumped out and utilised for surface irrigation 
of a disposal irrigation area, located to the north. A 50-metre separation is to be maintained between the 
proposed irrigation area and all detention basins and watercourses on and near the site. 

4.7 Stormwater Management 

Advice has been obtained from CPR engineers who have prepared an updated and redesigned 
stormwater management plan for the site. The approach for stormwater management adopts the same 
principles and approach as previously approved for the hotel. 

Water discharged from the development is intended to be retained within various basins across the site. 
Three (3) basins from the previous approved layout have been relocated, and two (2) of them have been 
increased in size to accommodate the increase in runoff. 

4.8 Refuse Management 

The suites development will utilise the established and approved refuse waste management practices on 
the site. Refuse generated by the proposed 12 accommodation suites and guest lounge/back-of-house 
areas will be collected by staff and transferred to the approved waste storage compound located within 
the loading bay area adjacent the site entry. 

As per the approved arrangements, waste will be collected from this point by a private waste collection 
service which will access and exit the site and load bins in the manner previously described and approved 
in the original application. 

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 lodgement was  
Version 2022.11, dated 23 June 2022. 
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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 between the Barossa Council  and the Light Regional 
Council Local Government Areas (LGA). The adjacent land within the Light Regional Council LGA is also 
located within the Rural Zone.  

A series of Overlays apply to the subject land. These Overlays provide additional policy guidance relevant 
to the site and comprise the following: 

• Character Preservation District (Not in Township) 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 tourist accommodation in accordance with the definition 
within 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 proposed guest lounge, decking, spas, administration, check-in lobby, back-of house, parking, access 
driveways and landscaping are all considered ancillary and subordinate components to this prevailing 
tourist accommodation use and are not considered to comprise a land use in their own right. 

5.4 Assessment Pathway 

The proposed development should be processed as a Code Assessed – Performance Assessed class of 
development. 

5.5 Public Notification 

In determining whether public notification applies to the proposed development we have had 
consideration of the Procedural Matters table within the Rural Zone provisions in the P&D Code.  
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This table lists various classes of development that are excluded from public notification, subject to any 
relevant exceptions. Tourist Accommodation is listed as a class of development which is exempt from 
public notification, however the proposed development does not satisfy the relevant exception criteria 
since the proposed accommodation building footprint is in excess of 100 square metres. Therefore, public 
notification will apply. 

5.6 Agency Referrals 

We have reviewed the various Overlays applicable to the site, as well as the relevant referral requirements 
outlined in Schedule 9 of the PDI Regulations and Part 9 of P&D Code. No referrals to any prescribed 
agency are applicable to the assessment of the 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 we consider the following topics to be the key planning 
matters for consideration in this assessment: 

• Land use; 

• Built form and visual impact; 

• Amenity impact; 

• Traffic and parking; 

• Stormwater management; 

• Wastewater management; 

• Landscaping; 

• Environmentally sustainable design; and 

• Bushfire risk. 

6.1 Land Use 

The policy intent for the Rural Zone is to accommodate development which supports the economic 
prosperity of the state through farming, produce production and related storage and distributions 
activities alongside value adding activities such as tourist development at accommodation. 

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. 
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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. 

The proposed development does not alter the prevailing use of the land as a tourism development, which 
has been repeatedly considered and confirmed by relevant planning authorities as an appropriate use for 
the subject land. 

The site enjoys longstanding existing use rights as a tourist accommodation facility. Initially this was 
associated with the six (6) accommodation units plotted around the site, known as the Barossa Pavilions. 
Later, the Glasshouse was established as accommodation and continues to operate. The recent approval 
for the Nexus Barossa Hotel facility (Application ID  21018528) has reaffirmed and expanded the tourism 
function of the land. 

The proposed suites development forms a minor expansion to this approved function. The suites will offer 
a discrete luxury accommodation service on the site, which is distinct from the approved hotel in its form 
and function and will be marketed individually as its own exclusive offering. Whilst providing a unique 
offering it, will form part of the prevailing tourist accommodation and resort function from a land use 
perspective. 

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. 

With respect to the development’s association with primary production activity, the subject land is already 
alienated from this purpose. The land has not been used for primary production since the establishment 
of tourist accommodation on the site. As such, the proposed development does not further depart from 
this provision or worsen the performance of the land. The proposed development maintains the 
longstanding and approved use of the land for tourist accommodation purposes which enhances the 
tourism offering from which much of the primary production of the area benefits. 

6.2 Built Form and Visual Impact 

The provisions of the Rural Zone and the Character Preservation District Overlay within the P&D Code 
provide policy guidance in respect to the design and appearance of built structures within a rural setting. 
These provisions relate to the issues of siting, setbacks, materiality, built form and earthworks. 

A number of the relevant provisions encourage the positioning of development below ridgelines and in 
generally flatter topographical positions on land. 

Rural Zone 

PO 2.2 Buildings are generally located on flat land to minimise cut and fill and the associated 
visual impacts. 

Character Preservation District Overlay 

PO 3.2 Buildings and structures do not interrupt views of the skyline through measures including 
being sited below ridge lines. 
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The proposed suites are located to the north-west of the approved hotel in a small depression in the land. 
Whilst being located within the higher topography of the site generally, the proposed buildings will be 
located at and below the ridgeline. 

The proposal comprises a relatively minor addition to the approved hotel in this location. The proposed 
suites and guest lounge facility do not represent the first occurrence of built form of this nature within this 
portion of the site when the site is considered through the lens of the current use and approvals.  

In order to limit the extent of earthworks required for the establishment of the suites the design positions 
the buildings on posts of varying heights. These posts will range in height in response to the site 
undulations. This substantially reduces the level of earthworks that would be necessary in creating a level 
pad for construction.  

The topography of the surrounding landscape and the siting of the development is considered 
appropriate and will not materially affect views of the skyline from the surrounding locality in its proposed 
position. The location of the development and the surrounding topography is presented in the following 
Figure 5 - 9. 

 
Figure 5:  View looking west towards the position of the western most accommodation suite. 
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Figure 6:  View looking north-east with vantage across the wider landscape. 

 
Figure 7:  View looking north from the position of the accommodation suites. 
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Figure 8:  View from the approximate centre of the suite accommodation towards  

the glasshouse and approved hotel location. 

 
Figure 9:  View south-west from the location of the suites in the approximate direction  

of the adjoining dwelling at 219 Yaldara Drive. 
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Considering the lie of the land as depicted above, we have formed the opinion that the site of the 
development has a relatively constrained viewshed, with the views being obscured by the surrounding 
undulating landscape. It is noted that no sensitive development exists on immediately adjoining land 
where views of this location are achievable. Therefore, the majority of views of the built form will be at a 
significant distance from downslope areas to the north-east (refer to Figure 6). 

Rural Zone 

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. 

Character Preservation District Overlay 

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. 

The design approach by Brown Falconer incorporates a range of material finishes including dark timber 
cladding, natural stone, tinted glazing and concrete. This darker and natural material tones will serve to 
visually distinguish the proposed suites accommodation and guest lounge from the approved hotel, 
whilst also providing a suitably muted colour palette to avoid reflectivity and harmonise with the natural 
features of the landscape. 

The proposed built form is suitably positioned on the site and setback from allotment boundaries to limit 
its visual effect on the wider locality. At its closest point, the western most accommodation suite will be 
located approximately 23 metres from the western site boundary, however given the presence of an 
unmade road along this boundary a 32 metre setback from the nearest adjoining allotment boundary is 
achieved. This setback, together with the topography of the land, will suitably constrain the visual effect of 
the development. 

Character Preservation District Overlay 

PO 3.5 Buildings and structures are grouped to create compact clusters well set back from public 
roads. 

The relevant provisions of the P&D Code encourage the clustering of buildings and structures to 
consolidate the visual effect of built form within specific locations in the rural landscape. The suites 
proposal is considered to satisfy this intent, with each of the accommodation buildings being separated 
by a small distance of between 5.2 and 5.9 metres, providing space to accommodate intermittent 
landscaping and to break up any perception of the visual mass of the built form. 

Furthermore, the suites and the guest lounge are co-located with the approved hotel, therefore forming a 
compact expansion of this approved built form cluster in a manner consistent with the intent of these 
provisions. 
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Character Preservation District Overlay 

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

PO 3.1 Preservation of existing natural features including topography, watercourses and mature 
trees. 

The proposed development does not seek to remove any established vegetation from the site. The design 
of the development has carefully considered the existing vegetation and input from the consultant 
arborist and has been designed to ensure vegetation retention. The proposal seeks to further enhance the 
natural character of the immediate location through the meaningful contribution of landscaping 
(including native and non-native species) in order to visually integrate the development and assist in the 
re-vegetation of the subject land. 

For these reasons, the proposed development has been appropriately designed and sited with 
consideration of the immediate and wider landscape and the context of the approved development so as 
to appropriately mitigate its visual effect and maintain a pleasant rural character. 

6.3 Amenity Impact 

The provisions of the Interface between Land Uses module within the General Development Policies 
section of the P&D Code seek to ensure that development occurs in such a manner as to protect both the 
proposed and nearby existing land uses from unreasonable effects from the external impacts of land use 
activities. 

General Development Policies -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. 



Barossa Assessment Panel Meeting 4 October 2022  

 Attachment 1 

Item 8.1 Page 102 

  

 

 

52205REP02 19 

It is noted that tourism development is an envisaged activity within the Rural Zone. On that basis, it is 
reasonable to conclude that the effects generally associated with these types of activities is reasonably 
contemplated by the planning policy framework. Furthermore, it is relevant to note that the longstanding 
use rights, and the recent approval of the hotel further reinforces the appropriateness of this land use 
function on this site and within the locality. 

The primary amenity considerations for the proposed development relate to noise, light spill and interface 
with established agricultural activities within the locality. 

General Development Policies -Interface between Land Uses 

PO 4.1 Development that emits noise (other than music) does not unreasonably impact the 
amenity of sensitive receivers (or lawfully approved sensitive receivers). 

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 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. 

With respect to noise effects, advice from acoustic consultants Resonate provides appropriate guidance. 
This assessment confirms that even with the proposed introduction of an additional 12 accommodation 
suites resulting in a maximum of 12 additional guests, the facility will continue to comply with the relevant 
noise criteria of the P&D Code and the Environment Protection (Noise) Policy 2007 (the Noise Policy). This 
assessment includes external activities of the guests in the guest lounge deck area, spa, and the additional 
arrivals and departures of vehicles. 

Any music associated with the guest lounge will be limited to ‘background’ levels only, and on this basis is 
also not expected to be audible at neighbouring sensitive receiver locations. 

General Development Policies -Interface between Land Uses 

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). 

In respect to light spill, Lucid Consulting have provided advice and prepared a Visual Lighting Assessment. 
The assessment concludes that external lighting to the car parking areas will not result in unreasonable 
lighting impacts on any adjoining use or the locality generally. 

General Development Policies -Interface between Land Uses 

PO 9.1 Sensitive receivers are located and designed to mitigate impacts from lawfully existing 
horticultural and farming activities (or lawfully approved horticultural and farming 
activities), including spray drift and noise and do not prejudice the continued operation of 
these activities. 

PO 9.6 Setbacks and vegetation plantings along allotment boundaries should be incorporated to 
mitigate the potential impacts of spray drift and other impacts associated with 
agricultural and horticultural activities. 
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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. These uses may result in 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. 

It is important to recognise that the proposal does not introduce a sensitive use to the subject land given 
that the tourist development function on the site holds long standing and valid existing use rights. With 
both being envisaged forms of 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 and 
already exists. 

The meaningful landscaping contribution surrounding the proposed accommodation will also assist in 
ameliorating some of the effects from adjacent activities, such as spray drift, in the manner sought by the 
relevant policies. 

The types of interface conditions created by farming activities within the locality is acknowledged and 
accepted by the applicant. The proposed suites and the approved hotel are aimed at providing “authentic 
visitor experiences”. This kind of experiential travel is in high demand in rural areas and is most effective 
when it is intrinsically tied to setting and place. Therefore, the interaction between the proposed and 
approved tourism development use and the established agricultural activities within the locality forms a 
part of this experience. 

6.4 Traffic and Parking 

The provisions of the General Development Policies within the P&D Code provide extensive policy 
guidance in respect to the matters of driveway design, car parking provision and design, and the effects 
on the public road system.  

An assessment of the developments parking and access infrastructure, in addition to the proposals effect 
on the function of the wider public road network has been undertaken by Stantec and accompanies this 
application. We defer to this assessment generally but provide the following supplementary commentary. 

General Development Policies - Design 

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. 

The proposal largely utilises the established access arrangements for the site, which are approved to 
provide vehicle access for the 80 room hotel. The assessment undertaken by Stantec confirms that the 
additional traffic volumes resulting from the proposed suites are low. The established and approved road 
access and driveway have the capacity to readily accommodate these additional volumes. 
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A revised driveway layout is proposed for the northern portion of the existing driveway connecting to the 
approved parking area. From the approved parking area, a new driveway will divert providing access to 
the suites and associated check-in and parking area. This new roadway will terminate in a porte cochere 
adjacent the proposed guest lounge and check-in lobby. 

The revised driveway layout has been selected to better follow the natural topography of the land and 
provide an improved scenic arrival at the approved hotel. The driveway connection to the suites has been 
purposefully designed to avoid established vegetation and to follow the contours of the land to minimise 
associated earthworks and the extent of retaining. 

General Development Policies – Transport, Access and Parking 

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. 

General Development Policies – Transport, Access and Parking 

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. 

The assessment undertaken by Stantec in respect to the parking supply confirms that the provision of  
17 parking spaces satisfies the relevant parking requirements within the P&D Code for Tourist 
Accommodation (1 space per accommodation unit / bedroom). Based on this figure, the P&D Code 
requires the provision of 12 spaces and as such five (5) additional spaces in excess of this requirement are 
available. 

Furthermore, the Stantec assessment confirms that the car park design is in accordance with the relevant 
Australian Standards (AS/NZS2890.6:2018) as: 

• the car parking spaces will be 2.6 metres wide by 5.4 metres long; 

• parking spaces opposite walls will be set within a minimum 6.1 metre wide aisle, and spaces 
opposite parallel spaces will be set within a minimum 6.3 metre wide aisle; and 

• a 2.4 metre wide disabled car parking space and accompanying adjacent shared area will be 
provided. 

On this basis, the design and supply of parking is sufficient and generally surpasses the minimum 
requirements outlined within the P&D Code and relevant Australian Standards and will be more than 
sufficient to service the development. 
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General Development Policies – Transport, Access and Parking 

PO 6.4 Pedestrian linkages between parking areas and the development are provided and are 
safe and convenient. 

Well-designed external spaces have been proposed in order to provide clearly delineated pedestrian 
movement routes within the proposed parking area and connecting the accommodation suites to the 
guest lounge and administration features. Weather protection has been accommodated by way of a 
canopy over the pedestrian connection route (refer to Figure 10 - 11). Pedestrian connection to the 
approved hotel is provided internally by a corridor connection from the guest lounge/check in building. 

 
Figure 10:  3D visual of pedestrian connection from suites to guest lounge looking east. 

 
Figure 11:  3D visual of pedestrian connection looking west. 
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With consideration of the above and in light of the supporting advice from Stantec, the proposed 
driveway and parking arrangements are appropriate to service the approved hotel and proposed 
additional suites. We also concur with the assessment from Stantec that the additional traffic volumes are 
low and are not expected to effect the safety or efficiency of the surrounding road network. This is 
especially the case given the impending upgrade of Yaldara Road by the Council. 

6.5 Stormwater Management 

The provisions of the P&D Code seek to ensure that new development which increases the stormwater 
generation from a site incorporates appropriate measures to control stormwater discharge rate, maintain 
stormwater quality, and suitable mitigates flood risk. 

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 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. 

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 proposed development of the suites will result in an increase in impervious areas on the subject land 
through the additional sealed driveway and parking areas and roof space. The additional stormwater 
generation is intended to be accommodated by the approved stormwater management system for the 
hotel, with some alteration. 
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Advice has been obtained from CPR engineers who have prepared an updated and redesigned 
stormwater management plan for the site which adopts generally the same principles and approach as 
previously detailed for the hotel with some refinement. 

Water discharged from the development is intended to be retained within various basins across the site as 
presently approved. Three (3) basins from the previous approved layout have been relocated, and two (2) 
of them have been increased in size to accommodate the increase in runoff. 

Each detention basin has been designed to detain the 5 per cent AEP storm (20 year ARI) for a 55 minute 
period and with a maximum discharge of 17.5 litres per second per outlet (maximum two (2) per basin) via 
discharge pit to the downstream greenfield areas in a manner that is consistent with the pre-development 
state. Retained water will be utilised to irrigate the landscape garden areas. 

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 (GPT) and swale drains adjacent to the hardstand 
areas. 

6.6 Wastewater Management 

As there is no public or community wastewater disposal infrastructure available within proximity of the 
subject land, the proposed suites will rely on an on-site wastewater management system. Policy guidance 
on the establishment of on-site treatment systems in such circumstances is provided within the  
P&D Code.  

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. 

General Development Policies – Waste Water Management Facilities 

DO1 Mitigation of the potential environmental and amenity impacts of waste treatment and 
management facilities. 

Overlays – Water Protection 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. 

Advice in respect to wastewater management has been sought from Lucid Consulting who have prepared 
a Wastewater Treatment Report which accompanies the application. The selected approach utilises three 
(3) Ri-Treat EP10 secondary treatment units connected to the proposed buildings. Recycled water from 
these units will be utilised for irrigation to the north of the accommodation suites. 

In accordance with the relevant Australian Standards, Lucid Consulting have determined the wastewater 
generation rates as depicted in Table 2 below. 
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Table 2:  Estimated waste generation in accordance with AS1547 

NEXUS SUITES DAILY FLOW (LITRES) 

Staff 180 

Guest 2,400 

Restaurant Meals per day 180 

Bar Trade per day 120 

Total 2,880 

The proposed units have a peak wastewater daily flow estimated at approximately 2,880 litres for the 
suites and guest lounge. Given the relatively low waste generation rate the selected packaged wastewater 
system meets the requirements. Each unit has a capacity of 1,500 litres/day. With a combined capacity of 
4,500 litres/day this system can comfortably handle the anticipated peak wastewater flows from the 
proposal. 

Each of the treatment units will be located to the north of the accommodation buildings in an area that is 
not trafficable to guests or vehicles. The nominated irrigation area is a further 50 – 100 metres to the 
north. Recycled water will be pumped, or gravity fed via underground pipework to this area. The 
nominated irrigation area maintains a 50-metre separation from all stormwater basins. 

6.7 Landscaping 

The importance of landscaping has been well recognised in the establishment of the Nexus Barossa 
facility. The approved hotel application sought to establish substantial areas of landscaping both within 
and surrounding the development in order to increase biodiversity and integrate the built form into the 
natural landscape. This approach has been continued with the proposed suites application. 

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. 

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. 

GD Studia (formally Greenhill Design) have prepared a detailed landscape master plan concept to 
accompany the application. Opportunities for increasing biodiversity and habitats on the site has been the 
focus of the landscape design. 
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Swathes of mixed tree planting, featuring native Eucalyptus species, are to be used to revegetate areas of 
the bare 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. Seeding a 
mixture of native grasses and ground cover to disturbed areas of the slopes will assist with minimising soil 
erosion. 

In proximity to the accommodation suites native grasses, pockets of indigenous understorey vegetation, 
and groups of small native trees will be planted to provide visual interest at a range of heights. Species 
have been selected to support the Peppermint Box and Blue Gum Woodland vegetation association, 
which is endemic to the area. Additional mixed native planting on the eastern and northern slopes will 
assist in integrating the built form and creating a visual buffer for the development when viewed from 
downslope areas. 

6.8 Environmentally Sustainable Design 

Continuing the theme of environmentally sustainable design (ESD) set by the original hotel approval, the 
development has been designed to achieve a variety of sustainable outcomes consistent with the intent of 
the P&D Code. 

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. Windows will also be suitably glazed to improve thermal performance. 

The primary outlook from the accommodation suites will be via the large floor to ceiling windows facing 
north. The design of the alcove decking, and recessed fenestration will provide appropriate shading to the 
window. The northern outlook and building design is also ideal as it will maximise solar access during the 
winter months and shade the facade during summer, thus reducing reliance on internal climate control. 

An extensive number of new Solar Photovoltaic (PV) panels (208) are proposed to be located on the roof 
of the accommodation suites. This is additional to the existing 381 PV panels (both existing and approved) 
located elsewhere on the site. Together these will provide a sustainable energy source to supplement the 
power supply to the development. 
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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 and reduce reliance on public 
water utilities. Retained stormwater will be utilised for irrigation of landscaped areas. Additionally, 
recycled and treated wastewater will be applied to a nominated irrigation area to the north of the hotel. 
This will further enhance and improve the regeneration and growth of native vegetation on the subject 
land. 

6.9 Bushfire Risk 

The subject land is identified as an area of medium bushfire risk within the P&D Code through the 
application of the relevant Overlay to the site. Given the increased frequency and intensity of bushfires it 
is imperative that the development is designed to suitably respond to bushfire risks. 

Overlay – Hazards (Bushfire – Medium Risk) Overlay 

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 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. 

The proposed building is sited in a position 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. 

Furthermore, the provisions of the P&D Code speak explicitly to the clustering of built form within the 
Rural Zone and as such, whilst sited in the higher portion of the allotment, a discrete extension to the 
approved hotel is the most appropriate location for this development. 

The development incorporates an extensive firefighting management system. The approved hotel is 
equipped with six (6) fire hydrants. An additional fire hydrant (resulting in a total of 7) will be included to 
provide appropriate coverage for the suites and guest lounge. Substantial fire water storage was provided 
in the original hotel approval with a capacity in the order of 288,000 litres. No additional fire water supply 
is necessary to service the suites. 
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Overlay – Hazards (Bushfire – Medium Risk) Overlay 

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. 

The proposed accommodation suites, whilst co-located are suitably separated by a distance of 5.0 – 6.0 
metres. This will reduce the risk of trapping burning debris between the buildings during a bushfire event. 
The proposed built form utilises a raised stilt design.  

Preliminary engagement with a Building Surveyor has informed the design requirements for a building of 
this nature within a medium bushfire risk area. A Bushfire Attack Level (BAL) of 12.5 is understood to 
apply, therefore the accommodation component of the project will be required to meet bushfire 
construction requirements of Australian Standard 395-2018. 

In accordance with these requirements, all bearers, joists and flooring located above a subfloor space less 
than 400 millimetres above finished ground level, will be constructed from non-combustible material or 
bushfire resisting timber, or a combination of both. 

Overlay – Hazards (Bushfire – Medium Risk) Overlay 

DO 2 To facilitate access for emergency service vehicles to aid the protection of lives and assets 
from bushfire danger. 

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. 

All additional and revised site circulation driveways (excluding parking aisles) will achieve a minimum of 
6.0 metres in width, with a minimum outside radius of 12.5 metres to meet CFS vehicle turnaround access 
requirements. The driveway will be sealed and comprise an all-weather trafficable surface, and achieve 
relevant overhead clearance requirements. 

Emergency service vehicles will be able to enter and exit in a forward direction. The proposed port 
cochere canopy is proposed to provide a minimum 4.5 metre head height clearance to enable access of 
vehicles up to a typical 10 metre fire brigade vehicle to turn around. These vehicles can undertake a  
multi-point turn within the port cochere to enter and exit the site in a forward direction. This is considered 
to be appropriate due to the infrequent nature of this occurring. 
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7.0 CONCLUSION 

In summary, the proposed development presents significant merit when assessed against the relevant 
provisions of the Rural Zone, Overlays and the General Development Policies within the Planning and 
Design Code, version 2022.11 dated 23 June 2022, to warrant Planning Consent. We note the following in 
this regard: 

• The proposed development forms a minor expansion to an existing and recently approved use for 
the subject land. 

• The use remains consistent with the relevant provisions of the Rural Zone. 

• The proposed built form is located in a suitable position on the site with a relatively limited 
viewshed as a result of the topographic conditions of the land and locality. 

• the proposed design utilises appropriate siting, colours and materials, and layout to limit its visual 
intrusion in the landscape and will sit comfortably within the context of the approved hotel. 

• No significant amenity implications are anticipated for the development. Relevant expert advice 
has not recommended any need for the adoption of further mitigation strategies. 

• Access and parking has been appropriately designed to meet relevant standards and meet the 
anticipated demand generated by the proposed suites accommodation. 

• 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 effects 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 that which is required by the 
provisions of the P&D Code. 

• all components of the development are capable of being appropriately serviced by infrastructure, 
either utilising available public infrastructure connections or on-site systems. 

For these reasons and with consideration of the assessment above and accompanying expert advice  
and architectural design, it is our conclusion that the proposed development warrants the granting of 
Planning Consent. 

 

 

Nick Wilson MPIA 
B/A (Hons) in Planning 

1 July 2022 
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Arborman Tree Solutions Pty Ltd – Professionals in Arboriculture  Mobile: 0418 812 967 
23 Aberdeen Street ATS6860-221YalDrDIR – Monday, 27 June 2022 Email: arborman@arborman.com.au 
Port Adelaide    SA    5015  Website: www.arborman.com.au 

Executive Summary 
Arborman Tree Solutions has assessed the identified tree in the area of the proposed accommodation 
development at the Barossa Pavilions, 221 Yaldara Drive, Lyndoch.  The assessment has identified the 
potential impacts to the trees from the proposed development and supporting infrastructure and 
recommended mitigation strategies where appropriate.  The proposal involves the construction of new 
roadway to service the proposed accommodation pods. This assessment provides recommendations in 
accordance with Australian Standard AS4970-2009 Protection of trees on development sites (AS4970-2009). 
The assessment considered one tree which is identified as a semi-mature to mature Eucalyptus leucoxylon 
(South Australian Blue Gum) which is considered to be in good overall condition.  The tree appears to be 
naturally occurring indigenous vegetation.  The root zone of the tree is currently an open stock paddock. 
The assessment has identified the subject tree as naturally occurring indigenous vegetation in an area subject 
to regulation under the Native Vegetation Act 1991 and its management is therefore controlled under this Act.   
The Arboricultural Impact Assessment has identified that the identified tree in the area of the proposed 
development is unlikely to be negatively impacted by the planned works.  The encroachment is greater 
than 10% of the TPZ area however there are mitigating factors that indicate this is unlikely to impact on 
the viability of this tree.   
Whilst the viability of the subject tree is unlikely to be impacted by the proposed works there is a potential 
for incidental damage and as such Tree Protection is recommended as part of this construction. 
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Arborman Tree Solutions Pty Ltd – Professionals in Arboriculture  Mobile: 0418 812 967 
23 Aberdeen Street ATS6860-221YalDrDIR – Monday, 27 June 2022 Email: arborman@arborman.com.au 
Port Adelaide    SA    5015  Website: www.arborman.com.au 

Brief 
Arborman Tree Solutions was engaged by Resource Co-ordination Partnership Pty Ltd (t/a RCP) to 
undertake an Arboricultural Impact Assessment and provide a Development Impact Report for the identified 
tree at Barossa Pavilions, 221 Yaldara Drive, Lyndoch.  The purpose of the Arboricultural Impact Assessment 
and Development Impact Report is to identify potential impacts the proposed development will have on the 
trees and provide mitigation strategies to minimise the impact where appropriate. 
The proposed development includes the construction of new roadway to service the proposed 
accommodation pods. This assessment will determine the potential impacts the proposal may have on the 
identified tree and recommend impact mitigation strategies in accordance with Australian Standard AS4970-
2009 Protection of trees on development sites (AS4970-2009) for trees to be retained. 
In accordance with section 2.2 of the AS4970-2009 the following information is provided:  
➢ Assessment of the general condition and structure of the subject trees. 
➢ Identification of the legislative status of trees on site as defined in the Native Vegetation Act 1991. 
➢ Identify and define the Tree Protection Zone and Structural Root Zone for the tree. 
➢ Identify potential impacts the development may have on tree health and/or stability. 
➢ Recommend impact mitigation strategies in accordance with AS4970-2009 for trees to be retained. 
➢ Provide information in relation to the management of trees. 

Documents and Information Provided 
The following information was provided for the preparation of this assessment 

• Email instruction on Scope of Works 

• Design Drawings  
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Arborman Tree Solutions Pty Ltd – Professionals in Arboriculture  Mobile: 0418 812 967 
23 Aberdeen Street ATS6860-221YalDrDIR – Monday, 27 June 2022 Email: arborman@arborman.com.au 
Port Adelaide    SA    5015  Website: www.arborman.com.au 

Site Location 
The tree is located in the proposed accommodation development area of the Barossa Pavilions, 221 Yaldara 
Drive, Lyndoch.   

 
Figure 1: Site location – Barossa Pavilions, 221 Yaldara Drive, Lyndoch 
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Arborman Tree Solutions Pty Ltd – Professionals in Arboriculture  Mobile: 0418 812 967 
23 Aberdeen Street ATS6860-221YalDrDIR – Monday, 27 June 2022 Email: arborman@arborman.com.au 
Port Adelaide    SA    5015  Website: www.arborman.com.au 

Methodology 
The proposed design was reviewed in association with the information supplied in the Design Drawings and 
CAD files as provided by Resource Co-ordination Partnership Pty Ltd (t/a RCP). 
The potential impact of the proposed works on tree condition is considered in accordance with the guidelines 
in AS4970-2009 Protection of trees on development sites (AS4970-2009).  When determining potential 
impacts of an encroachment into a Tree Protection Zone (TPZ), the following should be considered as outlined 
in AS4970-2009 section 3.3.4 TPZ encroachment considerations.: - 
a) Location of roots and root development. 
b) The potential loss of root mass from the encroachment. 
c) Tree species and tolerance to root disturbance. 
d) Age, vigour and size of the tree. 
e) Lean and stability of the tree. 
f) Soil characteristics and volume, topography, and drainage. 
g) The presence of existing or past structures or obstacles affecting root growth. 
h) Design factors. 
The impacts on a tree can be varied and are not necessarily consistent with or directly corelated to a particular 
level of encroachment, to assist in providing consistency the levels of impact have been classified into the 
following categories: - 
No Impact - no encroachment into the TPZ has been identified. 
Low <10% - the identified encroachment is less than 10% of the TPZ area and not expected to impact tree 

viability. 
Low >10% - the identified encroachment is greater than 10% of the TPZ area however there are factors 

that indicate the proposed development will not negatively impact tree viability. 
High >10% - the identified encroachment is greater than 10% of the TPZ area and factors are present that 

indicate the proposed development will negatively impact tree viability.  The impact is likely to 
lead to the long-term decline of the tree however it is unlikely to impact on its short-term 
stability. 

Conflicted - the identified encroachment is greater than 10% of the TPZ area and in most cases will also 
impact the SRZ and/or the trunk.  There are factors present that indicate the proposed 
development will negatively impact tree viability to the point where its removal is required as 
part of the development. 

Trees with calculated encroachments greater than 10% and with an Impact identified as ‘Low’ have features 
or considerations identified in clauses in AS4970-2009 3.3.4 TPZ encroachment considerations which 
indicate these trees will be sustainable.  
Trees with calculated encroachments greater than 10% and with an Impact identified as ‘High’ do not have 
any features or considerations identified in clauses in AS4970-2009 3.3.4 and therefore alternative design 
solutions, additional root investigations and/or tree sensitive construction measures are required if the tree is 
to be retained.  Where alternative protection methodologies are not available tree removal may be required 
to accommodate the development.  
Trees with an Impact identified as ‘Conflicted’ are impacted over the majority of their root zone and/or over 
the SRZ or on the trunk, additional root investigations or tree sensitive construction measures are not 
available, and the only option is alternative designs or tree removal.  
Regulatory Status, Tree Protection Zones and Development Impacts are shown in Appendix B. 
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Assessment 
Arborman Tree Solutions was engaged by Resource Co-ordination Partnership Pty Ltd (t/a RCP) to 
undertake an Arboricultural Impact Assessment and provide a Development Impact Report for the identified 
tree in the area of the proposed accommodation development at the Barossa Pavilions, 221 Yaldara Drive, 
Lyndoch.  The purpose of the Arboricultural Impact Assessment and Development Impact Report is to identify 
potential impacts the proposed development will have on the trees and provide mitigation strategies to 
minimise impact where appropriate.  The proposal involves the construction of new roadway to service the 
proposed accommodation pods. This assessment provides recommendations in accordance with Australian 
Standard AS4970-2009 Protection of trees on development sites (AS4970-2009). 

Tree Assessment 
The assessment considered one tree which is identified as a semi-mature to mature Eucalyptus leucoxylon 
(South Australian Blue Gum) which is considered to be in good overall condition.  The tree appears to be 
naturally occurring indigenous vegetation.  The root zone of the tree is currently an open stock paddock. 
Findings on individual tree health and condition are presented in Appendix B - Tree Assessment Findings.  
Eucalyptus leucoxylon (South Australian Blue Gum) is a native of South Australia and will achieve a height of 
between 15-25 metres, generally with a straight trunk and shapely crown but short bent and gnarled when on 
poor soils.  South Australian Blue Gum naturally occurs on Kangaroo Island, throughout most of the Mount 
Lofty Ranges, near Penola extending to the Grampians and some scattered occurrences have been recorded 
in areas of the southern Flinders Ranges.  This species whilst effective in large gardens is generally not 
recommended for small areas due to its size and reputation, not necessarily warranted, for limb loss.  South 
Australian Blue Gum is generally cultivated for shade, timber (woodlots) and honey production. 

Legislative Assessment  
The assessment has identified the subject tree as naturally occurring indigenous vegetation in an area subject 
to regulation under the Native Vegetation Act 1991 and its management is therefore controlled under this Act.   

Retention Assessment  
Trees that provide important environmental and/or aesthetic contribution to the area, are in good condition 
scored a High or Moderate Retention Rating and conservation of these trees is encouraged.  Trees identified 
as not suitable for retention or attained a low Tree Retention Rating, displayed one or a number of the following 
attributes: 
a) provide limited environmental/aesthetic benefit, 
b) short lived species, 
c) represent a material risk to persons or property,  
d) identified as causing or threatening to cause substantial damage to a structure of value,  
e) limited Useful Life Expectancy. 
f) young and easily replaced.  
The subject tree is considered to be suitable for retention as it achieved a High Retention Rating indicating it 
meets one or more criteria within the Native Vegetation Act 1991 that warrant its retention as an important 
tree. 
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Encroachment and Impact Assessment 
Within AS4970-2009 relevant information is provided to assist with determining the impact on trees when 
developing in close proximity to them.  Any tree that requires protection should be retained whilst remaining 
viable during and post development.  Further guidance on how to suitably manage any proposed or 
encountered encroachments is identified in AS4970-2009.  When assessing potential impacts, a Tree 
Protection Zone (TPZ) and Structural Root Zone (SRZ) are the principle means of protecting a tree and are 
provided in accordance with AS4970-2009 section 1.4.5 and 3.2.  This standard has been applied to ensure 
trees identified for retention remain viable and the redevelopment is achievable.  
The encroachment for the subject tree is greater than 13% of the total TPZ area and is therefore classified as 
a ‘Major Encroachment’ as defined in AS4970-2009.  AS4970-2009 also identifies relevant factors that should 
be considered when determining the ‘impact’ of encroachments such as this; these considerations are listed 
under section 3.3.4 TPZ encroachment considerations.  When considering these factors, the proposed 
encroachment is unlikely to result in tree damaging activity that will result in the decline, death or failure of the 
tree and is therefore considered to be a Low Impact.   
The following discusses the relevant factors of AS4970-2009 section 3.3.4 TPZ encroachment considerations 
for this tree: - 

• 3.3.4 (d), ‘Age, vigour and size of the tree’. 
The tree is semi-mature to mature and displays good health and vitality, indicating it can tolerate the 
proposed level of encroachment without noticeable impacts.  Healthy and vigorous trees can manage 
various levels of pruning, demolition of existing structures, changes in soil grade and moisture, soil 
compaction and other root zone encroachments and are better able to adapt to the new site conditions 
once the development phase has been completed.  
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Conclusion 
The Arboricultural Impact Assessment has identified that the identified tree in the area of the proposed 
development is unlikely to be negatively impacted by the planned works.  The encroachment is greater 
than 10% of the TPZ area however there are mitigating factors that indicate this is unlikely to impact on 
the viability of this tree.   

Recommendation 
Whilst the viability of the subject tree is unlikely to be impacted by the proposed works there is a potential 
for incidental damage and as such Tree Protection is recommended as part of this construction. 
The following is recommended as a minimum: - 

1. Ensure all work requirements/activities in the vicinity of these trees are discussed and designed in 
consultation with the Project Arborist.  i.e.: no machinery operation in the vicinity of the trees without 
a Tree Protection Plan. 

2. A Tree Protection Zone fence is to be erected to ensure access to the root zone is restricted.  The 
fence is to be installed prior to the commencement of all other site works including demolition. 

3. If machinery access is required within the TPZ ground protection is to be installed in consultation with 
the Project Arborist to ensure tree roots are not damaged. 

These recommendations have been provided to ensure the balance between development and arboricultural 
management have been addressed and considered.  If the recommendations are followed and adhered to 
the subject trees will not be negatively impacted by this proposal. 
 
Thank you for the opportunity to provide this report.  Should you have any questions or require further 
information, please contact me and I will be happy to be of assistance. 
Yours sincerely, 

MARCUS LODGE 
Senior Consulting Arboriculturist 
Institute of Australian Consulting Arboriculturists – Accredited Consultant 
Australian Arborist License AL11 
Diploma in Arboriculture 
International Society of Arboriculture – Tree Risk Assessment 
VALID Tree Risk Assessment (VALID) – 2018 and 2021 
Native Vegetation Council Trained Arborist 2019 
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Definitions 
Circumference: trunk circumference measured at one metre above ground level.  This measurement is used to 

determine the status of the tree in relation to the Planning, Development and Infrastructure Act 2016 
(PDI Act 2016). 

Diameter at Breast Height: trunk diameter measured at 1.4 metres above ground level used to determine the Tree Protection Zone 
as described in Australian Standard AS4970-2009 Protection of trees on development sites. 

Diameter at Root Buttress: trunk diameter measured just above the root buttress as described in Australian Standard AS4970-
2009 Protection of trees on development sites and is used to determine the Structural Root Zone. 

Tree Damaging Activity  Tree damaging activity includes those activities described within the Planning, Development and 
Infrastructure Act 2016 (PDI Act 2016), such as removal, killing, lopping, ringbarking or topping or any 
other substantial damage such as mechanical or chemical damage, filling or cutting of soil within the 
TPZ.  Can also include forms of pruning above and below the ground.  

Tree Protection Zone: area of root zone that should be protected to prevent substantial damage to the tree’s health. 

Structural Root Zone: calculated area within the tree’s root zone that is considered essential to maintain tree stability. 

Project Arborist  a person with the responsibility for conducting a tree assessment, report preparation, consultation with 
designers, specifying tree protection measures, monitoring and certification.  The Project Arborist must 
be competent in arboriculture, having acquired through training, minimum Australian Qualification 
Framework (AQTF) Level 5, Diploma of Horticulture (Arboriculture) and/or equivalent experience, the 
knowledge and skills enabling that person to perform the tasks required by this standard.  

Encroachment: the area of a Tree Protection Zone that is within the proposed development area. 

Impact: the effect on tree health, structure and/or viability as a result of required works associated with the 
proposed development within the TPZ or the vicinity of the tree(s). 

References 
Australian Standard AS4970–2009 Protection of trees on development sites: Standards Australia. 

Matheny N. Clark J. 1998: Trees and Development a Technical Guide to Preservation of Trees During Land Development: 
International Society of Arboriculture, Champaign, Illinois, USA. 
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Tree Assessment Form (TAF©) 
Record Description 

Tree 
In botanical science, a tree is a perennial plant which consists of one or multiple trunks 
which supports branches and leaves. Trees are generally taller than 5 metres and will 
live for more than ten seasons, with some species living for hundreds or thousands of 
seasons. 

Genus and 
Species 

Botanical taxonomy of trees uses the binominal system of a genus and species, often 
there are subspecies and subgenus as well as cultivars.  When identifying tree species, 
identification techniques such as assessing the tree’s form, flower, stem, fruit and 
location are used.  Identifying the right species is critical in assessing the tree’s 
legalisation and environmental benefit.  All efforts are made to correctly identify each tree 
to species level, where possible. 
Genus is the broader group to which the tree belongs e.g. Eucalyptus, Fraxinus and 
Melaleuca.  Species identifies the specific tree within the genus e.g. Eucalyptus 
camaldulensis, Fraxinus griffithi or Melaleuca styphelioides.  Trees will also be assigned 
the most commonly used Common Name.  Common Names are not generally used for 
identification due to their nonspecific use, i.e. Melia azedarach is commonly known as 
White Cedar in South Australia but is also called Chinaberry Tree, Pride of India, Bead-
tree, Cape Lilac, Syringa Berrytree, Persian Lilac, and Indian Lilac; equally similar 
common names can refer to trees from completely different Genus e.g. Swamp Oak, 
Tasmanian Oak and English Oak are from the Casuarina, Eucalyptus and Quercus 
genus’s respectively.  

Height Tree height is estimated by the arborist at the time of assessment.  Tree height is 
observed and recorded in the following ranges; <5m, 5-10m, 10-15m and >20m. 

Spread Tree crown spread is estimated by the arborist at the time of assessment and recorded in 
the following ranges <5m, 5-10m, 10-15m, 15-20m, >20m.  

Health Tree health is assessed using the Arborman Tree Solutions - Tree Health Assessment 
Method that is based on international best practice. 

Structure Tree structure is assessed using Arborman Tree Solutions - Tree Structure Assessment 
Method that is based on international best practice.  

Tree Risk 
Assessment 

Tree Risk is assessed using Tree Risk Assessment methodology.  The person 
conducting the assessment has been trained in the International Society of Arboriculture 
Tree Risk Assessment Qualification (TRAQ), Quantified Tree Risk Assessment (QTRA) 
and/or VALID Tree Risk Assessment (VALID).  Refer to the Methodology within the 
report for additional information. 

Legislative Status 
Legislation status is identified through the interpretation of the Development Act 1993, 
the Natural Resource Management Act 2004, the Native Vegetation Act 1991 and/or any 
other legislation that may apply. 

Mitigation 

Measures to reduce tree risk, improve tree condition, remove structural flaws, manage 
other conditions as appropriate may be recommended in the form of pruning and is listed 
in the Tree Assessment Findings (Appendix B). Tree pruning is recommended in 
accordance with AS4373-2007 Pruning amenity trees where practicable. Where 
measures to mitigate risk is not possible and the risk is unacceptable, then tree removal 
or further investigation is recommended. 
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Useful Life Expectancy (ULE) 
ULE Rating Definition 

Surpassed 

The tree has surpassed its Useful Life Expectancy. Trees that achieve a surpassed ULE may 
do so due to poor health, structure or form.  Additionally, trees that are poorly located such as 
under high voltage powerlines or too close to structures may also achieve a surpassed ULE. 
Trees that achieve this status will be recommended for removal as there are no reasonable 
options to retain them.  

<10 years 
The tree displays either or both Poor Health and/or Structure and is considered to have a short 
Useful Life Expectancy of less than ten years.  Some short-lived species such as Acacia sp. 
may naturally achieve a short ULE. 

>10 years 

The tree displays Fair Health or Structure and Good Health or Structure and is considered to 
have a Useful Life Expectancy of ten years or more.  Trees identified as having a ULE of >10, 
will require mitigation such as pruning, stem injections or soil amelioration to increase their 
ULE. 

>20 years The tree displays Good Health and Structure and is considered to have an extended Useful 
Life Expectancy of more than twenty years.  

Maturity (Age) 
Age Class Definition 

Senescent 
The tree has surpassed its optimum growing period and is declining and/or reducing in size. 
May be considered as a veteran in relation to its ongoing management. Tree will have 
generally reached greater than 80% of its expected life expectancy. 

Mature 

A mature tree is one that has reached its expected overall size, although the tree’s trunk is still 
expected to continue growing.  Tree maturity is also assessed based on species; as some 
trees are much longer lived than others.  Tree will have generally reached 20-80% of its 
expected life expectancy. 

Semi Mature 
A tree which has established but has not yet reached maturity. Normally tree establishment 
practices such as watering will have ceased.  Tree will generally not have reached 20% of its 
expected life expectancy. 

Juvenile 
A newly planted tree or one which is not yet established in the landscape. Tree establishment 
practices such as regular watering will still be in place.  Tree will generally be a newly planted 
specimen up to five years old; this may be species dependant. 

Tree Health Assessment (THA©)   

Category Description 

Good 

Tree displays normal vigour, uniform leaf colour, no or minor dieback (<5%), crown density 
(>90%).  When a tree is deciduous, healthy axillary buds and typical internode length is used to 
determine its health.  A tree with good health would show no sign of disease and no or minor 
pest infestation was identified. The tree has little to no pest and/or disease infestation.     

Fair 

Tree displays reduced vigour abnormal leaf colour, a moderate level of dieback (<15%), crown 
density (>70%) and in deciduous trees, reduced axillary buds and internode length. Minor pest 
and/or disease infestation potentially impacting on tree health.  Trees with fair health have the 
potential to recover with reasonable remedial treatments. 

Poor 

Tree displays an advanced state of decline with low or no vigour, chlorotic or dull leaf colour, with 
high crown dieback (>15%), low crown density (<70%) and/or in deciduous trees, few or small 
axillary buds and shortened internode length. Pest and or disease infestation is evident and/or 
widespread.  Trees with poor health are highly unlikely to recover with any remedial treatments; 
these trees have declined beyond the point of reversal. 

Dead The tree has died and has no opportunity for recovery. 
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Tree Structural Assessment (TSA©)   

Category Description 

Good  
Little to no branch failure observed within the crown, well-formed unions, no included bark, good 
branch and trunk taper present, root buttressing and root plate are typical.  Trees that are 
identified as having good health display expected condition for their age, species and location. 

Fair  

The tree may display one or more of the following a history of minor branch failure, included bark 
unions may be present however, are stable at this time, acceptable branch and trunk taper 
present, root buttressing and root plate are typical.  Trees with fair structure will generally require 
reasonable remediation methods to ensure the tree’s structure remains viable.  

Poor  
History of significant branch failure observed in the crown, poorly formed unions, unstable 
included bark unions present, branch and/or trunk taper is abnormal, root buttressing and/or root 
plate are atypical. 

Failed  The structure of the tree has or is in the process of collapsing. 

Tree Form Assessment (TFA©)   

Category Description 

Good  Form is typical of the species and has not been altered by structures, the environment or other 
trees.  

Fair  
The form has minor impacts from structures, the environment or adjacent trees which has altered 
its shape.  There may be slight phototropic response noted or moderate pruning which has 
altered the tree’s form.  

Poor  The tree’s form has been substantially impacted by structures, the environment, pruning or other 
trees.  Phototropic response is evident and unlikely to be corrected.  

Atypical  
Tree form is highly irregular due to structures or other trees impacting its ability to correctly 
mature.  Extreme phototropic response is evident; or the tree has had a substantially failure 
resulting in its poor condition, or extensive pruning has altered the tree’s form irreversibly.  

Priority    

Category Description 

Low  Identified works within this priority should be carried out within 12 months. 

Medium  Identified works within this priority should be carried out within 6 months. 

High  Identified works within this priority should be carried out within 3 months. 

Urgent  Identified works within this priority should be carried out immediately. Works within this priority 
rating will be brought to attention of the responsible person at the time of assessment. 
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Tree Retention Rating (TRR) 
The Tree Retention Rating is based on a number of factors that are identified as part of the standard tree 
assessment criteria including Condition, Size, Environmental, Amenity and Special Values.  These factors 
are combined in a number of matrices to provide a Preliminary Tree Retention Rating and a Tree Retention 
Rating Modifier which combine to provide a Tree Retention Rating that is measurable, consistent and 
repeatable. 

Preliminary Tree Retention Rating 

The Preliminary Tree Retention Rating is conducted assessing Tree Health and Structure to give an overall 
Condition Rating and Height and Spread to give an overall Size Rating.  The following matrices identify 
how these are derived. 

Condition Matrix 

Structure Health 
Good Fair Poor Dead 

Good  C1 C2 C3 C4 
Fair  C2 C2 C3 C4 
Poor  C3 C3 C4 C4 

Failed C4 C4 C4 C4 
 

Size Matrix 

Spread Height 
>20 15-20 10-15 5-10 <5 

>20 S1 S1 S1 S2 S3 
15-20 S1 S1 S2 S3 S3 
10-15 S1 S2 S2 S3 S4 
5-10 S2 S3 S3 S4 S5 
<5 S3 S3 S4 S5 S5 

 
The results from the Condition and Size Matrices are then placed in the Preliminary Tree Retention Rating Matrix. 

Preliminary Tree Retention Rating 

Size Condition 
C1 C2 C3 C4 

S1 High Moderate Low Low 
S2 Moderate Moderate Low Low 
S3 Moderate Moderate Low Low 
S4 Moderate Moderate Low Low 
S5 Low Low Low Low 

 

The Preliminary Tree Retention Rating gives a base rating for all trees regardless of other environmental and/or 
amenity factors and any Special Value considerations.  The Preliminary Tree Retention Rating can only be 
modified if these factors are considered to be of high or low enough importance to warrant increasing or, in a few 
cases, lowering the original rating.    
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Tree Retention Rating Modifier 

The Preliminary Tree Retention Rating is then qualified against the recognised Environmental and Amenity 
benefits that trees present to the community thereby providing a quantitative measure to determine the 
overall Tree Retention Rating.  Data is collected in relation to Environmental and Amenity attributes which 
are compared through a set of matrices to produce a Tree Retention Rating Modifier. 

Environmental Matrix 

Origin Habitat 
Active 
Habitat 

Inactive 
Habitat 

Potential 
Habitat 

No Habitat 
Indigenous E1 E1 E2 E3 

Native E1 E2 E3 E3 
Exotic E2 E3 E3 E4 
Weed E3 E3 E4 E4 

 

Amenity Matrix 

Character Aesthetics 
High Moderate Low None 

Important P1 P1 P2 P3 
Moderate P1 P2 P3 P3 

Low P2 P3 P3 P4 
None P3 P3 P4 P4 

 

Tree Retention Rating Modifier 

Amenity Environment 
E1 E2 E3 E4 

P1 High High Moderate Moderate 
P2 High Moderate Moderate Moderate 
P3 Moderate Moderate Moderate Moderate 
P4 Moderate Moderate Moderate Low 

 

Tree Retention Rating 

The results of the Preliminary Tree Retention Rating and the Tree Retention Rating Modifier matrices are 
combined in a final matrix to give the actual Tree Retention Rating. 

Tree Retention Rating Matrix 

Tree Retention Rating 
Modifier 

Preliminary Tree Retention Rating 
High Moderate Low 

High Important High Moderate 
Moderate High Moderate Low 

Low Moderate Low Low 
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Special Value Trees 

There are potentially trees that have Special Value for reasons outside of normal Arboricultural 
assessment protocols and therefore would not have been considered in the assessment to this point; to 
allow for this a Special Value characteristic that can override the Tree Retention Rating can be selected.  
Special Value characteristics that could override the Tree Retention Rating would include factors such as 
the following: 

Cultural Values 

Memorial Trees, Avenue of Honour Trees, Aboriginal Heritage Trees, Trees planted by Dignitaries and 
various other potential categories. 

Environmental Values 

Rare or Endangered species, Remnant Vegetation, Important Habitat for rare or endangered wildlife, 
substantial habitat value in an important biodiversity area and various other potential categories. 

Where a tree achieves one or more Special Value characteristics the Tree Retention Rating will 
automatically be overridden and assigned the value of Important. 

Tree Retention Rating Definitions 

Important These trees are considered to be important and will in almost all instances be required to be 
retained within any future development/redevelopment.  It is highly unlikely that trees that 
achieve this rating would be approved for removal or any other tree damaging activity.  
Protection of these trees should as a minimum be consistent with Australian Standard 
AS4970-2009 Protection of trees on development sites however given the level of importance 
additional considerations may be required. 

High These trees are considered to be important and will in most instances be required to be 
retained within any future development/redevelopment.  It is unlikely that trees that achieve 
this rating would be approved for removal or any other tree damaging activity.  Protection of 
these trees should be consistent with Australian Standard AS4970-2009 Protection of trees 
on development sites. 

Moderate These trees are considered to be suitable for retention however they achieve less positive 
attributes than the trees rated as Important or High and as such their removal or other tree 
damaging activity is more likely to be considered to be acceptable in an otherwise reasonable 
and expected development.  The design process should where possible look to retain trees 
with a Moderate Retention Rating.  Protection of these trees, where they are identified to be 
retained, should be consistent with Australian Standard AS4970-2009 Protection of trees on 
development sites. 

Low These trees are not considered to be suitable for retention in any future 
development/redevelopment; trees in this category do not warrant special works or design 
modifications to allow for their retention.  Trees in this category are likely to be approved for 
removal and/or other tree damaging activity in an otherwise reasonable and expected 
development.  Protection of these trees, where they are identified to be retained, should be 
consistent with Australian Standard AS4970-2009 Protection of trees on development sites. 
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Development Impact Assessment 
Potential development impacts were determined in accordance with Australian Standard 4970-2009 
Protection of trees on development sites.  The identification of the impact of development considers a 
number of factors including the following: 

a. The extent of encroachment into a tree’s Tree Protection Zone by the proposed development as a 
percentage of the area. 

b. Results of any non-destructive exploratory investigations that may have occurred to determine root 
activity. 

c. Any required pruning that may be needed to accommodate the proposed development. 

d. Tree species and tolerance to root disturbance. 

e. Age, vigour and size of the tree. 

f. Lean and stability of the tree. 

g. Soil characteristics and volume, topography and drainage. 

h. The presence of existing or past structures or obstacles potentially affecting root growth. 

i. Design factors incorporated into the proposed development to minimise impact. 
The impacts on a tree can be varied and are not necessarily consistent with or directly corelated to a 
particular level of encroachment, to assist in providing consistency the levels of impact have been 
classified into the following categories: - 
No Impact - no encroachment into the TPZ has been identified. 
Low <10% - the identified encroachment is less than 10% of the TPZ area and not expected to impact 

tree viability. 
Low >10% - the identified encroachment is greater than 10% of the TPZ area however there are factors 

that indicate the proposed development will not negatively impact tree viability. 
High >10% - the identified encroachment is greater than 10% of the TPZ area and factors are present 

that indicate the proposed development will negatively impact tree viability.  The impact is 
likely to lead to the long-term decline of the tree however it is unlikely to impact on its short-
term stability. 

Conflicted - the identified encroachment is greater than 10% of the TPZ area and in most cases will also 
impact the SRZ and/or the trunk.  There are factors present that indicate the proposed 
development will negatively impact tree viability to the point where its removal is required as 
part of the development. 

Trees with calculated encroachments greater than 10% and with an Impact identified as ‘Low’ have 
features or considerations identified in clauses in AS4970-2009 3.3.4 TPZ encroachment considerations 
which indicate these trees should be sustainable.  
Trees with calculated encroachments greater than 10% and with an Impact identified as ‘High’ do not have 
any features or considerations identified in clauses in AS4970-2009 3.3.4 and therefore alternative design 
solutions, additional root investigations and/or tree sensitive construction measures are required if the tree 
is to be retained.  Where alternative protection methodologies are not available tree removal may be 
required to accommodate the development.  
Trees with an Impact identified as ‘Conflicted’ are impacted over the majority of their root zone and/or over 
the SRZ or on the trunk, additional root investigations or tree sensitive construction measures are not 
available and the only option is alternative designs or tree removal.  
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Appendix B - Tree Assessment Findings 
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Tree No: 1Eucalyptus leucoxylon

South Australian Blue Gum
16 June 2022

Height: 10-15 metres

This tree appears to be naturally occurring indigenous vegetation in an area subject to regulation under the Native 
Vegetation Act 1991 and its management is therefore controlled under this Act.

Health: Good

Useful Life Expectancy: >20 years

Spread: 10-15 metres

Controlled

Trunk Circumference: >2 metres

Tree Protection Zone: 9.36 metres
Structural Root Zone: 3.17 metres

Protect the root zone of this tree in accordance with the recommendations and principles of AS4970-2009.

Structure: Good

High

Inspected:

Legislative Status

Action

Low

Protect Root Zone

The identified encroachment is greater than 10% of the TPZ area however there are factors that indicate the proposed 
development will not negatively impact tree viability.

Development Impact

Retention Rating

This tree has a High Retention Rating and all reasonable design considerations should be employed to retain it wherever 
possible.  It is unlikely that tree damaging activity, including removal, will be approved in relation to the management of this 
tree.

Form: Good

Observations

The health and structure of this tree indicate it is in good overall 
condition and has adapted to its local environment.  There is 
obvious deadwood within the crown however this is within 
normal levels and not an indicator of reduced health.

ATS6860-221YalDrDIR - Barossa Pavilions, 221 Yaldara Drive, Lyndoch
Development Impact ReportPublished 25/06/2022 Page 1 of 1
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Appendix C - Mapping 
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Appendix D – Tree Assessment Summary 
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Tree Assessment Summary

Botanic Name Legislative
Status

TPZ
Radius

Tree
No.

Retention
Rating ActionObservationsDevelopment

Impact

1 Eucalyptus leucoxylon Controlled
9.36 

metres Protect Root ZoneHigh

The health and structure of this tree indicate it is in good 
overall condition and has adapted to its local environment.  
There is obvious deadwood within the crown however this is 
within normal levels and not an indicator of reduced health.

Low

Page 1 of 1Published 25/06/2022 Development Impact Report
ATS6860-221YalDrDIR - Barossa Pavilions, 221 Yaldara Drive, Lyndoch
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Appendix E - Tree Protection Zone Guidelines 
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Tree Protection Zone General Specifications and Guidelines 
 
The Tree Protection Zone(s) is identified on the site plan. The TPZ is an area where construction activities 
are regulated for the purposes of protecting tree viability. The TPZ should be established so that it clearly 
identifies and precludes development/construction activities including personnel.  
 
If development activities are required within the TPZ then these activities must be reviewed and approved by 
the Project Arborist. Prior to approval, the Project Arborist must be certain that the tree(s) will remain viable 
as a result of this activity.   
 
Work Activities Excluded from the Tree Protection Zone:  
 
a) Machine excavation including trenching;  

b) Excavation for silt fencing;  

c) Cultivation;  

d) Storage;  

e) Preparation of chemicals, including preparation of cement products;  

f) Parking of vehicles and plant;  

g) Refuelling;  

h) Dumping of waste;  

i) Wash down and cleaning of equipment;  

j) Placement of fill;  

k) Lighting of fires;  

l) Soil level changes;  

m) Temporary or permanent installation of utilities and signs, and  

n) Physical damage to the tree.  
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Protective Fencing  
Protective fencing must be installed around the identified Tree Protection Zone (See Figure1). The fencing 
should by chain wire panels and compliant with AS4687 - 2007 Temporary fencing and hoardings. Shade 
cloth or similar material should be attached around the fence to reduce dust, other particulates and liquids 
entering the protected area. 
 
Temporary fencing on 28kg bases are recommended for use as this eliminates any excavation requirements 
to install fencing. Excavation increase the likelihood of root damage therefore should be avoided where 
possible throughout the project.  
 
Existing perimeter fencing and other structures may be utilised as part of the protective fencing.  
 
Any permanent fencing should be post and rail with the set out determined in consultation with the Project 
Arborist.  
 
Where the erection of the fence is not practical the Project Arborist is to approve alternative measures.  
 

Figure 1 Showing example of protection fencing measures suitable. 
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Other Protection Measures  
 
General  
When a TPZ exclusion area cannot be established due to practical reasons or the area needs to be entered 
to undertake construction activities then additional tree protection measures may need to be adopted. 
Protection measures should be compliant with AS4970-2009 and approved by the Project Arborist   
 
Installation of Scaffolding within Tree Protection Area.  
Where scaffolding is required within the TPZ branch removal should be minimised. Any branch removal 
required should be approved by the Project Arborist and performed by a certified Arborist and performed in 
accordance with AS4373-2007. Approval to prune branches must be documented and maintained.  
 
Ground below scaffold should be protected by boarding (e.g. scaffold board or plywood sheeting) as shown 
in Figure below. The boarding should be left in place until scaffolding is removed.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 2 – Showing scaffold constructed within TPZ.  
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Ground Protection 
Where access is required within the TPZ ground protection measures are required.  Ground protection is to 
be designed to prevent both damage to the roots and soil compaction. 
 
Ground protection methods include the placement of a permeable membrane beneath a layer of non-
compactable material such as mulch or a no fines gravel which is in turn covered with rumble boards or steel 
plates. 

 
Figure 3 – Ground protection methods. 

 
 
Document Source: 
Diagrams in this document are sourced from AS4970-2009 Protection of trees on development sites.  Further 
information and guidelines are available in within that document.  
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Paving Construction within a Tree Protection Zone 
Paving within any Tree Protection Zone (TPZ) must be carried out above natural ground level unless it can 
be shown with non-destructive excavation (AirSpade® or similar) that no or insignificant root growth occupies 
the proposed construction area. 
 
Due to the adverse effect filling over a Tree Protection Zone (TPZ) can have on tree health; alternative 
mediums other than soil must be used. Available alternative mediums include structural soils or the use of a 
cellular confinement system such as Ecocell®. 
 
Ecocell® 
Ecocell® systems are a cellular confinement system that can be filled with large particle sized gravels as a 
sub-base for paving systems to reduce compaction to the existing grade. 
 
Site preparation  
 Clearly outline to all contracting staff entering the site the purpose of the TPZ’s and the contractors’ 

responsibilities. No fence is to be moved and no person or machinery is to access the TPZ’s without 
consent from the City of Unley and/or the Project Arborist. 

 
 Fence off the unaffected area of the TPZ with a temporary fence leaving a 1.5 metre gap between the 

work area and the fence; this will prevent machinery access to the remaining root zone. 
 
Installation of Ecocell® and EcoTrihex Paving® 
 Install a non-woven geotextile fabric for drainage and separation from sub base with a minimum of 

600mm overlap on all fabric seams as required.  
 
 Add Ecocell®, fill compartments with gravel and compact to desired compaction rate.  
 
 If excessive groundwater is expected incorporate an appropriate drainage system within the bedding 

sand level.  
 
 Add paving sand to required depth and compact to paving manufacturer’s specifications. 
 
 Lay EcoTrihex Paving® as per manufactures specifications and fill gaps between pavers with no fines 

gravel. 
 

 Remove all debris, vegetation cover and unacceptable in-situ soils. No excavation or soil level change of 
the sub base is allowable for the installation of the paving. 

 
 Where the finished soil level is uneven, gullies shall be filled with 20 millimetre coarse gravel to achieve 

the desired level. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
This construction method if implemented correctly can significantly reduce and potentially eliminated the 
risk of tree decline and/or structural failure and effectively increase the size of the Tree Protection Zone 
to include the area of the paving.  
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Certificates of Control 

Document Source: 
This table has been sourced from AS4970-2009 Protection of trees on development sites.  Further 
information and guidelines are available in within that document.  
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LANDSCAPE MASTER PLAN
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Contact
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   A
Revision Date 06.2022

DISCLAIMER 
© GREENHILL Landscapes (GDstudia) 
The information provided remains the intellectual property of GREENHILL and our provision of the information is 
subject to the following conditions:
The files must not be provided to any third party without the written permission of GDstudia.
The files are provided for the purpose of review only and shall not be modified or incorporated into other files or 
models for other projects or used for any other purpose than review without the written permission of GDstudia

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. 

Landscape Theming

The landscape design aims to support the idyllic rural location by featuring well-
appointed outdoor spaces that will enable guests to be immersed in the natural 
environment. The landscaping will focus on providing premium amenity to guests of 
the suites, with structured formal planting framing the picturesque rural views and 
native vegetation. 

The exclusive entrance to the suites will be marked with stone entry walls and a 
nostalgic tree lined avenue.  The avenue of deciduous trees create the landscape 
character of an historic county property and will generate a sense of nostalgia and 
romance to the main entry drive. The seasonal nature of the deciduous trees will 
provide changing visual experiences for the guests and offer unique experiences 
throughout the year.  The hill side to the east of the driveway features a large Eucalyptus 
leucoxylon which will be retained and additional plantings of grassy woodland species 
will be incorporated to support the local ecosystem.

The character of the landscape will evolve through the repeated use of natural 
materials, including local stone and timber, which will be incorporated into vertical 
elements and also in ground plane treatments. Visual interest and variety will be 
incorporated through considered planting selections. 

The guest entry and parking area will feature formal, structured planting to compliment 
the architecture of the suites and the scale of the stone retaining wall. Climbing 
plants will be utilised in some areas to provide depth and relief from the stone wall. A 
combination of screening with climbing plants and buffer planting will be used along 
the covered walkway to provide additional amenity and weather protection for guests. 
The design will embody a contemporary Australian rural landscape, the entry to the 
suites will be highlighted by feature planting, incorporating mass plantings of native 
species. The 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. Guests 
will travel from the covered walkway, across a decked bridge, to the entry courtyards 
of the suites. These spaces will feature stone clad raised planters, mass planted with 
selected species.  These spaces will be understated, allowing the architecture and the 
natural environment to be the focus. 

Landscaping surrounding the suites is to mimic the natural environment, with swathes 
of native grasses, pockets of indigenous understorey vegetation, and groups of small 
native trees to provide visual interest at a range of heights. Species will be selected 
to support the Peppermint Box and Blue Gum Woodland vegetation association, 
which is endemic to the area. Planted areas will be grouped together and strategically 
placed, allowing for maintenance and mowing between planted areas while creating 
an immersive landscape experience from the approach along the covered walkway 
and from the entry courtyards. 

Amenity planting will be thoughtfully placed to minimize views of car parking and site 
infrastructure.  Additional swaths of mixed native planting on the eastern and northern 
slopes will integrate the built form, increasing vegetation buffers and minimising views 
from Hentschke Road and Lyndoch Road. Introducing native planting in strategic 
locations will assist to minimise views of the suites and will benefit local ecosystems, 
providing habitat opportunities and species diversity.  

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 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. Seeding 
a mixture of native grasses and ground cover to disturbed areas of the slopes will 
assist with minimising soil erosion.

NEXUS SUITES _ LANDSCAPE VISION
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SITE ENTRY AND SHELTERED WALKWAY

DATE
Nexus Suites 21.2733 A June 2022
PROJECT DRAWING PROJECT REV.

NEXUS SUITES _ LANDSCAPE VISION

Landscape Vision 

Large timber elements will provide a grounded structure to the sheltered walkway. Sections of the 
walkway will incorporate perforated mesh screening and trellis planting to create a wind barrier. 

Stone retaining walls with planting to the base and top of wall to provide softening.

Tree lined entry road and stone wall markers to create a nostalgic approach to the main entry. Stone walling with complimentary planting and natural local feature stone throughout the landscape

NEXUS SUITES _ LANDSCAPE VISION
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SUITE ENTRY

NEXUS SUITES _ LANDSCAPE VISION

Elevated deck entry to suites, nestled within the landscape, with balustrade and feature lighting

Welcoming individual entry spaces with amenities including seating. Dense plantings in containers or pots. Materials to reflect those used in the entry walkway 

DATE
Nexus Suites 21.2733 A June 2022
PROJECT DRAWING PROJECT REV.

NEXUS SUITES _ LANDSCAPE VISION 

Landscape Vision 
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Stone Walling

Weathered timber deckingPorphyry  stone feature paving

Landscape rocksTimber covered walkway structure Perforated screening with climbing plants

Exposed aggregate paving Natural stone tiles 

DATE
Nexus Suites 21.2733 A June 2022
PROJECT DRAWING PROJECT REV.

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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DATE
Nexus Suites 21.2733 A June 2022
PROJECT DRAWING PROJECT REV.

MASTER PLAN 
LEGEND

Lawn

Lawn adjacent to deck area for green 
outlook to foreground views from deck.

Upper Car Park Planting

Amenity planting of native endemic 
species between bays to provide visual 
separation to car park areas.

Nexus Suite Guest Entry & Parking

Feature stone retaining walls and 
structured amenity planting to provide 
visual interest to entryway.

Buffer Planting

Swathes of native mixed planting at 
varying heights, maintaining views from 
balconies, to create natural appearing 
screening.

Covered Walkway

Covered walkway with screening and 
seating to provide amenity and weather 
protection for guests.

Drop-off Area

Covered guest arrival with feature paving, 
seating and amenity planting to create a 
high quality guest arrival experience.

Storm Water

Landscaped detention area

1

6

2

7

3

8

4

9

10

21-2733-SK-001

1

3
3

4

5

6

8

9

9

10
10

10

Existing Trees

Feature Avenue

Malus floribunda avenue planting to 
driveway and entry road.

2

4

Suite Entry Courtyard

Suspended entry space featuring raised 
garden beds mass planted with native 
shrubs and grasses, stone paving, 
timber deck connection to covered 
walkway. Entry balcony to be an emersive 
landscape experience, nestled within 
native plantings to the hillside.

555

5

Spa Deck

Secluded spa deck located down the 
hillside with stair access, stone walling 
and screening planting to create privacy.

7

7

7

7
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DATE
Nexus Suites 21.2733 A June 2022
PROJECT DRAWING PROJECT REV.

CONCEPT PLAN 

LEGEND

1

6

2

7

3

8

21-2733-SK-001

5

7

8

9

9

10

10

Existing Trees 

Eucalyptus species

4

Suite Entry

Suspended entry space featuring raised 
garden beds mass planted with native 
shrubs and grasses, stone paving, 
timber deck connection to covered 
walkway. Entry balcony to be an 
emersive landscape experience, nestled 
within native plantings to the hillside.

Spa Deck

Secluded spa deck located down the 
hillside with stair access, stone walling 
and screening planting to create privacy.

7

7

7

Feature Tree 

Malus floribunda avenue planting to 
driveway and entry road.
Formal Amenity Planting

Structured planting low shrubs, climbers 
and strappy species

Native Amenity Planting

Mass planting of swathes of native 
grasses and select planting of low to 
medium sized shrubs and small trees to 
create a naturalistic native garden.

Raised Garden Beds

Stone clad raised garden beds with 
mass planting of feature species to 
contribute to the emersive experience of 
the balcony entryway.

Feature Paving 

Porphyry  stone feature paving
Footpath

Exposed aggregate paving
Balcony Surface

Natural stone tiles 
Balcony Link

Weathered timber decking

Covered Walkway

Timber structure to walkway with non 
permeable roof

Stone Feature  Wall

Feature retaining walls of local stone
Seating Wall

Stone seating wall of local/ compli-
mentary stone

Screening

Screening between covered walkway 
posts to provide additional shelter to 
walkway

1

2

2

2

3

3

3

4

4

4

5
5

5

6

8
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9

2

3

2
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Mass planting of native shrubs and strappy 
plants with contrasting colours and foliage

Mondo grass edging

Corymbia citriodora scentuous
Lemon Scented Gum
Mature size: H: 7m x W: 3m 
Evergreen

DATE
Nexus Suites 21.2733 A June 2022
PROJECT DRAWING PROJECT REV.

PLANTING PALETTE 

DRIVEWAY AND ENTRY PLANTING

Tristaniopsis Laurina ‘Luscious’ 
Water Gum
Mature size: H: 7m x W: 5m 
Evergreen - fire resistant

Planting Palette

Malus floribunda
Japanese Crab Apple
Mature size: H: 6m X W; 6m
Deciduous

Dianella revoluta
Mature size: H: 0.5m x W: 0.5m
- fire resistant

Westringia fruticosa varieties
Mature size: H: 0.3-0.5m x W:0.3-0.5m

Lomandra longifolia varieties
Mature size: H: 0.8-0.9m x W: 0.8-0.9m
- fire resistant

Poa labillardierie
Mature size: H: 1-2m x W: 2-3m

Rhagodia spinescens
Mature size: H: 0.3-0.5m x W: 1m
- fire resistant

Myoporum parvifolium purpurea
Mature size: H: 0.15-0.3m x W: 1.5-3m
- fire resistant

Native screening - Acmena smithii
Mature size: H: 2-3m x W: 1-1.5m

Feature planting- Anigozanthos ‘Pink Beauty’
Mature size: H: 0.5m x W: 0.3m
- fire resistant

Native screening - Pandorea jasminoides 
Mature size: H: 3m x W: 5m
- fire resistant

Ficinia nodosa
Mature size: H: 1m x W: 0.8m
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DATE
Nexus Suites 21.2733 A June 2022
PROJECT DRAWING PROJECT REV.

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

Correa backhouseana
Mature size: H: 1-2m x W: 2-3m

Planting Palette

Dodonaea lobulata
Mature size: H: 1-3m x W: 1-2m

Calytrix tetragona
Mature size: H:1-2m x W: 1-2m

Hakea rugosa
Mature size: H: 0.5-2.5m x W: 1-2m

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
- fire resistant

Olearia ramulosa
Mature size: H: 1-1.5m x W: 1-2m

Rhagodia parabolica
Mature size: H: 1-2m x W: 1-2m
- fire resistant

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

MEDIUM / TALL SHRUB SCREENING PLANTING

Santalum acuminatum
Mature size: H: 3-6m x W: 1-3m 
Evergreen

SMALL TREE SCREENING PLANTING

Eucalyptus dumosa
Mature size: H: 4-8m x W: 4-5m 
Evergreen

Eucalyptus fasciculosa
Mature size: H: 5-18m x W: 5-12m 
Evergreen

Ficus microcarpa hillii ‘Flash’
Mature size: H: 10m x W: 3m 
Evergreen - fire resistant
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DATE
Nexus Suites 21.2733 A June 2022
PROJECT DRAWING PROJECT REV.

PLANTING PALETTE 

Gahnia sieberiana
Mature size: H: 1.5-3m x W: 2-3m

Carex tereticaulis
Mature size: H: 0.7m x W: 0.7m

Rytidosperma setaceum
Mature size: H: 0.1-0.6m x W: 0.1-0.6m

Planting Palette

Austrostipa densiflora
Mature size: H: 0.6-1.5m x W: 0.6-1.5m

Austrostipa nodosa
Mature size: H: 1m x W: 1m

Rytidosperma caespitosum
Mature size: H: 0.9m x W: 0.9m

Vittadinia gracilis
Mature size: H: 0.5-1m x W: 0.5-1m

Vittadinia blackii
Mature size: H: 0.2-0.3m x W: 0.4-0.5m

Austrostipa elegantissima
Mature size: H: 1-2m x W: 1-1m

Rytidosperma fulvum
Mature size: H: 0.4m x W: 0.4m

NATIVE GRASSES / SEDGES, SMALL SHRUBS, GROUND COVER SPECIES

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

Callistemon rugulosus
Mature size: H:2-4m x W: 2-4m

Hardenbergia violacea
Mature size: H: 1.5-2m x W: 2-3m

Adenanthos sericeus
Mature size: H: 1m x W: 1m

Enchyleana tomentosa
Mature size: H: 0.3-1m x W: 0.5-1.5m

MEDIUM SHRUBS
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Nexus Suites 21.2733 A June 2022
PROJECT DRAWING PROJECT REV.

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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Stormwater 
Management Plan

Prepared For:
KPHR Investments

Site:

NEXUS SUITES 
BAROSSA

221 Yaldara Drive Lyndoch

Job No: 210242
Dated:   Friday, 01 July 2022

Prepared By:
David Reynolds
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Nexus Suites - 221 Yaldara Drive Lyndoch
210242-SWMP Report -Nexus Suites-22-07-01.docx

NEXUS SUITES - BAROSSA

221 YALDARA DRIVE LYNDOCH
STORMWATER MANAGEMENT PLAN

1 July 2022   

INTRODUCTION

The following report outlines the key requirements to manage the disposal 
of stormwater from the post development site relating to the Nexus Suites 
proposal – adjacent to the previously approved Nexus Barossa Hotel. 

The site is situated at 221 Yaldara Drive Lyndoch.  This report also 
addresses how the previously approved project will be able to 
accommodate the amendments to its stormwater management plan.

The proposed management of the Nexus Suites, follows carefully the 
previously agreed principles outlined in the previously approved Nexus 
Barossa Hotel.

A great deal of concept design work has been undertaken to set appropriate 
levels for the new buildings on the existing sloping site terrain and the 
integration to the site’s surrounds.

The management of stormwater has been developed in concert with the 
Brown Falconer Architects’ drawings and the Landscape Architect design 
by GD Studia, and has been underpinned by a detail engineering site survey.  
The relevant reference documents are outlined below. 

This SWMP articulates prudent stormwater management on site due to the 
changes in run-off characteristics from the the pre-development site to the 
post-development site culminating in 3 basins from the previous approved 
layout shifting in location, and 2 of them increasing in size to accommodate 
the increase in runoff.  

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:
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 Brown Falconer Architectural drawings, dated 1st July  2022;
 GD Studia Landscape Architect drawings;
 CPR Engineers Drawings 210242 - C01 Rev B and C10 to C11 in Appendix 

A;
 CPR Engineers Sketches of Catchment areas 210242 – SK3 and SK4 in 

Appendix B;
 CPR Engineers Stormwater Calculations in Appendix C.
 CPR Engineers amended layout to the previous application – 210242 - C02.

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. 

 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 
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 (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 Suites development as proposed, stormwater discharged from the 
local building area will be managed in line with the following key features: 

 The relocation of Basins #1 and Basin #2 will account for the new run-off areas 
from car park and roof areas;

 The relocation of Basin #3 is required due to the modified road access alignment 
proposed in this application;

 50% of the Roof area and 100% of the new car park areas shall be discharged to 
the relocated Basin #1;

 50% of the North roof areas of catchment A1 will be diverted from Basin #1 
(to provide available capacity for the new flows) across to Basin #4 and its size 
and capacity has increased accordingly;

 50% of the new roof area will be directed to the relocated Basin #2 along with 
the previously documented catchment Area A2 – Carpark zone;

 The addition of roof areas to the Basin #1 and #2 will assist in treatment 
practices over and above the GPT provided on the drawings;

 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-C10;

 Each detention basin has been designed to detain the 5% AEP storm (20 year 
ARI) for a 55 minute period and with a maximum discharge of 17.5 litres per 
second per outlet (maximum 2 per basin) 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;

 In the larger storm events, the stormwater discharges from the detention basins 
and the overflow areas are directed to the natural water course of the North 
Para River, located to the north of the development site.

 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.
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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 not currently serviced by any stormwater infrastructure.

The primary site features prior to development include the following approximate 
areas:
 Existing open grasslands – 10,997 m2

 Total Exist Site area – 10,997 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-SK3 and 
SK4:

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 20L/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 a similar 
manner to the pre-development state.  The overflow from the basins discharge to 
the valley and water course on the north side of the site in a similar manner to the 
Basins #1 and #2 in the previously approved project.

The following table summarises the volume of detention provided by the various 
Detention Basins for this development and those that have altered capacity and size 
from the previously approved project. 
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QUALITY OF WATER

All storm water run-off that is collected from the central car park areas of the 
Nexus Suites layout and 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.  

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.
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EARTHWORKS ON THE SITE

The car park and road location on the site dictates that some earthworks will be 
required to construct the project.  The cut material will be spent on site filling.  The 
stepping of the FFLs of the Suites Accommodation pods has been included within 
the design to minimise the extent of earthworks required.

The extent of earthworks proposed at this stage of the design is outlined on CPR 
Engineers Earthworks Plan – 210242-C11 – for the Nexus Suites development and 
the relevant sections taken at various locations via the Brown Falconer drawings 
indicate the minimal cut for the suites accommodation building with the majority of 
these buildings suspended above sloping ground. 

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;
- 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.
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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 
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
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Attachments:

Appendix A - CPR Engineers Drawings

- 210242-C01 (Rep) – Overall Site Plan – Revised to show addition of 
Nexus Suites

- 210242-C10 (Rep) – Stormwater Management Plan – Nexus Suites
- 210242-C11 (Rep) – Earthworks Plan – Nexus Suites

Appendix B

- 210242-C02 (Rep) – Stormwater Management Plan (Previous 
approved project) – Revised to show addition of Nexus Suites

Appendix C

- Existing Areas – 210242 – SK3
- Catchment Area Diagram 210242-SK4

Appendix D - Stormwater Calculations Pages SW1 – SW11
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Appendix A - CPR Engineers Drawings

- 210242-C01 (Rep) – Overall Site Plan – Revised to show 
addition of Nexus Suites

- 210242-C10 (Rep) – Stormwater Management Plan – 
Nexus Suites

- 210242-C11 (Rep) – Earthworks Plan – Nexus Suites
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Appendix B 
- 210242-C02 (Rep) – Stormwater Management Plan 

(Previous approved project) – Revised to show 
addition of Nexus Suites
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Appendix C 

- Existing Areas – 210242 – SK3
- Catchment Area Diagram 210242-SK4
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Appendix D 

Stormwater Calculations Pages 
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Job No: 210242

Page: SW1

Date : 1/07/22

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

BASIN #1 A1

Central Facility Roof North PLUS 50% 

NEW ROOF PLUS 100% CAR PARK 3599 240 0.2 48 48 BASIN #1

BASIN #2 A2

Car Park North West  PLUS 50% NEW 

ROOF 4306 255 0.2 45 51 BASIN #2

BASIN #3 A3 1118 BASIN #3

BASIN #3 A4 1816 BASIN #3

BASIN #4 A5, A7, A8

Rooms - North half; Rooms - North half; 

Pool area - East; Existing Glass House 3947
225 0.2 48 48

BASIN #4

124 133 m3

BASIN #4 A5,A7,A8

100% Rooms - North half; 50% Pool area 

- East; 100% Existing Glass House 225 0.2 45 45 m3

SUMARY OF VOLUME OF BASINS

Req'd Area Ave depth m3 Catchment Areas

BASIN #1 240 0.2 48 A1 Central Facility Roof North 100%

NEXUS SUITES ROOF 50%

NEXUS SUITES CAR PARK 100%

BASIN #2 255 0.2 51 A2 Car Park North West 100%

NEXUS SUITES ROOF 50%

BASIN #3 170 0.2 34 A3 Central Facility Roof South 100%

A4 Car Park South West 100%

RELOCATE 8 SPACES

BASIN #4 225 0.2 45 A5 Rooms - North half 25%

A5 Rooms - North half 75%

A7 Pool area - East 50%

A8 Existing Glass House 100%

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 34
Central Facility Roof South PLUS 8 space 

Car Park
31170

Catchment areas 

Master
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Job No: 210242

Page: SW2

Date : 1/07/22 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 240 0.2 48

Roof Plan Area 0 m
2

Pre-development  Area 10997 A2 Car Park North West 3314 255 0.2 51

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 0 Bit/Conc pavement

Run-Off Coefficient 0.9

total site 10997 m2

Storm Design Recurrence Interval 20 years

Time of Concentration 10.0 minutes

Max Allowable Outflow 50.29 L/s

Duration 

(Minutes)

Intensity 

(mm/h)

Inflow      

(L/s)

Inflow Volume 

(m
3
)

Max Storage 

(m
3
)

5 112 68.44 20.53

10 82.3 50.29 30.18

15 66.5 40.64 36.58

20 56.4 34.47 41.36

25 49.3 30.13 45.19

30 44.1 26.95 48.51

35 40 24.44 51.33 Outflow from Site in Pre developed state

40 36.7 22.43 53.83 Discharge from site from boundaries 

50 31.8 19.43 58.30

55 29.9 18.27 60.30 = 50.29 L/s Shared over 2 BASINS

60 28.2 17.23 62.04 OR AVE 25.15 L/s

65 26.7 16.32 63.64 WITHIN ALLOWANCE OF 20L/s PER OUTLET

70 25.5 15.58 65.45

75 24.3 14.85 66.83

80 23.3 14.24 68.35

85 22.4 13.69 69.81

90 21.5 13.14 70.95

Minimum Tank Size 0.00 m
3

Outlet Orifice Design 

Approximate head above outlet 0.05 m water

Max allowable outflow 0.050294444 m
3
/s

Discharge Velocity 0.99 m/s

2 DISCHARGE POINTS

Approx Pipe area - PER DISCH PT 25389.580 mm
2

Approx Pipe Diameter 179.80 mm

34

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

170 0.2
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Job No: 210242

Page: SW3

Date : 1/07/22

Design: DR

BASIN #1 Central Facility Roof North PLUS 50% NEW ROOF PLUS 100% CAR PARK

A1 - Rev POST-DEVELOPMENT - REMAINDER OF THE SITE - 1 IN 100 YEAR ARI EVENT Name Nature Area

Roof Area 2150 m
2

Pervious Area 0 A1 Central Facility Roof North 1158

Roof Pitch 2 degrees Run-Off Coefficient 0.4 A1 50% NEXUS SUITES ROOF 992

Run-Off Coefficient 1 A1 100% CAR PARK 1449

Pavement Area 1449 A1 TOTAL 3599

Run-Off Coefficient 0.9 A2 Car Park North West 3314

A3 Central Facility Roof South 891

Storm Design Recurrence Interval 20 years A4 Car Park South West 1816

Time of Concentration 10.0 minutes

Max Allowable Outflow 25.147 L/s

Duration 

(Minutes)

Intensity 

(mm/h)

Inflow      

(L/s)

Inflow Volume 

(m
3
)

Max Storage 

(m
3
)

5 112 108.83 32.65 21.33

10 82.3 79.97 47.98 32.89

15 66.5 64.62 58.15 39.29

20 56.4 54.80 65.76 43.13

25 49.3 47.90 71.85 45.45

30 44.1 42.85 77.13 46.95

35 40 38.87 81.62 47.67

40 36.7 35.66 85.58 47.86

50 31.8 30.90 92.70 47.43 48 m3 of storage looks like:

55 29.9 29.05 95.87 46.84 area of basin depth % Void ? Volume

60 28.2 27.40 98.64 45.83 240 0.2 100% 48 PROVIDED

65 26.7 25.94 101.18 44.60

70 25.5 24.78 104.07 43.71 WITHIN ALLOWANCE OF 20L/s PER OUTLET

75 24.3 23.61 106.25 42.13

80 23.3 22.64 108.67 40.77

85 22.4 21.77 111.00 39.33

90 21.5 20.89 112.81 37.37

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: SW4

Date : 1/07/22

Design: DR

BASIN #2 Car Park North West  PLUS 50% NEW ROOF

A2 - Rev POST-DEVELOPMENT - REMAINDER OF THE SITE - 1 IN 100 YEAR ARI EVENT Name Nature Area

Roof Area 992 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 A2 50% NEXUS SUITES ROOF 992

Pavement Area 3314 A2 TOTAL 4306

Run-Off Coefficient 0.9 A3 Central Facility Roof South 891

A4 Car Park South West 1816

Storm Design Recurrence Interval 20 years

Time of Concentration 10.0 minutes

Max Allowable Outflow 35.000 L/s

Duration 

(Minutes)

Intensity 

(mm/h)

Inflow      

(L/s)

Inflow Volume 

(m
3
)

Max Storage 

(m
3
)

5 112 124.29 37.29 21.54

10 82.3 91.33 54.80 33.80

15 66.5 73.80 66.42 40.17

20 56.4 62.59 75.11 43.61

25 49.3 54.71 82.06 45.31

30 44.1 48.94 88.09 46.09

35 40 44.39 93.22 45.97 2 OUTLETS AT 17.5l/S EACH

40 36.7 40.73 97.74 45.24

50 31.8 35.29 105.87 42.87 45 m3 of storage looks like:

55 29.9 33.18 109.50 41.25 area of basin depth % Void ? Volume

60 28.2 31.29 112.66 39.16 255 0.2 100% 51 Option 1

65 26.7 29.63 115.56 36.81

70 25.5 28.30 118.85 34.85 WITHIN ALLOWANCE OF 20L/s PER OUTLET

75 24.3 26.97 121.35 32.10

80 23.3 25.86 124.11 29.61

85 22.4 24.86 126.77 27.02

90 21.5 23.86 128.84 23.84

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: SW5

Date : 1/07/22

Design: DR

BASIN #3 Central Facility Roof South PLUS 8 space Car Park

A3 + A4 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 2043 A3

Add 8 space car park - relocated 

due to Nexus Suites 227

Run-Off Coefficient 0.9

A4 Car Park South West 1816

Storm Design Recurrence Interval 20 years

Time of Concentration 10.0 minutes

Max Allowable Outflow 25.000 L/s

Duration 

(Minutes)

Intensity 

(mm/h)

Inflow      

(L/s)

Inflow Volume 

(m
3
)

Max Storage 

(m
3
)

5 112 85.49 25.65 14.40

10 82.3 62.82 37.69 22.69

15 66.5 50.76 45.69 26.94

20 56.4 43.05 51.66 29.16

25 49.3 37.63 56.45 30.20

30 44.1 33.66 60.59 30.59

35 40 30.53 64.12 30.37 2 outlets of 12.5 L/s each

40 36.7 28.01 67.23 29.73

50 31.8 24.27 72.82 27.82 31 m3 of storage looks like:

55 29.9 22.82 75.32 26.57 area of basin depth % Void ? Volume

60 28.2 21.53 77.49 24.99 170 0.2 100% 34 Option 1

65 26.7 20.38 79.49 23.24

70 25.5 19.47 81.75 21.75 WITHIN ALLOWANCE OF 20L/s PER OUTLET

75 24.3 18.55 83.47 19.72

80 23.3 17.79 85.37 17.87

85 22.4 17.10 87.20 15.95

90 21.5 16.41 88.62 13.62

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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Level 6, 80 Flinders Street/, ADELAIDE, SA 5000   T: 08 8407 9700 

LCE21310 Page 1 of 2 

MEMORANDUM
 

 
 

To: MasterPlan   

    

Attention: Nick Wilson   

    

From: Kyle Rosenzweig Reference: LCE21310-007 

    

Project Name: Nexus Suites 

    

Subject: Visual Lighting Advice  Date: 28/06/2022 

 

 

 

In response to MasterPlans’ request for an assessment against the relevant carpark lighting standards and obtrusive 

lighting requirements, we provide the following analysis. 

The Nexus Suites project scope includes designing outdoor car park lighting 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 provisions at the Nexus Suites 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 Suites carpark 

lighting will not result in unreasonable lighting impacts on any adjoining use or the locality more 

generally. 

Regards, 

Mina Benjamin 

 

Senior Electrical Engineer 

BE (Hons) 
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MEMORANDUM
 

 
 

To: RCP   

    

From: KYLE ROSENZWEIG  Reference: 21310-006 

    

Project Name: NEXUS SUITES  

    

Subject: WASTEWATER TREATMENT REPORT Date: 28 JUNE 2022 

 

 

The purpose of this memorandum is to provide a summary of the proposed wastewater treatment and disposal to 

suit the proposed development.  

This memo has been based on the following: 

▪ The Nexus Suites project comprises the development of an open area located west of the approved hotel. 

The proposed development comprises of 12 accommodation suites and guest lounge including back of 

house areas.  

RELEVANT CODES 

This memorandum has been prepared in accordance with the following standards: 

▪ AS3500  

▪ On-site Wastewater Systems Code – SA Health  

▪ NCC 2019 Part 3– Plumbing Code of Australia 

ENGINEERING CONSIDERATIONS 

The following factors should be considered prior to selecting the appropriate treatment and disposal system: 

▪ Wastewater reuse capability: Assessment whether the process of treating wastewater to a suitable quality 

for reuse as an irrigation resource is viable.  

 

▪ Increased capacity: The system needs to consider the facilities future and the ability to receive and treat 

increased flows or have the ability to be easily expanded. 

 

▪ Effectiveness: The chosen system is required to be efficient, cost effective and fit for purpose. 

 

▪ Cost and Life Expectancy: 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 irrigation 

requirements of the proposed application. 
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BASIS OF ENGINEERING CALCULATIONS  

In accordance with AS1547, our calculations have considered the following parameters: 

Nexus Suites Daily Flow 

(litres) 

Staff 180 

Guest  2,400 

Restaurant Meals 

per day  

180 

Bar Trade per day  120 

Total 2,880 

▪ Note – numbers above have been based on 10 staff and 24 guests.  

The Nexus Suites peak wastewater daily flow has been estimated at approximately 2,800 Litres, this has been based 

on the total number of people at a peak periods that the facility will likely encounter.   

WASTEWATER TREATMENT METHOD 

The following wastewater treatment method has been proposed for the dispersal of the daily waste stream as 

detailed below:  

 

RI-INDUSTRIES EP10 – SECONDARY TREATMENT SYSTEM 

 

The Ri-Treat EP10 is proprietary secondary treatment system which is manufactured in South Australia. The Ri-

Treat system has been tested, certified and approved to meet the Australian Standard (AS/NZS 1546.3:2017) for 

South Australian conditions.  

 

The treatment process is summarised below: 
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1. All waste water and effluent is gravity-fed into primary sewage chambers where it undergoes settlement 

and digestion for a minimum of 24 hours. 

2. Settled waste water then flows into aeration chambers where air is pumped through in fine bubbles, 

providing the distribution of air and turbulence required for effective treatment. 

3. Turbulence causes liquids to travel in a circular motion through the bio filter medium which encourages 

biomass growth. The biomass assimilates nutrients and oxygen from the water, leading to a reduction of 

impurities as the effluent passes through the system. 

4. Effluent and sludge then pass into the settlement chamber, where the sludge settles to the bottom before 

being returned to the primary chambers, along with the scum which floats in the settlement chamber. 

5. Settled effluent passes through the chlorinator into the irrigation chamber where it is held for irrigation or 

other means of disposal. 

 

For the Nexus Suites development, two (2) off EP10’s will be installed to service the suites as each EP10 has a 

treatment capacity of 1,500L/day. A third EP10 will be provided to service the guest lounge and back of house 

areas. 

 

The recycled water resulting from the treatment process will be pumped out and utilised for surface irrigation of 

the disposal area. 50m separation is to be maintained from all detention basins and watercourses on the site. 
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The proposed irrigation area is as per the green hatch in the following image: 

 

 

 
 

 

 

Regards, 

LUCID CONSULTING ENGINEERS 

 

 
KYLE ROSENZWEIG 

Associate 
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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 Policy) 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 Policy 

Day  Between 7 am and 10 pm as defined in the Noise Policy 

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 Policy. 

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 Policy 

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 - Suites development in 
Lyndoch, South Australia. The development is a proposed extension to the approved hotel at the site, comprising an 
additional 12 guest suites, guest lounge, spa, car parking, reception and back of house facilities.  
 
Resonate have previously undertaken an environmental noise assessment of the approved hotel, documented in 
report A210431RP1A, dated 8 September 2021.  
 
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 the Environment Protection (Noise) Policy 2007 (the Noise Policy).  
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2 Proposed development 
2.1 Location  
The development is to be located at the approved Nexus Barossa site (previously Barossa Pavilions) at 221 Yaldara 
Dr, Lyndoch Lyndoch, South Australia, and is an extension to the previously approved 80 room hotel. The proposed 
development in relation to the approved hotel, existing site buildings and nearby noise sensitive receivers is shown in 
Figure 1.  
 

 
Figure 1: Proposed development   

2.2 Operation 
The proposed Nexus Suites development will include:  
• 12 six-star luxury guest suites 
• Guest lounge with outdoor deck, for exclusive use of the luxury suite guests  
• Spa for exclusive use of the luxury suite guests 
• Reception and back-of-house facilities 
• 17 Additional car parking spaces. 
 
The guest suites will operate on a 24/7 basis. The proposed hours of the guest lounge and spa facilities are not known 
at this stage, and will likely be established in conjunction with the hotel operator. For the purpose of this assessment, 
it is assumed that the guest lounge could operate during both day-time (7am to 10pm) and night time (10pm to 7am) 
periods as defined in the Noise Policy.  
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2.3 Noise sources 
Noise sources associated with the operations of the Nexus Suites development are as follows: 
• Patron noise from the lounge/bar including outdoor deck area 
• Vehicle movement and car parking activities 
• Mechanical plant associated with the operations of the development. 
 
It is expected that the proposed Nexus Suites development will result in a negligible increase in truck and mini-bus 
movements compared to the approved hotel.  
 
It is understood that any music associated with the guest lounge will be limited to ‘background’ levels only, and on this 
basis is not expected to be audible at neighbouring noise sensitive receiver locations. A quantitative music noise 
assessment has therefore not been undertaken for this development.  
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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 Policy).  
 
The noise goals in the Noise Policy 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 Policy—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 Policy—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 Policy, 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 Policy 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 
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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 Policy, exceedance of the recommended criterion does not 
necessarily mean action is required under the Noise Policy. 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. 



Barossa Assessment Panel Meeting 4 October 2022  

 Attachment 1 

Item 8.1 Page 197 

  

 

Nexus Barossa Suites—Environmental Noise Assessment 
A210431RP2 Revision A 

www.resonate-consultants.com 
9 of 11 

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 emissions scenario 
Noise emissions from the development have been assessed for a nominal worst case scenario in terms of noise 
emissions from the proposed suites development, including the following noise sources: 
• 9 light vehicle movements in and out of the proposed car parking area in a 15 minute period 
• 24 patrons in the lounge/bar, with all of these located on the outdoor deck space.  
 
As noted in Section 2.2 above, noise emissions could occur during either the daytime (7am to 10pm) or night time 
period. The above scenario has therefore been assumed for both periods, although it is expected that night time 
activity will generally be significantly less.  
 
An overall sound power level of 74 dB(A) per patron has been adopted for the purpose of this assessment. Sound 
power levels for vehicle movements are based on Resonate’s database.  

5.2 Characteristic noise penalties 
Penalties to the source level should be applied in accordance with the Noise Policy 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 it 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 in Section 5.3. 
 



Barossa Assessment Panel Meeting 4 October 2022  

 Attachment 1 

Item 8.1 Page 198 

  

 

Nexus Barossa Suites—Environmental Noise Assessment 
A210431RP2 Revision A 

www.resonate-consultants.com 
10 of 11 

5.3 Predicted noise levels 
A summary of the predicted noise levels at the receptors is presented in Table 6.  
 
Table 6 Predicted noise levels—nominal worst case scenario (CONCAWE Category 6) 

Prediction location Predicted noise level, Leq 
dB(A)(1) 

Noise Policy day time / 
night time criteria, dB(A) 

159 Hermann Thumm Drive 29 + 5 = 34 52 / 45 

219 Yaldara Drive 30 + 5 = 35 52 / 45 

269 Rosedale Scenic Road 23 + 5 = 28 52 / 45 

522 Lyndoch Road 23 + 5 = 28 52 / 45 

526 Lyndoch Road 24 + 5 = 29 52 / 45 

(1) Application of characteristic penalty for amplitude modulation due to patron noise and vehicle movements 
 
The predicted noise levels from the development are expected to comply with the Noise Policy criteria. Since noise 
emissions from the site comply with the Noise Policy criteria with the characteristic penalty applied, no further 
mitigation of noise emissions has been considered at this time.  
 
We note that based on predicted worst-case noise emissions from the approved hotel (documented in Resonate 
report A210431RP1A), combined noise emissions from both the suites and the approved hotel are expected to 
comply with the relevant Noise Policy Part 4 criteria when assessed cumulatively.  

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 condenser units serving the guest suites will be located under each building and are 
expected to be of a domestic type.   
 
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 emissions from external mechanical plant will 
generally be minimised to ensure the comfort of hotel guests.  

5.5 Rubbish removal 
According to the Noise Policy, 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 Policy. 
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6 Conclusion 
An environmental noise impact assessment has been undertaken for the proposed Nexus Suites development 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 Suites 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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Stantec Australia Pty Ltd. 
Level 5, 75 Hindmarsh Square 
Adelaide SA  5000 

01 July 2022 

Project/File:  301400416 

Nick Wilson 
Masterplan 
33 Carrington Street 
Adelaide SA 5000 

Dear Nick, 

Reference: Proposed Accommodation Suites, 221 Yaldara Dr, Lyndoch SA 5351 

I refer to the proposed tourist accommodation suites located at 221 Yaldara Dr, Lyndoch SA 5351. It is 
noted that an existing development has been approved for the site. This proposal for additional 
accommodation suites is stemmed from current discussions with potential operators for the approved 
facility.  

Following initial layout advice, Stantec has completed a Transport Impact Assessment (TIA) based on 
the final plans, for inclusion with the development application. 

A copy of the TIA report is attached.  

Should you have any queries, please feel free to call me on 08 8334 3603. 

 

Sincerely, 

 
David Kwong 
Senior Principal Transportation Engineer 
Phone: +61 8 8334 3600 
Mobile: +61 477 110 770 
david.kwong@stantec.com 

 

  
  
  

Attachment:    Transport Impact Assessment 

 Swept Path Assessment 
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Reference: 301401614 

  
  

 

Background  
A Development Application is sought for 12 accommodation suites and ancillary guest lounge facilities 
on land located at 221 Yaldara Dr, Lyndoch SA 5351. The subject site has previously received 
development consent for a hotel development, incorporating hotel rooms, restaurant and conference 
room facilities. It is understood that following discussions with potential operators, additional suites were 
requested to accompany the existing approvals. 

Stantec was engaged by the applicant to prepare a transport impact assessment for the proposed 
development in support of the Development Application. 

Existing Conditions 

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, and has 
recently had planning approval for an 80 room hotel, with restaurant and conference facilities. The 
surrounding properties include a mix of wineries and farmland. 

The location of the subject site and the surrounding environs is shown in Figure 1. 
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Figure 1: Subject Site and its Environs  

 
(PhotoMap courtesy of NearMap Pty Ltd) 

 

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. It is understood that Yaldara Drive is scheduled to be 
sealed by Council. 

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. 

Crash Data 
A review of the latest reported crash history between 2016-2020 (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. 



Barossa Assessment Panel Meeting 4 October 2022  

 Attachment 1 

Item 8.1 Page 203 

  

01 July 2022 
Nick Wilson 
Page 4 of 8  

Reference: 301401614 

  
  

 

Public Transport 
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.    

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.  

Development Proposal 
The development proposal comprises of 12 new accommodation suites, 17 parking spaces, and 
ancillary guest lounge facilities. The guest lounge facilities are to be used by hotel guests only, with no 
trade anticipated to be to the general public.  

The proposed site layout is shown in Figure 2. 

Figure 2: Proposed Site Layout 

 
Access to the proposed car parking areas is to be via a new road connection to the access 
arrangements for the previous hotel approvals. Mini buses up to 7.7m in length (25 seats) are 
anticipated to access the Porte Cochere. As part of this proposal, the shared access roadway with the 
approved hotel is proposed to be altered slightly from the approved location. 

Loading and waste collection is proposed to occur as per the existing approvals for the site. 
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Car Park Appraisal 

SA Planning & Design Code Assessment 
The SA Planning and Design Code (SAPDC) specifies the following applicable parking rates for the 
proposed development: 

• Tourist Accommodation 1 car parking space per accommodation unit / guest room 

The guest lounge facilities are considered to be ancillary to the tourist accommodation, and therefore 
would not generate a car parking requirement. 

Based on the above, the proposal generates a car parking requirement of 12 car parking spaces. 

Adequacy of Parking Supply 
The proposed development provides a total of 17 car parking spaces. This is considered to be 
appropriate, as it exceeds the SAPDC parking requirement of 12 spaces.  

Car Parking Layout 
The car parking spaces shall be designed in accordance with AS/NZS2890.1:2004 & 
AS/NZS2890.6:2018 as follows: 

• The car parking spaces will be 2.6 metres wide x 5.4 metres long. Parking spaces opposite 
walls will be set within a minimum 6.1 metre wide aisle, and spaces opposite parallel spaces 
will be set within a minimum 6.3 metre wide aisle. This exceeds the User Class 2 requirements 
for long term entertainment and accommodation precincts. 

• A 2.4m wide disabled car parking space and accompanying adjacent shared area will be 
provided in accordance with AS2890.6:2009. 

• Site circulation roadways (excluding parking aisles) shall be a minimum of 6.0m in width, with 
swept paths a minimum outside radius of 12.5m to meet CFS access requirements. 

Loading, Waste and Site Circulation 
The proposed accommodation units are proposed to be incorporated into the existing approvals for the 
site. Loading is proposed to occur within the adjacent hotel loading area and waste collection is 
proposed to occur within the south-western corner as per the recent planning approval for the adjacent 
hotel.  

The proposed Port Cochere has been designed to accommodate simultaneous access of a 7.7m 
Minibus and a B99 light vehicle.  

The Port Cochere canopy is proposed to provide a minimum 4.5m head height clearance to enable 
access of vehicles up to a typical 10m fire brigade vehicle to turn around. These vehicles can undertake 
a multi point turn within the port cochere to enter and exit the site in a forward direction. This is 
considered to be appropriate due to the infrequent nature of this occurring. 

The proposal seeks to slightly alter the alignment of the shared access road compared to that of the 
existing approvals, as shown in Figure 3 
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Figure 3: Proposed Shared Access Road 

 

To accommodate the changes associated with the new road location, Figure 4 outlines the 
recommended line marking treatments to delineate vehicle priorities. This can be finalised in the 
Detailed Design stage. 
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Figure 4: Recommended Line Marking Treatment 
 

 
Swept path assessments for the relevant design vehicles circulating through the layout are attached at 
the end of this letter. 

Traffic Impact Assessment 

Traffic Generation 
Traffic generation estimates for the proposed development have been sourced from Transport for 
NSW’s (formally RMS and RTA) ‘Guide to Traffic Generating Developments’ (2002, henceforth referred 
to as the RTA Guide). The traffic generation rates for a Motel land use in this document are 3 trips per 
day and 0.4 trips within the peak hour.  

Based on a provision of 12 accommodation suites (and ancillary guest lounge use), the proposal is 
anticipated to generate up to 5 additional vehicle trips in the peak hour and 36 additional vehicle trips 
daily. 

Based the above, the additional traffic volumes associated with the proposed development are 
considered to be low. The combination of the existing approved hotel and the proposed development 
are not are not expected to impact the safety or efficiency of the surrounding road network, especially 
with consideration to Council’s future upgrade/sealing of Yaldara Drive. 
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Conclusion 
Based on the analysis and discussions presented within this report, the following conclusions are made: 

1. The development proposal comprises of 12 accommodation suites and guest lounge facilities.  
2. The proposed development generates a SAPDC parking requirement of 12 car parking spaces. The 

provision of 17 parking spaces is considered to be appropriate, as it exceeds this requirement.  
3. 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/NZS2890.6:2018). Line marking recommendations are to be finalised during the Detailed 
Design stage. 

4. Delivery/waste vehicles are proposed to occur via the arrangements of the existing approvals. Port 
Cochere access has been designed to accommodate simultaneous access of a 7.7m Minibus and a 
B99 light vehicle.  

5. The proposed development will generate approximately 36 vehicles trips per day or 5 vehicle trips 
during the peak hour.  

6. The traffic generated by the proposal is considered to be low and not is expected to impact the 
safety or efficiency of the surrounding road network. 
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Details of Representations

Application Summary

Application ID 22022572

Proposal

Amendment to Planning Consent 21018528 - Addition
of 12 luxury accommodation suites (comprising four
detached single storey accommodation buildings),
suites administration, lobby and guest lounge/check in
building attached to approved hotel building, spa
deck, decking, covered walkway, retaining walls and
associated new internal access driveway, drop off area,
car parking, landscaping and on-site wastewater
system

Location 221 YALDARA DR LYNDOCH SA 5351

Representations

Representor 1 - Tracy Koch

Name Tracy Koch

Address

543 HENTSCHKE ROAD
LYNDOCH
SA, 5351
Australia

Submission Date 02/08/2022 04:41 PM
Submission Source Email
Late Submission No
Would you like to talk to your representation at the
decision-making hearing for this development? No

My position is I oppose the development
Reasons
Please refer to the attached

Attached Documents

RepresentationDa218528Koch-3477175.pdf
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JANINE LENNON 

Senior Assessment Officer  

The Barossa Council 

43-51 Tanunda Road 

NURIOOTPA  SA  5355 

 

Dear Janine and the Barossa Council, 

 

Development Application ID 21018528; Applicant KPHR Investments Pty Ltd; 80 Room Tourist 

Accommodation and Development  

 

We are the owners of the land at 543 Hentschke Rd Lyndoch SA 5351.  We have not been asked by the 

Council to comment on the Development Application as our properties don’t share boundaries, but 

would like to submit an response as we feel that the new hotel will impact our farming operations which 

are just over the road. 

 

Background on Us 

We run 650 Ha of farming properties along Lyndoch Road, Hentschke Road and Hermann Thumm Drive.   

Our farm is made up of broadacre cropping, sheep and grape vines.  The Koch family has been farming 

these properties for over 100 years. 

 

Impacts on our farming 

We have noticed the impact of increased tourism on our farming in recent years.  Our examples are: 

• Traffic – We run oversized, heavy machinery on our properties, these include harvesters, 

headers, sprayers, tractors, livestock transport trucks etc.  To get between the properties we need to 

take this machinery on Lyndoch Road, Hentschke Road and Hermann Thumm Drive.  We have near 

miss traffic accidents on almost a weekly basis with increased traffic on the roads, especially on crest of 

hills, entry points to our properties and around the river crossing intersection of Lyndoch Road and 

Yaldara Drive at Chateau Yaldara.  To reduce the chance of accidents we have been trying to move this 

machinery at dawn or dusk when the traffic is less, but it has meant changing our work patterns which is 

an inconvenience, it is the only way to lower the risk of a serious incident. 
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• Moving Sheep – We need to move sheep between our properties 2 to 3 times per years.  The 

way we mostly do this (and have been doing it for generations) is to herd the sheep with dogs along 

Lyndoch Road.  We put warning signs out along Lyndoch Road to warn people, but we have had a 

number of near misses with speeding or impatient drivers.  

• People Trespassing – Since the reopening of the Vintage Chef, in the 1847 (Chateau Yaldara) 

complex, there has been a number of times recently where we have found people opening our gates 

and jumping the fences to enter into our property and walk along the North Para river and among our 

sheep, including walking dogs on our property. This is now becoming a regular occurrence. We are are 

now going to have to sign & secure our fences, another cost.  

• Biosecurity – As mentioned previously trespass is becoming a new issue for us, it has not been 

previously & the more visitors in the area the higher the risk of this occurring which in itself brings 

biosecurity risks. We also have noticed bags of soiled nappies & other rubbish being disposed of in our 

paddock along Hermann Thumm Drive. The risk of a biosecurity breach is looming. The more tourists, 

especially those trespassing into our property, the higher the risk. 

 

Our Concerns  

We are concerned that with a large development that our farm and those of the other farmers on 

Lyndoch Road are going to be impacted more.  Our concerns:   

• Complaints about Farming – We do everything by the book, but the more people you have 

around you the more chance you will have of getting of complaints (especially tourists!).  We are 

worried that we will have to fight complaints or have to go to court, like what happened with the frost 

fans last year with the property over the road.  I guess we find it frustrating to think that we have these 

hotels and tourists in the Barossa because of the wine and vines, but they want to complain about how 

it is done.   We provide a couple of examples of what people might complain about:  

o Each year we run a gas operated bird scarer from January to until harvest in April.  This 

operates from sunrise to late morning and then again from late afternoon until night, when the birds are 

feeding.  We have been approached by the current owner of the Barossa Pavilions requesting us not to 

use the bird scarer.  

o During lambing we can lose a lot of them to foxes.  In January to April each year we ask 

professional shooters to kill off the foxes, mostly from 9:30pm to 1 am, sometimes we get 20+ a night 

on our property.  It is a way of life for us.  But we are concerned we will get complains from tourists 

or the new hotel about the noise, seeing a gun or killing a furry animal.  

o On occasion we have livestock die from natural causes or foxes, we have even lost 30 lambs in 

one night to a dog attack.  This is very confronting, even for us, but especially for people who aren’t 

familiar with the agriculture sector. We were reported a number of years ago by a person walking onto 

our property, & they found a sheep down, you would know & understand the ripple affect with the 
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RSPCA on that one. 

• More Traffic – The new hotel development will obviously have to increase the number of cars, 

tourist buses & trucks (delivery vehicles) on Lyndoch Road and Hermann Thumm Drive, as this is where 

they will go to get to Northern Barossa towns.  This will further impact our use of our machinery and 

how we move our sheep, increasing the risk of accidents. 

We are also concerned that when we put in an application to council to get approval for a building or a 

structure, we always need to make sure that we don’t impact the skyline as part of the approval.  So, 

we don’t understand how this hotel development can be built on the top of the hill, surely it impacts the 

skyline view. 

We would also like to make a further note, that the Barossa couldn’t seem to fill the local 

accommodation, before covid-19, outside of the Vintage Festival every 2 years. The local caravan park 

has been filled with permanent tenants, Lyndoch Hill is never full, & the Novatel has all the same 

amenities, plus a golf course only 10kms away & the region has more B & B’s than ever before, 

Seppletlfield accommodation has also been approved, the question is why more accommodation in 

Lyndoch especially when most travellers prefer to stay in the bustling towns of Tanunda & Nuriootpa. 

 

In conclusion 

Our German forefathers came to the Barossa with a vision, originally to supply food, an essential need, 

possibly also with the hope of also supplying a luxury item, wine. We need to now focus on where the 

future heads, just because we can put a fancy 5 star facility on the top of a hill, does it mean we should? 

Our farming practices have had to adapt with the times, however we have never had to deal with so 

much outside influence, which adversely affects the cost and the way we operate our business in the 

Barossa. We can no longer afford to purchase land in the Barossa to grow our business due to the 

amount of demand caused by developers, corporations and foreign entities who want to own their part 

of the iconic Barossa. 

We understand & accept that progress is a part of life however when it affects the day to day running of 

other businesses, especially agriculture it must be a fair & balanced approach.  We say this proposed 

accommodation development is not fair to, and does not balance the needs of, agricultural in the 

surrounding area and should not be approved. 

 

Thank you for considering our submission. 

   

Kind regards 

Tracy Koch 
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Representations

Representor 2 - Anthony Skiparis

Name Anthony Skiparis

Address

522 LYNDOCH ROAD
LYNDOCH
SA, 5351
Australia

Submission Date 09/08/2022 12:14 PM
Submission Source Email
Late Submission No
Would you like to talk to your representation at the
decision-making hearing for this development? No

My position is I oppose the development
Reasons
Refer Attached

Attached Documents

RepresentationDa22022572AnthonySkiparis-3528705.pdf
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Representations

Representor 3 - Jared Siviour

Name Jared Siviour

Address

PO Box 944
LYNDOCH
SA, 5351
Australia

Submission Date 10/08/2022 08:58 AM
Submission Source Online
Late Submission No
Would you like to talk to your representation at the
decision-making hearing for this development? Yes

My position is I oppose the development
Reasons
The key concerns with this proposed modification of the tourist facility are: 1. Intensity / scale of the tourist
facility; and 2. Impact to our amenity and privacy. Refer to the attached letter, provided as a supporting
document.

Attached Documents

Siviour_Representation_Tourist_Facility_August_2022-1090468.pdf
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10 August 2022 
 
The Barossa Council  
43-51 Tanunda Road 
Nuriootpa  SA  5355 
 

To whom it may concern  

Representation – Application ID 22022572 

221 Yaldara Drive, Lyndoch 

Introduction 

My wife and I are the owners of 526 Lyndoch Road, Lyndoch and provide this representation 

regarding Application ID 22022572 for: 

‘Amendment to Planning Consent 21018528 – Addition of 12 luxury accommodation suites 

(comprising four detached single storey accommodation buildings), suites administration, 

lobby and guest lounge / check in building attached to approved hotel building, spa deck, 

decking, covered walkway, retaining walls and associated new internal access driveway, drop 

off area, car parking, landscaping and on-site wastewater system’. 

The proposed development is situated at 221 Yaldara Drive, Lyndoch.  Our land adjoins the subject 

land, sharing a boundary of approximately 400 metres at the midpoint of the North Para River. 

We made representations in relation to our objection to the 80 room tourist facility the subject of 

Application ID 21018528, which was approved by Council in April 2022.   

The key concerns with this proposed modification of the tourist facility are: 

1. Intensity / scale of the tourist facility; and 

2. Impact to our amenity and privacy. 

Intensity/Scale of the Tourist Facility 

  
The Council must consider this application on the basis of whether the overall increased intensity 
and scale of the tourist facility is appropriate for the location, not just whether the proposed tourist 
facility additions are acceptable.  To this end, the new tourist facility additions will allow the overall 
tourist resort to accommodate 200+ overnight guests at any one time, together with the support 
staff, which we contend is unacceptable.  
 

 Intensity 
 

o This tourist facility will generate a significant amount of activity in an area that is currently 
quiet with a high-level rural character and amenity.  
 

o This level of activity is far beyond what is anticipated in the Zone, meaning the associated 
built form, traffic (guests, employees, deliveries), noise and presence of development in 
the landscape is also well beyond what is expected.  
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 Size of Development: 
  

o The buildings are significantly larger than what is anticipated by the Zone, with a floor area 
now proposed to exceed 9,000 square metres (including outdoor areas) and 
accommodating a significant number of people.  
 

o The Character Preservation District and the Zone specifically guide that development be of 
a low-scale. The size of the overall proposed tourist facility resort certainly does not 
achieve this.  

  

Designated Performance Feature (DPF) 6.3 states: 

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. 

It is acknowledged that DPF 6.3 is only one way of satisfying PO 6.3.  However, at the same time, it 

indicates that tourist accommodation should ideally be small scale in the Rural Zone (i.e. not greater 

than 100m2) when located in new buildings and not resulting in more than one facility being located 

on the same allotment.   

This development amendment is for a proposed tourist facility of a different build type, with 

duplicated independent supporting facilities (i.e. lobby, guest lounge / check in building, drop off 

area and car parking) to support higher-paying guests, with the effect of segregating them from the 

lower paying guests.  This is, for all intents and purposes, a separate facility on the same allotment.  

On this basis, it is contended that the proposed tourist accommodation results in a development 

that is at odds with the Code policy that anticipates smaller scale tourist facilities that are not 

separated. 

Ultimately, these fundamental considerations lead to a development that generates a high level of 
activity in the locality, is larger than what is anticipated in the Zone, is a separate facility and will be 
of a size that negatively impacts the Character Preservation District and the amenity of the locality.  
 
While tourism is important to the Barossa, facilities need to be positioned in appropriate areas and 
of a scale that does not diminish the surrounding character.  The Council must assess whether 
increase in scale to accommodate 200+ people is appropriate for the area or whether the 
modification of the facility to accommodate higher-paying guest can be achieved by reducing the 
size of the previously approved tourist facility to incorporate the suites.    

Amenity and Privacy 

  
We have made substantial representations in regard to the impact to our amenity and privacy in 
relation to the 80 room tourist facility (Application ID 21018528).  These impacts and concerns 
remain. 
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In relation to this particular application, our specific concerns are:  

 The increased capacity of the tourist facility to 200+ overnight guests will exacerbate the 

amount of noise, traffic, deliveries in the locality, which will diminish our amenity.  Whilst our 

land use is predominantly residential in a Rural Zone, our amenity is still important and needs to 

be considered by the Council.  We have existing use rights to live on our land.   

 The proposed Guest Lounge has a open deck that faces in a North East direction, towards our 

property.  We note that on page 134 of the application that the Sound Expert, Resonate, states: 

“It is understood that any music associated with the guest lounge will be limited to a 

‘background’ levels own, and on this basis is not expected to be audible at neighbouring noise 

sensitive receiver locations.  A quantitative music noise assessment has therefore not been 

undertaken for this development” 

On the above basis, we seek for there to be a condition placed on the development approval, if 

granted, that music in the Guest Lounge will be limited to ‘background’ levels only.   

 The proposed suites have balconies facing in a North East direction, toward our property.  

These decks contain spas.  This will draw the guests at all hours of the day and night.  We seek a 

restriction on the use of these areas to the same hours as the use of the pool. 

 

We confirm that we wish be heard by the Barossa Assessment Panel with respect to the matters 

raised in this representation.  

Please contact me if you have any queries.  

 

Yours faithfully 

 

Jared Siviour  

Jared Siviour
Digitally signed by Jared 
Siviour 
Date: 2022.08.10 08:41:43 
+09'30'
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Representations

Representor 4 - Stephen and Tracy Koch

Name Stephen and Tracy Koch

Address

PO Box 505
LYNDOCH
SA, 5351
Australia

Submission Date 10/08/2022 04:18 PM
Submission Source Online
Late Submission No
Would you like to talk to your representation at the
decision-making hearing for this development? No

My position is I oppose the development
Reasons
As per our previous representation we are still opposing any development, obviously we understand that the
first development has been approved, however we will attach a further letter addressing our concerns. PLEASE
READ: When is enough destruction to our beautiful landscape enough. Money over environment. Is this now
going to amend the total number of beds in the original development as more beds means more traffic, &
more complaints about our farming practices. Bio security is key, with the recent media hype about FMD in
Indonesia, do we really want to risk international visitors opening their suitcases & letting these industry
crippling diseases in? The Barossa is as at as much of a risk as anywhere else. Please think about this.

Attached Documents

development_2_-1090784.pdf
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The Barossa Council 
43-51 Tanunda Road 
NURIOOTPA  SA  5355 
  
  
Dear Barossa Council 
  
Applicant: KPHR Investments Pty Ltd 
Application ID: 22022572 
Proposed Development: Amendment to Planning Consent 21018528 – Addition of 12 Luxury 
accommodation suites and other buildings. 
  
We are the owners of the land at 543 Hentschke Road, Lyndoch.   We have not been asked by the 
Council to comment on the propose development, however, we believe we have an interest in the 
matter due to our 650 hectares of farming properties that run along Lyndoch Road and Hermann 
Thumm Drive. 
  
We previously made representations in relation to the 80 room hotel that was approved this year 
(application ID 21018528).  Our representations were both in writing and at the hearing on 5 April 
2022. 
  
We note that this application, if approved, will have up to 24 additional guests and 10 additional 
staff servicing the suites.   We note that the applicant’s own assessment indicates that this will add 
an additional 36 vehicle trips daily on the surrounding road networks. 
  
Our concerns that were raised in relation to the 80 room development remain, and will be enhanced 
by the now 200+ guests that can be on site.  As a reminder, our concerns are: 
  

1. Complaints about farming 
2. Increase traffic on the roads 
3. Bio security 

  
Complaints About Farming 
  
The council is aware of the former owner of the development site, Knight Enterprises, taking legal 
action in the 2020 to stop frost fans on a nearby vineyard, noting that vineyard is further away than 
our land.  The same owner made a complaint about our lawful use of bird scarers to protect our 
grape crops. We hold the very real concern that with the increase guests and the vested interest in 
the applicant to preserve their online reviews, there will be an increased likelihood of complaints or 
more baseless legal action about things like spray drift, noisy tractors, dust, shooting foxes, bird 
scarers or any other lawful and reasonable farming activities. 
  
We note from page 45 of this application that “The types of interface conditions created by farming 
activities within the locality is acknowledged and accepted by the applicant. The proposed suites and 
the approved hotel are aimed at providing ‘authentic visitor experiences’. This kind of experiential 
travel is in high demand in rural areas and is most effective when it is intrinsically tied to setting and 
place. Therefore, the interaction between the proposed and approved tourism development use and 
the established agricultural activities within the locality forms a part of this experience.” 
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If the council is to approve this application, which is not our preferred position, we would request 
that the applicants acceptance of the surrounding rural activities in noted in the approval conditions 
for future reference. 
  
Increased Traffic 
We run properties that are North and South of the North Para river.  The location of the river means 
we must run our oversized heavy machinery (being headers, harvesters, sprayers, tractors and 
livestock transport trucks) on the Lyndoch Road and Hermann Thumm Drive, and over the ford at 
the intersection of Yaldara Drive private road and Lyndoch Road.  The increase traffic on these roads 
is already causing problems and near miss accidents on crests of the hills, property entry points and 
at the ford.  The council needs to note that: 

4. We cannot legally move our machinery at night. 
5. This is forcing us to move their machinery at dusk and dawn to try to avoid accidents.  This is 

obviously creating a change in our work practices 
6. The increased traffic of the development will impact us, with the guests exiting to go to local 

restaurants creating peak traffic around dusk.  Which is the point in the day we are moving 
their equipment to avoid the traffic. 

7. We also move sheep between our properties by foot on Lyndoch Road a number of times 
per year. 

  
BIOSECURITY 
The risk of FMD coming into Australia, The Barossa is not immune, is also a huge stress to us as 
livestock farmers. Overseas visitors are always going to be looking for accommodation. We have 
trespasses from our own country with its own risk never lone international tourists thinking they can 
enter our boundaries.  
  
In conclusion, we understand that progress is part of life, however, when it affects the day to day 
running of other businesses, especially agriculture, it must be fair and balanced. Is this proprosal 
decreasing the amount of rooms to allow for the extra building structures, as increased traffic is a 
real concern, & where does it all end. Is there going to be a guarantee that this is the last application 
in regards to this development. This proposed accommodation is growing in size and is not fair to, 
and does not balance the needs of, agriculture in the surrounding areas and should not be approved. 
Kind regards 
Stephen & Tracy Koch 
543 Hentschke Rd 
Lyndoch SA 5351  
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26 August 2022 

 

  

 

Attention:  Janine Lennon – Senior Assessment Officer 

Dear Ms Lennon 

Re:  Nexus Suites 
Application ID 21018528 

Response to Representations 

MasterPlan (SA) Pty Ltd (MasterPlan/We) act on behalf of the applicant, KPHR Investments Pty Ltd, 
regarding the subject development application, which seeks Planning Consent for an expansion of an 
approved hotel (tourist accommodation) comprising of four (4) buildings providing a total of 12 
additional accommodation units to be known as the Nexus Suites, on the land at 221 Yaldara Drive, 
Lyndoch. 

This correspondence has been prepared to provide a response to the matters raised in the 
representations received during public notification of the abovementioned Development Applications. 
The commentary provided herein should be considered in conjunction with a Visual Impact Assessment, 
prepared James Hayter, Director of Oxigen. This provides an expert assessment of the proposals visual 
impact on the wider locality. 

A total of four (4) representations were received during the public notification period. The representations 
consisted of the following: 

• three (3) opposing representations that do not wish to be heard at the decision-making hearing; 
and 

• one (1) opposing representation that does wish to be heard at the decision-making hearing. 

The representations and their content, as we have interpreted it, is summarised in Table 1 below. 

  

The Barossa Council 
43 – 51 Tanunda Road 
NURIOOTPA  SA  5355 
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Table 1:  Summary of Representations. 

REPRESENTOR ADDRESS POSITION PLANNING CONCERNS CAP 

Tracy Koch 543 Hentschke Road 

LYNDOCH SA 5351 

Opposes • Conflict with farm related traffic. 

• Trespassing. 

• Biosecurity. 

• Conflict with agriculture. 

• Visual impact. 

 

Anthony Skiparis 522 Lyndoch Road 

LYNDOCH SA 5351 

Opposes • Excessive scale. 

• Loss of amenity. 

• Loss of privacy. 

• Incremental expansion. 

 

Jared Siviour 526 Lyndoch Road 

LYNDOCH SA 5351 

Opposes • Excessive intensity/scale. 

• More than one facility. 

• Noise impact. 

• Traffic impact. 

 

Stephen and Tracy 
Koch 

543 Hentschke Road 

LYNDOCH SA 5351 

Opposes • Conflict with agriculture. 

• Conflict with farm related traffic. 

• Biosecurity. 

 

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. 

Combined Impact 

A number of the representations received outlined concerns regarding the combined impact of the 
proposed Nexus Suites and the approved Nexus Hotel being excessive or unreasonable. Specifically, these 
relate to traffic, noise, and visual impact. 

It is important to recognise that the 80-room hotel is not in contention and is approved. The variation to 
this previous approval relates to the addition of 12 accommodation rooms and is the only element open 
to consideration. 
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In the assessment of a variation, consideration should be constrained to those elements which are being 
varied. Nevertheless, expert advice has been submitted with the application which considers the 
combined impact of the proposal, including: 

• Traffic Impact Assessment, prepared by Stantec; 

• Environmental Noise Assessment, prepared by Resonate; and 

• Visual Impact Assessment, prepared by James Hayter. 

We note that no expert opinion or advice has been submitted which contests these elements of the 
proposal or supports the various assertions on these issues made within the representations. 

Progressive Expansion of Separate Facilities 

Concerns have been raised regarding the progressive expansion of tourist accommodation on the subject 
land dating back from the original approval for tourist accommodation on the site in the form of the 
Barossa Pavilions in 2004. 

The proponent for the development, comprising of two (2) local Barossa builders, purchased the subject 
site in 2021 with the view of delivering a new facility that met the demand for luxury accommodation 
within the Barossa. This site was selected given its location and established use as tourist accommodation. 

Their endeavour was secured by way of a Planning Consent for Application ID: 21018528, which gained 
approval for the construction of an 80-room hotel with ancillary facilities. This consent was granted by the 
Barossa Council Assessment Panel at their meeting on the 5 April 2022. 

This subsequent proposal for the Nexus Suites has been brought about through engagement with 
potential operators of the hotel. Unanimous operator feedback has indicated a strong market demand for 
a boutique luxury offering providing a range of accommodation options as a distinct component of the 
approved facility. This is not a separate facility, but a discrete accommodation option of the overarching 
Nexus operation. This is an emerging trend in high-end tourism facilities, with examples locally including 
Mt Lofty House in the Adelaide Hills with its “Sequoia Lodge” offering. 

It is not uncommon for development to be further refined, expanded, or reconfigured following the 
granting of Planning Consent. The planning approval process is to some extent a conceptual process 
which is often required to be influenced and altered as a result of the detail that comes to light through 
subsequent processes, be that detailed design, financing or further engagement with the market. 

This is why the minor and standard variation process has been incorporated into the planning system. This 
subsequent variation represents a natural progression in the refinement of the Nexus facility, resulting 
from a more detailed understanding of the market conditions. 
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Traffic 

Comments within the representations raise concern in relation to traffic conflict on local roads between 
farming related traffic and that generated by visitors to the site. The representations make specific 
reference to Lyndoch Road and Hermann Thumm Drive which are understood to be used for heavy 
vehicle and machinery movements by a particular farming operation in the area. Both of these roads 
already accommodate both local and tourist traffic with the Chateau Yaldara being a significant tourism 
destination serviced by these roads. 

Based on the provision of 12 accommodation suites, the proposal is anticipated to generate up to  
five (5) additional vehicle trips in the peak hour and 36 additional vehicle trips daily. The majority of traffic 
associated with the facility will be focused on Yaldara Drive and Fuss Road. The project is targeted at a 
high-end tourism market and accordingly is anticipated to generate traffic travelling to and from the 
Adelaide CBD. The typical route for this journey is via Yaldara Drive or, to a lesser extent, Fuss Road. This is 
the route that most popular mobile GPS services generate, and the route that will be recommended on 
the website for the development (when operational). 

Some guests may utilise other local roads for day trips during their stay at the site, however this would be 
a small proportion of the total trips generated. A notable increase of traffic on Lyndoch Road or 
Herman Thumm Drive is not anticipated. In any case, these are both roads which have sufficient capacity 
to accommodate any minor increase in demand generated by the proposed suites. 

In respect to the cumulative impact of the approved hotel and the proposed suites, Stantec have included 
this in their consideration of the traffic impact of the proposal. We note the following commentary from 
Page 7 of their report in this regard: 

“… the additional traffic volumes associated with the proposed development are considered 
to be low. The combination of the existing approved hotel and the proposed development 
are not expected to impact the safety or efficiency of the surrounding road network, 
especially with consideration to Council’s future upgrade/sealing of Yaldara Drive.” 

The additional traffic generated by the proposed suites is minor and will not impact on the functional 
performance of the local or wider transport system. 

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 and is approved for significant expansion of this function in 
the form of an 80-room hotel. 
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The proposed variation does not introduce tourist accommodation to the subject land as a new land use. 
The use of the land for tourist accommodation holds long standing existing use rights. The proposed 
accommodation suites form a minor expansion of the approved and existing tourism function. Being an 
envisaged form of 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. 

Scale, Intensity and Visual Impact 

It is noted that two (2) of the representors 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. 
Reference has been made to Designated Performance Feature Policy (DPF) 6.3 in this regard, which states: 

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. 

Planning and Design Code (P&D Code) policies, especially Designated Performance Feature policies, can 
not be considered in isolation. A DPF is an advisory form of policy, which provides guidance on one way 
the PO can be satisfied. It must, therefore, be considered in conjunction with the PO to ascertain the 
intent of the policy. The PO in this circumstance is as follows: 

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. 

When taking due consideration for overarching PO, it is clear that the PO is not concerned with scale, but 
relates to the primacy of land use. As clearly stated, the intent of the PO is to ensure primary production 
remains the dominant land use, and tourism remains ancillary to this function. There is no reference 
“small-scale”. In fact, we note that the term “small-scale”, whilst referenced repeatedly within the Zone 
policies 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. 

The method outlined in DPF 6.3 as a means to maintain the dominance of primary production is by 
limiting the floor area of tourist accommodation and limiting the establishment of multiple facilities on 
the land. This is of limited relevance to the subject land, and the assessment of this proposed variation for 
the following reasons. 
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The context of site must be taken into consideration, specifically its existing operations and its valid 
approvals. When this context is taken into account it is clear that the land is already well and truly 
alienated from the potential for productive primary production use. 

Although casual grazing has occurred in conjunction with tourist accommodation, the land has not been 
directly used in 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. Therefore, PO 6.3 and 
DPF 6.3 provide guidance of little relevance in this circumstance. 

Of more relevance to the issue of scale is PO 6.4 and DPF 6.4, which state the following: 

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. 

It is our position, as stated in the Planning Report, that, whilst the proposed development does not satisfy 
the DPF criteria, it still achieves the intent of the PO in that it “maintains a pleasant rural character and 
amenity”. The development achieves this by appropriately mitigating its visual effect through careful 
siting, design, and landscaping. To avoid repetition, we do not reiterate our previous commentary herein 
but refer you to the assessment conducted in Section 6.2 of the Planning Report. 

In order to further corroborate our position, additional expert assessment of the visual impact has been 
sought. Accompanying this correspondence is a Visual Assessment, prepared by Landscape Architect, 
James Hayter. James is regarded as an expert in this area and is regularly called on to provide expert 
evidence to the Court on the issue of visual impact. James’s independent assessment considers the 
potential visibility of the proposal from various viewpoints within the wider and immediate locality of the 
site. Consistent with our findings, James’ assessment concludes that the development will have a low 
overall visual impact on the broader locality. 

In respect to the question of intensity, we disagree with the assertion that the proposed suites, when 
occurring in conjunction with the approved hotel, result in an intensity of tourism activity that is contrary 
to the provisions of the Zone. We defer again to the various expert advice that accompanies the 
application on the issues of noise, traffic, light spill, and now visual impact of the built form. This advice 
indicates that the proposal, both in isolation and cumulatively, will remain within the parameters of what 
is acceptable under the relevant policy in relation to all of the abovementioned issues. 
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Noise 

Concerns have been raised in respect to noise. With respect to noise effects of the proposal, advice from 
acoustic consultants Resonate provides appropriate guidance. This assessment confirms that even with 
the proposed introduction of an additional 12 accommodation suites resulting in a maximum of  
24 additional guests, the facility will continue to comply with the relevant noise criteria of the P&D Code 
and the Environment Protection (Noise) Policy 2007. 

This assessment includes consideration of the cumulative impact of the development in conjunction with 
the approved hotel. We note the following commentary from Page 10 of Resonate’s report in this regard: 

“We note that based on predicted worst-case noise emissions from the approved hotel 
(documented in Resonate report A210431RP1A), combined noise emissions from both the 
suites and the approved hotel are expected to comply with the relevant Noise Policy Part 4 
criteria when assessed cumulatively.” 

We therefore disagree with the assertion that the proposal will generate noise effects that could be 
considered unreasonable. 

Privacy 

We disagree with the comments received raising concern with respect to loss of privacy. The proposed 
suites are located within a topographical depression on the subject land. Based on our experience visiting 
the site of the development on the land, we form the view that there is no direct visual interface between 
sensitive areas on immediately adjoining land and the proposed suites (refer to Figure 6 – 9 on  
Pages 14 – 16 within the Planning Report). 

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 impinged upon. We do not subscribe to the view that the privacy of 
adjoining land will be unreasonably negatively impacted by the proposed development. 

One (1) representor asserts that their visual privacy will be affected by individuals utilising areas of the site 
proximate to their boundary. We note that if views are available between sites in this matter, this is an 
existing reality which results from the nature of the land and not the development. This would therefore 
be the case regardless of the proposal. No walking trails or other recreational infrastructure is proposed in 
proximity to adjoining land parcels within this variation. 

In any case, views from the proposed suites and other land is generally at a substantial distance and any 
views that are available are towards unutilised or non-sensitive areas of adjoining properties. Any sensitive 
views are precluded by natural features, such as topography and vegetation. Therefore, proposed 
development will not result in unreasonable loss of privacy on any adjoining land parcel or adjoining 
development. 
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Closure 

We consider that the letter herein appropriately responds to the matters raised in objection to the 
proposed development in the four (4) representations received during the public notification. 

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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Introduction

BACKGROUND

I prepared a Visual Assessment report in October 2021 in relation to a proposal to 
develop land at 221 Yaldara Drive, Lyndoch, SA.

The proponent now proposes further works comprising an extension to the 
main building, four accommodation blocks comprising multiple units, a carpark 
and access road, and landscaping. The proponent has subsequently requested 
that I assess the visual implications of these works based on my original visual 
assessment carried out in October 2021. 

The proposal is described in documents provided by the proponent, comprising:

• Architectural plans prepared by Brown Falconer.

• Landscaping concept plans prepared by GD Studia (Greenhill Australia).

My assessment utilises the same 30 viewpoints identified during my original visual 
assessment in October 2021. Within my area of expertise, I have considered the 
likely visibility of the proposed development from these locations. 



Barossa Assessment Panel Meeting 4 October 2022  

 Attachment 3 

Item 8.1 Page 242 

  

5VISUAL ASSESSMENT PROPOSED NEXUS SUITES

Methodology

INSPECTION

My report is a desk top study only - I have not reinspected the site or the 
viewpoints. My original inspection occured on 3 October 2021, checking the 
locations again on 8 October and 17 October. I have assumed that the viewpoints 
originally identified are still applicable, and that no significant changes have 
occured in the landscape (buildings, roads or vegetation) since then.

PHOTOGRAPHY

I have utilised the same photographs included within my October 2021 report.

VISUAL ASSESSMENT

My analysis within the October 2021 report indentified:

 > 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. 

I have considered the same criteria in my analysis of the visual effect of the 
proposed development, providing additional commentary in relation to the 
viewpoints where the development is likely to be seen from that particular 
viewpoint.

DISTANCES AND ELEVATION

The data included within my October 2021 report is unchanged.

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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Site Description
The subject site is described as Section 461 in Hundred Plan 105200 and referred to as 221 Yaldara Drive, Lyndoch SA 
5351. The proposed development lies within the subject site as previously described in my report dated October 2021.

Proposed Development

The extent of new built form is illustrated on plans, elevations and illustrations prepared by architects Brown Falconer and 
GD Studia. Generally, the development is described as comprising an extension to the main reception and common facilities 
building described in the original Development Application, four new accommodation buildings comprising multiple 
units, new carpark and road. I have been advised that the height of the extension to the main reception and common 
facilities building is a maximum of 6.1m above ground, and the height of the new accommodation buildings is a maximum 
of 11.3m above ground (Email Lochie Pellew, Brown Falconer to James Hayter, Oxigen, on 16th August 2022). I note that 
the maximum height of the proposed built form is lower than the previously approved height of the main reception and 
common facilities building.

FIGURE 3: DEVELOPMENT_SECTION (BROWN FALCONER, DEVELOPMENT APPLICATION)
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Proposed Development

The extent of new landscaping is illustrated on plans and illustrations prepared by GD Studia. No existing trees are proposed 
for removal (Email Nick Wilson, Masterplan to James Hayter, Oxigen, on 17 August 2022). A concept landscape plan is 
illustrated - of particular importance to this visual assessment of the proposed development is the proposed planting on the 
northern slopes adjacent to and directly in front of the proposed new accommodation units. Trees are also proposed within 
the carpark planned to service the accommodation units.

FIGURE 4: DEVELOPMENT_PROPOSED NEW WORKS (BROWN FALCONER, DEVELOPMENT APPLICATION)
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Viewpoints

The same viewpoints identified in my October 2021 report are used as the basis for analysis of the proposed development. 
These viewpoints are included in this report as Appendix A.

For each viewpoint, I have further assessed the likely visual impact of the proposed development utilising the same view and 
criteria, renaming “LIKELY VISUAL IMPACT” to “LIKELY VISUAL IMPACT OF PROPOSED DEVELOPMENT” for each viewpoint.
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FIGURE 5: RADIUS DISTANCE TO SUBJECT SITE
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Photographic Viewpoints

SUBJECT 
SITE

Lyndoch Rd

Fuss Rd

H
erm

ann T
hum

m
 D

r

Ly
nd

oc
h 

Rd

Yaldara Dr

Barossa Valley Way

Scott Rd

Rosedale Scenic Rd

Ly
nd

oc
h 

Rd

Hentschke Rd

Noack Rd

N
oa

ck
 R

d

Rose
dale Rd

1km

2km

3km



Barossa Assessment Panel Meeting 4 October 2022  

 Attachment 3 

Item 8.1 Page 249 

  

12OXIGEN LANDSCAPE ARCHITECTURE & URBAN DESIGN

28

27

24

Barossa Valley W
ay

Yaldara Dr

Rosedale Scenic Rd

Ro
se

da
le

 R
d

Harvey Rd

Rosedale Rd

Holland Rd

3

29

SUBJECT SITE

5

30



Barossa Assessment Panel Meeting 4 October 2022  

 Attachment 3 

Item 8.1 Page 250 

  

13VISUAL ASSESSMENT PROPOSED NEXUS SUITES

30

15

23

2425

26

1

6

7

11
9

13

12
H

erm
ann T

hum
m

 D
r

Fuss Rd
Lyndoch Rd

Hentchke Rd

Ly
nd

oc
h 

Rd

Gomersai Rd

8
Braunack Rd

17

18

19

20
21

22

10

14

16



Barossa Assessment Panel Meeting 4 October 2022  

 Attachment 3 

Item 8.1 Page 251 

  

14OXIGEN LANDSCAPE ARCHITECTURE & URBAN DESIGN

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 OF 
PROPOSED  
DEVELOPMENT

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 OF 
PROPOSED  
DEVELOPMENT

Very low given distance.

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 OF 
PROPOSED  
DEVELOPMENT

Very 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 OF 
PROPOSED  
DEVELOPMENT

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 OF 
PROPOSED  
DEVELOPMENT

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 OF 
PROPOSED  
DEVELOPMENT

Very low given 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 OF 
PROPOSED  
DEVELOPMENT

Low given distance.

SUBJECT 
SITE

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 OF 
PROPOSED  
DEVELOPMENT

Very low given distance and location on subject 
site.

SUBJECT 
SITE

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 OF 
PROPOSED  
DEVELOPMENT

Low given distance and location on subject site. VIEWPOINT LOCATION
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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 OF 
PROPOSED  
DEVELOPMENT

Low given distance and location on subject site.

SUBJECT 
SITE

VIEWPOINT LOCATION

Hentscke Rd
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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 OF 
PROPOSED  
DEVELOPMENT

Low given distance and location on subject site.

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 OF 
PROPOSED  
DEVELOPMENT

Low given distance and location on subject site. 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 OF 
PROPOSED  
DEVELOPMENT

Low given distance and location on subject site.

SUBJECT 
SITE

VIEWPOINT LOCATION
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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 OF 
PROPOSED  
DEVELOPMENT

Low given distance and location on subject site. 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 OF 
PROPOSED  
DEVELOPMENT

Low given distance and location on subject site.

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 OF 
PROPOSED  
DEVELOPMENT

Medium noting that the view is not continuous 
but viewed through vegetation between the 
road and viewer. The proposal sits lower down 
the slope than the ridge and to the right of this 
view.

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 OF 
PROPOSED  
DEVELOPMENT

Very low given 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 OF 
PROPOSED  
DEVELOPMENT

Very low given distance and location on subject 
site.

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 OF 
PROPOSED  
DEVELOPMENT

Very low given distance and location on subject 
site.

VIEWPOINT LOCATION

Bar
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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 OF 
PROPOSED  
DEVELOPMENT

Very low given distance and location on 
subject site.

VIEWPOINT LOCATION

Barrit
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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 OF 
PROPOSED  
DEVELOPMENT

Very low given distance and location on 
subject site.

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 OF 
PROPOSED  
DEVELOPMENT

Very low given distance and location on subject 
site.

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 OF 
PROPOSED  
DEVELOPMENT

Low given distance and location on subject site.
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 OF 
PROPOSED  
DEVELOPMENT

Low given distance.

SUBJECT 
SITE

VIEWPOINT LOCATION
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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 OF 
PROPOSED  
DEVELOPMENT

Low given distance and 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 OF 
PROPOSED  
DEVELOPMENT

Low given distance. Whilst the proposed  
development is closer and viewed against an 
open skyline, the existing trees effectively block 
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 OF 
PROPOSED  
DEVELOPMENT

Medium given the wide panorama and open 
views to the proposed development.

SUBJECT 
SITE

VIEWPOINT LOCATION

Rosedale Scenic Rd
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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 OF 
PROPOSED  
DEVELOPMENT

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 OF 
PROPOSED  
DEVELOPMENT

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 OF 
PROPOSED  
DEVELOPMENT

Medium given the proximity of the proposed  
development.

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 
of proposed 
development 

(very low, medium, high)

1 Rosedale Rd Low Medium Very low

2 Noack Rd Low Low Very Low

3 Harvey Rd Low Low Very 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 Very Low

9 Lyndoch Rd Low Medium Low

10 Hentschke Rd Low Low Low

11 Hentschke Rd Low Low Low

12 Hentschke Rd Medium Low Low

13 Lyndoch Rd Medium Medium Low

14 Lyndoch Rd Medium Medium Low

15 Lyndoch Rd Medium Medium Low

16 Lyndoch Rd Medium Medium Medium

17 Barritt Rd Low Low Very Low
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Viewpoint Location
Visibility of 
subject site 
(low, medium, high)

Significance 
(low, medium, high)

Likely visual impact 
of proposed 
development 
(very low, low, medium, 

high)

18 Barritt Rd Low Low Very Low

19 Barritt Rd Low Low Very Low

20 Barritt Rd Low Low Very Low

21 Barritt Rd Low Low Very Low

22 Barossa Valley Way Low High Very 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
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Conclusion 

On the basis of this visual assessment of the proposed development and in my opinion, the proposed development 
will have a low overall visual impact on the broader locality of the subject site, noting that:

 > The maximum height of the proposed development is well below the approved height of the hotel.

 > Views taken from sealed roads are given more status than views from unsealed ones. I note that the proposed 
development is unlikely to be viewed from the Barossa Valley Way given the location on the north (away-facing) 
side of the overall development.

 > 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. 

 > 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 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.

In determining the likely visual impact of the development on views, I note:

 > The development is single storey, noting that the accommodation units sit on an elevated platform.

 > Generally, there is articulation in the building form. Whilst the extension to the main reception and common 
facilities building increases the building footprint of this component, the four accommodation units are 
separated. 

 > Generally, I understand from the information provided by the architect and landscape architect that materials 
sympathetic to the rural character of the locality. 

 > That the proposed new driveway and carpark 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.

 > GD Studia illustrate new tree planting, including planting on the northern slopes leading up to the high point 
on the site and minimal tree planting within the proposed carpark. Insufficient detail on location and species 
is provided and I am not able to assess the added visual screening this vegetation may offer. I have therefore 
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ignored it from my assessment, noting that new 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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FIGURE 6: VISUALISATION (BROWN FALCONER OCTOBER 2021) 
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8.2 22022532 - 11 Kaesler Drive Nuriootpa 

 

Applicant:  Charles Edwards, BGI Building Group 

Representors: Wayne Duffield of 9 Robin Avenue Nuriootpa 

 

APPLICATION DETAILS 

PROPOSAL Domestic outbuilding (garage) with attached 

lean-to, having dimensions of 6.064 metres x 6 

metres and wall height of 3.2 metres (lean-to of 2.5 

metres wall height) 

APPLICANT BGI Building Group 

OWNER Ian Mader 

APPLICATION NO 22022532 

CERTIFICATE(S) OF TITLE CT 6269/487 

AREA 955 sqm 

CURRENT USE Residential 

PLANNING AND 

DEVELOPMENT CODE 

VERSION 

Version 2022.11 (23 June 2022) 

PLANNING AND DESIGN 

CODE EXTRACT LINK 

Relevant Code Extract 

ZONE Neighbourhood 

OVERLAYS Character Preservation District – Township 

Hazards (Bushfire – Urban Interface) 

Hazards (Flooding – Evidence Required) 

Native Vegetation 

Prescribed Water Resources Area 

Water Protection Area 

APPLICATION TYPE Performance Assessed 

PUBLIC NOTIFICATION Notified – Sign 

REFERRALS Nil 

PREVIOUS APPLICATIONS 960/514/2019 – Land Division (33 allotments) 

960/514/2019/A – Amendment to Land Division 

22000436 – Single Storey Detached Dwelling 

ASSESSING OFFICER Jake Boswell 

RECOMMENDATION That Planning Consent by GRANTED subject to 

conditions 

 

INTRODUCTION 

The BGI Building Group on behalf of the owner, Ian Mader seek development 

approval for “domestic outbuilding (garage) with attached lean-to, having 

dimensions of 6.064 metres x 6 metres and wall height of 3.2 metres (lean-to of 2.5 

metres wall height)” at 11 Kaesler Drive, Nuriootpa. 

 

The site is located within the Neighbourhood 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 

https://app.plan.sa.gov.au/suite/webapi/file-download?doc=3B9DAC4E-C16F-AE10-1EC1-7E62C0475992
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Infrastructure Act 2016 and was subject to receipt of one representation, which has 

requested to be heard. 

 

This application is subject to decision of the Barossa Assessment Panel for the following 

reason: 

 

(1) A representation has been received as a result of public notification and the 

representor has 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 the construction of a domestic outbuilding at the rear of a 

dwelling that is presently under construction.  The building is 36 sqm in area inclusive 

of a 2 metre wide open-sided lean-to.  The building has a peak wall height of 3.2 

metres and the building is proposed to be clad entirely in Colorbond Paperbark. 

 

By virtue of flood risks identified at the time of the parent land division, the land was 

authorised to be filled to a height up to around 600 mm above natural ground level.  

As such, relative to natural ground level, the vertical dimension to the top of the wall 

is around 3.8 metres. 

 

Having regard to the context of this locality, the relative small size of the outbuilding, 

the wall height being not substantially more than the ‘DTS’ standard of 3 metres and 

the limited impacts to adjacent sites based on expected future development, the 

proposal is considered to warrant Planning Consent, subject to conditions. 

 

SITE AND LOCALITY 

The site is known as 11 Kaesler Drive, Nuriootpa.  This is a single residential allotment 

within a recently authorised land division, containing a single storey detached 

dwelling.  The site has a frontage to Kaesler Drive of 45.9 metres and a maximum depth 

of 32 metres.  The site has a total area of 955 sqm.   

 

Figure 1 highlights the subject land as below. 

 

 
Figure 1:  Zone Map – subject site within Neighbourhood Zone 

  

Subject Site 
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The site is relatively flat, however has been filled up around 600 mm above natural 

ground level to alleviate flooding risks which were identified at the land division 

assessment stage.  A concrete sleeper retaining wall has been established around the 

boundary of the site. Access to the site is achieved from Kaesler Drive which is a sealed 

public road. 

 

The site is located near the southern edge of the residential locality of the Nuriootpa 

township.  This locality is predominately comprised of single storey detached dwellings 

on allotments around 800 sqm in size, with associated residential improvements such 

as outbuildings and swimming pools.  The subject site is bordered to the east by the 

North Para River, with this continuing to the south.  Directly south is an approved 

residential allotment yet to be rationalised (flagged as part of future stages of the land 

division).  To the west of the site are yet-to-be-development residential allotments. 

 

The site is devoid of any native vegetation. 

 

An aerial view of the site and locality are contained in Figures 2 and 3. 

 

Site photos are provided in Figures 4 to 11. 
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Figure 2:  Aerial – Locality – Site in red; Locality in yellow 
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Figure 3:  Aerial – Site in red 
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Figure 4:  Site Photo – Looking south to rear of subject site from Kaesler Drive 

 

 
Figure 5:  Site Photo – Looking north from rear (south) of subject site 
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Figure 6:  Site Photo – Looking west from the rear yard of the subject site 

 

 
Figure 7:  Site Photo – Looking south-west from rear yard of the subject site 
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Figure 8:  Site Photo – Looking north from the adjacent reserve toward subject site 

 

 
Figure 9:  Site Photo – Looking east along Kaesler Drive 
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Figure 10:  Site Photo – Viewing north from primary street (opposite side of road) 

 

 
Figure 11:  Site Photo – Looking west along Kaesler Drive 
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PROPOSAL 

The proposed development involves the construction of a “Domestic outbuilding 

(garage) with attached lean-to, having dimensions of 6.064 metres x 6 metres and 

wall height of 3.2 metres (lean-to of 2.5 metre wall height)”. 

 

The building is proposed to be erected on the western (side) and southern (rear) 

boundaries.  Both boundaries are subject to a retaining wall constructed to height of 

600 mm in height, meaning the top of the wall will be 3.8 metres relative to natural 

ground level.  This site fill has previously been authorised by virtue of the prior land 

division.  No additional cut and/or fill is proposed. 

 

The building is 36 sqm in area inclusive of an attached lean-to.  The building will have 

a roller door on its northern frontage, with access via drive-through of the garage 

located under the main roof of the dwelling.  No new road access is proposed to 

Kaesler Drive. 

 

The building will be clad entirely in Colorbond Paperbark and will be positioned 

entirely behind a single storey detached dwelling that is presently under construction. 

 

Attachment 1 contains a copy of the application and associated documentation. 

 

APPLICATION TYPE 

The site is located within the Neighbourhood 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 Neighbourhood Zone. 

 

Outbuildings are listed as being excluded from public notification within Table 5, 

however by virtue of being sited on boundary and 600 mm above natural ground 

level, the proposed development exceeds the prescribed exemption criteria of 3.2 

metres, such that it cannot be excluded from public notification. 

 
Class of Development (Column A) Exceptions (Column B) 

Any development involving any of the 

following (or of any combination of any of 

the following): 

… 

(j) outbuilding 

… 

Except development that: 

 

1. exceeds the maximum building height 

specified in Neighbourhood Zone 

DTS/DPF 4.1 

or 

2. involves a building wall (or structure) that 

is proposed to be situated on (or abut) 

an allotment boundary (not being a 

boundary with a primary street or 

secondary street or an excluded 

boundary) and: 

 

(a) the length of the proposed wall (or 

structure) exceeds 11.5 metres 

(other than where the proposed wall 
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abuts an existing wall or structure of 

greater length on the adjoining 

allotment); or, 

(b) the height of the proposed wall (or 

post height) exceeds 3.2 metres 

measured from the lower of the 

natural or finished ground level 

(other than where the proposed wall 

abuts an existing wall or structure of 

greater height on the adjoining 

allotment). 

 

The table below provides details of the public notification process: 

 

Representations: One representation was received. 

 

Wayne Duffield of 9 Robin Avenue Nuriootpa 

 

Person wishing to be 

heard: 

The representor has identified that they wish to address the 

Panel. 

 

Applicant/s BGI Building Group wishes to appear to respond to the 

representation. 

 

Time period for 

Public Consultation 

2 August 2022 to 22 August 2022 

 

An aerial view showing the representor’s property in respect to the subject site is shown 

below in Figure 12. 
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Figure 12:  Aerial of Representors Properties (subject site in red; representor’s site in 

yellow) 

 

The table below summarises the contents of the representation and the applicant’s 

response: 

 

Summary of Representations  

Representor/s Applicant’s Response 

 

• This residence is already “1 metre” 

above every allotment in the 

development 

 

 

• Should a building with 3.2 metre walls 

be constructed this would be a 

height of 4.2 metres, not including 

additional roof height 

 

 

 

• Should this application be approved, 

it can set precedence for every 

allotment in the locality 

 

 

• The subject site has an approved 

ground level of 268.70 metres above 

adjacent allotment with approved 

level of 268.20 metres 

 

• The building is designed 

subordinately and consistently with 

dwelling, in terms of height and 

position on boundary, and is unlikely 

to be visible from the representor’s 

land 

 

• Future development applications on 

other allotments will require future 

relevant assessment at time of 

application 
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A copy of the representation is contained in Attachment 2 and the applicant’s 

response is contained in Attachment 3. 

 

REFERRALS 

 

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, 23 June 2022, Version 2022.11: 

 

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. 

 

Relative to the subject site, the proposed development is of a scale, design and use 

that is typical of domestic sheds expected within a Neighbourhood Zone.  While being 

sited approximately 600 mm above natural ground level, and consequently higher 

than the abutting allotments, this is by virtue of a previously identified flood risk and 

resultant mitigation.  Notwithstanding, the proposed building is of a relatively small size 

and length, and impacts to the adjacent sites are not considered to be unreasonable, 

relative to the provisions of the Planning and Design Code. 

 

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 is not visible from outside the township area and will not diminish the 

visual amenity of the rural and natural landscape, such that it will not detract from the 

objects or character values 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=3B9DAC4E-C16F-AE10-1EC1-7E62C0475992
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Land Use 

 
Neighbourhood Zone  

Desired Outcomes 

DO 1 Housing supports a range of needs and complements the existing local context. 

Services and community facilities contribute to making a convenient place to live 

without compromising the residential amenity and character of the neighbourhood 

Relevant Performance Outcomes/Designated Performance Features 

Land use and Intensity  

PO 1.1 

Predominately residential development with 

complementary non-residential uses that 

support an active, convenient and walkable 

neighbourhood. 

DPF 1.1 

Development comprises one or more of the 

following: 

… 

(g) Outbuilding 

… 

 

 

The proposed development seeks the construction of an outbuilding ancillary to an 

existing dwelling.  The form of development satisfies DPF 1.1 and is clearly acceptable. 

 

Appearance of Development 

 
Neighbourhood Zone 

PO 3.1 

Building footprints are generally consistent with 

the prevailing pattern of development and 

retain sufficient space around buildings to limit 

visual impact and enable attractive outlook 

and access to light and ventilation. 

DPF 3.1 

The development does not result in site 

coverage exceed 60% of the site area. 

PO 10.1 

Residential ancillary buildings and structures 

are sited and designed to not detract from the 

streetscape or appearance of buildings on the 

site or neighbouring properties. 

DPF 10.1 

Ancillary buildings and structures: 

 

(a) are ancillary to a dwelling erected on the 

site 

(b) have a floor area not exceeding: 

(i) 60 sqm on sites less than 80 sqm 

(ii) 80 sqm on sites 800 sqm or more 

(c) are not constructed, added to or altered 

so that any part is situated: 

(i) in front of any part of the building line 

of the dwelling to which it is ancillary 

(ii) within 5.5 metres from the boundary 

of the primary street 

(iii) within 900 mm of a boundary of the 

allotment with a secondary street 

(d) in the case of a garage or carport, do not 

exceed 7 metres or 50% of the site 

frontage (whichever is the lesser) when 

facing a primary street or secondary street. 

(e) if situated on a boundary (not being a 

boundary with a primary street or 

secondary street) do not exceed 11 

metres unless: 

(i) a longer wall or structure exists on the 

adjacent site and is situated on the 

same allotment boundary 
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(ii) the proposed wall or structure will be 

built along the same length of 

boundary as the existing adjacent 

wall or structure to the same or lesser 

extent 

(f) if situated on a boundary of the allotment 

(not being a boundary with a primary 

street or secondary street) all walls or 

structure on the boundary do not exceed 

45% of the length of the boundary 

(g) will not be located within 3 metres of any 

other wall along the same boundary unless 

on an adjacent site on that boundary 

there is an existing wall of a building that 

would be adjacent to or abut the 

proposed wall or structure 

(h) have a wall height or post height not 

exceeding 3 metres above natural ground 

level (and not including a gable end) 

(i) have a roof height where no part of the 

roof is more than 5 metres above the 

natural ground level 

(j) if clad in sheet metal, are pre-colour 

treated or painted in a non-reflective 

colour 

(k) retains a total area of soft landscaping in 

accordance with (i) or (ii), whichever is 

less: 

(i) >450 sqm → 25% 

(ii) the amount of soft landscaping prior 

to the development occurring 

PO 10.2 

Ancillary buildings and structures do not 

impede on-site functional requirements such 

as private open space provision, car parking 

requirements and do not result in over-

development of the site. 

DPF 10.2 

Ancillary buildings and structures do not result 

in: 

(a) less private open space than specified in 

Design Table 1 – Private Open Space 

(b) less car parking than 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 to the nearest whole 

number 

(c) site coverage exceeding 60% 

 

The proposed building area when considered with the footprint of the existing 

dwelling will not exceed 60%.  As such, the development satisfies Performance 

Outcome 3.1. 

 

With respect to Performance Outcome 10.1, the design falls short of achieving all 

relevant criteria of the associated Designated Performance Feature.  In particular, the 

design does not satisfy items (f) and (h) of DPT 10.1 in that the total length of structures 

on the boundary will exceed 45% and the proposed wall height exceeds 3 metres 

relative to natural ground level. 

 

The total length of structures on boundary is approximately 46%.  This is considered 

acceptable in respect of the intent of the Performance Outcome – such that it won’t 

unreasonably detract from the streetscape or appearance from adjacent sites. 
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With respect to the height, the building is proposed with a wall height of 3.2 metres.  

This encroaches on the prescribed DPF provision of 3 metres.  Furthermore, because 

the site has been filled around 600 mm higher than natural ground, this results in a total 

max wall height relative to natural ground level of 3.8 metres.  Adjacent sites to the 

west and south, which share boundaries with the subject site, are not approved to fill 

to the same level. 

 

The building itself is positioned behind an established single storey detached dwelling 

constructed at the same floor level.  From the streetscape this proposed outbuilding 

will therefore not be readily visible and is not expected to appear out of scale. 

 

When viewed from the neighbouring sites to the west and south, which share a 

boundary with the subject site, the building will be visible but is not expected to be 

pronounced.  Much of the impact is limited by virtue of the shallow 6 metre length 

and width and positioning at the rear of each adjacent site. 

 

Performance Outcome 10.1 seeks ancillary residential buildings do not detract from 

the appearance of buildings on adjacent sites or the streetscape.  The building itself 

is a relatively compact structure, only 36 sqm in area incorporating a lean-to, with 

maximum dimension of 6 metres.  Although set higher than the adjacent sites by virtue 

of the site fill for flood mitigation, the appearance of the building and its relatively 

small length/width and position at the rear of the site, is not considered to detract 

from the appearance of buildings on adjacent sites or the streetscape.  As such, it is 

considered that the development is consistent with Performance Outcome 10.1. 

 

The building will be clad in non-reflective Colorbond material in “Paperbark”, which is 

consistent with DPF 10.1(j). 

 

The proposed development likewise satisfies DPF 10.2 in that sufficient private open 

space, car parking and site coverage will be retained at the completion of the 

development. 

 

Overall, the size, height and general impact of the building in its proposed position is 

considered to be acceptable. 

 

Design 

 
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 management, environmental performance, biodiversity and local 

amenity and to minimise energy consumption 
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Relevant Performance Outcomes/Designated Performance Features 

All development 

Earthworks and sloping land 

PO 8.1 

Development, including any associated 

driveway and access tracks, minimises the 

need for earthworks to limit disturbance to 

natural topography 

 

DPF 8.1 

Development does not involve any of the 

following: 

 

(a) excavation exceeding a vertical height 

of 1 metre 

(b) filling exceeding a vertical height of 1 

metre 

(c) a total combined excavation and filling 

vertical height of 2 metres or more 

Car parking, access and manoeuvrability 

PO 19.4 

Vehicle access is safe, convenient, minimises 

interruption to the operation of public roads 

and does not interfere with the street 

infrastructure or street trees 

DPF 19.4 

Vehicle access to designated car parking 

spaces satisfy (a) or (b): 

 

(a) is provided via a lawfully existing or 

authorised access point for which 

consent has been granted as part of an 

application for the division of land 

(b) where newly proposed: 

(i) is set back 6 metres or more from 

the tangent point of an intersection 

of 2 or more roads 

(ii) is set back outside of the marked 

lines or infrastructure dedicating a 

pedestrian crossing 

(iii) does not involve the removal, 

relocation or damage to of mature 

street trees, street furniture or utility 

infrastructure services 

PO 19.5 

Driveways are designed to enable safe and 

convenient vehicle movements from the 

public road to on-site parking spaces 

DPF 19.5 

Driveways are designed and sited so that: 

 

(a) the gradient from the place of access 

on the boundary of the allotment to the 

finished floor level at the front of the 

garage or carport is not steeper than 

1:4 on average 

(b) they are aligned relative to the street 

boundary so that there is no more than 

a 20 degree deviation from 90 degrees 

between the centreline of any 

dedicated car parking space to which 

it provides access (measured from the 

front of that space) and the street 

boundary 

(c) if located to provide access from an 

alley, lane or right of way – the alley, 

land or right of way is at least 6.2 metre 

wide along the boundary of the 

allotment/site 

 

The proposed development does not propose any new excavation and/or filling.  Site 

works have already been undertaken to an approved level.  Taking those site works 
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into account (approximately 600 mm fill), cutting and filling remains less than 1 metre 

respectively and satisfies the criteria of DPF 8.1. 

 

No new access is proposed by virtue of this development, and there will be no loss of 

existing car parking spaces on the site.  The development satisfies DPF 19.4 and 19.5. 

 

Effluent Disposal 

 
On-site Waste Treatment Systems 

PO 12.2 

Effluent drainage fields and other wastewater 

disposal areas are maintained to ensure the 

effective operation of waste systems and 

minimise risk 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 subject site is serviced by CWMS with an on-site septic tank.  No on-site effluent 

drainage areas exist. 

 

The building herein is adequately setback from the existing septic tank which is 

positioned on the north-eastern portion of the site. 

 

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 

 

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 
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establishes that the clearance is categories 

as ‘Level 1 clearance’. 

 

 

The applicant has submitted a Native Vegetation Declaration in accordance with 

DPF 1.1(a).  This aspect of the development is clearly acceptable. 

 

Character Preservation Overlay 
 

Character Preservation District Overlay (Township)  

Desired Outcomes 

DO 1 Recognise, protect and enhance the special character of the 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 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 at the rural area 

(c) ensuring visual separation from the rural 

area through landscaping and road 

reserves 

DPF 2.1 

None are applicable 

 

PO 2.2 

Development contributes to and maintains 

the historic identity and character of townships 

through appropriate: 

 

(a) form 

(b) scale 

(c) siting 

(d) design 

(e) landscaping 

DPF 2.2 

None are applicable 

 

The development herein is consistent with the identity and character of the township 

in which it is situated. 

 

The locality comprises a new 33 allotment land division with the subject site currently 

being the only developed site.  While those other sites remain vacant, this building will 

have limited visual prominence.  Upon development of those neighbouring allotments 

and the gradual increase of the built form, the relative prominence of this building will 

decrease.  Once the total land division is developed, this building will largely be 

obstructed from view from public spaces. 

 

The level of impact to the character and identity of the township by virtue of this 

development is reasonable, noting the building is of limited floor size and its height is 

not unreasonable within a residential environment. 
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Likewise, by virtue of its location within a designated township the building will not be 

visible from any rural areas of the Character Preservation District. 

 

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 separate from 

aboveground powerlines to minimise 

potential hazard to people and property 

DPF 1.1 

One of the following is satisfied: 

 

(a) a declaration is provided by or on 

behalf of the applicant to the effect 

that the proposal would not be contrary 

to the regulations prescribed for the 

purposes of section 86 of the Electricity 

Act 1996 

(b) there are no aboveground powerlines 

adjoining the site that are the subject of 

the proposed development 

 

The applicant has submitted an Electricity Declaration in accordance with DPF 1.1(a).  

This aspect of the development is acceptable. 

 

Other Overlays 

 

The following Overlays have been considered in the assessment of the proposed 

development but are not applicable given that: 

 

Hazards (Bushfire – Urban Interface) Overlay 

The proposed Development does not affect any bushfire assessment criteria. 

 

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 “domestic outbuilding (garage) with 

attached lean-to, having dimensions of 6.064 metres x 6 metres and wall height of 3.2 

metres (lean-to of 2.5 metre wall height)” at 11 Kaesler Drive, Nuriootpa. 

 

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 one 

representation, requesting to be heard. 

 

This report has provided a detailed assessment of the proposal against the relevant 

provisions of the Planning and Design Code. 
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The proposal involves construction of a domestic outbuilding of a residential scale, 

relative to the site on which it is located.  The site was previously authorised to be filled 

to address identified flood risks. Consequently, the height of this outbuilding relative to 

natural ground level is above that which is envisaged within the Planning and Design 

Code. However, as discussed within this report, the development herein is considered 

to adequately address the relevant provisions of the Planning and Design Code. 

 

Having regard to the context of this locality, the relative small size of the outbuilding, 

the wall height being not substantially more than the ‘DTS’ standard of 3 metres and 

the limited impacts to adjacent sites based on expected future development, the 

proposal is considered to warrant Planning Consent, subject to 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. 22022532 by BGI Building Group to undertake domestic outbuilding 

(garage) with attached lean-to, having dimensions of 6.064 metres x 6 metres and 

wall height of 3.2 metres (lean-to of 2.5 metre wall height)” at 11 Kaesler Drive, 

Nuriootpa (CT 6269/487) subject to the following conditions and advisory notes: 

 

Council Conditions 

 

(1) The development shall be undertaken in accordance with the endorsed plan 

and documentation (as amended) accompanying Application No. 22022532 

except where varied by any condition(s) listed below. 

 

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

Site Plan BGI Building Group BG 10 May 2022, A 

Floor Plan and 

Elevations 

BGI Building Group BG 20 May 2022, A 
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(2) Storm water disposal systems must be fully installed at the completion of the 

construction of the building with adequate measures deployed during 

construction to ensure the temporary disposal of surface or roof water does not 

affect neighbouring properties, to the satisfaction of the relevant authority. 

 

(3) The building herein approved shall not be used for human habitation or 

occupation, or industrial or commercial purposes, at any time. 

 

(4) The open side(s) of the structure authorised herein shall not be enclosed on 

any side with any solid material, roller door, or the like without the prior 

approval of relevant authority. 

 

(5) The external building materials shall: 

 

a) Be of new non-reflective materials; and 

b) Be in accordance with the approved plans; and 

c) Be maintained in good condition 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. 

 

(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 

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. 

 

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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(6) The adjoining owner should be advised of the proposed work on the boundary 

and issues such as access to perform work, removal of fences, finished levels 

and retaining walls should be resolved before building work commences.  This 

approval does not create an automatic right to access neighboring land. 

 

(7) Excavations on or near the boundary may require the giving of notification to 

the neighbour pursuant to regulation 75 of the Development Regulations.  It is 

recommended that where mechanical equipment is proposed to be used to 

construct retaining walls, and where the dwelling may impede access for that 

equipment, the retaining walls be constructed prior to preparing the footings. 

 

 

ATTACHMENTS OR OTHER SUPPORTING REFERENCES 

Attachment 1 Application and Associated Documents ⇩  

Attachment 2 Representation ⇩  

Attachment 3 Applicants Response to Representation ⇩  

 

 

BAP_04102022_AGN_1709_AT_files/BAP_04102022_AGN_1709_AT_Attachment_5907_1.PDF
BAP_04102022_AGN_1709_AT_files/BAP_04102022_AGN_1709_AT_Attachment_5907_2.PDF
BAP_04102022_AGN_1709_AT_files/BAP_04102022_AGN_1709_AT_Attachment_5907_3.PDF
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Development Locations

Location 1

Location reference
11 KAESLER DR NURIOOTPA SA 5355

Title Ref
CT 6269/487

Plan Parcel
D129082 AL34

Additional Location Information

Council
THE BAROSSA COUNCIL

Zone Overlays

Zones
  • Neighbourhood

Sub-zones
(None)

Overlays
  • Character Preservation District
  • Hazards (Bushfire - Urban Interface)
  • Hazards (Flooding - Evidence Required)
  • Native Vegetation
  • Prescribed Water Resources Area
  • Water Protection Area

Variations
  • Minimum Frontage (Minimum frontage for a detached dwelling is 15m; semi-detached dwelling is 12m; row dwelling

is 10m; group dwelling is 25m; residential flat building is 25m)
  • Minimum Site Area (Minimum site area for a detached dwelling is 420 sqm; semi-detached dwelling is 350 sqm; row

dwelling is 300 sqm; group dwelling is 350 sqm; residential flat building is 350 sqm)
  • Maximum Building Height (Levels) (Maximum building height is 1 level)

Application Contacts

Applicant(s)

Stakeholder info
BGi Building Group
21 TANUNDA ROAD
NURIOOTPA
SA
5355
Tel. 0885622799
info@bgibg.com.au

Contact

Stakeholder info
Mr Charles Edwards
21 TANUNDA ROAD
NURIOOTPA
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SA
5355
Tel. 0408 810 381
charles@bgibg.com.au

Invoice Contact

Stakeholder info
BGi Building Group
21 TANUNDA ROAD
NURIOOTPA
SA
5355
Tel. 0885622799
info@bgibg.com.au

Invoice sector type

Builder

Stakeholder info
BGi Building Group
21 TANUNDA ROAD
NURIOOTPA
SA
5355
Tel. 0885622799
info@bgibg.com.au

Land owners

Stakeholder info
Mr Ian Mader

Nature Of Development

Nature of development
Domestic Shed

Development Details
Current Use
Residential

Proposed Use
Residential

Development Cost
$11,222.00

Proposed Development Details
Domestic Shed
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Element Details

You have selected the following elements

Shed - $11,222.00

Septic/Sewer information submitted by applicant

Does this development require a septic system, i.e. septic tank and/or waste water disposal area?
No

Certificate of Title information submitted by applicant

Does the Certificate of Title (CT) have one or more constraints registered over the property?
Unsure

Consent Details
Consent list:
  • Planning Consent
  • Building Consent

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?
Applicant

Building Consent
Do you wish to have your building consent assessed in multiple stages?
No

Apply Now?
Yes

Who should assess your building consent?
The Barossa Council

Has a builder been engaged for the proposed development?
Yes

Is the development being constructed by an Owner Builder?
No

Consent Order
Recommended order of consent assessments
1. Planning Consent
2. Building Consent

Do you have a pre-lodgement agreement?
No
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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 Vegetation 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
4A pg 11.pdf Engineering Structural 1 Jul 2022 3:11 PM
31351 Mader CT.pdf Certificate of Title 1 Jul 2022 3:11 PM
31351 Mader Plan Image.pdf Certificate of Title 1 Jul 2022 3:11 PM
31351 Mader 220511 DA.pdf Site Plans 1 Jul 2022 3:11 PM
51325  1 2014.06.05 Certification  Universa l.pdf Engineering Structural 1 Jul 2022 3:11 PM
200709 TX  12139.07  S01.pdf Engineering Structural 1 Jul 2022 3:11 PM
TX12139.07  01.calcs.nz.pdf Engineering Structural 1 Jul 2022 3:11 PM

Application Created User and Date/Time
Created User
amanda.saunders

Created Date/Time
1 Jul 2022 3:11 PM
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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 6269 Folio 487
Parent Title(s) CT 5915/478

Creating Dealing(s) RTC 13752338

Title Issued 26/04/2022 Edition 1 Edition Issued 26/04/2022

Estate Type
FEE SIMPLE

Registered Proprietor
EVERFAR PTY. LTD. (ACN: 008 263 429)

OF PO BOX 199 NURIOOTPA SA 5355
1 / 2 SHARE

SOUTHACE PTY. LTD. (ACN: 097 209 240)
OF PO BOX 199 NURIOOTPA SA 5355
1 / 2 SHARE

Description of Land
ALLOTMENT 34 DEPOSITED PLAN 129082
IN THE AREA NAMED NURIOOTPA
HUNDRED OF NURIOOTPA

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 6269/487)

Date/Time 27/04/2022 11:36AM

Customer Reference 31351 MADER

Order ID 20220427004092

Land Services SA Page 1 of 1
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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21-23 Tanunda Road 
Nuriootpa, SA 5355 
p.  08 8562 2799 
e. info@bgibg.com.au 
w. bgibuildinggroup.com.au 

 
 

  

                                                                                    

                             
               
 

              
 

          

 
 

 
Quoted Price is Subject to Price Rise on BHP Steel Materials  
Quoted Price is valid for 30 days from date of issue  
BG INDUSTRIAL PTY. LTD. ABN: 227 6431 0297  
Trading as BGI BUILDING GROUP. Builders Lic No: BLD 178189    
21-23 Tanunda Road, Nuriootpa, SA, 5355 Ph [08] 8562 2799  Fax [08] 8562 3107 
Refer BGI Building Group Conditions of Contract available on request  
 

 

Management Systems Certified Company Licence Number Q0227  

         
  
 
 

Document:  Response to Representation 
 
 

DA: 22022532 

Project: Shed 

Address: 11 Kaesler Drive  

 NURIOOTPA, SA 

 
 

Hi  
 
Thank you for the request for response to representation  
 
 
I refer to the representation received from Wayne Duffield whose residence is located in the adjacent land division 
approx. 90m from the proposed outbuilding. 
 
The outbuilding is proposed on allotment 34 of approved land division Dev No D63967 which has an approved level 
of 268.70m with the adjacent allotment an approved level of 268.20m.  Allotment 34 has an approved development 
No 22000436 for a single storey detached dwelling presently under construction. 
 
As part of the approved dwelling an 8m long wall of the garage, amalgamated with the residence, is built on the 
boundary at a height of 3m plus the pitch of the main roof. 
The 6m side of the proposed outbuilding at the rear of the allotment is also on the boundary and is designed as a 
replication of the main residence. 
 
On the completion of other homes in this land division, the approved residence and proposed outbuilding would not 
be visible from Mr. Duffield’s home. 
 
Any future applications of similar nature, if proposed would require the approval of Council. 
 
Please advise Council that I wish to be heard. 
 
Kind Regards,  
 
Ian Mader  
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8.3 22024488 - 10 Second Street Nuriootpa 

 

Applicant:  Leanne Hutton of 10 Second Street Nuriootpa and Tony Niutta, 

JBG Architects 

Representors: Sophia and Leo Kapsiotis of 33 Murray Street Nuriootpa 

 

APPLICATION DETAILS 

PROPOSAL Alterations and additions to an existing building; 

Demolition of one outbuilding and lean-to 

attached to another outbuilding; Change of use 

from dwelling to office; Creation of on-site 

carparking  

APPLICANT Leanne Hutton (landowner) and Tony Niutta, JBG 

Architects  

OWNER DA and LD Hutton 

APPLICATION NO 22024488 

CERTIFICATE(S) OF TITLE CT 5777/261 

AREA 1340 sqm 

CURRENT USE Residential 

PLANNING AND 

DEVELOPMENT CODE 

VERSION 

Version 2022.12 (7 July 2022) 

PLANNING AND DESIGN 

CODE EXTRACT LINK 

Relevant Code Extract 

Relevant Code Extract – Office 

Relevant Code Extract - Demolition 

ZONE Township Activity Centre 

OVERLAYS Character Preservation District (Township) 

Hazards (Bushfire – Urban Interface) 

Hazards (Flooding – Evidence Required) 

Local Heritage Place 

Native Vegetation 

Prescribed Water Resources Area 

Traffic Generating Development 

Water Protection Area 

APPLICATION TYPE Performance Assessed 

PUBLIC NOTIFICATION Notified – Sign Required 

REFERRALS Nil 

PREVIOUS APPLICATIONS Nil 

ASSESSING OFFICER Jake Boswell  

RECOMMENDATION That Planning Consent be GRANTED subject to a 

Reserved Matter and Conditions 

 

INTRODUCTION 

The applicant, Leanne Hutton (landowner) and Tony Niutta, JBG Architects seek 

development approval for “Alterations and additions to an existing building; 

Demolition of one outbuilding and lean-to attached to another outbuilding; Change 

https://app.plan.sa.gov.au/suite/webapi/file-download?doc=FF5D48F2-334F-3AB5-A603-7E62D06AD20F
https://app.plan.sa.gov.au/suite/webapi/file-download?doc=633F2521-B8F7-357B-D84E-7E62D06AECED
https://app.plan.sa.gov.au/suite/webapi/file-download?doc=01F13998-2F3A-0E47-1B05-7E62D06AE5FD
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of use from dwelling to office and creation of on-site carparking” at 10 Second Street, 

Nuriootpa. 

 

The site is located within the Township Activity Centre 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 one 

representation, which has requested to be heard. 

 

This application is subject to a decision of the Barossa Assessment Panel for the 

following reason: 

 

(1) A representation has been received as a result of public notification and the 

representor has 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 alterations and additions to an existing dwelling (a local 

heritage listed place), inclusive of a change of land use from dwelling to office.  The 

modified floor plan will incorporate three offices and a reception. 

 

Two on-site parking spaces are proposed, plus an additional accessible car parking 

space.  Front and rear verandahs are also proposed to be replaced, as well as the 

removal and clearing of sporadic outbuildings located toward the rear of the site. 

 

The development is relatively small scale and is not considered to have an 

unreasonable impact to the amenity of adjacent and nearby land in the locality.  In 

the context of the locality in which the development is situated and that this is an 

anticipated form of development therein, the proposal is considered to warrant 

Planning Consent, subject to a Reserved Matter and conditions. 

 

SITE AND LOCALITY 

The site is known as 10 Second Street, Nuriootpa.  This is a single allotment containing 

an existing detached dwelling with ancillary outbuildings, subject to a Local Heritage 

Place described in the listing as ‘House and Outbuilding’ (ref: 16720) under the 

Planning and Design Code. 

 

The site has a frontage to Second Street of 22.25 metres and depth of 60.73 metres. 

 

Figure 1 highlights the subject land as below. 
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Figure 1:  Zone Map – subject site within Township Activity Centre Zone 

 

The site is relatively flat and there is no native vegetation affected by the 

development. Access is attained from Second Street with an existing crossover 

located at the northern end of the site frontage.  The site is also subject to an existing 

right-of-way which runs along and parallel to the northern side boundary of the site, 

from the Second Street frontage through to the eastern rear boundary of the property, 

providing means of access to rear-adjacent properties that front Murray Street. 

 

The site is located within the Nuriootpa township, abutting properties on its eastern 

boundary which have frontage to Murray Street (the main activity street of the 

township).  Adjacent sites to the north and south are both used for residential purposes 

containing single storey detached dwellings and ancillary residential structures. In 

addition, properties to the east are also primarily utilised for residential purposes. It is 

noted however that the allotment directly adjacent the subject site at 9 Second Street 

operates as a consulting room (chiropractor). 

 

An aerial view of the site and locality are contained in Figures 2 and 3. 

 

Site photos are provided in Figures 4 to 11. 

 

 

Subject Site 
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Figure 2:  Aerial – Locality – Site in red; Locality in yellow 
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Figure 3:  Aerial – Site in red 
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Figure 4:  Site Photo – Looking east toward subject site from Second Street 

 

 
Figure 5:  Site Photo – Looking east toward Local Heritage listed ‘house’ from Second 

Street 
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Figure 6:  Site Photo – Looking east toward the Local Heritage listed ‘outbuilding’ from 

Second Street 

 
Figure 7:  Site Photo – Looking south toward side of proposed office 
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Figure 8:  Site Photo – Looking south-east toward proposed car park 

 

 
Figure 9:  Site Photo – Looking east along right-of-way toward rear of site 
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Figure 10:  Site Photo – Looking west along right-of-way toward Second Street 

 

 
Figure 11:  Site Photo – Looking south-west toward rear of Local Heritage listed ‘house’ 

and ‘outbuilding’ 
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PROPOSAL 

The proposed development involves “alterations and additions to an existing building; 

Demolition of one outbuilding and lean-to attached to another outbuilding; Change 

of use from dwelling to office and creation of on-site carparking”. 

 

The existing dwelling on site is a Local Heritage Place under the Planning and Design 

Code, and the works herein propose to restore and retrofit the building, such that it is 

fit for purpose as an office. 

 

The office itself is proposed to operate between 8.30 am and 5.30 pm, Monday – 

Friday.  Three staff are expected to work within the proposed office. 

 

The scope of works incorporates replacement of existing verandahs attached to the 

front and rear of the subject building, of a size and design generally consistent with 

those being removed.  An enclosed wet area is also proposed to be established under 

the rear verandah area. 

 

Two car parking spaces with an additional accessible space are proposed to be 

established on the northern side of the main building, with access achieved from the 

right-of-way connecting to Second Street. 

 

Two outbuildings toward the middle and rear of the site are proposed to be 

demolished and removed from the site.  These buildings are not considered to 

contribute to the heritage value of the site. 

 

Attachment 1 contains a copy of the application and associated documentation. 

 

APPLICATION TYPE 

The site is located within the Township Activity Centre 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, nor 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 Township Activity Centre Zone. 

 

Partial demolition of buildings upon a site of a Local Heritage Place is not excluded 

from public notification within Table 5, and as such the application was subject to 

public notification. 

 

Representation: 

 

One Representation was received. 

 

• Sophia and Leo Kapsiotis of 33 Murray Street, Nuriootpa 

Person wishing to be 

heard: 

The representor has identified that they wish to address the 

Panel. 

 

Applicant Leanne Hutton (landowner) wishes to appear to respond to 

the representation 
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Time period for 

Public Consultation 

4 August 2022 – 24 August 2022 

 

An aerial view showing the representors’ properties is contained in Figure 12. 

 

 
Figure 12:  Aerial showing the representor’s property relative to the subject site (subject 

site in red; representor’s site in yellow) 

 

The table below summarises the contents of the representations and the applicant’s 

response: 

 

Summary of Representations  

Representor/s Applicant’s Response 
 

• Risk of closure and interest to extinguish 

the existing right of way which provides 

access to properties fronting Murray 

Street 

 

 

• General concern with the proposed 

change of use of the land (from dwelling 

to office) 

 

 

• Reassurance that the right-of-way will 

remain in place, with an understanding 

of requirements and knowledge that it 

cannot be extinguished 

 

 

• The zoning envisages office 

development 

 

 

A copy of the representation is contained in Attachment 2 and the applicant’s 

response to the representation is contained in Attachment 3. 
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REFERRALS 

 

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 following internal advice has been received from staff: 

 

Engineering Services The proposed development displays generally sound 

engineering practices. Access, car parking and 

manoeuvring areas are designed in accordance with 

AS2890. 

 

Heritage Advisor The proposal will remove later alterations and additions to 

the existing Local Heritage Place, and to demolish 

outbuildings that are of little or no heritage value. A 

change in use of the building to offices is also proposed. 

 

There are no concerns with the scope of work proposed 

such that the application is supported from a heritage 

perspective. 

 

ASSESSMENT 

Please refer to the following link, the Planning and Design Code extract for this 

proposal, dated 7 July 2022, Version 2022.11: 

 

Planning and Design Code Extract Link Relevant Code Extract 

Relevant Code Extract – Office 

Relevant Code Extract - Demolition 

 

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 of a scale and design that is consistent with the 

established character of the locality and that which is reasonably expected within the 

Township Activity Centre Zone.  The built form is sympathetic to the locality and the 

heritage value of the affected Local Heritage Place.  The proposed small scale office 

is not expected to diminish the amenity of adjacent land users and occupiers.  This 

proposal does not impinge upon the use and obligations of the relevant right-of-way 

located on site, and as such access to rear-adjacent sites shall remain un-impinged. 

 

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 not diminish the visual amenity of the Nuriootpa township nor rural 

area’s natural landscape and will not detract from the objects of value of the district. 

https://app.plan.sa.gov.au/suite/webapi/file-download?doc=FF5D48F2-334F-3AB5-A603-7E62D06AD20F
https://app.plan.sa.gov.au/suite/webapi/file-download?doc=633F2521-B8F7-357B-D84E-7E62D06AECED
https://app.plan.sa.gov.au/suite/webapi/file-download?doc=01F13998-2F3A-0E47-1B05-7E62D06AE5FD
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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 and Scale 

 
Township Activity Centre Zone  

Desired Outcomes 

DO1 A cohesive, active, accessible, and welcoming centre for local residents and visitors 

to shop, work, meet entertain and relax in an attractive and safe environment 

DO2 The range of land uses that occur in the centre provide important services to town 

residents, rural hinterland and the broader region 

Relevant Performance Outcomes/Designated Performance Features 

Land use and Intensity  

PO 1.1 

Retail, office, entertainment, health, 

recreation related uses and other businesses 

provide a range of goods and services to the 

local community and the surrounding district. 

 

DPF 1.1 

Development compromises one or more of 

the following: 

 

(a) Advertisement 

(b) Cinema 

(c) Community facility 

(d) Consulting room 

(e) Dwelling 

(f) Educational establishment 

(g) Emergency services facility 

(h) Hospital 

(i) Hotel 

(j) Indoor recreation facility 

(k) Library 

(l) Office 

(m) Place of worship 

(n) Pre-school 

(o) Public transport terminal 

(p) Recreation area 

(q) Retail fuel outlet 

(r) Service trade premises 

(s) Shop 

(t) Tourist accommodation 

 

The proposed development seeks the change of use of an existing dwelling to an 

office.  An office is an anticipated form of development within this zone under DPF 

1.1.  The land use is therefore clearly appropriate.  In addition, the office is of modest 

floor plate size, comprising of three offices and a reception.   

 

Overall, the land use and scale is considered to be acceptable. 
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Appearance of Development 

 
Township Activity Centre Zone 

PO 2.2 

Buildings are sited and designed to create 

pedestrian, vehicular and visual linkages 

between the various built-form elements within 

the zone and adjoining main roads. 

DPF 2.2  

None are applicable 

PO 3.1 

Buildings are set back from primary and 

secondary street boundaries to contribute to 

the consistent established streetscape. 

DPF 3.1 

Buildings are set back from road boundaries to 

align with buildings on adjoining land. 

 

PO 3.5 

Buildings on an allotment fronting a road that 

is not a State maintained road, and where 

land on the opposite side of the road is within 

a neighbourhood-type zone, provides an 

orderly transition to the built form scale 

envisaged in the adjacent zone to 

complement the streetscape character. 

DPF 3.5 

None are applicable 

 
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 management, environmental performance, biodiversity and local 

amenity and to minimise energy consumption 

Relevant Performance Outcomes/Designated Performance Features 

All development 

Earthworks and sloping land 

PO 8.1 

Development, including any associated 

driveway and access tracks, minimises the 

need for earthworks to limit disturbance to 

natural topography. 

 

DPF 8.1 

Development does not involve any of the 

following: 

 

(a) excavation exceeding a vertical height 

of 1 metre 

(b) filling exceeding a vertical height of 1 

metre 

(c) a total combined excavation and filling 

vertical height of 2 metres or more 

 

The proposed appearance of the development is broadly acceptable. 

 

With respect to Performance Outcome 2.2, no buildings are proposed to be relocated 

upon the site, such that the established building footprint will remain. Other than 
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updated colours and materials, the façade of the Local Heritage listed ‘house’ will 

remain generally consistent with the existing built form. 

 

An existing front verandah is to be replaced although this won’t be sited nearer to the 

primary frontage than the existing structure.  Likewise, the overall height of the building 

will not be increased, nor will there be any building work nearer to existing side, rear 

or front boundaries. 

 

As such, it is considered that Performance Outcomes 2.2, 3.1 and 3.5 are adequately 

satisfied. 
 

The proposed development does not propose any cut and/or fill.  Minor levelling works 

will occur to create a flat surface for the proposed car parking area which will be 

surfaced in gravel and landscaping is proposed to the Second Street boundary in 

front of the car park.  This work is consistent with Performance Outcome 8.1. 

 

Local Heritage 

 
Local Heritage Place Overlay 

Desired Outcomes 

DO 1 Development maintains the heritage and cultural values of Local Heritage Places 

through conversation, ongoing use and adaptive reuse 

Relevant Performance Outcomes/Designated Performance Features 

Built Form 

PO 1.1 

The form of new buildings and structures 

maintains the heritage values of the Local 

Heritage Place 

DPF 1.1 

None are applicable 

 

PO 1.2 

Massing, scale and siting of development 

maintains the heritage values of the Local 

Heritage Place 

DPF 1.2 

None are applicable 

 

PO 1.3 

Design and architectural detailing (including 

but not limited to roof pitch and form, 

openings, chimneys and verandahs) 

maintains the heritage values of Local 

Heritage Place 

DPF 1.3 

None are applicable 

 

PO 1.4 

Development is consistent with boundary 

setbacks and settings 

DPF 1.4 

None are applicable 

 

PO 1.5 

Materials and colours are either consistent 

with or complement the heritage values of 

the Local Heritage Place 

DPF 1.5 

None are applicable 

 

PO 1.6 

New buildings and structures are not placed 

or erected between the primary or secondary 

street boundaries and the façade of a Local 

Heritage Place 

DPF 1.6 

None are applicable 

 

PO 1.7 

Development of a Local Heritage Place 

retains features contributing to its heritage 

value 

DPF 1.7 

None are applicable 

 

PO 2.1 

Alterations and additions complement the 

subject building and are sited to be 

DPF 2.1 

None are applicable 
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unobtrusive, not conceal or obstruct heritage 

elements and detailing, or dominate the 

Local Heritage Place or its setting 

PO 2.2 

Adaptive reuse and revitalization of Local 

Heritage Places to support their retention in a 

manner that respects and references the 

original use of the Local Heritage Place 

DPF 2.2 

None are applicable 

 

PO 6.1 

Local Heritage Places are not demolished, 

destroyed or removed in total or in part unless: 

 

(a) the portion of the Local Heritage Place 

to be demolished, destroyed or 

removed is excluded from the extent of 

listing that is of heritage value; or, 

(b) the structural integrity or condition of the 

Local Heritage Place represents an 

unacceptable risk to public or private 

safety and is irredeemably beyond 

repair 

DPF 6.1 

None are applicable 

 

PO 6.2 

The demolition, destruction or removal of a 

building, portion of a building or other feature 

or attribute is appropriate where it does not 

contribute to the heritage values of the Local 

Heritage Place 

DPF 6.2 

None are applicable 

 

PO 7.1 

Conservation works to the exterior of a Local 

Heritage Place (and other features identified 

in the extent of listing) match original materials 

to be repaired and utilize traditional work 

methods 

DPF 7.1 

None are applicable 

 

 

Council’s Heritage Advisor has reviewed the application and provided comments.  As 

outlined earlier in this report, the Heritage Advisor has indicated “There are no 

concerns with the scope of works from a heritage perspective”. 

 

It is noted that the intent of the proposed alterations and additions are to restore a 

deteriorating building and ensure its future use for commercial office purposes, which 

represents an appropriate adaptive reuse of this Local Heritage Place. 

 

The removal and replacement of the front and rear verandahs will be the 

predominate visual changes to the building, along with the re-cladding of the roof.  

The verandahs will be generally of a consistent size and form to those original 

structures, while the existing red tiles that clad the roof will be substituted for custom-

orb Windspray sheeting.  External walls will be rendered to match a Surfmist tone. 

 

The resulting built form of the site will generally remain consistent with the attributes of 

the original heritage listing and will maintain the established heritage value.  The 

amendments in colour scheme will alter the heritage fabric of the place but will not 

diminish its value. 

 

The existing heritage listed outbuilding remains unchanged. 
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Sporadic outbuildings located toward the rear of the site are proposed to be removed 

and are not considered to display any heritage value and their removal is 

appropriate. 

 

In summary, the proposed building works are considered to maintain and preserve 

the heritage value of the Local Heritage listed ‘house and outbuilding’.  The 

development will support adaptive reuse of the Local Heritage Place and will assist 

with its revitalisation as envisaged by Desired Outcome 1 of the Overlay. 

 

Effluent Disposal 

 
Wastewater Services 

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. 

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 on 

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 

PO 12.2 

Effluent drainage fields and other wastewater 

disposal areas are maintained to ensure the 

effective operation of waste systems and 

minimise risk to human health and the 

environment. 

PO 12.2 

Effluent drainage fields and other 

wastewater disposal areas are maintained 

to ensure the effective operation of waste 

systems and minimise risk to human health 

and the environment. 

 

The proposed development comprises the installation of a new wet area behind the 

existing building, under the proposed rear verandah. 

 

The site has an existing connection to the Nuriootpa CWMS and can accommodate 

a new wastewater system on site.  A Wastewater Application will be required to be 

submitted and approved prior to Development Approval (if granted) and it is 

proposed to address this via a Reserved Matter. 
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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 

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 

categories as ‘Level 1 clearance’. 

 

The applicant has submitted a Native Vegetation Declaration in accordance with 

DPF 1.1(a), such that this aspect of the development is acceptable. 

 

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 

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: 

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 
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(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 have been taken in 

an adjacent zone primarily for sensitive 

receivers that mitigate adverse impacts 

without unreasonably compromising the 

intended use of that land 

(b) Office:  7.00 am to 9.00 pm Monday to 

Friday; 8.00 am to 5.00 pm, Saturday and 

Sunday 

(c) Shop, other than anyone or combination 

of the following: 

 

(i) restaurant 

(ii) cellar door in the Productive Rural 

Landscape Zone, Rural Zone or 

Rural Horticulture Zone 

 7.00 am to 9.00 pm, Monday to Friday; 

8.00 am to 5.00 pm, Saturday and 

Sunday 

Overshadowing 

PO 3.1 

Overshadowing of habitable room windows of 

adjacent residential land uses in: 

 

(a) a neighbourhood-type zone is minimised 

to maintain access to direct winter 

sunlight 

(b) other zones are managed to enable 

access to direct winter sunlight 

DPF 3.1 

North-facing windows of habitable rooms of 

adjacent residential land uses in a 

neighbourhood-type zone receive at least 3 

hours of direct sunlight between 9.00 am and 

3.00 pm on 21 June 

 

PO 3.2 

Overshadowing of the primary area of private 

open space or communal open space of 

adjacent residential land uses in: 

 

(a) a neighbourhood-type zone is minimised 

to maintain access to direct winter 

sunlight 

(b) other zones are managed to enable 

access to direct winter sunlight 

DPF 3.2 

Development maintains 2 hours of direct 

sunlight between 9.00 am and 3.00 pm on 21 

June to adjacent residential land uses in a 

neighbourhood-type zone in accordance with 

the following: 

 

(a) for ground level private open space, the 

smaller of the following: 

 

(i) half the existing ground level open 

space; or, 

(ii) 35 square metres of the existing 

ground level open space (with at 

least one of the areas dimensions 

measuring 2.5 metres) 

 

(b) for ground level communal open space 

at least half of the existing ground level 

open space 

PO 3.3 

Development does not unduly reduce the 

generating capacity of adjacent rooftop solar 

energy facilities taking into account: 

 

(a) the form of development contemplated 

in the zone 

(b) the orientation of the solar energy 

facilities 

(c) the extent to which the solar energy 

facilities are already overshadowed 

DPF 3.3 

None are applicable 

 

The proposed development will not increase the height of the existing building, nor 

proposes any development nearer to the southern boundary.  As such, there will be 
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no increase in overshadowing to the adjacent southern side (nor eastern or western 

sides) from this proposal.  Performance Outcome 3.1, 3.2 and 3.3 are satisfied. 

 

The development proposes to operate Monday – Friday, 8.30 am – 5.30 pm, which is 

consistent with DPF 2.1. 

 

The applicant has advised the office expected to accommodate three staff, with 

expected visitors of one per day.  It is appreciated that staff and visitor numbers may 

be subject to change depending on business demands.  The office is of small scale, 

reflecting the relatively small floor plate of the existing building, comprising three 

offices and a reception. 

 

Overall, the proposal will not result in any unreasonable land use conflict arising from 

the acceptable level of building work, appropriate business operating hours and small 

scale in respect to the expected number of staff and visitors. 

 

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. 

 

DPF 1.1 

Habitable buildings, commercial and industrial 

buildings, and buildings used for animal 

keeping incorporate a finished level at least 

300 mm 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 development will not alter the existing building level.  It is noted there 

are no ground levels nominated on the plans, however, the proposal is unable to alter 

the existing floor levels, recognising that this is a Local Heritage Place that has an 

established floor and wall structure.  From visual inspection, the building is clearly at a 

level above the top of kerb but it is unclear if the level is at least 300 mm.  

Notwithstanding, the building floor level is not substantially different in level to other 

established buildings in the locality and recognising that the existing building level 

cannot be changed, this aspect of the development is considered to be acceptable. 

 

Character Preservation District 

 
Character Preservation District Overlay (Township)  

Desired Outcomes 

Recognise, protect and enhance the special character of the Character Preservation Districts 

The long-term use of land outside of townships for primary production and associated value 

adding enterprises is assured and promoted 



Barossa Assessment Panel Meeting 4 October 2022 

 

Item 8.3 Page 343 

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 at the rural area 

(c) ensuring visual separation from the rural 

area through landscaping and road 

reserves 

DPF 2.1 

None are applicable 

 

PO 2.2 

Development contributes to and maintains 

the historic identity and character of townships 

through appropriate: 

 

(a) form 

(b) scale 

(c) siting 

(d) design 

(e) landscaping 

DPF 2.2 

None are applicable 

 

The development herein is generally consistent with the identity and character of the 

township in which it is situated.  The proposed works will restore and accommodate 

reuse of an established Local Heritage Place and this building clearly contributes to 

the character of the Nuriootpa township and locality. 

 

The development is proposed to restore the Local Heritage Place and this work is 

expected to be positive in respect to the character of development within the 

Nuriootpa township.  Overall, the development is consistent with the Character 

Preservation District Overlay. 

 

Transport, Access and 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 

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 

queueing 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 
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an access point for which consent has 

been granted as part of an application 

for the division of land; or 

(b) not located within 6 metres of an 

intersection of two or more roads or 

pedestrian activated crossing 

PO 3.5 

Access points are located so as not to interfere 

with street trees, existing street furniture 

(including direction signs, lighting, seating and 

weather shelters) or infrastructure services to 

maintain the appearance of the streetscape, 

preserve locale amenity and minimise 

disruption to utility infrastructure assets. 

PO 3.5 

Vehicle access to designed car parking 

spaces satisfy (a) or (b): 

 

(a) is provided via a lawfully existing or 

authorised access point or an access 

point for which consent has been 

granted as part of an application for the 

division of land 

(b) where newly proposed, is set back: 

 

(i) 0.5 metres or more from any street 

furniture, street pole, infrastructure 

services pit, or other stormwater or 

utility infrastructure unless consent 

is provided from the asset owner 

(ii) 2 metres or more from the base of 

the trunk of a street tree unless 

consent is provided from the tree 

owner for a lesser distance 

(iii) 6 metres or more from the tangent 

point of an intersection of two or 

more roads 

(iv) 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 compliment 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 
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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 

Table 1 - General Off-Street Car Parking 

Requirements 

Office – 4 spaces per 100 sqm floor area 

 

 
Design 

Car parking, access and manoeuvrability 

PO 19.4 

Vehicle access is safe, convenient, minimises 

interruption to the operation of public roads 

and does not interfere with the street 

infrastructure or street trees. 

DPF 19.4 

Vehicle access to designated car parking 

spaces satisfy (a) or (b): 

 

(a) is provided via a lawfully existing or 

authorised access point for which 

consent has been granted as part of an 

application for the division of land 

(b) where newly proposed: 

(i) is set back 6 metres or more 

from the tangent point of an 

intersection of two or more 

roads 

(ii) is set back outside of the 

marked lines or infrastructure 

dedicating a pedestrian 

crossing 

(iii) does not involve the removal, 

relocation or damage to of 

mature street trees, street 

furniture or utility infrastructure 

services 

PO 19.5 

Driveways are designed to enable safe and 

convenient vehicle movements from the 

public road to on-site parking spaces. 

DPF 19.5 

Driveways are designed and sited so that: 

 

(a) the gradient from the place of access 

on the boundary of the allotment to the 

finished floor level at the front of the 

garage or carport is not steeper than 

1:4 on average 

(b) they are aligned relative to the street 

boundary so that there is no more than 

a 20 degree deviation from 90 degrees 

between the centreline of any 

dedicated car parking space to which 

it provides access (measured from the 

front of that space) and the street 

boundary 

(c) if located to provide access from an 

alley, lane or right of way – the alley, 

land or right of way is at least 6.2 metre 

wide along the boundary of the 

allotment/site 
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Access is proposed to be achieved via the existing crossover positioned at the 

northern end of the Second Street frontage, with a connecting driveway running 

along the northern boundary through to the eastern rear boundary of the site.  This 

driveway is subject to a right-of-way providing free and unrestricted access to rear-

adjacent sites. 

 

The car parking for the proposed office is proposed to be located between this 

driveway and the existing Local Heritage listed ‘house’. 

 

Three spaces are provided, which includes one accessible car parking space. 

 

The proposed office space is 68 sqm.  Table 1 – General Off-Street Car Parking 

specifies that four car parking spaces per 100 sqm of office floor area shall be 

provided on site.  Having regard to the 68 sqm of floor space proposed as office, this 

would mean the proposal should be served by three car parking spaces. 

 

While three spaces are provided, consistent with Table 1, it is noted that one of these 

car parking spaces will be designated as an accessible space.  While the accessible 

space can be included within the car parking calculation, it is recommended the 

proposal be served by an additional space, reflecting that the office will comprise 

three offices and a reception.  

 

It is noted that there is sufficient space at the rear of the existing buildings in which to 

accommodate an informal parking of vehicles on site.  This can be provided in a 

manner that does not impinge upon the amenity of adjacent land users and will 

ensure sufficient car parking is accommodated on site, so as to avoid the spillover of 

vehicle parking onto the street.  This aspect of the development is subject to a 

recommended condition of consent. 

 

In respect to the design of the car parking spaces, Council’s Engineering Services 

Department have advised the proposed access and car parking arrangement 

complies with AS2890 and is therefore acceptable. 

 

It is noted that no new access points are proposed by this development, although the 

nature of movement through the existing access will be changed.  The design will 

utilise the existing lawful access point to Second Street which has been assessed as 

suitable and adequate to support access to the proposed car park, such that it 

satisfies Performance Outcome 19.4.  

 

Performance Outcome 19.5 seeks to ensure the connection between driveway points 

and car parking spaces are safe and convenient.  The proposed new office car 

parking is perpendicular to the driveway.  Access and egress to the car parking will 

thus require use of the right of way, however movement of vehicles within this space 

is acceptable and the turning manoeuvres can be accommodated in accordance 

with Australian Standard 2890. 

 

The existing right-of-way is not proposed to be removed and will need remain in a 

state that provides free and unrestricted access to beneficiary properties.  This is a 

matter that is outside the scope of the development application but it is noted the 

applicant has advised the right of way will remain in place. 
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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 separate from 

aboveground powerlines to minimise 

potential hazard to people and property 

PO 1.1 

Buildings are adequately separate from 

aboveground powerlines to minimise 

potential hazard to people and property 

 

The applicant has submitted an Electricity Declaration in accordance with DPF 1.1(a), 

such that Performance Outcome 1.1 is met. 

 

Other Overlays 

 

The following Overlays have been considered in the assessment of the proposed 

development but are not applicable given that: 

 

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 “alterations and additions to an existing 

building; Demolition of one outbuilding and lean-to attached to another outbuilding; 

Change of use from dwelling to office and creation of on-site carparking” at 10 

Second Street, Nuriootpa. 

 

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 one 

representation, requesting to be heard. 

 

This report has provided a detailed assessment of the proposal against the relevant 

provisions of the Planning and Design Code. 

 

The renovation and revitalisation of the Local Heritage Place, and use of the site as 

an office, is in accordance with the Desired Outcomes of the Township Activity Centre 

Zone and Local Heritage Place Overlay.  The development is of a low scale and low 

impact and it is not considered to have an unreasonable impact to the amenity or 

character of the locality.  As discussed within this report, the development is 

considered to adequately address the relevant provisions of the Planning and Design 

Code, such that the proposal is considered to warrant Planning Consent, subject to a 

Reserved Matter and 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. 22024488 by Leanne Hutton and Tony Niutta, JBG Architects to 

undertake ‘alterations and additions to an existing building; Demolition of one 

outbuilding and lean-to attached to another outbuilding; Change of use from 

dwelling to office and creation of on-site carparking’ at 10 Second Street, Nuriootpa 

(CT 5777/261) subject to the following Reserved Matter, conditions and advisory 

notes: 

 

Reserved Matters 

Pursuant to Section 102(3) of the Planning, Development and Infrastructure Act 

2016, the Relevant Authority reserves its decision in relation to the following matters: 

 

(1) 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:  

 

• 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. 

 

 Note:  Further conditions may be imposed on the Planning Consent in respect 

of the above matters.  

 

Council Conditions 

 

(1) The development shall be undertaken in accordance with the endorsed plans 

and documentation (as amended) accompanying Application No. 22024488 

except where varied by any condition(s) listed below. 
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Plan Type Prepared By Drawing No. Issue 

No./Date 

Coversheet, 

Perspective and 

Block Plan 

JBG Architects A000 P2 

Block Plan JBG Architects A001 P2 

Site Plan JBG Architects A002 P2 

Existing and 

Demolition Site 

Plan 

JBG Architects A003 P2 

Floor Plan JBG Architects A101 P2 

Elevations JBG Architects A211 P2 

Elevations JBG Architects A212 P2 

 

(2) Prior to occupation, the development authorised herein shall be connected 

and remain connected to an approved wastewater system to the reasonable 

satisfaction of the relevant authority. 

 

(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, to the satisfaction of the relevant authority. 

 

(4) The external building materials shall: 

 

(a) Be of new non-reflective materials; and 

(a) Be in accordance with the approved plans; and 

(b) Be maintained in good condition at all times. 

 

(5) The operating hours of the approved office herein shall be restricted as follows: 

 

- Monday – Friday:  8.00 am – 5.30 pm 

- Saturday:  8.30 am – 5.00 pm 

 

(6) All car parking, driveways and vehicle manoeuvring areas shall be 

constructed and finished in all-weather crushed aggregate (or similar 

authorised alternative) in accordance with the approved plans and shall be 

completed prior to the occupation or use of the development, to the 

reasonable satisfaction of the relevant authority. 

 

(7) An informal car park, capable of accommodating at least one car parking 

space, shall be established, at the rear of the existing buildings, so as to provide 

additional spillover capacity for on-site car parking for staff and visitors. 

 

(8) The car park and manoeuvring areas shall be kept clear and unobstructed of 

buildings and structures, so as to enable continual and ongoing use of the car 

parking spaces at all times. 

 

(9) All car parking, driveways and vehicle manoeuvring areas shall comply with 

the requirements of Australian Standard 2890.  The car parking spaces shall be 

demarcated in appropriate manner, consistent with the Australian Standard.  
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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 

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) The adjoining owner should be advised of the proposed work on the boundary 

and issues such as access to perform work, removal of fences, finished levels 

and retaining walls should be resolved before building work commences.  This 

approval does not create an automatic right to access neighboring land. 

 

(7) Excavations on or near the boundary may require the giving of notification to 

the neighbour pursuant to regulation 75 of the Development Regulations.  It is 

recommended that where mechanical equipment is proposed to be used to 

construct retaining walls, and where the dwelling may impede access for that 

equipment, the retaining walls be constructed prior to preparing the footings. 

 

(8) The subject site contains an established right-of-way providing free and 

unrestricted access to benefitting sites. This development authorisation does 

not affect nor diminish the rights of beneficiaries, and that right-of-way must 

remain free and unrestricted in accordance with relevant legislation. 

 

 

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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ATTACHMENTS OR OTHER SUPPORTING REFERENCES 

Attachment 1 Application and Associated Documentation ⇩  

Attachment 2 Representation Received ⇩  

Attachment 3 Applicants Response to Representation ⇩  

 

 

BAP_04102022_AGN_1709_AT_files/BAP_04102022_AGN_1709_AT_Attachment_5909_1.PDF
BAP_04102022_AGN_1709_AT_files/BAP_04102022_AGN_1709_AT_Attachment_5909_2.PDF
BAP_04102022_AGN_1709_AT_files/BAP_04102022_AGN_1709_AT_Attachment_5909_3.PDF
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Contact

Stakeholder info
Mr TONY NIUTTA
38 MURRAY STREET
TANUNDA
SA
5352
Tel. 0408 816 814
tonyn@jbgarchitects.com

Invoice Contact

Stakeholder info
Mrs Leanne Hutton
PO BOX 57
Tanunda
SA
5352
Tel. 0411307433
leanne@insiemeone.com.au

Invoice sector type

Land owners

Stakeholder info
Mrs Leanne Hutton
PO BOX 57
Tanunda
SA
5352
Tel. 0411307433
leanne@insiemeone.com.au

Nature Of Development

Nature of development
Alterations and additions to an existing building. Change of use from dwelling (class 1a) to an Office (class 5)

Development Details
Current Use
Dwelling

Proposed Use
Office tenancy

Development Cost
$100,000.00

Proposed Development Details
Alterations and additions to an existing building. Change of use from dwelling (class 1a) to an Office (class 5)

Element Details

You have selected the following elements

Change of building classification - $0.00
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Dwelling alteration or addition - $100,000.00

Alteration or addition

Please clarify the details of the alteration or addition:
Repair existing dwelling and replace verandah's (like for like)

Change of building classification

What is the existing building classification?
1A - Detached house/ Fire separated attached dwelling

What is the proposed building classification?
5 - Office for professional or commercial purposes

Septic/Sewer information submitted by applicant

Does this development require a septic system, i.e. septic tank and/or waste water disposal area?
Yes

Certificate of Title information submitted by applicant

Does the Certificate of Title (CT) have one or more constraints registered over the property?
Yes

Selected Constraints
Easement or rights of way

Consent Details
Consent list:
  • Planning Consent
  • Building Consent

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?
Applicant

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
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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 Vegetation 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
2237 - DA & LD Hutton SMSF - Second Street Office - Change of Use -
220718 - FOR PA .pdf

Floor Plans 18 Jul 2022 3:04 PM

S12FUL 9524 - 10 Second Street, NURIOOTPA SA 5355 - Search
Request.pdf

Certificate of Title 18 Jul 2022 3:04 PM

Application Created User and Date/Time
Created User
tony.niutta

Created Date/Time
18 Jul 2022 3:04 PM
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  SCANNED 20210830 085256

LAND

ftSERVICESSA

Product Register Search (CT 5777/261)
Date/Time 25/08/2021 10:16AM
Customer Reference BJM230449
Order ID 20210825002530

REAL ! I M P A R T ' ACT, 1 MS

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.

fiandl! Australia

Certificate of Title − Volume 5777 Folio 261
Parent Title(s) CT 4161/271

Creating Dealing(s) CONVERTED TITLE

Title Issued 25/05/2000 Edition 1 Edition Issued 25/05/2000

Estate Type
FEE SIMPLE

Registered Proprietor
IMANTS BUNDE

OF 10 SECOND STREET NURIOOTPA SA 5355

Description of Land
ALLOTMENT 772 FILED PLAN 210748
IN THE AREA NAMED NURIOOTPA
HUNDRED OF NURIOOTPA

Easements
SUBJECT TO EASEMENT(S) OVER THE LAND MARKED B TO THE SOUTH AUSTRALIAN GAS CO. (T 4554958)

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

Schedule of Dealings
NIL

Notations
Dealings Affecting Title NIL

Priority Notices NIL

Notations on Plan NIL

Registrar−General's Notes NIL

Administrative Interests NIL

Land Services SA
Copyright: www.landservices.com.au/copyright I Privacy: wwwlandserviceocom.au/privacy I Terms of Use: www.landservices.com.au/sailis−terms−of−use

Page 1 of 2
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LAND
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Date/Time 25/08/2021 10:16AM
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J B G ARCHITECTS PTY LTD

residential  -  commercial  -  winery  -  planning  -  architecture  -  interiors  -  landscape

Drawing  Title

Project Name

Drawing No. Issue

Project NumberArchitects Client

Issued ForIssue To

NOTES
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. Any 
discrepancies are to be referred to the project architect for clarification prior 
to work commencing.

ABN 31 852 116 195

Project Address

By

38 MURRAY STREET
TANUNDA 5352
P.  08 8563 1155

E. admin@jbgarchitects.com
Date

WARNING
Serv ices shown on this drawing are approximate only. The 
exact locationis to be confirmed on site the contractor 
prior to the commencement of work

Approved by Drawn by

THIS IS TO BE PRINTED IN COLOUR

P2

\\SERVER\Projects\JBG.2022\2237 Hutton Office\5. JBG Drawings + Photos\2237 - Hutton Office.rvt18/07/2022 2:36:40 PM

INSIEME ONE PTY LTD

10 SECOND STREET, NURIOOTPA

5355, SA
COVERSHEET, PERSPECTIVE + BLOCK

PLAN

2237

A000

DA & LD HUTTON SMSF - 2ND ST

OFFICE DEVELOPMENT

JBG TN

D A  &  L D   H U T T O N   S M S F -  2ND  S T   O F F I C E    D E V E L O P M E N T
CHANGE OF USE / ALTERATIONS & ADDITIONS

ARCHITECTURAL DRAWING LIST

Sheet List - A3

DWG No. DWG CONTENT

A000 COVERSHEET, PERSPECTIVE + BLOCK PLAN

A001 BLOCK PLAN

A002 SITE PLAN

A003 EXISTING & DEMOLITION SITE PLAN

A101 FLOOR PLAN

A211 ELEVATIONS

A212 ELEVATIONS

P1 REVIEW TN LH 18.07.22

P2 FOR PA TN BC 18.07.22
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PROPOSED CHANGE OF USE TO 

OFFICE BUILDING

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)

SITE SERVICES:

ELECTRICAL SUPPLY: (e) POWER CABLE SUPPLY TO REMAIN

WATER SUPPLY: (e) WATER METER + PIPE SUPPLY TO REMAIN

WASTEWATER DISPOSAL: CONNECT NEW WASTEWATER DRAINS TO 

(e) WASTEWATER DISPOSAL SYSTEM

TELECOMMUNICATION/DATA SUPPLY: (e) CABLE SUPPLY TO 
REMAIN

THE FINAL LOCATION OF NEW SERVICES/ CABLES / DRAINS/ TANKS 
IS TO BE CONFIRMED BETWEEN THE OWNER AND BUILDER 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:(WHERE APPLICABLE) WC, WATER 

HEATER, ALL LAUNDRY COLD WATER OUTLETS.

RAIN WATER TANKS:
TO LOCATIONS AS SCHEDULED ON SITE PLAN: EXISTING RAINWATER 

TANK TO REMAIN

EXTERNAL LIGHTS:
EXTERNAL LIGHTING IS TO BE ORIENTATED IN A DOWNWARDS 
DIRECTION  TO MINIMIZE LIGHT SPILL ON TO NEIGHBOURING SITES

SITE NOTES
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.

NOT FOR CONSTRUCTION
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30° 30° 5°7°

VERANDAH 

7°

(e) SEPTIC TANK

7°

(e) PLANTING ALONG BOUNDARY TO REMAIN

PROPOSED 

LANDSCAPE ZONE

(e) CROSSOVER

POWER SUPPLY ABOVE

VERANDAH

L O T   7 7 2

3 POINT TURN CIRCLE

(e) STORMWATER PIPE FROM REAR NEIGHBOURING SITES. TO BE 

CONFIRMED BY COUNCIL & SURVEYOR AS IS OVER THE 

BOUNDARY (LOT 772). SHOULD BE PART OF "RIGHT OF WAY" 
ACCESS. RELOCATION TO BE CONFIRMED

(e) SPOON DRAIN / STORMWATER MANAGEMENT

DENOTES EXISTING SITE LEVELS

DENOTES FINISHED FLOOR LEVEL

SITE LEVELS

XX
X

FFL X.XX

SITE AREA COVERAGE m²

SITE 1342

(e) BUILDING TO REMAIN 68.0

(e) BUILDING TO BE ALTERED 68.0

TOTAL NEW BUILDING WORK AREA 110.6 m²

ADDITION- ENCLOSED (ACCESS WC) 5.2

REPLACEMENT VERANDAH- UNENCLOSED 37.4

NOT FOR CONSTRUCTION
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"LEAN TOO" DELAPIDATED 

OUTBUILDING TO BE 
DEMOLISHED

ROOF REPLACED ON EXISTING OUTBUILDING 

VERANDAH TO BE REPLACED

REMOVE AND REPLACE 

ROOF SHEETING

OUTDOOR WC DEMOLISHED

DILAPIDATED OUTBUILDING DEMOLISHED

R I G H T                       O F                          W A Y

VERANDAH TO BE 

REPLACED

TREES REMOVED AS INDICATED

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

NOT FOR CONSTRUCTION
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FLOOR PLAN - GROUND +0

(e) U/S FASCIA 2 +2450

(e) RIDGE +4320

(e) U/S FASCIA 1 +2750

30°30°

5°
7°

7°

RD.1

FEN.1

(e) CHIMNEY

POST LANDSCAPE ZONE

DP

FLOOR PLAN - GROUND +0

(e) TREES ALONG BOUNDARY

(e) U/S FASCIA 2 +2450

(e) RIDGE +4320

(e) U/S FASCIA 1 +2750

RD.1

POST POST POST POST

3
0
°

PROPOSED VERANDAH 

VERANDAH BEYOND

(e) OUTBUILDING

LANDSCAPE ZONE

DP DP

ROOF + TRIMS: 
SHEET CLADDING:

RF.1: ROOF CLADDING
• CUSTOM ORB WITH MATCHING FLASHINGS. 

• FINISH: COLORBOND WINDSPRAY
• SELECT APPROPRIATE ROOF SHEET PROFILE TO SUIT ROOF 

PITCH

FASCIAS + BARGE BOARDS:
• FASCIA FINISH; PAINTED WHITE

GUTTERS:

RG: ROOF GUTTER

• 125mm QUAD GUTTERS
• GUTTER FINISH; COLORBOND WINDSPRAY
• 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:
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 ARE DETERMINED BASED ON 

VISUAL APPEARANCE AND TO FACILITATE ROOF DRAINAGE-
IF FURTHER DOWNPIPES ARE REQUIRED CONSULT OWNER 

OR ARCHITECT FOR PRIOR APPROVAL. 
• DOWNPIPE FINISH; TO MATCH ADJACENT WALL COLOUR

(WHITE)

WALLS:

METAL SHEET CLADDING:
SM.1: SHEET METAL CLADDING
• CUSTOM ORB SHEET CLADDING ; FINISH; COLORBOND 

SHALE GREY
• 100MM COVER FLASHINGS AT ALL CORNERS AND 

OPENINGS
• SHEETING IN ORIENTATION AS INDICATED ON DRAWING.

RENDER FINISH:

RD.1: RENDER FINISH
• RENDER/ TEXTURE COAT FINISH TO WALLS. FINISH; TO 

MATCH COLORBOND COLOUR SURFMIST

EXPOSED TIMBER / HARDWOOD:
• 'LOSP' TIMBER OR OTHER EXTERNALLY DURABLE TIMBER IN 

PAINTED FINISH; WHITE

WINDOWS + DOORS:
TIMBER FRAMES
• ALL TIMBER FRAMES IN PAINTED FINISH: WHITE

FENCES + SCREENS:

FEN.1 FENCE

• FINISH; COLORBOND WOODLAND GREY

GENERAL NOTES:
SELECT APPROPRIATE MATERIALS IN CONJUNCTION WITH THE 

REQUIREMENTS FOR APPLICABLE BUSHFIRE RISK AREAS + FIRE 

RESISTANCE NEAR BOUNDARIES, AND CORROSION RESISTANCE 
NEAR COASTAL AREAS.

THE BUILDER IS TO PROVIDE A SAMPLE OF EXTERNAL MATERIAL 
COLOURS + FINISHES TO THE OWNER PRIOR TO ORDERING.

EXTERNAL FINISHES SCHEDULE

NOT FOR CONSTRUCTION
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to work commencing.

ABN 31 852 116 195

Project Address

By

38 MURRAY STREET
TANUNDA 5352
P.  08 8563 1155

E. admin@jbgarchitects.com
Date

WARNING
Serv ices shown on this drawing are approximate only. The 
exact locationis to be confirmed on site the contractor 
prior to the commencement of work

Approved by Drawn by

THIS IS TO BE PRINTED IN COLOUR

P2

\\SERVER\Projects\JBG.2022\2237 Hutton Office\5. JBG Drawings + Photos\2237 - Hutton Office.rvt18/07/2022 2:36:43 PM

INSIEME ONE PTY LTD

10 SECOND STREET, NURIOOTPA

5355, SA
ELEVATIONS

2237

A211

DA & LD HUTTON SMSF - 2ND ST

OFFICE DEVELOPMENT

JBG TN

P1 REVIEW TN LH 18.07.22

P2 FOR PA TN BC 18.07.22

1 : 100A101

1         ELEVATION NE

1 : 100A101

2         ELEVATION NW

0 1.0m 3.0m 4.0m 5.0m

1:100 @ A3

2.0m



Barossa Assessment Panel Meeting 4 October 2022  

 Attachment 1 

Item 8.3 Page 363 

 

FLOOR PLAN - GROUND +0

PROPOSED OFFICE (CHANGE OF USE)

3
0
°

5
°

ACCESS WC ADDITION

VERANDAH

(e) RWT

VERANDAH WITH FENCING

NEW ROOF TO (e) OUTBUILDING

(e) CHIMNEY

POST

POST POST

POST

(e) U/S FASCIA 2 +2450

(e) RIDGE +4320

(e) U/S FASCIA 1 +2750

SM.1

FEN.1

DP DP

DP

FLOOR PLAN - GROUND +0

30°30°

7°
5° 7°

(e) CONCRETE RWT

(e) U/S FASCIA 2 +2450

(e) RIDGE +4320

(e) U/S FASCIA 1 +2750

SM.1RD.1

(e) OUTBUILDING BEYOND

DP

ROOF + TRIMS: 
SHEET CLADDING:

RF.1: ROOF CLADDING
• CUSTOM ORB WITH MATCHING FLASHINGS. 

• FINISH: COLORBOND WINDSPRAY
• SELECT APPROPRIATE ROOF SHEET PROFILE TO SUIT ROOF 

PITCH

FASCIAS + BARGE BOARDS:
• FASCIA FINISH; PAINTED WHITE

GUTTERS:

RG: ROOF GUTTER

• 125mm QUAD GUTTERS
• GUTTER FINISH; COLORBOND WINDSPRAY
• 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:

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 ARE DETERMINED BASED ON 

VISUAL APPEARANCE AND TO FACILITATE ROOF DRAINAGE-
IF FURTHER DOWNPIPES ARE REQUIRED CONSULT OWNER 

OR ARCHITECT FOR PRIOR APPROVAL. 
• DOWNPIPE FINISH; TO MATCH ADJACENT WALL COLOUR

(WHITE)

WALLS:

METAL SHEET CLADDING:

SM.1: SHEET METAL CLADDING
• CUSTOM ORB SHEET CLADDING ; FINISH; COLORBOND 

SHALE GREY
• 100MM COVER FLASHINGS AT ALL CORNERS AND 

OPENINGS
• SHEETING IN ORIENTATION AS INDICATED ON DRAWING.

RENDER FINISH:

RD.1: RENDER FINISH
• RENDER/ TEXTURE COAT FINISH TO WALLS. FINISH; TO 

MATCH COLORBOND COLOUR SURFMIST

EXPOSED TIMBER / HARDWOOD:
• 'LOSP' TIMBER OR OTHER EXTERNALLY DURABLE TIMBER IN 

PAINTED FINISH; WHITE

WINDOWS + DOORS:
TIMBER FRAMES
• ALL TIMBER FRAMES IN PAINTED FINISH: WHITE

FENCES + SCREENS:

FEN.1 FENCE

• FINISH; COLORBOND WOODLAND GREY

GENERAL NOTES:
SELECT APPROPRIATE MATERIALS IN CONJUNCTION WITH THE 

REQUIREMENTS FOR APPLICABLE BUSHFIRE RISK AREAS + FIRE 

RESISTANCE NEAR BOUNDARIES, AND CORROSION RESISTANCE 
NEAR COASTAL AREAS.

THE BUILDER IS TO PROVIDE A SAMPLE OF EXTERNAL MATERIAL 
COLOURS + FINISHES TO THE OWNER PRIOR TO ORDERING.

EXTERNAL FINISHES SCHEDULE

NOT FOR CONSTRUCTION
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1

Jake Boswell

From: Leanne Hutton <leannehutton@y7mail.com>
Sent: Friday, 2 September 2022 9:03 AM
To: Jake Boswell
Cc: Tony Niutta
Subject: [EXTERNAL] Re: Barossa Council - DA 22024488 - 10 Second Street Nuriootpa

CAUTION: This Message originated outside your organization. Treat all attachments and hyperlinks with suspicion. 

Thank you Sophia for taking the time to communicate your 
concerns. 

 
Firstly, I apologise for any inconvenience your tenants may have 
experienced with access to their property. After speaking with 
the builder, he assures me that all tenants have been able to 
have full access. However, there has been time, due to weather, 
that they may have had to wait a minute whilst vehicles are 
moved but they have all been very understanding. We are very 
conscious not to inhibit this access and this has been reinforced 
to our builder. 
 
To reassure your concerns, we were fully aware when we 
purchased the property of the legal encumbrance of the 
driveway access and easement parameters. The provision of the 
access is essential for our neighbours and we respect the legal 
restrictions imposed on the right of way.  
 
At our cost, we engaged a professional surveyor and had the 
property surveyed completed with clear boundaries now in 
place. It has been over 100 years since had occurred and 
registered.  This now ensures that everyone is aware of the legal 
boundaries and right of way access.  
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2

I trust this now reassures you and allays any further concerns 
you may have. If you have any other questions, please feel free 
to contact me.  
 
Kind Regards 
 
Leanne Hutton 
Ph:    +61 0411 307433 
 
The information contained in this email is intended only for the person or entity to which it is addressed and 
contains confidential and privileged material. Any review, retransmission or other use of this by persons other than 
the intended recipient is prohibited. If you are not the intended recipient of this email communication, please notify 
me contacting us on + 61 0411 307433 or replying to the sender and then destroy paper or electronic copies of 
this message. 
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9. REPORTS – REVIEW OF ASSESSMENT MANAGER DECISIONS (PLANNING, 

DEVELOPMENT AND INFRASTRUCTURE ACT 2016)  

 

Nil. 

 

 

10. REPORTS – PANEL UPDATES  

 

Nil. 
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11. REPORTS – OTHER BUSINESS 

 

11.1 Barossa Assessment Panel Operating and Meeting Procedures - 

Discussion Paper for Feedback  

 

PURPOSE 

To seek feedback regarding the operation of the Barossa Assessment Panel Operating 

Procedures to inform future changes under subsequent report. 

 

BACKGROUND 

The current membership of the Barossa Assessment Panel was formed on the 15 June 

2021, following implementation of the Planning, Development and Infrastructure Act 

2016 (PDI Act).  Section 18 of the Planning, Development and Infrastructure (General) 

Regulations 2017 outlines that except insofar as a procedure is prescribed by the Act 

or these Regulations, the procedures of an Assessment Panel in relation to the 

conduct of its business will be as determined by the Assessment Panel. 

 

The Operating Procedures were last amended by the Panel at its meeting on 7 June 

2022.  A copy of the Operating Procedures is contained in Attachment 1.  The recent 

changes were in respect to: 

 

a) New Section 18 regarding quarterly reporting of the development applications 

determined under delegated authority of the Barossa Assessment Panel and any 

development application delegated by the Panel where a deemed consent 

notice has been received; 

b) Amend Section 13 – Information provided following preparation of the meeting 

agenda, to provide greater clarity in relation to when circumstances of this kind 

shall apply and be dealt with.  

 

As part of the PDI Act implementation, the Local Government Association in 

partnership with Norman Waterhouse lawyers developed Model Meeting Procedures 

to act as a template for Council Assessment Panels.  The Model Procedures were last 

updated in July 2022 and the most recent changes reflect the adoption of Section 39 

of the Legislation Interpretation Act 2021 which allows for meetings to be conducted 

via audio visual or audio means.  This change has meant that meetings of Assessment 

Panels can continue to be conducted via electronic means, despite the repeal of 

Section 17 of the Covid-19 Emergency Response Act 2020.  A copy of the most recent 

version of the Model Procedures is contained in Attachment 2. 

 

Recognising that the current term of the Panel will conclude on 31 December 2022, it 

is timely that the Panel is invited to provide feedback on the general performance 

and mechanics of the the Operating and Meeting Procedures, to inform future 

changes that may be presented to the Panel for consideration when the new Panel 

is formed on 1 January 2023. 

 

DISCUSSION 

The Operating and Meeting Procedures have not been modelled on the LGA’s Model 

Meeting Procedures and therefore the contents of the Barossa Assessment Panel 

Operating and Meeting Procedures differ in certain respects although there are many 

common clauses within the document.  The Model Procedures do provide a model 

structure and appropriate expression to guide the Panel’s operations and may offer 
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example of how certain clauses within the current Procedures might be amended, 

should there be desire to amend them. 

 

The Panel is requested to offer feedback on the operations of the Procedures and this 

report provides some discussion in respect to some key elements of the Operating and 

Meeting Procedures, under headings below: 

 

Clause 8.5 – Questions raised by Panel Members prior to meeting 

 

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. 

 

This clause seeks to ensure that any questions posed by Panel members can be 

properly considered and a response provided to all Panel members, prior to the 

meeting. While this is appropriate, at times there may be instances where a late 

question is posed and the current construction of this clause may discourage Panel 

members from raising genuine issues at a late stage. There is benefit in any 

issues/questions being flagged with the Assessment Manager, even if a complete 

response is unable to be provided to all members prior to the meeting. 

 

Clauses 10.1 and 10.3 – 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. 

 

10.3 Pursuant to Regulation 50(6) of the PDI Regulations, if the Panel determines to 

 hear 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. 

 

Representors may request to be heard but Regulation 50(5) of the PDI Regulations 

gives discretion to the Panel to determine if a representor is afforded an opportunity 

to appear personally if it considers that it would assist the Panel in making its decision 

on an application.  Unlike the previous Category 3 process under the Development 

Act 1993, representors are not given an automatic right to appear 

 

Regulation 50(5) and (6) are constructed in a way that requires the discretion to be 

exercised prior to the meeting, however, the practice has been that representors are 

afforded this opportunity without a decision being made by the Panel (ie. for every 



Barossa Assessment Panel Meeting 4 October 2022 

 

Item 11.1 Page 370 

time a representor requests to be heard), such that administration grant this right and 

inform the representors of the place and time the person will be invited to appear. 

 

Given the practice that representors will generally be afforded an opportunity to be 

heard and that representors must be informed of their opportunity to speak, the place 

and time for the meeting, in advance of the meeting, Clause 10.1 could be amended 

to better reflect the current practice and to provide explicit delegation to the 

Assessment Manager to exercise this discretion, rather than the current construction 

of Clauses 10.1 and 10.3 which refers to the Panel. 

 

Clauses 10.5 and 10.6 – Allocation of time for address to the Panel 

 

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. 

 

In the previous matter of the Nexus tourist development, presented to the Panel on 

5 April 2022, a representor was nominated as the spokesperson on behalf of two other 

representor. After consideration, the Presiding Member afforded the representor 

fifteen minutes in which to address the Panel.  This decision was made at discretion of 

the Presiding Member, recognising that under normal circumstances, each 

representor that had requested to be heard, would have been afforded their five 

minutes under Clause 10.5. 

 

Upon reflection of this meeting, the Presiding Member acknowledged that it might be 

appropriate to allow a representor, who is speaking on behalf of another representor, 

to be afforded an additional five minutes in which to speak, or where the 

spokesperson is speaking on behalf of two or more persons, up to not more than 

fifteen minutes in which to address the Panel.  Should such a clause be adopted, the 

applicant would need to be afforded the same additional period of time in which to 

respond to the representors. 

 

Clause 15.3 – Panel will make a decision 

 

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. 

 

This clause differs from the clauses within the Model Procedures which do 

contemplate deferral as an appropriate course of action for the Panel to take in some 

circumstances.  The current construction of clause 15.3 may place the Panel in an 

awkward situation in an instance where the Panel is uncomfortable to support an 

application but is not necessarily of a mind to refuse the application, where 

appropriate amendments may be possible for example to address deficiencies with 

an application, especially where the applicant is receptive to changes. In this 

instance, it is suggested the clause would be best modified to reflect that the Panel is 

not obligated to make a decision if it is not comfortable with what is presented to 

enable greater flexibility for deferral if needed. 
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Appointment of a Deputy Presiding Member 

 

The Operating and Meeting Procedures do not contemplate the appointment of a 

Deputy Presiding Member but it is open for the Procedures to contemplate the 

appointment of a Deputy Presiding Member to stand in for the Presiding Member in 

instance where the Presiding Member is absent. 

 

Procedure should an electronic meeting be terminated 

 

Given that electronic meetings are contemplated form of meeting within the 

Operating and Meeting Procedures, it may be appropriate for the Procedures to 

outline the procedure to be followed in scenario that the meeting is terminated 

unexpectedly due to an IT connection issue or power outage. 

 

CONCLUSION 

The Panel is invited to provide feedback on the performance and mechanics of the 

Operating and Meeting Procedures and this feedback will be taken into 

consideration when the Procedures are next reviewed, upon commencement of the 

new Panel from 1 January 2022. 

 

RECOMMENDATION 

That the report be received. 

 

ATTACHMENTS OR OTHER SUPPORTING REFERENCES 

Attachment 1 Operating and Meeting Procedures adopted at 7 June 2022 BAP 

meeting ⇩  

Attachment 2 Local Government Association - Model Procedures ⇩  
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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: 07/06/22 

HPE Content Manager 

Ref: 

20/71161 Next Review Date: 07/06/2024 

 

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. 
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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.  Additional time may be provided in accordance with clause 13.3. 

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.  Additional time may be provided in accordance with 

clause 13.3. 
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10.7 Representors and applicants will not be allowed a further opportunity to 

address the Panel after the conclusion of the hearing of representations. 

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; 
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11.2.2 the names of the members of the Panel present; 

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. 



Barossa Assessment Panel Meeting 4 October 2022  

 Attachment 1 

Item 11.1 Page 382 

   
 
 

 
Barossa Assessment Panel Operating and Meeting Procedures  7/6/2022 

 

11 
 

 

13. INFORMATION RECEIVED AFTER MEETING AGENDA IS FINALISED 

13.1 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:  

13.1.1 accepted and considered; or  

13.1.2 not accepted and not considered, 

the Presiding Member's determination in this regard is final. 

13.2 In determining whether to accept and consider the information pursuant to 

clause 13.4.1, the Presiding Member should consider the following: 

a) The content of the information and whether it is relevant to the matter of 

whether Planning Consent should be granted 

b) The time available for the information to be properly considered by the 

applicant, the representors (as relevant) and the Panel; 

c) The reasons why the information was not provided within the application 

(or representation as relevant); 

d) Prejudice that may be suffered on the other party (applicant or 

representor/s as relevant) by accepting or not accepting the information. 

13.3 Whenever new or additional information or material provided by the 

applicant is accepted and considered by the Panel, representors may 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. 

13.4 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 may 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 

meeting procedures and the principles of natural justice and procedural 

fairness. 
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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. 

(a) Where Planning Consent is granted subject to conditions, 

reasons why the conditions have been imposed must be 

provided. 
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(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 

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 
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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. 

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.  
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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 

matter proceed to a hearing in the Environment, Resources and Development 

Court. 
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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. QUARTERLY REPORTING 

18.1 The Assessment Manager will prepare: 

18.1.1 A quarterly report of the development applications determined under 

delegated authority of the Barossa Assessment Panel for the previous 

period; 

18.1.2 A report at the next meeting of the Panel for any development 

application delegated by the Panel where a deemed consent notice 

has been received. 

19. VALIDITY OF PROCEEDINGS 

19.1 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. 

 

20. COMPLAINTS  

20.1 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. 

20.2 A complaint must: 

20.2.1 be in writing; and 

20.2.2 contain particulars of the allegation on which the complaint is based; 

and  

20.2.3 be verified by statutory declaration. 
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20.3 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. 

21. MISCELLANEOUS MATTERS 

21.1 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 

request in writing to the Assessment Manager, including reason(s) for their 

request to defer. 

21.2 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. 

21.3 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. 

21.4 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. 

21.5 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. 

22. OTHER MATTERS 

22.1 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. 
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22.2 The Panel will review these Operating and Meeting Procedures on an annual 

basis. 

 

 

Signed ……………………………………………  Dated: ………………………………………… 

Presiding Member 
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[COUNCIL] Council Assessment Panel  

Meeting Procedures 

Adopted by the CAP on [insert date] 

 
These Meeting Procedures are to be read in conjunction with: 
 

• the meeting procedures contained within the Planning, Development and 
Infrastructure (General) Regulations 2017 (Regulations); and  
 

• the CAP’s Policy for Assessment Panel Review of Decision of Assessment 
Manager (Assessment Manager Review Policy).  

 
1. CAP MEETINGS 

Ordinary Meetings 

1.1 Subject to clause 1.21.2, ordinary meetings of the [COUNCIL] Council 
Assessment Panel (CAP) will be held at such times and places as 
determined by the CAP. 

1.2 The time and place of the first meeting of the CAP following its 
establishment will be determined by the Assessment Manager. The 
Assessment Manager must give notice of the first CAP meeting to the 
CAP and the public in accordance with clauses 1.41.4 and 1.61.6. 

1.3 Notice of an ordinary meeting will be given to all CAP Members by the 
Assessment Manager not less than [insert] clear days prior to the 
holding of the meeting in accordance with clause 1.41.4 

1.4 Notice of a meeting of the CAP must: 

1.4.1 be in writing; 

1.4.2 set out the date, time and place of the meeting; 

1.4.3 be signed by the Assessment Manager; 

1.4.4 contain or be accompanied by the agenda and any documents 
and/or reports that are to be considered at the meeting (in so far 
as practicable); and 

1.4.5 be given to a CAP Member personally, by post to a place 
authorised in writing by the Member or by other means 
authorised by the Member as being an available means of giving 
notice;. 

1.4.6 where attendance at the meeting is able to occur by electronic 
means (in whole or in part), include details of how to connect to 
the meeting; and 
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1.4.51.4.7 where the meeting is to be live streamed for viewing by 
members of the public, include details of how to access and/or 
connect to the live stream. 

1.5 A notice that is not given in accordance with clause 1.41.4 is taken to 
have been validly given if the Assessment Manger 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. 

1.6 A copy of the agenda for all meetings of the CAP will be available for 
viewing by the public on the Council’s website and at the Council’s 
offices as soon as practicable after the time that notice of the meeting 
has been given to CAP Members.  

1.7 The Assessment Manger may, with leave or at the request of the 
Presiding Member, include in the agenda an item to be considered at the 
meeting to which the agenda relates after notice of the meeting has 
been given to CAP Members. In such instance, the Assessment Manger 
shall provide an updated agenda and any documents and/or reports 
relating to that item to be considered at the meeting to Members as soon 
as practicable. The Assessment Manager will also make an updated 
agenda available to the public. 

1.8 The Presiding Member may adjourn a CAP Meeting to a future date and 
time, unless the CAP resolves to continue the meeting. 

1.9 A meeting will break for [insert time period] once every [insert time 
period], or more or less often as determined by the Presiding Member. 

Special Meetings 

1.10 The Presiding Member, or two or more CAP Members, may by delivering 
a written request to the Assessment Manager require a special meeting 
of the CAP to be held. The written request must be accompanied by the 
agenda for the special meeting.  

1.11 On receipt of a request pursuant to clause 1.101.10, the Assessment 
Manager must determine the date, time and place of the special meeting 
and give notice to all CAP Members at least 4 hours before the 
commencement of the special meeting.  

2. DEPUTY MEMBERS 

2.1 If a CAP Member is unable or unwilling 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. 

2.2 If notification pursuant to clause 2.12.1 is given, the Assessment 
Manager may request a Deputy Member attend the meeting in place of 
the CAP Member for the meeting or part of the meeting.  

Commented [p1]: May be replaced with the Presiding 
Member 
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2.3 Unless the context otherwise requires, a reference to a Member in these 
Meeting Procedures includes a Deputy Member. 

2.2.1  

3. ADDITIONAL MEMBERS 

3.1 The CAP may appoint up to two Additional Members in accordance with 
Section 85 of the Planning, Development and Infrastructure Act 2016 
(Act).  

3.2 Where the CAP has appointed Additional Member(s), the Presiding 
Member, in consultation with the Assessment Manager, may invite one 
or both Additional Members to attend any meeting (or part thereof) 
where he or she considers the Additional Member(s) will, by virtue of 
their qualifications, expertise or experience, assist the CAP in dealing 
with a matter that it must assess under the Act (or, during the transition 
to the Act, the Development Act 1993 (D Act)). 

3.3 A request that an Additional Member attend a meeting must be made in 
writing and be accompanied by the notice for the meeting in accordance 
with clause 1.41.4, highlighting the item(s) the Additional Member is 
required to consider. 

3.4 Unless the context otherwise requires, a reference to a Member in these 
Meeting Procedures includes an Additional Member, save that an 
Additional Member is not able to vote on any matter arising for 
determination by the CAP. 

4. ELECTRONIC MEETINGS 

4.1 One or more CAP Members may attend a meeting via electronic means. 

4.2 A CAP Member attending a meeting via electronic means is taken to be 
present at the meeting provided that the CAP Member: 

4.2.1 can hear and, where possible, see all other CAP Members who 
are present at the meeting; 

4.2.2 can hear and, where possible, see all representors (or their 
representatives) and applicants (or their representatives) who 
speak at the meeting; 

4.2.3 can be heard and, where possible, seen by all other CAP 
Members present at the meeting; and 

4.2.4 can be heard and, where possible, seen by the person recording 
the minutes of the meeting. 

4.3 Where a meeting occurs via electronic means, it will (to the extent that 
the public is not able to physically attend the meeting) be live streamed. 

Commented [p2]: Clause 3 may be deleted if Additional 
Members are not appointed to the CAP.  

Commented [NM3]: Section 39 of the Legislation 
Interpretation Act 2021 allows electronic meetings to occur via 
audio connection only.  Panels may wish to encourage audio 
and visual connections, where possible. Where a Panel is 
satisfied with audio connection only, the text “where possible, 
see” may be deleted. 

Commented [NM4]: As above. 
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4.4 Where a meeting is being live streamed, the live stream must be 
disconnected only during those parts of the meeting during which the 
public has been excluded from attendance pursuant to Regulation 13(2) 
of the Regulations. 

4.5 Where the public has been excluded from attendance pursuant to 
Regulation 13(2) of the Regulations, the Assessment Manager or a 
person nominated by the Assessment Manager must ensure that all 
parties except for the CAP Members disconnect from or are 
disconnected from the meeting. 

4.5. COMMENCEMENT OF MEETINGS 

4.15.1 Subject to a quorum being present, a meeting of the CAP will commence 
as soon as possible after the time specified in the notice of a meeting. 

4.25.2 If the number of apologies received by the Assessment Manager or 
Presiding Member indicates that a quorum will not be present at a 
meeting, the Presiding Member may adjourn the meeting to a specified 
day and time.  

4.35.3 If at the expiration of thirty minutes from the commencement time 
specified in the notice of the meeting a meeting a quorum is not present, 
the Presiding Member may adjourn the meeting to a specified date and 
time.  

4.45.4 In the event that the Presiding Member is absent from a meeting, the 
Assessment Manager, or such other person as nominated by the 
Assessment Manager, will preside at the meeting until such time as the 
meeting appoints an Acting Presiding Member. 

5.6. ASSESSMENT OF DEVELOPMENT APPLICATIONS 

The procedures in Part 65 of these Meeting Procedures relate only to the 
CAP’s assessment of development applications under Part 7 of the Act and 
Part 4 of the D Act. NB: The procedures for determining an application for 
review of an Assessment Manager’s decision are contained in the Assessment 
Manager Review Policy. 

5.16.1 The Assessment Manager may in his or her discretion exclude: 

5.1.16.1.1 a representation or response to representation(s) which is 
received out of time; 

5.1.26.1.2 a representation in relation to Category 2 development from a 
person who was not entitled to be given notice of the application; 
or 

5.1.36.1.3 a representation or response to representation(s) which is 
otherwise invalid. 

Commented [p7]: May be replaced with the Presiding 
Member 
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5.26.2 The Assessment Manager may in his or her discretion accept and allow 
to be considered by the CAP any new or additional material submitted by 
a representor or applicant. The CAP may defer consideration of the 
application to enable full and proper assessment of the further 
information. 

5.36.3 Any material to be considered by the CAP pursuant to clause 6.26.2 
must be provided to the applicant and/or representor(s) (as the case 
may be) in a manner directed by the Assessment Manager and those 
parties be provided with an opportunity to respond, either in writing or 
verbally, at the discretion of the Assessment Manager.  

5.46.4 In relation to each application it considers, the CAP must: 

5.4.16.4.1 determine whether the proposal is seriously at variance with 
the Development Plan or the Planning Rules (as relevant) and 
provide reasons for its determination; and 

5.4.26.4.2 provide reasons for granting or refusing development 
authorisation and for the imposition of any conditions. 

5.56.5 If the CAP determines that a proposal is seriously at variance with the 
Development Plan or the Planning Rules (as relevant), it must refuse 
development authorisation to the application. 

5.66.6 In relation to each application to be considered and determined by the 
CAP: 

5.6.16.6.1 a person who has lodged a representation in relation to a 
Category 2 or 3 application under the D Act or an  application for 
which notice must be given under the Act, which has not been 
excluded pursuant to clause 6.16.1 and who has indicated that 
they wish to be heard on their representation is entitled to 
appear before the CAP and be heard in support of their 
representation, in person or by an agent;  

5.6.26.6.2 a person who has lodged a representation in relation to either a 
Category 2 application under the D Act or an  application for 
which notice must be given under the Act, which has not been 
excluded pursuant to clause 6.16.1 and who has indicated that 
they wish to be heard on their representation may, at the 
discretion of the Presiding Member, appear before the CAP and 
be heard in support of their representation, in person or by an 
agent; 

5.6.36.6.3 where one or more representors are heard by the CAP, the 
applicant is entitled to appear before the CAP to respond to any 
relevant matter raised by a representor, in person or by an 
agent; 

Commented [p8]: May be replaced with the Presiding 
Member 
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5.6.46.6.4 where no representors appear at the meeting, the Presiding 
Member may, in his or her discretion, allow an applicant to be 
heard in support of his or her application, in person or by an 
agent; 

5.6.56.6.5 representors and applicants will be allowed five minutes each 
to address the CAP. The Presiding Member may allow a party 
additional time at his or her discretion;  

5.6.66.6.6 CAP members may question and seek clarification from a 
representor or applicant who has addressed the CAP at the 
conclusion of their address; and  

6.6.7 following addresses from representors and the applicant, the 
Presiding Member will invite all Members to speak on any matter 
relevant to the application. 

5.6.76.6.8 Clauses 6.6.1 to 6.6.4 are satisfied if a representor or applicant 
(as the case may be) appears via electronic means.  The 
Presiding Member may require that any such appearance be via 
electronic means. 

6.7. DECISION MAKING 

6.17.1 Each Member present at a meeting of the CAP, including a Deputy 
Member who has been requested to attend the meeting or part of the 
meeting in place of a Member who is unable or unwilling to attend the 
meeting, is entitled to one vote on any matter arising for decision. If the 
votes are equal, the Presiding Member is entitled to a second or casting 
vote.  Additional Members appointed to the CAP to provide expert advice 
and assistance are not entitled to vote.  

6.27.2 Matters arising for decision at a meeting of the CAP will be decided by a 
majority of the votes cast by Members present at the meeting and 
entitled to vote.  

6.37.3 The Presiding Member may adjourn a meeting in the event of a 
disruption or disturbance by any person (including a CAP Member, 
applicant, representor or other member of the public) to a specified date 
and time. 

6.47.4 The Presiding Member may ask a member of the public (including an 
applicant, representor or other member of the public) to leave or 
disconnect from a meeting where he or she is, in the opinion of the 
Presiding Member: 

6.4.17.4.1 behaving in a disorderly manner; or 

6.4.27.4.2 causing an interruption or disruption to the meeting. 

6.57.5 Where a person is entitled or has been requested to appear before the 
CAP in relation to an application for review of an Assessment Manager’s 



Barossa Assessment Panel Meeting 4 October 2022  

 Attachment 2 

Item 11.1 Page 397 

  

- 7 - 
 

ECM 703877 

decision (including the Assessment Manager or delegate), the person 
may appear via electronic means.  The Presiding Member may require 
that any such appearance be via electronic means. 

7.8. MINUTES AND REPORTING 

7.18.1 The CAP must ensure that accurate minutes are kept of all meetings.  

7.28.2 The Assessment Manager, or a person nominated by the Assessment 
Manager, will take minutes of all meetings.  

7.38.3 The minutes will record: 

7.3.18.3.1 the names of all Members present; 

7.3.28.3.2 the names of all Members from whom apologies have been 
received; 

7.3.38.3.3 the name and time that a Member enters or leaves the 
meeting; 

7.3.48.3.4 the name of every person who makes or responds to a 
representation in relation to a development application; 

7.3.58.3.5 methods of attendance by all Members present and by every 
person who makes or responds to a representation; 

7.3.68.3.6 the name of every person who appears in relation to an 
application for review of an Assessment Manager decision 
(including the Assessment Manager or delegate); 

7.3.78.3.7 in relation to each development application: 

7.3.7.18.3.7.1 the determination of the CAP as to whether the proposal 
is seriously at variance with the Development Plan or Planning 
Rules (as relevant); and 

7.3.7.28.3.7.2 the reasons for granting or refusing development 
authorisation and for the imposition of any conditions; and 

7.3.88.3.8 in relation to each application for review of an Assessment 
Manager decision: 

7.3.8.18.3.8.1 the determination of the CAP as to whether the 
proposal is seriously at variance with the Development Plan or 
Planning Rules (as relevant); and 

7.3.8.28.3.8.2 the reasons for the CAP’s decision under Section 
203(4) of the Act, including the reasons for the imposition of any 
new or varied conditions; and 
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7.3.98.3.9 where a decision is by majority vote, the decision and its mover 
and seconder, but not each Members’ vote; 

7.3.108.3.10 if an application is not determined by the CAP, the 
deferral of the application and the reasons for the deferral; 

7.3.118.3.11 a decision to exclude the public from attendance pursuant 
to the Regulations;  

7.3.128.3.12 any disclosure of a direct or indirect pecuniary interest in 
any aspect of a development or anybody associated with any 
aspect of a development made by a Member in accordance with 
Section 83(1)(g) of the Act, and the nature of the interest; 

7.3.138.3.13 any disclosure of a conflict of interest made by a Member 
pursuant to the Code of Conduct adopted by the Minister under 
Clause 1(1)(c) of Schedule 3 of the Act (Code of Conduct), and 
the nature of the interest; and 

7.3.148.3.14 if a meeting is adjourned by the Presiding Member, the 
reason for the adjournment and the date and time to which the 
meeting is adjourned. 

7.48.4 All minutes must be confirmed by the Assessment Manager in 
conjunction with the Presiding Member as being accurate prior to, or at 
the commencement of, the following CAP meeting.  

8.9. ADDITIONAL PROCEDURES 

8.19.1 Insofar as any procedure to be followed by the CAP is not prescribed by 
the Act and Regulations (and, during the transition to the Act and 
Regulations, the D Act and Development Regulations 2008), the CAP’s 
Terms of Reference, the Code of Conduct, the Assessment Manager 
Review Policy, or these Meeting Procedures - the CAP may by 
resolution determine the procedure for itself.  Any such determination 
may be added to these Meeting Procedures. 

8.29.2 The CAP may call for and consider such professional assistance from 
the Assessment Manager and, in consultation with the Assessment 
Manager, other professional advisors as it deems necessary and 
appropriate from time to time. 

10. DEFINITIONS 

The following definitions apply in relation to these Meeting Procedures: 

10.1 connect means able to hear and/or see the meeting by electronic 
means, including via a live stream;   

10.2 disconnect means to remove the connection so as to be unable to hear 
and see the meeting; 
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10.3 electronic means includes a telephone, computer or other electronic 
device used for communication; 

10.4 live stream means the transmission of audio and/or video from a meeting 
at the time the meeting is occurring.  
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TEMPORARY ADDENDUM TO FACILITATE ELECTRONIC MEETINGS  

On 9 April 2020, the COVID-19 Emergency Response Act 2020 (COVID Act) 
commenced operation. The COVID Act will expire on the earlier of 31 May 2021 or 
the day on which all relevant declarations relating to the outbreak of COVID-19 
within South Australia have ceased (Expiry Day). 

Section 17 of the COVID Act provides (relevantly) that despite a provision of any 
other act, a requirement that a meeting occur that requires 2 or more persons to be 
physically present will be taken to be satisfied if the persons meet remotely using 
audio-visual or audio only communication. 
 

In reliance on Section 17 of the COVID Act, on [insert date], the CAP adopts the 
following temporary amendments to the ordinary meeting procedures numbered 1 to 
8 above (Ordinary Meeting Procedures). These amendments will operate until the 
Expiry Day of the COVID Act.  
 
9. DEFINITIONS 

The following definitions apply in relation to these temporary amendments: 

9.1 connect means able to hear and/or see the meeting by electronic 
means, including via a live stream   

9.2 disconnect means to remove the connection so as to be unable to hear 
and see the meeting  

9.3 electronic means includes a telephone, computer or other electronic 
device used for communication 

9.4 live stream means the transmission of audio and/or video from a meeting 
at the time the meeting is occurring  

10. AMENDMENTS TO CLAUSE 1 

9.1 Sub-clause 1.4 of the Ordinary Meeting Procedures is supplemented with 
the inclusion of the following additional paragraphs: 

1.4.6 where attendance at the meeting is able to occur by electronic 
means (in whole or in part), include details of how to connect to 
the meeting; and 

1.4.7 where the meeting is to be live streamed for viewing by members of 
the public, include details of how to access and/or connect to the 
live stream. 9.2 Sub-clause 1.6 of the Ordinary Meeting Procedures 
is amended with the deletion of the words “and at the Council’s offices”. 

11. ADDITIONAL CLAUSE 3A 

A new clause 3A is inserted into the Ordinary Meeting Procedures as follows: 
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3A.1  One or more Panel members may attend a meeting via electronic 

means. 
 
3A.2  A Member attending a meeting by electronic means is taken to be 

present at the meeting provided that the Member: 

3A.2.1 can hear and, where possible, see all other Members who 
are present at the meeting; 

3A.2.2 can hear and, where possible, see, all representors (or 
their representatives) and applicants (or their 
representatives) who speak at the meeting; 

3A.2.3 can be heard and, where possible, seen by all other 
Members present at the meeting; and 

3A.2.4 can be heard and, where possible, seen by the person 
recording the minutes of the meeting. 

3A.3  Where a meeting occurs via electronic means, it shall (to the extent 
that the public is not able to physically attend the meeting) be live 
streamed.  

3A.4  Where a meeting is being live streamed, the live stream shall be 
disconnected only during those parts of the meeting during which the 
public has been excluded from attendance pursuant to Regulation 
13(2) of the Regulations. 

3A.5  Where the public has been excluded from attendance pursuant to 
Regulation 13(2) of the Regulations, the Assessment Manager or a 
person nominated by the Assessment Manager shall ensure that all 
parties except for CAP members disconnect from or are 
disconnected from the meeting. 

12. AMENDMENTS TO CLAUSE 5 

12.1 Sub-clause 5.6 of the Ordinary Meeting Procedures is supplemented 
with the inclusion of the following additional paragraph: 

5.6.8 Clauses 5.6.1 to 5.6.4 are satisfied if a representor or applicant 
(as the case may be) appears via electronic means. The 
Presiding Member may require that any such appearance be 
via electronic means. 

 
13. AMENDMENTS TO CLAUSE 6 

13.1 Sub-clause 6.4 of the Ordinary Meeting Procedures is amended with the 
inclusion of the words “or disconnect from” after the word “leave”. As 
amended, sub-clause 6.4is as follows: 
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6.4 The Presiding Member may ask a member of the public 
(including an applicant, representor or other member of the 
public) to leave or disconnect from a meeting where he or she 
is, in the opinion of the Presiding Member: ...’ 

13.2 Clause 6 of the Ordinary meeting Procedures is supplemented with the 
inclusion of the following additional paragraph: 

6.5 Where a person is entitled or has been requested to appear 
before the CAP in relation to an application for review of an 
Assessment Manager decision (including the Assessment 
Manager or delegate), the person may appear via electronic 
means. The Presiding Member may require that any such 
appearance be via electronic means. 

 
14. AMENDMENTS TO CLAUSE 7 

Sub-clause 7.3 of the Ordinary Meeting Procedures is supplemented with the 
inclusion of the following additional paragraph: 

 
7.3.4A methods of attendance by all Members present and by every person 

who makes or responds to a representation. 
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12. REPORTS – CONFIDENTIAL  

 

Nil. 

 

13. NEXT MEETING 

 

Tuesday 1 November 2022 commencing at 5.00 pm 

 

14. CLOSURE OF MEETING 

 

The Presiding Member will declare the meeting closed. 
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