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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 Wednesday 

25 January 2023 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. 
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8. REPORTS – APPLICATION FOR DECISION (PLANNING, DEVELOPMENT AND 

INFRASTRUCTURE ACT 2016) 

 

8.1 22012365 - 6-8 Buna Terrace, 10 Buna Terrace and 7A-7B Kokoda Road 

Nuriootpa 

 

Applicant:  Elinor Walker of ESD Planning and Design on behalf of Barossa 

Village Inc 

Representors: Nick Anderson of 5 Kokoda Road, Nuriootpa SA, 5355 

David Blake of 2/8 Buna Terrace, Nuriootpa, SA 5355 

Catherine O’Brien of 1/8 Buna Terrace, Nuriootpa, SA 5355 

 

APPLICATION DETAILS 

PROPOSAL Retention of two existing dwellings and new 

retirement facility comprising construction of five 

single storey units, combined retaining walls and 

fencing exceeding 2.1 metres, together with 

associated internal driveway, shared visitor parking 

and landscaping  

APPLICANT ESD Planning and Design 

OWNER Barossa Village Inc 

APPLICATION NO 22012365 

CERTIFICATE(S) OF TITLE CT 5710/150, CT 5705/711 and CT 5568/567 

AREA 2506 square metres 

CURRENT USE Residential 

PLANNING AND 

DEVELOPMENT CODE 

VERSION 

2022.6 (11 April 2022) 

PLANNING AND DESIGN 

CODE EXTRACT LINK 

Relevant Code Extract 

ZONE Neighbourhood Zone 

OVERLAYS Character Preservation District 

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 on Land Required 

REFERRALS Nil 

PREVIOUS APPLICATIONS Nil 

ASSESSING OFFICER Paul Vivian (Consultant Planner) 

RECOMMENDATION That Planning Consent be GRANTED subject to 

Reserved Matters and Conditions 

 

  

https://app.plan.sa.gov.au/suite/webapi/file-download?doc=935A6346-2A4A-2F13-B1E6-7E632C4BD1F4
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INTRODUCTION 

Barossa Village Inc. seeks Development Approval for a retirement facility comprising 

construction of five single storey units, combined retaining walls and fencing 

exceeding 2.1 metres, together with associated internal driveway, shared visitor 

parking and landscaping.  By virtue of the current arrangement comprising of three 

allotments that make up the development site, the proposal also includes the 

retention of two existing dwellings at 6-8 Buna Terrace Nuriootpa, located on the same 

land owned by Barossa Village Inc.  These are located adjacent to ‘Unit 5’ as marked 

on the site plan and form part of the existing Barossa Village retirement facility. 

 

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 

Infrastructure Act 2016 and four representations were received, of which three 

representors have requested to be heard. 

 

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

reason: 

 

(1) Representations have been received as a result of public notification and the 

representors have indicated a desire to be heard in support of their 

representation. 

 

The site will be operated by Barossa Village Inc who currently run a large retirement 

facility nearby at Scholz Avenue and Armstrong Avenue Nuriootpa and individual 

independent living units within the locality (including at 6-8 Buna Terrace Nuriootpa).  

The site will be operated under the regulatory framework of the Retirement Villages 

Act 2016. 

 

This report provides a detailed assessment of the proposal against the relevant 

provisions of the Planning and Design Code. 

 

The proposed use is a residential form of development and is an envisaged form of 

development in the Neighbourhood Zone.  Pursuant to current definition of a 

‘Retirement Facility’ in Part 7 of the Planning and Design Code, it is unclear if the 

individual units should further be described as ‘group dwellings/dwellings’.  Staff have 

reviewed the matter and determined that the description of development should not 

explicitly refer to the proposed buildings as ‘dwellings’.  However, insofar as the 

buildings effectively take on the character and appearance of a group dwelling 

development, this report has taken into account assessment of the proposal against 

the intent and quantitative provisions of relevant Code policies for dwellings. 

 

The proposed development comprises five single storey units with two units directly 

fronting the local roads (Kokoda Road and Buna Terrace) and the other three units 

located internally with the site.  The form of development generally maintains existing 

street rhythm and appearance.  The units will be served by undercover parking, 

adequate private open space and access is safe and convenient.  The proposal is an 

efficient use of the site and the revised site layout and built form is not considered to 

result in any unacceptable side boundary walls, overshadowing or visual 

encroachment on neighbours.  The proposed front setback to Kokoda Road sits 

forward of adjoining dwellings, however, is considered acceptable in further 
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consideration of context, layout and design.  A reduction in driveway width and 

additional landscaping is recommended subject to condition. 

 

On balance, having regard to the intent of the Neighbourhood Zone to 

accommodate housing that supports a range of needs, the amended plans that 

have minimised the amenity and visual impact upon the neighbouring properties and 

the overall streetscape fit of the retirement facility, it is considered that the proposal 

reasonably achieves the Desired Outcomes of the Planning and Design Code and as 

such Planning Consent is warranted, subject to recommended Reserved Matters and 

conditions. 

 

SITE AND LOCALITY 

The site for the proposed development comprises land located at 6-8 Buna Terrace, 

10 Buna Terrace and 7a-7b Kokoda Road, Nuriootpa. 

 

The two regular shaped allotments fronting Buna Terrace (CT 5705/711 and CT 

5710/150) have a combined street frontage of 52 metres and an approximate area 

of 2,100 sqm.  There is an older single storey detached dwelling at 10 Buna Terrace 

which shall be demolished prior to construction of the proposed retirement facility.  

There are two dwellings at 6-8 Buna Terrace constructed around 2010 in a 

contemporary vernacular.  These dwellings are setback around six metres from the 

street and each is served by a driveway and contains established front yard 

landscaping.  Aerial photography identifies that the rear portion of 6-8 Buna Terrace 

is fenced off and the land is devoid of vegetation.  This section of the property is 

intended for ‘Unit 5’ of the proposed development. 

 

7a-7b Kokoda Road (CT 5568/567) is regular in shape with a street frontage of 

approximately 19 metres, and a site area of 1,093 sqm.  The allotment contains an 

existing detached dwelling that is setback deep into the site with dense mature 

landscaping (predominantly non-native species) evident in the front and rear yards 

and several outbuildings in the rear yard. 

 

Within the immediate locality, Buna Terrace contains a mix of well-maintained post 

war era and more recent era single storey dwellings.  Some dwellings are set close to 

the curvilinear street including the two dwellings located at 6-8 Buna Terrace that are 

positioned less than four metres from their front boundary.  The road is hard surfaced 

but there is a sense of informality due to the roll over kerbs and lack of paved 

footpaths. 

 

Kokoda Road faces onto the Nuriootpa Linear Park and contains dwellings only on 

the southern side of the road.  Kokoda Road has no line-markings and contains no 

kerbing or paved footpaths.  There is a substantial amount of roadside vegetation and 

some dwellings are obscured from view by landscaping.  There is a variation in street 

setback between 4.5 metres (dwelling at corner of Buna Terrace and El Alamein 

Road) and 20 metres (9 Buna Terrace). 

 

Figure 1 provides a Zone map and details the location of the sites. 

  



Barossa Assessment Panel Meeting 7 February 2023 

 

Item 8.1 Page 8 

 

 
Figure 1:  Zone Map and locality 

 

An aerial view of the site and locality are contained in Figures 2 and 3. 

 

Site photos are provided in Figures 4 to Figure 9. 
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Figure 2:  Aerial – Locality – subject site in red, locality in yellow 
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Figure 3:  Aerial - Site 

 

 
Figure 4:  Looking west towards 12 Buna Terrace, Nuriootpa 
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Figure 5:  Looking west towards 10 Buna Terrace, Nuriootpa 

 

 
Figure 6:  Looking north-west towards 10 and 6-8 Buna Terrace, Nuriootpa 
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Figure 7:  Looking east towards 5 Kokoda Road, Nuriootpa 

 

 
Figure 8:  Looking south-east towards 7 Kokoda Road, Nuriootpa 
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Figure 9:  Looking south towards 9 Kokoda Road, Nuriootpa 

 

PROPOSAL 

The proposal involves the construction of a retirement facility comprising five single 

storey units and ancillary access, car parking, retaining walls/fencing and 

landscaping together with retention of two existing dwellings at 6-8 Buna Terrace.  The 

proposed development will operate under the regulatory framework of the 

Retirement Villages Act 2016 as part Barossa Village Inc. 

 

The units are arranged around a linear, one-way driveway that extends through the 

site between Kokoda Road and Buna Terrace. 

 

Units 1 – 4 are located on the southern side of the internal access driveway and adjoin 

existing dwellings at 9 Kokoda Road and 12 Buna Terrace along their side boundaries.  

Unit 5 is located on the northern side of the driveway and is located at the rear 

boundaries of the existing dwellings at 6-8 Buna Terrace (both part of the existing 

retirement facility).  This part of the site has already been cleared and fenced for 

future development. 

 

Units 1 and 4 directly face Kokoda Road and Buna Terrace respectively.  The other 

three units (dwellings 2, 3 and 5) are dependent upon the internal driveway for vehicle 

access.  Three visitor car parks are provided within the development arranged in a 

parallel parking format accessed via the internal driveway.  The one way driveway is 

linked to an entry crossover to Kokoda Road and an exit crossover to Buna Terrace 

respectively.  Units 1 and 4 are served by their own separate crossover and driveway. 

 

Each unit will contain three bedrooms, two bathrooms, an open plan 

living/dining/kitchen area and laundry.  Units 1- 3 will have a double garage under 

the main roof while dwellings 4 and 5 will have a single car garage under the main 

roof. 
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Based on information in the applicant’s planning report, each unit has the following 

characteristics: 

 

Unit No. ‘Site’ area No of 

storeys 

Undercover 

parking 

spaces 

Private 

Open 

Space  

Bedrooms 

1 433 sqm 1 2 96 sqm 3 

2 318 sqm 1 2 78 sqm 3 

3 318 sqm 1 2 91 sqm 3 

4 404 sqm 1 1 67 sqm 3 

5 366 sqm 1 1 81.5 sqm 3 

 

The single storey buildings feature a popular current design idiom utilising a palette of 

brick, render, aluminium framed windows and single span garage doors.  External 

colours are generally grey/black shades.  There are changes in façade design, roof 

angles and articulation/floor plan of each unit. 

 

The arrangement of proposed units and their relationship with neighbouring properties 

has been improved through amendments made by the applicant at request of 

Council staff and in response to the representations. 

 

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

 

The arrangement of proposed units and their relationship with neighbouring properties 

has been improved through amendments made by the applicant at request of 

Council staff and in response to the representations.   While the amended plans are 

contained within Attachment 1, the floor plans and elevations for the five unit types 

as contained within the Attachment relate to the earlier proposal and are therefore 

subject to change.  Should the Panel be of a mind to grant Planning Consent, a 

Reserved Matter is contained within the recommendation, to request a final set of 

plans to reflect the proposal as outlined within the other plans in Attachment 1. 

 

APPLICATION TYPE 

The site is located within the Neighbourhood Zone under the Planning and Design 

Code. 

 

The proposed development is not assigned as a form of ‘Accepted Development’ 

under Table 1 of the Zone, nor as ‘Deemed to Satisfy’ development under Table 2, or 

a ‘Restricted’ form of development under Table 4. Therefore, the application is 

‘Performance Assessed’ development. 

 

PUBLIC NOTIFICATION 

(a) The application was subject to public notification in accordance with Table 5 – 

Procedural Matters – Notification of the Neighbourhood Zone.  A retirement facility is 

not listed in either Column A or Column B of Table 5 and therefore the development 

was not excluded from public notification. 

(b)  

(c) Summary of the public notification process is contained below: 

 

Representations: Four representations were received during the public 

notification period as follows: 
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• Catherine O’Brien 

• David Blake 

• Nick Anderson 

• Michael Hoopman 

 

Location of the representations within 60 km radius are 

shown in Figure 10 below. 

 

No late representations were received. 

 

Person wishing to be 

heard: 

Three representors identified that they would like to address 

the Panel as follows: 

 

• Nick Anderson 

• David Blake 

• Catherine O'Brien  

 

Applicant Elinor Walker of ESD Planning and Design, on behalf of 

Barossa Village Inc, owner of the site, wishes to appear to 

respond to representations. 

 

Time Period of Public 

Consultation 

12 September to 4 October 2022 

 

An aerial view showing the representors’ properties is shown in Figure 10 below. 

 

The table below summarises the contents of the representations and the applicant’s 

response: 

 

Summary of Representations  

Representors Concerns Applicant’s Response 

Unit 5 is too close to fences of existing 

units at 8 Buna Terrace.  The proposal will 

encroach on our private rear yard, it will 

block afternoon sun and be bad for 

mental health.  Request application be 

refused. 

 

Suggest unit 5 be replaced with a 

community garden.  

 

How will stormwater be addressed to 

mitigate risk of stormwater ingress into my 

property either by seepage or inflow 

from Kokoda Road, as there are no 

gutters or drains to direct stormwater.  

The site is lower than Kokoda Road.  

 

What traffic control will be in place to 

control speed through the road?  I am 

unable to see any speed humps or 

similar. 

 

Unit 5 has been amended to provide 

greater setback to existing fence.  This 

unit is approximately nine metres from 

the western walls of unit 1/8 and 2/8 Buna 

Terrace.  This side area will be partly 

landscaped. 

 

Not specifically addressed. 

 

 

Stormwater will now be directed to 

Council’s nominated point of discharge 

on Buna Terrace.  This is incorporated in 

an amended Stormwater Management 

Plan. 

 

 

One way directional signage is proposed 

to be installed at the entrance.  Given 

the length of driveway no speed humps 

are considered necessary.  The 
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SAPN power supply for this existing units 

on Kokoda Road is fed from a stobie pole 

on my property.  What consultation with 

SAPN has occurred?  Will existing stobie 

pole be removed/remain? 

 

 

Will the boundary be surveyed and how 

will potential impact to existing trees at 9 

Kokoda Road be avoided. 

 

community is unlikely to use the driveway 

as a short cut. 

 

The stobie pole will remain and current 

electricity supply will not be affected.  

The allotments will be amalgamated and 

an easement will be required to 

accommodate CWMS services and the 

electricity easement. 

 

The setback of dwellings 1 and 2 has 

been increased, which will reduce the 

extent of built form on the boundary and 

any impact on any exotic trees at 9 

Kokoda Road. 

 

 
Figure 10:  Location of the representors 

 

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

response is contained in Attachment 3. 

 

REFERRALS 

 

External 

The application was not subject to any referrals pursuant to Schedule 9 of the 

Planning, Development and Infrastructure (General) Regulations 2017. 
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Internal 

The following internal advice has been received from staff: 

 

Engineering Services The amended stormwater management plan 

and associated civil siteworks plan are subject to 

further amendments as follows: 

 

(a) A maximum pump rate of 7.76l/s (allowing 

for undetained flows of 4.24l/s) will be 

required for all storm events.  Amended 

stormwater calculations, including revised 

storage volumes, are required to be 

provided as follows: 

 

i) The controlled discharge from the site 

shall be connected safely to Council’s 

stormwater drainage system via a fully 

galvanised 150 x 100 (nominal) box 

drain secured neatly in the existing 

upright kerb and gutter in Buna Terrace.  

The finished surface shall be free of trip 

hazards. 

ii) The maximum point of discharge to 

kerb and gutter for all storm events shall 

be 12l/sec. 

 

(b) Detail required on the civil drawings 

regarding the fitting of a 35 mm orifice at the 

bottom of each rainwater tank servicing the 

units (allowing 1.395 metre of head (water 

depth). 

(c) The car parking spaces adjacent the 

internal driveway next to proposed unit 1 

shall be tapered so as to provide safe and 

convenient vehicle access to these spaces. 

(d) Directional signage is required to facilitate 

the one-way traffic movement pursuant to 

AS1742 Manual of uniform traffic control 

devices; 

(e) Minimum 2 metre clearance achieved of 

the driveways to any street tree. 

 

Stormwater conditions are otherwise 

recommended. 

Community Wastewater 

Management  

The existing Community Wastewater 

Management System (CWMS) line will need to 

be realigned in the roadway as the current drain 

service serves surrounding properties.  The 

existing service must be retained for these 

properties. 
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Resolution of any changes for wastewater 

disposal for the two existing dwellings at 6-8 Buna 

Terrace should be addressed in the waste water 

application. 

 

The allotments must be amalgamated, such that 

approved wastewater system does not cross 

boundary lines. 

 
As the proposal will increase the number of 

dwellings connected to the CWMS, an 

augmentation fee will apply to account for the 

increase in loads to the Nuriootpa CWMS. 

 
Health Services  A wastewater application must be lodged 

pursuant to the SA Public Health Act 2011. 

 
The existing septic tanks located at 6-8 Buna 

Terrace must be setback at least 2.5 metres to 

buildings.  The proposal plans suggest the 

setback would not be achieved, in which case 

an engineering assessment will be required. 
 

ASSESSMENT 

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

proposal, dated 11 April 2022, Version 6: 

 

Planning and Design Code Extract Link Relevant Code Extract 
 

Seriously at Variance 

Pursuant to Section 107(2)(c) of the Planning, Development and Infrastructure Act 

2016, it is recommended that the Panel determine that the proposed development is 

not seriously at variance with the relevant provisions of the Planning and Design Code. 

 

The Neighbourhood Zone envisages a range of residential activities including 

retirement living and a mix of dwelling types to provide for different living 

opportunities.  Retirement living is an established use in the wider locality and the form 

of development is consistent with the Desired Outcomes of the Neighbourhood Zone.  

In addition, each unit has adequate private open space, undercover parking, vehicle 

access and an acceptable design appearance. 

 

The arrangement of proposed units and their relationship with neighbouring properties 

has been improved through amendments made by the applicant at request of 

Council staff and in response to the representations. 

 

For all of the above reasons, the proposal is not considered to be seriously at variance 

with 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. 

https://data.sa.gov.au/data/dataset/planning-and-design-code-datasets-historical-versions/resource/4d41c788-69e3-49ec-9ca5-4cc5fde829a7
https://app.plan.sa.gov.au/suite/webapi/file-download?doc=935A6346-2A4A-2F13-B1E6-7E632C4BD1F4
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The site is located within the Nuriootpa township in an established residential 

neighbourhood comprising a mix of housing and non-residential uses including the 

Nuriootpa Primary School and Nuriootpa Bowling Club.  The proposed development 

maintains the residential use of the subject land, albeit at a higher density and 

specifically designed for retirement living.  The proposed built form has a height, scale 

and appearance that is considered to be sufficiently in-keeping with the Zone 

aspirations and local context.  The proposed development will not adversely impact 

the historic identity and character of Nuriootpa or its environs. 

 

Given the location of the site there is no impact on the rural and natural landscape. 

 

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 Intensity 

 
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 

Predominantly residential development with 

complementary non-residential uses that 

support an active, convenient, and walkable 

neighbourhood. 

DTS/DPF 1.1 

Development comprises one or more of the 

following: 

 

a) Ancillary accommodation 

b) Community facility 

c) Consulting room 

d) Dwelling 

e) Educational establishment 

f) Office 

g) Outbuilding 

h) Pre-school 

i) Recreation area 

j) Retirement facility 

k) Shop 

l) Supported accommodation. (my 

underlining) 

 

The Neighbourhood Zone seeks a variety of residential land uses including dwellings 

and retirement facilities that do not compromise neighbourhood character.  The 

proposed development comprises a retirement facility that is expressly envisaged 

within the Neighbourhood Zone.  The proposed development is therefore clearly 

consistent with the intent of Performance Outcome 1.1. 
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Site Dimensions and Land Division 

 
Relevant Performance Outcomes/Designated Performance Features 

Site Dimensions and Land Division  

PO 2.1 

Allotments/sites created for residential 

purposes are consistent with the density and 

dimensions expressed in any relevant Minimum 

Site Area Technical and Numeric Variation 

and Minimum Frontage Technical and 

Numeric Variation, or are otherwise generally 

consistent with the prevailing pattern of 

development in the locality and suitable for 

their intended use. 

DTS/DPF 2.1 

Allotments/sites for residential purposes 

accord with the following: 

 

(a) where allotments/sites are connected to 

mains sewer or a Community 

Wastewater Management System. 

(b) site areas (or allotment areas in the case 

of land division) are not less than the 

following (average site area per 

dwelling, including common areas, 

applies for group dwellings or dwellings 

within a residential flat building): 

 

 
(c) site frontages are not less than: 

 

 
 

 DTS/DPF 2.2 

Where the site of a dwelling does not comprise 

an entire allotment: 

 

(a) The balance of the allotment accords 

with site area and frontage 

requirements specified in DTS/DPF 2.1. 

 

If there is an existing dwelling on the allotment 

that will remain on the allotment after 

completion of the development it will not 

contravene: 

 

(a) Private open space requirements 

specified in Design Table 1 – Private 

Open Space. 

(b) Car parking requirements 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. 

General Development Policies 

Land Division 

Desired Outcomes 

DO 1 Land Division: 

(a) creates allotments with the appropriate dimensions and shape for their intended 

use. 

(b) allows efficient provision of new infrastructure and the optimum use of 

underutilised infrastructure. 
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(c) integrates and allocates adequate and suitable land for the preservation of site 

features of value, including significant vegetation, watercourses, water bodies. 

(d) and other environmental features. 

(e) facilitates solar access through allotment orientation. 

(f) creates a compact urban form that supports active travel, walkability and the 

use of public transport. 

(g) avoids areas of high natural hazard risk. 

Relevant Performance Outcomes/Designated Performance Features 

All land division 

Allotment Configuration 

PO 1.1 

Land division creates allotments suitable for 

their intended use. 

DTS/DPF 1.1  

Division of land satisfies (a) or (b): 

 

a) reflects the site boundaries illustrated 

and approved in an operative or existing 

development authorisation for 

residential development under the 

Development Act 1993 or Planning, 

Development and Infrastructure Act 

2016 where the allotments are used or 

are proposed to be used solely for 

residential purposes. 

 

b) is proposed as part of a combined land 

division application with deemed-to 

satisfy dwellings on the proposed 

allotments. 

 

 

As noted, the retirement facility will be operated under the auspices of the Retirement 

Villages Act 2006 and the existing and proposed units are not strictly classified as 

group, detached or other dwelling types pursuant to the Planning, Development and 

Infrastructure Act 2016 or Regulations. 

 

Nonetheless, Council staff have reviewed the land division policies and consider that 

the sites for each unit are acceptable when assessed against the guidelines 

contained within the Planning and Design Code for a group dwelling of 350 sqm.  Units 

2 and 3 fall below that threshold at 318 sqm each while the other three units exceed 

this guide.  The two smaller sites are still able to provide sufficient private open space, 

on-site car parking and achieve space around each building.  There are some 

shortfalls in rear setback but contextually these are considered to be acceptable (this 

matter is discussed under later heading ‘building setbacks’).  Arguably, unit 2 land 

area could be increased to meet 350 sqm if the shared landscape zone was reduced 

and the driveway realigned closer to the boundary with 5 Kokoda Road.  This is not a 

preferred design outcome, however, as it would diminish the extent of the landscape 

area within the common driveway. 

 

The applicant has advised that subject to consent being granted, the land owner 

would amalgamate the three allotments into one.  This would in effect result in the 

buildings being located within the same site and operate as a retirement Facility.  The 

applicant is also required to register easements for the CWMS line.  Given that the 

applicant has proposed the amalgamation and the registration of easements, it is 

considered appropriate that such matters are addressed by way of Reserved Matter. 

 

With future amalgamation of the allotments taking place, the proposal is considered 

to satisfy the relevant criteria in Desired Outcome 1, even though a ‘land division’ is 
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not in effect proposed, noting that the development will achieve an appropriate 

design and layout, units 1 and 4 will have a direct street frontage, the site is served by 

frontage to an all weather road access and provision can be made for adequate 

disposal of stormwater and effluent without risk to public health or the environment. 

 

Site Coverage 

 
Site Coverage 

 

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 

DTS/DPF 3.1 

(a) The development does not result in site 

coverage exceeding 60% of the site 

area. 

 

The combined roofed area of the buildings is 1095 sqm.  Having regard to the total 

site area of 2,506 sqm, the site coverage equates to 43.69%.  This is below the 60% 

threshold and therefore the proposal accords with DPF 3.1. 

 

Building Height 

 
Building Height 

 

PO 4.1 

Building height is consistent with the maximum 

height expressed in any relevant Building 

Height Technical and Numeric Variation, or 

are generally consistent with the prevailing 

character of the locality and complement the 

height of nearby buildings. 

DPF 4.1 

Building height (excluding garages, carports 

and outbuildings) is no greater than: 

 

(b) the following: 

- Maximum building height is one level 

(c) in all other cases… - 2 building levels up 

to a height of nine metres. 

 

The proposed units are all single storey with a maximum height of six metres to the 

apex of any roof.  On this basis, the proposed building height accords with DPF 4.1, 

and is therefore considered to be acceptable. 

 

Building Setbacks 

 
Primary Street Setback 

PO 5.1 

Buildings are setback from primary street 

boundaries consistent with the existing 

streetscape. 

DPF 5.1 

The building line of a building is setback from 

the primary street boundary: 

 

(a) at least the average setback to the 

building line of the existing buildings on 

adjoining sites which face the same 

primary street (including those buildings 

that would adjoin the site if not 

separated by a public road or vacant 

allotment). 

(b) where there is only one existing building 

on adjoining sites which face the same 

primary street (including those that 

would adjoin if not separated by a 

public road or vacant allotment), not 
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less than the setback to the building line 

of that building. 

or 

(c) not less than five metres where no 

building exists on an adjoining site with 

the same primary street frontage. 

Side Boundary Setback 

PO 7.1 

Dwelling boundary walls are limited in height 

and length to manage visual and 

overshadowing impacts on adjoining 

properties. 

DTS/DPF 7.1 

Except where the dwelling is located on a 

central site within a row dwelling or terrace 

arrangement, side boundary walls occur only 

on side boundary and satisfy (a) or (b) below: 

 

a) side boundary walls adjoin or abut a 

boundary wall of a building on adjoining 

land for the same or lesser length and 

height 

 

b) side boundary walls do not: 

 

i. exceed 3.2 metres in height from the 

lower of the natural or finished 

ground level. 

ii. exceed 11.5 metres in length. 

iii. when combined with other walls 

on the boundary of the subject 

development site, exceed a length 

equal to 45% of the length of the 

boundary. 

iv. encroach within three metres of 

any other existing or proposed 

boundary walls on the subject land. 

 

Side Boundary Setback 

PO 8.1 

Buildings are setback from side boundaries to 

provide: 

 

(a) separation between buildings in a way 

that complements the established 

character of the locality 

(b) access to natural light and ventilation 

for neighbours 

DPF 8.1 

Other than walls located on a side boundary 

in accordance with Established 

Neighbourhood Zone DTS/DPF 7.1, building 

walls are setback from the site boundary: 

 

(a) not less than: 

(b) in all other cases…, then: 

(i) at least 900 mm where the wall is up 

to three metres 

(ii) other than for a south facing wall, 

at least 900 mm plus 1/3 of the wall 

height above three metres 

(iii) at least 1.9 metres plus 1/3 of the 

wall height above  thee metres for 

south facing walls. 

Rear Boundary Setback 

PO 9.1 

Buildings are setback from rear boundaries to 

provide: 

 

(a) separation between dwellings in a way 

that complements the established 

character of the locality 

DPF 9.1 

Dwelling walls are set back from the rear 

boundary at least: 

 

(a) if the size of the site is less than 301 sqm— 

 

i. three metres in relation to the 

ground floor of the dwelling 
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(b) access to natural light and ventilation for 

neighbours 

(c) private open space 

(d) space for landscaping and vegetation 

ii. five metres in relation to any second 

building level of the dwelling 

iii. five metres plus an additional one 

metre setback added for every 1 

metre height increase above   wall 

height of seven metres. 

 

(b) if the size of the site is 301 sqm or more— 

 

i. four metres in relation to the ground 

floor of the dwelling 

ii. six metres in relation to any second 

building level of the dwelling 

iii. six metres plus an additional one 

metre setback added for every one 

metre height increase above a wall 

height of seven metres. 

 

 

The above policies are predominantly relevant to buildings, in which case they are 

considered to be relevant and applicable to the proposed development.  

Performance Outcome 7.1 does however refer specifically to dwellings, although as 

this Performance Outcome refers to visual and overshadow impact, it is considered 

appropriate to also have regard to this provision. 

 

The applicant has taken opportunity to amend some aspects of the design following 

public consultation and based on feedback from staff.  As a result of the 

amendments, the siting and design of the proposed units satisfies the above setback 

criteria except for: 

 

• Unit 1 primary street setback to Kokoda Road; 

• Rear setbacks of all dwellings; 

 

Unit 1 faces Kokoda Road where the curvilinear street and staggered arrangement of 

buildings results in significant variation in front setbacks.  The closest portion of unit 5 is 

setback six metres from the front boundary with the balance of façade (including 

garaging) setback around 1.5 metres behind this line (noting a small portico projects 

forward of the façade).  This is in comparison to the existing dwelling on the site which 

is setback approximately 18 metres from Kokoda Road.  In addition, the neighbouring 

dwelling at 9 Kokoda Road is setback approximately 20 metres from the street but is 

setback substantially further than the existing dwellings at 5 Kokoda Road (10 metres) 

and 11 Kokoda Road (4.5 metres). 

 

The proposed development will remove existing landscaping within the front yard and 

is acknowledged as being forward of the existing dwellings on either side (especially 

at 9 Kokoda Road), however, the proposed setback is considered to be acceptable 

for the following reasons: 

 

• The current dwelling and neighbouring dwelling are significantly setback which is 

incongruous in the street and there is no policy direction to maintain this substantial 

setback. 

• The closest portion of the unit facade will be setback around 12 metres from the 

actual road carriage, due to wide verge width of some 6 metres; 

• The dwelling will align in setback approximately with the existing building at 11 

Kokoda Terrace; 
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• The common driveway is proposed between this unit and 5 Kokoda Road, thereby 

allowing for visual spacing between these buildings; 

 

To further mitigate the visual impact of the development upon the streetscape, it is 

recommended that the driveway servicing unit 1 be tapered in to 3.2 metres in 

driveway width at the property boundary and that a 1 metre strip of landscaping be 

provided along the southern side of this driveway adjacent to 9 Kokoda Road, in order 

to help embed the building into the streetscape. 

 

In respect to the matter of rear setbacks, the arrangement of units introduces buildings 

internally within the site and therefore results in a complex arrangement of side and 

rear boundary setbacks.  This is most notable for units 1, 2 and 3 where the main 

sections of private open space are blended between side and rear yards of 

neighbouring allotments.  Units 4 and 5 have a more ‘traditional’ site layout and have 

‘rear’ setbacks in the order of three metres.   

 

Performance Outcome 9.1 seeks rear setbacks in order to: 

 

• Achieve separation between dwellings in a way that complements the 

established character of the locality. 

• Ensure access to natural light and ventilation for neighbours. 

• Provide private open space for landscaping and vegetation. 

 

The corresponding DPF 9.1 contemplates rear building setbacks of 3 metres in relation 

to the ground floor of dwellings. 

 

As a result of the buildings being oriented differently and having alfresco and eave 

overhangs, some portions of the buildings are setback less than 3 metres from a rear 

boundary, however, the ‘rear boundary’ as it exists for each site can translate to that 

of a ‘side boundary’ of another site and so the impact in each scenario does differ.  

In case of the alfresco and eave overhangs, the roofed sections of the building are 

somewhat mitigated in visual impact because they do not necessarily comprise solid 

sections of wall constructed on a boundary. 

 

The rear setbacks of the units are summarised in the table below as follows: 

 

Unit No. Rear Setback Complies with 

DPF 9.1 

1 2.2 metres No 

2 1 metres No 

3 900 mm No 

4 2.5 metres No 

5 3.5 metres Yes 

 

Although the proposed units 1-4 do not achieve 3 metre rear setbacks, the rear 

setbacks of units 1 and 4 interface with the units 2 and 3 and therefore the departure 

does not interface with a neighbouring site.  In the case of units 2 and 3, the shortfall 

in rear setback is considered to constitute the most substantive of the departures from 

quantitative guideline, however, it is noted that portion of these buildings directly 

adjoin existing outbuildings at 9 Kokoda Road and 12 Buna Terrace, meaning the 

visual impact of these buildings is substantially reduced.  It is also noted that the 

Neighbourhood Zone contemplates boundary walls of up to 11.5 metres on a 

boundary.  The side boundary walls of units 1 and 4 comfortably fit within this guideline 
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and the overall visual impact of the units generally is less significant than if a boundary 

wall of up to 11.5 metres were constructed to a side boundary of the development 

site. 

 

Overall, the development is considered to achieve adequate building setbacks.  The 

departures from the quantitative provisions in relation to the front and rear setbacks 

are considered on balance acceptable. 

 

Character Preservation Overlay 
 

Character Preservation District Overlay (in township)  

Desired Outcomes 

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

Districts. 

DO 2 The long term use of land outside of townships for primary production and associated 

value adding enterprises is assured and promoted. 

Relevant Performance Outcomes/Designated Performance Features   

 

Built Form and Character  

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. 

DTS/DPF 2.2 

None are applicable. 

 

The site is located within the Nuriootpa township, albeit not within the main street 

environs or any Historic Area.  The proposed development comprises single storey 

buildings with adequate spacing and is arranged in a manner that satisfactorily 

maintains the existing streetscape form.  New landscaping is proposed to further 

embed the development into the neighbourhood.  The single storey development will 

have negligible visual or other impact on the wider area.  Overall, the development 

maintains the character and identity of the Nuriootpa township as sought by 

Performance Outcome 2.2. 

 

Design 

 
General Development Policies 

Design/Design in Urban Areas 

Relevant Performance Outcomes/Designated Performance Features 

DO 1 Development is: 

 

1. contextual - by considering, recognising 

and carefully responding to its natural 

surroundings or built environment and 

positively contributing to the character 

of the locality. 

2. durable - fit for purpose, adaptable and 

long lasting. 

3. inclusive - by integrating landscape 

design to optimise pedestrian and 

cyclist usability, privacy and equitable 
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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. 

4. 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. 

External Appearance 

PO 1.3 

Building elevations facing the primary street 

(other than ancillary buildings) are designed 

and detailed to convey purpose, identify main 

access points and complement the 

streetscape. 

 

DTS/DPF 1.3 

None are applicable. 

PO 1.5 

The negative visual impact of outdoor storage, 

waste management, loading and service 

areas is minimised by integrating them into the 

building design and screening them from 

public view (such as fencing, landscaping and 

built form), taking into account the form of 

development contemplated in the relevant 

zone. 

 

DTS/DPF 1.5 

None are applicable 

 

Environmental Performance 

PO 4.1 

Buildings are sited, oriented and designed to 

maximise natural sunlight access and 

ventilation to main activity areas, habitable 

rooms, common areas and open spaces. 

 

DTS/DPF 4.1 

None are applicable. 

 

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. 

 

DTS/DPF 4.2 

None are applicable. 

 

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. 

 

DTS/DPF 4.3 

None are applicable. 

 

Safety 

PO 2.1 DTS/DPF 2.1 

None are applicable. 
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Development maximises opportunities for 

passive surveillance of the public realm by 

providing clear lines of sight, appropriate 

lighting and the use of visually permeable 

screening wherever practicable. 

 

 

PO 2.2 

Development is designed to differentiate 

public, communal and private areas. 

 

DTS/DPF 2.2 

None are applicable. 

 

PO 2.3 

Buildings are designed with safe, perceptible 

and direct access from public street frontages 

and vehicle parking areas. 

 

DTS/DPF 2.3 

None are applicable. 

 

Fences and Walls 

PO 9.1 

Fences, walls and retaining walls are of 

sufficient height to maintain privacy and 

security without unreasonably impacting the 

visual amenity and adjoining land’s access to 

sunlight or the amenity of public places. 

 

DTS/DPF 9.1 

None are applicable. 

 

Front Elevations and Passive Surveillance  

PO 17.1 

Dwellings incorporate windows facing primary 

street frontages to encourage passive 

surveillance and make a positive contribution 

to the streetscape. 

DPF 17.1 

Each dwelling with a frontage to a public 

street: 

 

(a) includes at least one window facing 

the primary street from a habitable 

room that has a minimum internal 

room dimension of 2.4 metres. 

(b) has an aggregate window area of at 

least 2 sqm facing the primary street. 

PO 17.2 

Dwellings incorporate entry doors within street 

frontages to address the street and provide a 

legible entry point for visitors. 

DPF 17.2 

Dwellings with a frontage to a public street 

have an entry door visible from the primary 

street boundary. 

Outlook and Amenity 

PO 18.1 

Living rooms have an external outlook to 

provide a high standard of amenity for 

occupants. 

DPF 18.1 

A living room of a dwelling incorporates a 

window with an external outlook of the 

street frontage, private open space, public 

open space, or waterfront areas. 

External Appearance 

PO 20.2 

Dwelling elevations facing public streets and 

common driveways make a positive 

contribution to the streetscape and the 

appearance of common driveway areas. 

DPF 20.2 

Each dwelling includes at least three of the 

following design features within the building 

elevation facing a primary street, and at 

least two of the following design features 

within the building elevation facing any 

other public road (other than a laneway) or 

a common driveway: 

 

(a) a minimum of 30% of the building wall 

is setback an additional 300 mm from 

the building line. 
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(b) a porch or portico projects at least 1 

metre from the building wall. 

(c) a balcony projects from the building 

wall. 

(d) a verandah projects at least 1 metre 

from the building wall. 

(e) eaves of a minimum 400 mm width 

extend along the width of the front 

elevation. 

(f) a minimum of 30% of the width of the 

upper level projects forward from the 

lower level primary building line by at 

least 300 mm. 

(g) a minimum of two different materials 

or finishes are incorporated on walls 

of the front building elevation, with a 

maximum of 80% of the building 

elevation in a single material or finish. 

 

The applicant’s planning report states that “The proposed development has been 

purposefully designed by qualified architects to produce a site responsive design for 

retirement living”.  The proposed material schedule identifies that brick, feature stone 

and Colorbond forms the primary external palette.  Each unit fronts either a public 

road or the internal accessway and there is limited blank or unarticulated elevations 

from public view.  The central common accessway is linear with good visibility in either 

direction and is overlooked by the units.  This provides a good level of passive 

surveillance. 

  

As this site has dual street frontages the proposed site layout incorporates the 

placement of buildings with direct street frontage and a façade design that is 

articulated and allows for passive surveillance of the street as sought by Performance 

Outcome PO 1.3.  All units have clearly visible front doors and achieve two or more of 

the design criteria in DPF 20.2.  All units have windows facing the street/common 

driveway thereby meeting intent of Performance Outcome 17.1. 

 

Main living spaces and private open space typically face north and units contain 

eaves/verandahs for shading in warmer periods and each unit will comply with 

Section J of the National Construction Code.  These living spaces have direct access 

to private open space and within the layout of each unit have an outlook onto rear 

yard space as sought by DPF 11.2. 

 

There is sufficient space around the curtilage of each unit and units 1, 2 and 3 are 

served by double garages for storage of waste and other items such as mobility 

scooters.  Units 4 and 5 are served by single garages. 

 

The accessway will be hard surfaced with landscaping and low height fencing used 

to assist wayfinding and discern private and common land.  This accords with 

Performance Outcome 2.2. 

 

Stormwater management has been designed to appropriately minimise offsite flows 

to Council requirements.  In addition, each unit will be fixed with a 2000L water tank 

for on site retention and detention, to maximise the reuse of water on site. 
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Overall, the proposed retirement facility positively responds to Desired Outcome 1 and 

is considered an appropriate design response to site conditions, context and future 

needs of retirement living occupiers. 

 

Cut and Fill 

 
Earthworks and Sloping Land 

PO 8.1 

Development, including any associated 

driveways and access tracks, minimises the 

need for earthworks to limit disturbance to 

natural topography 

 

DPF 8.1 

Development does not involve any of the 

following: 

 

(a) excavation exceeding a vertical 

height of one metre. 

(b) filling exceeding a vertical height of 1 

metres. 

(c) a total combined excavation and 

filling vertical height of two metres or 

more. 

 

 

The site is relatively flat with an approximate change in level of 500 mm between the 

Kokoda Road and Buna Terrace frontages.  The two existing dwellings at 8 Buna 

Terrace are slightly raised around 200 mm above adjoining ground level.  The 

proposed finished ground level of each unit has been minimised to balance the need 

for adequate stormwater discharge flow while avoiding need for high retaining walls.  

Unit 1 requires the highest amount of fill of up to 600 mm close to the boundary with 9 

Kokoda Road with all other retaining walls being of lesser height. 

 

Some perimeter retaining is proposed to ensure an appropriate construction base and 

to protect neighbouring privacy.  This varies between 0.1 metre to 0.5 metre (adjacent 

Unit 1 and Unit 5).  The total height of excavation and filling meets DPF 8.1.  The 

proposed level of earthworks and sections is modest and considered to be 

acceptable.  Future fencing height together with retaining walls will mostly not exceed 

2.2 metres in total height. 

 

Landscaping 

 
Landscaping 

Relevant Performance Outcomes/Designated Performance Features 

PO 22.1 

Soft landscaping is incorporate into 

development to: 

 

(a) minimise heat absorption and reflection 

(b) contribute shade and shelter 

(c) provide for stormwater infiltration and 

biodiversity 

(d) enhance the appearance of land and 

streetscapes 

DPF 22.1 

Residential development incorporates soft 

landscaping with a minimum dimension of 

700 mm provided in accordance with (a) 

and (b): 

 

(a) a total area as determined by the 

following: 

 

i. <150 sqm – 10% 

ii. 150-200 sqm – 15% 

iii. >200-450 sqm – 20% 

iv. >450 sqm – 25% 
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(b) at least 30% of any land between the 

primary street boundary and the 

primary building line 

 

PO 3.1 

Soft landscaping and tree planting are 

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. 

 

DTS/DPF 3.1 

None are applicable. 

 

 

A ‘Site Landscape Plan’ has been submitted detailing landscaping primarily within the 

accessway and common areas.  Proposed planting comprises a mix of turf, shrubs 

and taller tree species.  The overall intent of the landscaping plan is supported, 

however, further detail and discussion is sought in order to develop an agreed species 

selection, the scale of plantings, maintenance methods and other matters. 

 

The proposal seeks two crossovers within the allotment fronting Kokoda Road.  This has 

been supported by staff, however, taken together with the lesser front setback for unit 

1 than adjoining properties, it is considered that additional soft landscaping should be 

provided within the front yard of Unit 1.  This can be achieved by reducing the width 

of the crossover to Unit 1 to a maximum of 3.2 metres at the property boundary in 

order to provide a one metre landscaping strip along the common boundary with 9 

Kokoda Road.  This matter is requested by way of Reserved Matter as contained within 

the recommendation.  This matter is also further discussed in the Access and Transport 

section below. 

 

Overshadow Impact 

 
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 

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 is 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 

three 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. 

DPF 3.2 

Development maintains two 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: 
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(b) other zones is managed to enable 

access to direct winter sunlight. 

(a) for ground level private open space, 

the smaller of the following: 

 

i. half the existing ground level 

open space; or, 

ii. 35 sqm 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 applicant has provided a shadow diagram as part of the revised Site Roof Plan.  

The overshadow plan shows that the proposed development will not result in any 

unreasonable overshadowing impact to adjacent sites when measured against the 

above DPF standards.  The initial iteration of the application proposed an elongated 

boundary wall on the common boundary of Unit 5 adjacent to the rear yard of the 

dwellings at 6-8 Buna Terrace.  Both occupiers objected to this proposal due to 

overshadowing, loss of outlook and sense of enclosure impacts.  The applicant has 

subsequently ‘flipped’ the design of unit 5 with the garage/bedroom now well 

positioned adjacent to the internal easement and three metres from any side 

boundary.  The ‘flipped’ unit design does not result in any boundary walling along the 

internal boundary with 6-8 Buna Terrace.  In this regard, the amended proposal is 

considered to be a substantive improvement from the earlier proposal. 

 

The garages for units 1 and 4 extend along the side boundaries with 9 Kokoda Road 

and 12 Buna Terrace.  Associated roof overhang adjacent each garage do further 

extend the potential for overshadowing.  Hipped rooves are however utilised along 

boundaries to avoid unnecessary building height to mitigate overshadow and visual 

impact.  Based on an assessment of overshadow cast over each adjoining property, 

overshadowing is considered acceptable in that: 

 

• Unit 1 – the proposed boundary wall and eaves sit adjacent to the driveway of the 

neighbouring property and will not adversely affect habitable room windows, 

photovoltaic panels or conflict with the technical parameters set out in DPF 3.2. 

• Unit 4 - the proposed boundary wall and eaves sit forward of the neighbouring 

dwelling adjacent to the front driveway and will not adversely affect habitable 

room windows, photovoltaic panels or conflict with the technical parameters set 

out in DPF 3.2. 

 

In addition, the single storey unit 3 is setback at least 900 mm from the side boundary, 

however, the roof overhang extends to the common boundary with the rear yard of 
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12 Buna Terrace.  This part of the rear section of 12 Buna Terrace contains a covered 

pergola and a large domestic outbuilding.  The footprint of these structures generally 

align with unit 3 and therefore the proposal is not expected to result in shadowing of 

uncovered areas of private open space, habitable room windows or photovoltaic 

panels. 

 

Overall, this aspect of the development is considered to be acceptable. 

 

Private Open Space 

 
General Development Policies  

Private Open Space 

PO 21.1 

Dwellings are provided with suitable sized 

areas of usable private open space to meet 

the needs of occupants. 

 

DPF 21.1 

Private open space is provided in 

accordance with Design in Urban Areas 

Table 1 – Private Open Space. 

PO 21.2 

Private open space is positioned to provide 

convenient access from internal living areas. 

DPF 21.2 

Private open space is directly accessible 

from a habitable room. 

 

 

Each unit has access to private open space in the form of a covered alfresco and 

open garden areas of between 67 sqm and 96 sqm.  Design in Urban Areas Table 1 – 

Private Open Space does not provide a rate of provision for a ‘retirement facility’, 

however, the DPF seeks at least 60 sqm for a dwelling.  While acknowledging that 

these units are not defined as a ‘dwelling’ it is noted that private open space provided 

for each unit exceeds the minimum level of provision.  The private open space areas 

are of useable dimensions and accessible to the internal living areas while also having 

a good orientation and comprise private spaces. 

 

The proposed unit 5 will also be located within the present rear yard of what is 6-8 

Buna Terrace, even though their rear yards have been already fenced off from what 

is the actual rear boundary of this title.  Recognising that the proposal will reduce the 

area of these sites, one must consider the impact of this proposal upon the private 

open space of these dwellings. 

 

These dwellings are served by an existing verandah of 16 sqm and both sites have in 

order of 45 sqm of private open space at the rear, together with a 3 metre section of 

side setback area of some 10.5 metre long which amounts to a further 31.5 sqm of 

private open space per dwelling.  Therefore, in total each dwelling is served by 90 sqm 

of private open space which well exceeds that required by Table 1 – Private Open 

Space. 

 

Overall, this aspect of the development is considered to be acceptable. 

 

Effluent Disposal 

 
General Development Policies  

Infrastructure and Renewable Energy Facilities 

Desired Outcomes 

DO1 Efficient provision of infrastructure networks and services, renewable energy 

facilities and ancillary development in a manner that minimises hazard, is 

environmentally and culturally sensitive and manages adverse visual impacts on 

natural and rural landscapes and residential amenity. 
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Relevant Performance Outcomes/Designated Performance Features 

Water Supply 

PO 11.1 

Development is connected to an 

appropriate water supply to meet the 

ongoing requirements of the intended use. 

DPF 11.1 

Development is connected, or will be 

connected, to a reticulated water scheme 

or mains water supply with the capacity to 

meet the on-going requirements of the 

development. 

 

Wastewater Services 

PO 12.1 

Development is connected to an approved 

common wastewater disposal service with 

the capacity to meet the requirements of 

the intended use.  Where this is not available 

an appropriate on-site service is provided to 

meet the ongoing requirements of the 

intended use in accordance with the 

following: 

 

(a) it is wholly located and contained 

within the allotment of the 

development it will service. 

(b) in areas where there is a high risk of 

contamination of surface, ground, or 

marine water resources from on-site 

disposal of liquid wastes, disposal 

systems are included to minimise the 

risk of pollution to those water 

resources. 

(c) septic tank effluent drainage fields 

and other wastewater disposal areas 

are located away from watercourses 

and flood prone, sloping, saline or 

poorly drained land to minimise 

environmental harm. 

 

DPF 12.1 

Development is connected, or will be 

connected, to an approved common 

wastewater disposal service with the 

capacity to meet the requirements of the 

development.  Where this is not available it 

is instead capable of being serviced by an 

on-site waste water 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 risks to human health 

and the environment. 

 

DPF 12.2 

Development is not built on, or encroaches 

within, an area that is, or will be, required for 

a sewerage system or waste control system. 

 
Infrastructure 

PO 4.2 

Waste water, sewage and other effluent is 

capable of being disposed of from each 

allotment without risk to public health or the 

environment. 

DTS/DPF 4.2 

Each allotment can be connected to: 

 

a) a waste water treatment plant that 

has the hydraulic volume and 

pollutant load treatment and 

disposal capacity for the maximum 

predicted wastewater volume 

generated by subsequent 

development of the proposed 

allotment 

or 



Barossa Assessment Panel Meeting 7 February 2023 

 

Item 8.1 Page 35 

b) a form of on-site waste water 

treatment and disposal that meets 

relevant public health and 

environmental standards. 

 

The subject site has a connection point to the Nuriootpa Community Wastewater 

Management System (CWMS) at the Kokoda Road.  A separate wastewater 

application is required to be submitted for connection of the development to the 

CWMS and this matter is proposed to be addressed as a Reserved Matter. 

 

Council’s CWMS department do not object to the additional loading on the CWMS 

from the system, subject to an augmentation fee being met, the existing drain being 

realigned and the creation of easements to protect the CWMS line.  The applicant 

has presented a preliminary CWMS design for the site which has been presented to 

Council’s CWMS team and the plan is in principle acceptable, subject to assessment 

of design detail.  The indicative layout for the CWMS communal drains are most likely 

to look as per the image below: 

 

 
Figure 11:  Preferred CWMS internal line to service units and neighbouring dwellings 

 

The CWMS requires that individual sites are provided with on-site septic tanks.  While 

there is sufficient space around each unit for a future septic tank, the applicant has 

indicated that a communal tank will be proposed within the common area to service 

all of the units.  This proposal can work, provided the site is amalgamated to avoid 

drains and septic tanks connecting across allotment boundaries. 
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The septic tanks for the existing dwellings at 6-8 Buna Terrace are located within the 

rear yard of these sites and are setback less than 2.5 metres from the existing rear 

fenceline.  Council’s Health Services team have advised that the septic tanks must be 

setback 2.5 metres from any existing or proposed building, or otherwise be engineered 

to accommodate a lesser setback in order to maintain the integrity of the tanks.  As 

a 2.5 metres clearance will not be achieved from the new unit 5, a Reserved Matter 

is contained within the recommendation, requiring that the final setback be endorsed 

by a structural engineer. 

 

This aspect of the development satisfies Performance Outcome 12.1, subject to 

appropriate Reserved Matters and conditions of consent.  It is also recommended 

that a condition of consent require the ongoing connection of the units to the 

Nuriootpa CWMS to ensure the development satisfies the above Performance 

Outcomes. 

 

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 

categorised as 'Level 1 clearance'. 
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The applicant has submitted a Native Vegetation Declaration advising that no native 

vegetation is proposed to be removed or impacted by the proposal, consistent with 

DPF 1.1. 

 

The site has a longstanding residential use within the Nuriootpa township.  All on site 

vegetation has been planted as landscaping by previous occupants.  There is no 

known protected native vegetation on site. 

 

This aspect of the development satisfies Performance Outcome 1.1. 

 

Hazards (Flooding – Evidence Required) Overlay 

 
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 floor level at 

least 30 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 site is not located within any mapped flood plain but is however subject to 

assessment against the general ‘Hazards (Flooding – Evidence Required) Overlay’.  

The applicant has advised that pre-application discussions with Council’s Engineering 

Services Department identified a history of localised flooding in the locality due to the 

lack of stormwater infrastructure in the locality.  In response, the applicant has 

prepared their proposal with the units having a finished floor level of each proposed 

unit to be elevated above kerb level together with installation of on site stormwater 

management infrastructure to mitigate potential flood risk.  Council’s Engineering 

Services have reviewed the preliminary stormwater management plan and civil plans 

and have advised the proposal is acceptable from a flood risk perspective, however, 

further information is requested in respect to the final design of the stormwater 

management plan and civil plans, which is subject to assessment as Reserved Matter. 

 

This aspect of the development satisfies Performance Outcome 1.1. 

 

Water Resources Overlay 

 
Water Resources Overlay 

Desired Outcomes 

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. 
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DO 2 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. 

 

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. 

 

DPF 1.2 

None are applicable 

 

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) minimize soil loss eroding into the 

watercourse 

DPF 1.5 

A strip of land 20 metre or more wide 

measured from the top of existing banks on 

each side of the watercourse is free from 

development, livestock use and revegetated 

with locally indigenous vegetation. 

PO 1.6 

Development resulting in the depositing or 

placing of an object or solid material in a 

watercourse or lake occurs on where it 

involves any of the following: 

 

(a) the construction of an erosion control 

structure. 

(b) devices or structures used to extract 

or regulate water flowing in a 

watercourse. 

(c) devices used for scientific purposes. 

(d) the rehabilitation of watercourses. 

 

DPF 1.6 

None are applicable 

 

PO 1.7 

Watercourses, floodplains (1% AEP flood 

extent) and wetlands protected and 

enhanced by retaining and protecting 

existing native vegetation 

 

DPF 1.7 

None are applicable 

 

PO 1.8 

Watercourses, floodplains (1% AEP flood 

extent) and wetlands protected and 

enhanced by stabilising watercourse banks 

and reducing sediments and nutrients 

entering the watercourse 

 

DPF 1.8 

None are applicable 

 

 

  



Barossa Assessment Panel Meeting 7 February 2023 

 

Item 8.1 Page 39 

 

The site is subject to the Water Resources Overlay under the Planning and Design 

Code. 

 

Although the site is located in near proximity to the North Para River, the site is not 

identified within any mapped flood plain.  The site is able to connect to the Nuriootpa 

CWMS and the proposed stormwater management system is broadly acceptable to 

Engineering Services, subject to further design detail.  No adverse impact on surface 

water is anticipated from the proposal and therefore is considered to achieve the 

above Performance Outcomes 

 

Access and 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 

Vehicle Parking Rates 

PO 5.1 

Sufficient on-site vehicle parking and 

specifically marked accessible car parking 

places are provided to meet the needs of 

the development or land use having regard 

to factors that may support a reduced on-

site rate such as: 

 

(a) availability of on-street car parking 

(b) shared use of other parking areas 

(c) in relation to a mixed-use 

development, where the hours of 

operation of commercial activities 

complement the residential use of the 

site, the provision of vehicle parking 

may be shared 

(d) the adaptive reuse of a State or Local 

Heritage Place 

 

DPF 5.1 

Development provides a number of car 

parking spaces on-site at a rate no less than 

the amount calculated using one of the 

following, whichever is relevant: 

 

(a) Transport, Access and Parking Table 1 

– General Off-Street Car Parking 

Requirements. 

(b) Transport, Access and Parking Table 2 

–Off-Street Vehicle Parking 

Requirements in Designated Areas. 

(c) if located in an area where a lawfully 

established carparking fund 

operates, the number of spaces 

calculated under (a) or (b) less the 

number of spaces offset by 

contribution to the fund. 

Table 1 - General Off-Street Car Parking 

Requirements 

Detached Dwelling with two or more 

bedrooms (including rooms capable of 

being used as a bedroom – two spaces per 

dwelling, one of which is to be covered. 

 

General Development Policies 

Design in Urban Areas 

Car parking, Access and Manoeuvrability 

PO 23.1 

Enclosed car parking spaces are of 

dimensions to be functional, accessible and 

convenient. 

DPF 23.1 

Residential car parking spaces enclosed by 

fencing, walls or other structures have the 

following internal dimensions (separate 

from any waste storage area): 

 

(a) single width car parking spaces: 

 

i. a minimum length of 5.4 metres 

per space 
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ii a minimum width of three 

metres 

iii a minimum garage door width 

of 2.4 metres 

 

(b) double width car parking spaces 

(side by side): 

 

i. a minimum length of 5.4 metres 

ii. a minimum width of 5.4 

metres 

iii. minimum garage door width 

of 2.4 metres per space 

 

PO 23.2 

Uncovered car parking space are of 

dimensions to be functional, accessible and 

convenient. 

DPF 23.2 

Uncovered car parking spaces have: 

 

(a) a minimum length of 5.4 metres 

(b) a minimum width of 2.4 metres 

(c) a minimum width between the 

centre line of the space and any 

fence, wall or other obstruction of 1.5 

metres 

 

PO 23.3 

Driveways and access points are located 

and designed to facilitate safe access and 

egress while maximising land available for 

street tree planting, domestic waste 

collection, landscaped street frontages and 

on-street parking. 

DPF 23.3 

Driveways and access points satisfy (a) or 

(b): 

(a) sites with a frontage to a public road 

of 10 metres or less have a width 

between 3.0 and 3.2 metres 

measured at the property boundary 

and are the only access point 

provided on the site 

(b) sites with a frontage to a public road 

greater than 10 metres: 

 

i. have a maximum width of five 

metres measured at the 

property boundary and are the 

only access point provided on 

the site; 

ii. have a width between 3.0 and 

3.2 metres measured at the 

property boundary and no 

more than two access points 

are provided on site, separate 

by no less than one metre. 

 

PO 23.4 

Vehicle access is safe, convenient, minimises 

interruption to the operation of public roads 

and does not interfere with street 

infrastructure or street trees. 

DPF 23.4 

Vehicle access to designated car parking 

spaces satisfy (a) or (b): 

 

(a) is provided via a lawful 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, is setback: 
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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. two metres or more from the base 

of the trunk of a street tree unless 

consent is provided from the tree 

owner for a lesser distance. 

iii. six metres or more from the 

tangent point of an intersection 

of two or more roads. 

iv. outside of the marked lines or 

infrastructure dedicating a 

pedestrian crossing. 

PO 23.5 

Driveways are designed to enable safe and 

convenient vehicle movements from the 

public road to on-site parking spaces. 

DPF 23.5 

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-in-4 on average. 

(b) they are aligned relative to the street 

so that there is no more than a 20 

degree deviation from 90 degrees 

between the centreline of any 

dedicated car parking space to 

which it provides access (measured 

from the front of that space) and the 

road boundary. 

(c) if located so as to provide access 

from an alley, lane or right of way - 

the alley, lane or right or way is at 

least 6.2 metres wide along the 

boundary of the allotment/site. 

 

PO 23.6 

Driveways and access points are designed 

and distributed to optimise the provision of 

on-street visitor parking. 

DPF 23.6 

Where on-street parking is available 

abutting the site's street frontage, on-street 

parking is retained in accordance with the 

following requirements: 

 

(a) minimum 0.33 on-street spaces per 

dwelling on the site (rounded up to 

the nearest whole number). 

(b) minimum car park length of 5.4 

metres where a vehicle can enter or 

exit a space directly. 

(c) minimum car park length of six metres 

for an intermediate space located 

between two other parking spaces or 

to an end obstruction where the 

parking is indented. 
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Internal site access is proposed via a one-way driveway from Kokoda Road with exit 

onto Buna Terrace.  This access way facilitates vehicle movement into dwellings 2, 3 

and 5.  Council’s Engineering Department advises that the roadway is suitable for one-

way traffic flow, subject to appropriate directional signage.   

 

Units 1 and 4 are provided with driveways to facilitate direct street access.  The 

gradient of these driveways and width of Unit 4 driveway is acceptable.  In 

accordance with DPF 23.3 b(ii) the separation distance between Unit 1 driveway and 

the accessway crossover is acceptable, however, it is recommended that the width 

of the unit 1 driveway should be reduced to a maximum of 3.2 metres measured at 

the property boundary.  This aligns with the DPF and would enable a 1 metre 

landscaping strip to be accommodated adjacent the side fence of 9 Kokoda Road.  

The relevant site plans should be revised to reflect this requirement by way of Reserved 

Matter. 

 

Overall, the proposed access is considered to be an acceptable design response to 

the elongated site and does not adversely impact on street visitor parking provision or 

the general safe operation of the local roads, nor does it result in an unacceptable 

level of amenity for occupants within the site or for adjoining properties.  Noting the 

short length of internal driveway and that a deviation in the geometry is proposed, 

speed humps are not considered necessary but internal speed signs are proposed. 

 

Units 1, 2 and 3 have a double garage and Units 4 and 5 have a single car garage all 

with appropriate dimensions and access in accordance with Performance Outcome 

23.  Unit 5 also has an uncovered off street space located between the garage and 

front boundary.  The Off- Street Parking Requirements for a Retirement Facility stipulate 

that two spaces should be provided for a unit with three or more bedrooms.  Each 

unit has three bedrooms (or rooms capable of being used as a bedroom).  Parking 

provision for Units 1-3 and 5 therefore meet this guideline.  Unit 4 has a shortfall of one 

car parking space but this is considered minor in the context of the nature of the 

proposed use and internal location with visitor parking in very close proximity.  It is 

noted there are three visitor car parks proposed within the internal driveway which 

exceeds the minimum requirement of 0.2 spaces per dwelling (i.e. one space for the 

proposal) further ameliorating any adverse on street impact arising from the shortfall 

in parking for unit 4. 

 

Overall, access and parking is considered to be appropriate. 

 

Clearance from Overhead Powerlines 

 
General Development Policies  

Clearance from Overhead Powerlines 

Desired Outcomes 

DO1 Protection of human health and safety when undertaking development in the 

vicinity of overhead transmission powerlines. 

Relevant Performance Outcomes/Designated Performance Features 

PO 1.1 

Buildings are adequately separated from 

aboveground powerlines to minimise 

potential hazard to people and property. 

DPF 1.1 

One of the following is satisfied: 

 

(a) a declaration is provided by or on 

behalf of the applicant to the effect 

that the proposal would not be 

contrary to the regulations prescribed 
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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. 

 

 

An Electricity Declaration has been submitted associated with the development, 

consistent with DPF 1.1, such that the Performance Outcome 1.1 is met. 

 

The applicant was asked to clarify the need for an easement across the part of the 

site for the existing powerline that straddles the boundary with 5 Kokoda Road, noting 

that this matter was raised by the neighbour in their representation.  The applicant has 

advised that the proposed development will not affect the supply of electricity to any 

property in the locality, noting that no built form is proposed in conflict with the 

powerlines.  As the development does not encroach upon the powerlines or stobie 

pole, this aspect of the development is not considered to be otherwise relevant 

matter for purpose of assessment against the Planning and Design Code.  The 

applicant has acknowledged they will register an easement on the Title if required, 

but this matter is considered to be outside the scope of assessment of this proposal 

against the Planning and Design Code. 

 

Other Overlays 

 

The following Overlay has been considered in the assessment of the proposed 

development but is not applicable given that: 

 

Hazards (Bushfire – Urban Interface) 

The site is located within the Nuriootpa Township and does not abut land identified as 

General, Medium and High Bushfire Risk. 

 

CONCLUSION 

The proposal involves the retention of two existing dwellings and new retirement 

Facility comprising construction of five single storey units, combined retaining walls 

and fencing exceeding 2.1 metres, together with associated internal driveway, 

shared visitor parking and landscaping. 

 

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 four 

representations, three of which have requested to be heard. 

 

This report has provided a detailed assessment of the proposal against the relevant 

provisions of the Planning and Design Code. 

 

The Neighbourhood Zone envisages a range of residential activities including 

retirement living and a mix of dwelling types to provide for different living 

opportunities. Retirement living is an established use in the wider locality and the form 

of development is consistent with the Desired Outcomes in this zone. Each unit has 

adequate private open space, undercover parking, vehicle access and an 

acceptable design appearance. 
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The arrangement of proposed dwellings and relationship with neighbouring properties 

has been improved through amendments made by the applicant at request of 

Council staff and in response to representations and the amendments have resulted 

in an improved overall development outcome. 

 

Overall, the proposal is considered to warrant 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. 

 

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. 22012365 by ESD Planning and Design for the retention of two 

existing dwellings and construction of a new Retirement Facility comprising 

construction of five single storey units, combined retaining walls and fencing 

exceeding 2.1 metres, together with associated internal driveway, shared visitor 

parking and landscaping (CT 5710/150, CT 5705/711 and CT 5568/567) subject to 

the following reserved matters, 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) 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; 

e) Provision for a 1 metre landscaping strip along the southern side of the 

driveway of unit 1, adjacent to 9 Kokoda Road, the driveway width at 

the property boundary shall not exceed 3.2 metres. 
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(2) The buildings shall be connected to a wastewater system approved under the 

South Australian Public Health Act 2011. 

 

 NOTE:  Prior to building work commencing the applicant shall lodge and have 

approved by Council an application to install a wastewater system pursuant 

to the provisions of the South Australian Public Health Act 2011 and South 

Australian Public Health (Wastewater) Regulations 2013. 

 

(3) The stormwater drainage design must include a final Stormwater 

Management Plan, Stormwater Calculations and Civil Siteworks Plan.  The plan 

shall address the following additional matters: 

 

(a) Final design for management of roof water from the units including 

provision of the rainwater tanks and their integration with the overflow 

stormwater system, together with impervious surfaces to reflect the 

system as required to be amended by clauses below. 

(b) The stormwater drainage system shall be designed in accordance with 

the current edition of ‘Australian Rainfall and Runoff’ (IEA), AS3500.3 

Plumbing and Drainage – Part 3: Stormwater drainage and Council’s 

requirements. 

(c) Location of all drains, sumps and grates, their sizes and grades, to 

achieve safe and controlled discharge to Council’s stormwater drainage 

system. 

(d) All stormwater discharge from the site being directed to Buna Terrace. 

(e) The maximum point of discharge to kerb and gutter for up to the 10% 

Average Exceedance Probability (AEP) event shall be 12l/sec. 

(f) Identification of the existing CWMS drain traversing the site and its 

proximity to the proposed building works.  All proposed works, including 

footings and stormwater drainage shall not be permitted to conflict with 

the existing pipework and appropriate service relocation works may be 

required. 

(g) A maximum pump rate of 7.76l/s (allowing for undetained flows of 4.24l/s) 

will be required for all storm events.  Amended stormwater calculations, 

including revised storage volumes, are required to be provided as 

follows: 

 

i) The controlled discharge from the site shall be connected safely to 

Council’s stormwater drainage system via a fully galvanised 150 x 100 

(nominal) box drain secured neatly in the existing upright kerb and 

gutter in Buna Terrace.  The finished surface shall be free of trip 

hazards. 

ii) The maximum point of discharge to kerb and gutter for all storm 

events shall be 12l/sec. 

 

(h) Detail required on the civil drawings regarding the fitting of a 35 mm 

orifice at the bottom of each rainwater tank servicing the units (allowing 

1.395 metres of head (water depth). 

(i) The car parking spaces adjacent the internal driveway next to proposed 

unit 1 shall be tapered so as to provide safe and convenient vehicle 

access to these spaces. 

(j) Minimum 2 metre clearance achieved of the driveways to any street 

tree. 
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(4) The applicant shall amalgamate the allotments and provide evidence of the 

amalgamated land parcel, in accordance with the letter from ESD, response 

to representations. 

 

(5) A 3 metre easement in favour of Council (or lesser width as agreed with 

Council) shall be registered on the Certificate of Title for the land in respect to 

all CWMS communal drains traversing the site, in accordance with the letter 

from ESD, response to representations. 

 

(6) The applicant shall submit a final version of the unit floor plans and elevation 

plans for the five units, such that they accord with the amended proposal as 

outlined within the plan version set, A000-A011, JBG Architects, 23 January 

2023. 

 

(7) An engineering assessment from a qualified and experienced structural 

engineer, that building works in proximity to the septic tanks located in rear 

yards of 6-8 Buna Terrace, Nuriootpa, do not compromise the structural 

integrity of the septic tanks. 

 

Council Conditions 

(1) The development shall be undertaken in accordance with the endorsed plans 

and documentation (as amended) accompanying Application No. 22012365      

except where varied by any condition(s) listed below. 
Plan Type Prepared By Drawing No. Issue No. / 

Date 

Planning Report ESD N/A 28.06.22 

Response to 

Representations 

ESD N/A Not Dated 

Coversheet/Perspective JBG Architects A000 Issue P.07 23.01.23 

Block Plan JBG Architects A001 Issue P.07 23.01.23 

Site Roof Plans JBG Architects A002 Issue P.07 23.01.23 

Site Floor Plans JBG Architects A003 Issue P.07 23.01.23 

Existing & Demolition Site 

Plan 

JBG Architects A004 Issue P.07 23.01.23 

Site Notes JBG Architects A005 Issue P.07 23.01.23 

Survey JBG Architects A006 Issue P.07 23.01.23 

Site Boundaries JBG Architects A007 Issue P.07 23.01.23 

Site Landscape Plan JBG Architects A008 Issue P.07 23.01.23 

Site Landscape Plan 

Notes 

JBG Architects A009 Issue P.07 23.01.23 

Street Perspective JBG Architects A010 Issue P.07 23.01.23 

Street Perspective JBG Architects A011 Issue P.07 23.01.23 

Engineering 

Calculations 

SBEC 2104-26 25.01.23 

Drawing List & Locality 

Plan 

SBEC Sheet 1.0 Issue B 25.01.23 

General Notes SBEC Sheet 1.1 Issue B 25.01.23 

Civil Plan – Index SBEC Sheet 2.0 Issue B 25.01.23 

Civil Plan – Sheet 1 SBEC Sheet 2.1 Issue B 25.01.23 

Civil Plan – Sheet 2 SBEC Sheet 2.2 Issue B 25.01.23 

Survey – Index SBEC Sheet 3.0 Issue B 25.01.23 

Survey – Sheet 1 SBEC Sheet 3.1 Issue B 25.01.23 

Survey – Sheet 2 SBEC Sheet 3.2 Issue B 25.01.23 
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(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) An augmentation fee is applicable to account for the increase in loads on the 

Nuriootpa CWMS, pursuant to the Council’s rates and charges, as levied under 

the Water Industry Act. 

 

Note:  The actual augmentation fee to be charged will be calculated and 

advised at time of Wastewater Application assessment.  

 

(4) The open side(s) of the alfresco areas and verandahs authorised herein shall 

not be enclosed on any side with any solid material, roller door or the like 

without the prior approval of the relevant authority. 

 

(5) 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 pursuant to Reserved Matter 3 of this Planning Consent, 

with adequate measures deployed during construction to ensure the 

temporary disposal of surface or roof water does not affect neighbouring 

properties. 

 

(6) 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. 

 

(7) 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. 

 

(8) Boundary retaining walls and fencing shall be established, prior to occupation 

of the development, in accordance with the Approved Plans. 

 

(9) All car parking, driveways and vehicle manoeuvring areas shall be 

constructed and finished in sealed surface such as bitumen, concrete or 

pavers 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. 

 

(10) 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. 

 

(11) 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. 

 

(12) The following signage shall be established within the common driveway to 

facilitate safe and convenient traffic movement: 
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a) Appropriate traffic control signage to facilitate the one-way traffic flow, 

in accordance with AS1742 Manual of uniform traffic control devices. 

b) Speed signs to reflect the low speed environment within the common 

driveway area. 

 

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.  

Fencing work is subject to the provisions of the Fences Act 1975. 

 

(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. 

 

 

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 Documents ⇩  

Attachment 2 Representations Received ⇩  

Attachment 3 Applicants Response to Representations ⇩  

 

 

BAP_07022023_AGN_1785_AT_files/BAP_07022023_AGN_1785_AT_Attachment_6085_1.PDF
BAP_07022023_AGN_1785_AT_files/BAP_07022023_AGN_1785_AT_Attachment_6085_2.PDF
BAP_07022023_AGN_1785_AT_files/BAP_07022023_AGN_1785_AT_Attachment_6085_3.PDF
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9. REPORTS – REVIEW OF ASSESSMENT MANAGER DECISIONS (PLANNING, 

DEVELOPMENT AND INFRASTRUCTURE ACT 2016)  

 

Nil. 

 

10. REPORTS – PANEL UPDATES  

 

Nil. 

 

11. REPORTS – OTHER BUSINESS  

 

Nil. 

 

12. REPORTS – CONFIDENTIAL  

 

Nil. 

 

13. NEXT MEETING 

 

Tuesday 7 March 2023 commencing at 5.00 pm 

 

14. CLOSURE OF MEETING 

 

The Presiding Member will declare the meeting closed. 
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