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1. WELCOME 

 
2. ATTENDANCE 

 
 2.1 Present 
 
 2.2 Apologies 

 
 2.3 Absent 

 
3. CONFIRMATION OF MINUTES 

 
RECOMMENDATION 

That the minutes of the Barossa Assessment Panel meeting held on Tuesday 6 
May 2025 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.   
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6. REPORTS – APPLICATION FOR DECISION (PLANNING, DEVELOPMENT AND 
INFRASTRUCTURE ACT 2016) 

 
6.1 23028267 - 106-108 Murray Street Tanunda 
 
APPLICANT: Tony Wilson (Consultant) and Sharyn Cunningham 
REPRESENTORS: Emma Hiscock 

 
APPLICATION DETAILS 
PROPOSAL Construction of dwelling additions/alterations, 

decking and change of use of to a combined 
tourist accommodation (up to 6 guests) and 
dwelling use 

APPLICANT Tony Wilson and Sharyn Cunningham 
OWNER Sharyn Cunningham 
APPLICATION NO 23028267 
CERTIFICATE(S) OF TITLE CT 5598/927 
AREA 1,488 square metres 
CURRENT USE Residential 
PLANNING AND 
DEVELOPMENT CODE 
VERSION 

Version 2024.23 – 19 December 2024 

PLANNING AND DESIGN 
CODE EXTRACT LINK 

Relevant Code Extract 

ZONE Established Neighbourhood Zone 
OVERLAYS Prescribed Water Resources Area 

Traffic Generating Development 
Water Protection Area 
Character Preservation District (Township) 
Historic Area (Baro15) 
Hazards (Flooding - Evidence Required) 
Major Urban Transport Routes 
Native Vegetation 

APPLICATION TYPE Performance Assessed 
PUBLIC NOTIFICATION Notified – Sign Required 
REFERRALS Commissioner of Highways 
PREVIOUS APPLICATIONS 967/077/1994 - Garage 

960/348/1998 – Addition to Existing Office 
960/2/2004 – Consulting Rooms 
960/753/2017 – Change of Use – Consulting Room 
to Dwelling 
22001376 – Demolition of existing bullnose 
verandah, construction of a new larger bullnose 
verandah 
22025988 – Skillion roofed verandah to the side of 
the existing dwelling, including the demolition of 
the existing bullnose verandah, installation of a 

https://app.plan.sa.gov.au/suite/webapi/file-download?doc=BF42C9A5-029C-5859-1751-7E9066353606
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portable spa and associated safety barrier, and 
construction of a deck up to 0.68m above natural 
ground level 

ASSESSING OFFICER Tom Marshall – Senior Assessment Officer Planning 
RECOMMENDATION That Planning Consent be GRANTED subject to 

Reserved Matters and Conditions 
 
INTRODUCTION 
The applicant is seeking to obtain development approval for dwelling additions to the 
existing dwelling and to change of use of the existing dwelling to accommodate both 
tourist accommodation (with a maximum capacity of six guests) and residential uses.  
No other elements are proposed within the application. 
 
The subject site is located within the Established Neighbourhood Zone where the 
proposed elements of dwelling additions, decking and tourist accommodation do not 
have an applicable Accepted, Deemed to Satisfy or Restricted Pathway.  The 
application was therefore classified as a Performance Assessed – Code Assessed 
application.  The application was further subject to public notification due to the 
tourist accommodation element not being excluded from Table 5 – Procedural 
Matters of the Established Neighbourhood Zone, such that the application was 
publicly notified in accordance with Section 107 of the Planning, Development and 
Infrastructure Act 2016. 
 
Two representations were received during the public notification period, both in 
opposition to the proposed development.  One of the representors has requested to 
be heard by the Panel. 
 
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 at 

least one of the representors have indicated a desire to be heard in support of 
their representation. 

 
This report provides a detailed assessment of the proposal against the relevant 
provisions of the Planning and Design Code. 
 
The proposed development seeks to: 
 
- Construct additions to the existing dwelling 
- Construct a deck 
- Change of use of part of the building to include combined tourist accommodation 

and dwelling use 
 
The application is seeking to construct an addition to the existing dwelling in addition 
to allowing the potential for the site to provide short-term accommodation to 
travellers on a commercial basis in accordance with the definition of ‘Tourist 
Accommodation’ within Part 7 of the Planning and Design Code.  This land use is not 
specifically listed as an envisaged form of development within the Established 
Neighbourhood Zone. 
 
The existing dwelling has been used as tourist accommodation for approximately four 
years.  This application is seeking retrospective development to formalise the land use 
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in order to be compliant with their requirements under the Planning, Development 
and Infrastructure Act 2016. 
 
Although the proposed tourist accommodation use is not directly identified as an 
envisaged use within the Zone, non-residential uses are generally anticipated within 
the Zone.  It is considered the proposed use in addition to the dwelling additions do 
not unreasonably impact on the residential character or amenity of the surrounding 
area and is a compatible form of non-residential land use that will complement the 
surrounding residential properties.  The proposal is not expected to have adverse 
interface impacts and is compatible with residential amenity. 
 
The proposal is considered to warrant the granting of Planning Consent, subject to 
Reserved Matters and Conditions. 
 
SITE AND LOCALITY 
The subject site comprises the entire property of 106-108 (Lot 742) Murray Street, 
Tanunda. 
 
The subject site is an allotment of trapezoid shape having an area of 1,488 square 
metres with one public road frontage to Murray Street, a state maintained road of 
approximately 38 metres with vehicle access obtained via an existing single width 
driveway.  The site contains an existing single storey detached dwelling and 
associated structures.  The existing dwelling is setback approximately 12 metres from 
the property boundary, demonstrating consistent boundary setbacks with the 
adjoining properties.  The overall dwelling presents a consistent residential 
appearance to the surrounding streetscape promoted by its large front setback and 
extent of existing mature vegetation within the front yard. 
 
The subject site is located within the Established Neighbourhood Zone and interfaces 
with the Township Main Street Zone to the south (refer Figure 1 below).  The subject 
site fronts onto the Tanunda main street (Murray Street) and is within close proximity to 
a range of surrounding non-residential land uses. 
 
The locality is determined principally by visual reference.  Land uses comprise a mix of 
commercial (mainly office) and residential uses with majority of the residential uses 
being in the nature of detached dwellings on large allotments.  On the opposite side 
of Murray Street (133 Murray Street) are offices, south of this property (131 Murray 
Street) is a site containing two dwellings and south of that site (129A Murray Street) is 
another office occupied by Ashton Hurn MP.  The entrance to the Tabor Cemetery is 
located north of 133 Murray Street. 
 
On the same side of Murray Street, immediately to the south (104 Murray Street) is a 
real estate office with car park located at the rear, properties to the north (110, 112 
and 112A Murray Street) comprise dwellings on detached dwellings and the property  
immediately at the rear (1 Sobels Street) comprises group dwellings on a multi-
residential site.  The properties at 102 Murray Street, 2A and 2 Murray Street comprise 
detached dwellings. 
 
Figure 1 below provides a Zone map and details of the locality of the site. 
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Figure 1:  Zone Map – subject site with surrounding zoning. 
 
An aerial view of the site and locality are contained in Figure 2 and Figure 3. 
 
Site photos are provided in Figure 4 to Figure 15. 
 

 
Figure 2:  Aerial – Locality – subject site marked in blue, locality marked in red 
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Figure 3:  Aerial – Site marked in yellow outline 

 
Figure 4:  Site Photo – Front of property looking south-west along Murray Street 
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Figure 5:  Site Photo – Front of property looking north-east along Murray Street 

 
Figure 6:  Site Photo – View from footpath in front of  southern adjoining property facing 
north toward subject site 
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Figure 7:  Site Photo – View from front of property looking along north side of property 

 
Figure 8:  Site Photo – Front of property looking down driveway 
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Figure 9:  Site Photo – View of south-western corner of the subject site 

 
Figure 10:  Site Photo – View of rear yard subject to dwelling addition 
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Figure 11:  Site Photo – South-west corner of property looking toward rear of dwelling 

 
Figure 12:  Site Photo – Western boundary of property looking toward rear of dwelling 
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Figure 13:  Site Photo – View from rear of dwelling looking west toward rear boundary 

 
Figure 14:  Site Photo – View of north-eastern rear corner of allotment looking toward 
low point in ground level of the property 
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Figure 15:  Site Photo – North-west corner of property looking toward rear of dwelling 
 
PROPOSAL 
The proposal involves the construction of dwelling additions and decking in addition 
to seeking a change of use to tourist accommodation with the dwelling use to be 
retained for the new addition portion of the proposal.  This is based on the 
understanding the landowners are intending to use the existing dwelling area (existing 
three bedrooms) for short-term accommodation purposes on a commercial basis but 
to retain the new addition portion of the building for residential purposes. 
 
There are no signage works proposed within the development application. 
 
The existing dwelling consists of the following internal areas: 
 
- Three bedrooms 
- Two bathrooms 
- Two storage rooms 
- Combined kitchen and living areas; and 
- Hallway 
 
The proposed dwelling additions include the following: 
 
- Removal of a storage room 
- Two bedrooms each with ensuite bathrooms 
- Combined kitchen, living and meals area 
- Rear deck (with 1.8 metre screening) 
  



Barossa Assessment Panel Meeting 3 June 2025 
 

Item 6.1 Page 15 

 
The building additions are seeking to provide a purpose built space for the landowners 
to use with the existing dwelling to be formalised as short-term accommodation. 
 
The change of use aspect of this application will result in the potential for the site to 
be used for short term accommodation for a maximum of six guests at any one time, 
independent of the building additions which are to be used for residential purposes. 
 
The final form of the building will include five bedrooms, four bathrooms (inclusive of 
three separate ensuites), two kitchens, two separate living spaces and storage areas, 
to accommodate a maximum of up to six (6) guests at any one time. 
 
The property is serviced by an existing single width driveway to Murray Street for 
access to on-site vehicle parking spaces.  The proposal is seeking to widen the existing 
access point to be sufficient for two-way vehicle movement, thereby ensuring all 
vehicles can enter and exit the site in a forward direction. 
 
The site includes no existing covered parking spaces but does have sufficient spacing 
and manoeuvrability for at least four vehicles as shown on the site plan (with space 
for additional parking within the driveway space). 
 
The property is not impacted by any easements or Land Management Agreement. 
 
Attachment 1 contains a copy of the application and associated documentation. 
 
APPLICATION TYPE 
The site is located within the Established Neighbourhood Zone under the Planning and 
Design Code. 
 
All elements of the proposed development do not have an applicable Accepted, 
Deemed to Satisfy or Restricted Pathway, pursuant to Table 1, 2 and 4 of the 
Established Neighbourhood Zone.  As the tourist accommodation element is not 
specifically listed within Table 3, the proposed development does not have a 
specified list of ‘Applicable Policies’.  Instead, the application is determined to be ‘All 
Other Code Assessed Development’ in accordance with Part 1 – Rules of 
Interpretation of the Planning and Design Code (Version 2024.23). 
 
PUBLIC NOTIFICATION 
The application was subject to public notification in accordance with Table 5 – 
Procedural Matters – Notification of the Established Neighbourhood Zone.  Tourist 
Accommodation use is not excluded from public notification due to not being listed 
within ‘Class of Development (Column A)’ within Table 5. 
 
A summary of the public notification process is contained below: 
 
Representations: 
 

Two representations were received during the public 
notification period as follows:  
 
• Emma Hiscock 
• Jarome Graetz 
 
No late representations were received. 
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Person wishing to be 
heard: 

Of the two representations received, one representor wishes 
to be heard as follows: 
 
• Emma Hiscock 
 

Time period for 
Public Consultation 

7 March 2025 – 28 March 2025 

 
An aerial view showing the representors properties is shown in Figure 16. 
 

 
Figure 16:  Aerial plan of representor locations 
 
The table below summarises the contents of the representations and the applicant’s 
response: 
 
Summary of Representations  
Representor/s Applicant’s Response 
 
Proposed Use 
 
- Concerns regarding clarity of 

proposal between the proposed 
tourist accommodation use and any 
retained residential use. 

 
- Concerns whether the whole site is to 

be used for tourist accommodation 
purposes. 

 
- The proposal seeks a maximum of ten 

people to occupy the site for both 
short and long term. 

 
 
 
- Confirmation the proposed addition 

(two bedrooms) is to be used as a 
self-contained unit that allows for 
guest or occupation by the property 
owners with the existing dwelling 
(three bedrooms) to be used for 
short-term accommodation. 
 
 

- A maximum of six guests are sought in 
addition to the residential 
component of the application. 
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- Concerns with how the building is to 

be used with context to combined 
tourist accommodation and dwelling 
use. 
 

Noise 
 

- Concerns regarding the intent to 
offer the dwelling to single or multiple 
groups of people creating nuisance 
concerns. 

 
- If an approval is granted, the 

applicant should comply with the 
“Short Term Holiday Rental 
Accommodation Bill 2021”. 
Specifically relating to part 2, section 
4 ‘code of conduct’ and section 5 
‘observance of code of conduct-
implied term of short-term holiday 
rental accommodation 
arrangements’. 
 

- Curfew range on noise levels should 
be applied seeking 9.00 pm -8.00 am 
Sunday to Thursday and 10.30 pm to 
8.00 am Friday to Saturday. 

 
Privacy 

 
- Fencing between the subject site and 

1 Sobels Street should be replaced 
with a good neighbour fence in 
keeping with the surrounding fencing 
with the height increased to two 
metres from the highest point of land 
to allow for privacy and assist with 
noise levels.  Replacement fencing to 
be the developers cost. 
 

- The slatted screen on the decking 
should be replaced with solid screen 
from floor to roof for noise mitigation. 
 

- Windows from the living room and 
bedroom two of the proposed 
development look directly into the 
neighbours backyard and swimming 
area.  A privacy screen should be 
approved by the northern landowner 
prior to approval. 
 

 
 
 
 
 
 
 
 

- Noise is regulated under the Local 
Nuisance and Litter Control Act 2016 
providing for legal recourse for any 
legitimate disturbances. 
 

- Quiet hours will be advised to guests 
attending the tourist 
accommodation – 10.30 pm – 8.00 
am Sunday to Thursday and 12.30 pm 
(assumed to be 12.30 am) to 8.00 am. 
 
 
 
 
 
 
 
 
 
 
 
 

 
- The existing fence is a 1.5 metre good 

neighbour fence and meets the 
standard requirements under the 
Fences Act 1975.  We are open to 
mutual agreement to replace 
fencing and sharing of costs. 

 
- The deck area is screened by the 

slatted screen and existing 
vegetation. 
 

- Overlooking from Bed two will be to 
the internal private landscape 
courtyard, fully enclosed within the 
property. 
 

- Existing fencing and vegetation 
eliminate the direct line of sight to the 
neighbouring properties.  
 

- No upper-level elements proposed. 
All windows comply with the privacy 
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Stormwater 
 

- Stormwater design and works need 
to ensure all stormwater runoff is 
directed to the kerb and water table 
to Murray Street and does not enter 
any adjoining property. 

 
- Do not support the proposal unless 

the stormwater concerns are 
addressed and implemented. 
 

- Longstanding stormwater issues from 
the subject site that have undergone 
some improvements in recent years 
but the stormwater collection and 
disposal is not effective and 
negatively impacts on neighbouring 
properties and assets. 
 

- Any approved development should 
have an upgraded and engineered 
stormwater system including 
landscaping to reduce natural runoff 
impacts. 
 

- No existing water tank in the area 
shown, the details are to be provided 
and confirmed first. 
 

Air Emissions/Smoke 
 

- Oppose proposed wood heater and 
insist on a gas heater to be used 
instead.  There is history of existing 
wood heater causing smoke 
nuisance to neighbours, assumed to 
be guests not knowing how to 
effectively operate the wood heater.   

provisions within the Design in Urban 
Areas provisions of the Planning and 
Design Code. 
 

 
 
- A stormwater management system 

compliant with legislation and 
engineering requirements will be 
designed for the site and discharged 
to the street water table in Murray 
Street. 

 
- A stormwater management system 

compliant with legislation and 
engineering requirements will be 
designed for the site and discharged 
to the street water table in Murray 
Street. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
- The wood heater is an existing 

fireplace and an original built-in 
feature of the house and is a 
significant part of the property 
character.  It is used rarely due to the 
central heating within the house. 

 
- When the wood heater is to be used, 

the landowner has it prepared in 
advance for guests to ensure safe 
and efficient operation. 
 

- External fire pit has rarely been used 
with no official complaints being 
received to date. 
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- Solid fuel appliances are regulated 
under the Environment Protection (Air 
Quality) Policy 2016. 
 

- The owners remain committed to 
minimise any potential for nuisance. 
 

- Concrete water tank shown is an 
existing structure for many years.  It is 
considered part of the historic 
character of the site and will not be 
removed.  

 
Planning Officer’s Comments: 
Since the time of public notice, the applicant has reviewed the intended functional 
use of the building, in particular consideration of the interaction between the dwelling 
and tourist accommodation use proposed. 
 
The applicant has clarified the application will propose tourist accommodation within 
the existing dwelling (three bedrooms and six guests) and the proposed building 
additions will comprise of residential use and will not form part of the short-term 
accommodation use. 
 
Concerns regarding stormwater and privacy impact are discussed further below. 
 
In respect to the concerns regarding the proposed use of a wood heater, this matter 
is not considered to be a relevant planning matter, noting there are no applicable 
provisions in the Planning and Design Code addressing the use of wood heaters. A 
wood heater does not constitute ‘Development’ and does not require development 
authorisation in its own right and are a common household item for heating a home.  
Instead, any smoke generated from a wood heater is a matter that can be addressed 
under the Local Nuisance and Litter Control Act 2016. 
 
A copy of the representations are contained in Attachment 2 and the applicant’s 
response is contained in Attachment 3. 
 
REFERRALS 
 
External 
Pursuant to Schedule 9 of the Planning, Development and Infrastructure (General) 
Regulations 2017 and Part 9 of the Planning and Design Code, the application was 
subject to referral to the Commissioner of Highways for direction as the proposal is 
seeking to include an additional tourist accommodation use on the site that will 
intensify the vehicle volumes expected to and from the subject site.  The Commissioner 
of Highways has provided a referral response and advises that: 
 
Commissioner of Highways No objection to the development and 

has directed that Conditions of Consent 
be applied if application is granted 
Planning Consent. 

 
A copy of the referral response is contained in Attachment 4. 
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Internal 
The following internal advice has been received: 
 
Engineering Services  • Stormwater from the proposed 

development is capable of being 
suitably managed, subject to 
detailed stormwater design. 

• The relocated septic tank is shown on 
the proposal plans to be trafficable 
within the driveway which is 
acceptable. 

• Sufficient space is available to 
facilitate vehicle manoeuvring in 
accordance with AS 2890. 

• The widening of the driveway access 
is acceptable, subject to suitable 
separation being achieved from the 
existing street tree. 

Health Services • A wastewater control system will be 
required for the proposed 
development and will be subject to 
assessment and compliance with the 
SA Public Health Act 2011 in respect 
to the suitability of the existing on-site 
wastewater system to service the 
land use for the number of 
occupants expected.  This matter is 
recommended to be addressed 
subject to a Reserved Matter. 

Heritage Advisor • No concern with change of use 
component of the application. 

• Some concern with the design of the 
roof and its visual impact as viewed 
from the south when travelling along 
Murray Street. 

• The proposed roof form has awkward 
junctions with the existing walls and 
roof that may detract from the 
appearance of the existing dwelling. 

• It is suggested the proposed roofing 
should be lower than the adjacent 
dwelling, possibly with lower linking 
roof, then transition to greater 
volume. 

• The high point of the skillion roof is 
considered too close to the existing 
roof form. 

• A reviewed and modified design 
should be provided. 
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Planning Officer’s Comments 
The concerns raised above are acknowledged from a heritage perspective.  
Following receipt of these concerns, an assessment against the relevant Planning and 
Design Code provisions has been undertaken.  The proposed additions to the rear of 
the dwelling are sited inset from the side wall of the existing dwelling and are sited 
completely behind the existing dwelling. 
 
Whilst there will be a narrow view point from the south-east along Murray Street, the 
applicable provisions of the Historic Area Overlay seek to generally protect the 
streetscape presentation of buildings, further encouraging dwelling additions to be 
sited at the rear, or behind the building façade, of existing buildings.  The proposal is 
considered to maintain the overall presentation to the street frontage with the 
additions sited well into the property and not being of a greater scale or height than 
the existing dwelling and not altering the roof form of the existing dwelling. 
 
The subject site is also not impacted by any Local Heritage or representative building 
status so the overall consideration is maintaining the character of the streetscape. 
 
On the basis and assessment of the applicable provisions of the Historic Area Overlay, 
the applicant has not been requested to amend the application plans given the plans 
provided are considered to reasonably address the applicable provisions of the 
Planning & Design Code to a reasonable degree. 
 
ASSESSMENT 
Please refer to the following link, the Planning and Design Code extract for this 
proposal, Version 2024.23 – 19 December 2024. 
 

Planning and Design Code Extract Link Relevant Code Extract  
 
Seriously at Variance 
Pursuant to Section 107(2)(c) of the Planning, Development and Infrastructure Act 
2016, it is recommended that the Panel determine that the proposed development is 
not Seriously at Variance with the relevant provisions of the Planning and Design 
Code. 
 
The proposed building additions inclusive of the change of use aspect will result in a 
proposal of a size, scale and intensity that is reasonable in the context of the subject 
site.  Similarly, while tourist accommodation is not a use that is listed within DTS/DPF 1.1 
of the Established Neighbourhood Zone, the small-scale nature of the proposed tourist 
accommodation and characteristics of the locality (being primarily residential 
amongst various non-residential uses) mean that this proposal will not be out of 
character with existing land uses and the proposed additions will maintain the historic 
form of the existing building form in this locality. 
 
Character Preservation (Barossa Valley) Act 2012 
Pursuant to Section 6(2) of the Character Preservation (Barossa Valley) Act 2012, 
having regard to the Objects of the Act, it is recommended that the Panel determine 
that the proposed development does not adversely impact the character values of 
the district. 
 
The proposal will not diminish the visual amenity of the township landscape and will 
maintain the character attributes of the district by ensuring the ongoing preservation 

https://app.plan.sa.gov.au/suite/webapi/file-download?doc=BF42C9A5-029C-5859-1751-7E9066353606
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of the existing building which has historic character with no physical building 
alterations sought to the frontage of the building. 
 
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 
 
Established Neighbourhood Zone 
Desired Outcomes 
DO1 A neighbourhood that includes a range of housing types, with new buildings 

sympathetic to the predominant built form character and development patterns. 
DO2 Maintain the predominant streetscape character, having regard to key features such 

as roadside plantings, footpaths, front yards, and space between crossovers. 
Relevant Performance Outcomes/Designated Performance Features 
Land use and Intensity  
PO 1.1 
Predominantly residential development with 
complementary non-residential activities 
compatible with the established development 
pattern of the 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) Office 
(f) Recreation area 
(g) Shop 

PO 1.2 
Commercial activities improve community 
access to services are of a scale and type to 
maintain residential amenity. 

DTS/DPF 1.2 
A shop, consulting room or office (or any 
combination thereof) satisfies any one of the 
following: 
 
(a) it is located on the same allotment and in 

conjunction with a dwelling where all the 
following are satisfied: 
 
i. does not exceed 30% of the total floor 

area of the associated dwelling 
(excluding any garage or carport) or 
50m2 gross leasable floor area, 
whichever is the lesser 

ii. does not involve the display of goods 
in a window or about the dwelling or its 
curtilage 

 
(b) it reinstates a former shop, consulting room 

or office in an existing building (or portion 
of a building) and satisfies one of the 
following: 

 
i. the building is a State or Local Heritage 

Place 
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ii. is in conjunction with a dwelling and 
there is no increase in the gross 
leasable floor area previously used for 
non-residential purposes 

 
(c) is located more than 500 metres from an 

Activity Centre and satisfies one of the 
following: 
 
i. does not exceed 100 sqm gross 

leasable floor area (individually or 
combined, in a single building) where 
the site does not have a frontage to a 
State Maintained Road 

ii. does not exceed 200 sqm gross 
leasable floor area (individually or 
combined, in a single building) where 
the site has a frontage to a State 
Maintained Road 

 
(d) the development site abuts an Activity 

Centre and all the following are satisfied: 
 

i. it does not exceed 200 sqm gross 
leasable floor area (individually or 
combined, in a single building) 

ii. the proposed development will not 
result in a combined gross leasable 
floor area (existing and proposed) of 
all shops, consulting rooms and offices 
that abut the Activity Centre in this 
zone exceeding the lesser of the 
following: 

 
A. 50% of the existing gross leasable 

floor area within the Activity 
Centre 

B. 1000 sqm. 
PO 1.3 
Non-residential development sited and 
designed to complement the residential 
character and amenity of the neighbourhood. 

DTS/DPF 1.3 
None are applicable. 

PO 1.4 
Non-residential development located and 
designed to improve community accessibility 
to services, primarily in the form of: 
 
(a) small-scale commercial uses such as 

offices, shops and consulting rooms 
(b) community services such as educational 

facilities, community centres, places of 
worship, child care facilities and other 
health and welfare services. 

(c) services and facilities ancillary to the 
function or operation of supported 
accommodation or retirement facilities 

(d) open space and recreation facilities. 

DTS/DPF 1.4 
None are applicable. 
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The proposed tourist accommodation use is not directly identified within DTS/DPF 1.1 
as an envisaged form of development within the Established Neighbourhood Zone.  
Therefore, to determine the suitability of the proposed use, consideration to the intent 
of Performance Outcome (PO) 1.1 and DTS/DPF 1.1 is required.  PO 1.1 seeks 
predominantly residential development with complementary non-residential activities 
that support an active, convenient and walkable neighbourhood. 
 
The proposed development seeks to encourage a complementary commercial use 
that provides short-term accommodation of the existing dwelling by changing from 
long-term residential to short-term accommodation.  The proposal is also seeking a 
dwelling addition to include a separate living area, bedrooms and kitchen area to 
allow the landowners to reside within.  The application will preserve the residential use 
of the land with a complementary non-residential use, such that PO 1.1 is considered 
to be achieved. 
 
The non-residential uses envisaged within DTS/DPF 1.1 (i.e. consulting room, office, 
shop etc.) are uses that may have a greater level of impact upon the existing 
residential use than the proposed Tourist Accommodation, which seeks to utilise the 
existing dwelling without compromising the character and amenity of the residential 
amenity of the neighbourhood, aligning with Desired Outcome (DO) 1.  It is noted that 
this aspect of the proposal is small in scale and is complementary to existing non-
residential uses in the locality. 
 
It is difficult to draw connection to PO 1.2 in that the proposed commercial use does 
not directly improve community access to services as it provides accommodation for 
tourists instead of local residents.  However, this provision does also focus on the 
provision of maintaining residential amenity impacts.  The proposal is of a scale and 
type that is likely to maintain residential amenity due to being an accommodation 
use with limited potential parking impacts on the surrounding road network with at 
least four on-site parking spaces being provided.  The site is also in close proximity to 
commercial hub of Tanunda.  The frontage and overall street appearance of the site 
will be largely maintained resulting in the site maintaining its strong positive street 
presence and character. 
 
The intent of PO 1.3 seeks to protect the residential character and amenity of the 
neighbourhood from non-residential land uses.  The proposal does not seek any 
significant visual alterations of the existing dwelling when viewed from the public road 
frontage, thereby maintaining the existing contribution to the residential character 
through the retained appearance of the dwelling frontage.  The amenity of the 
neighbourhood can be maintained through the use of predominantly on-site parking 
and through general law enforcement routes by SAPOL (should the guests create 
amenity impacts such as noise etc.). 
 
The application does not directly achieve PO 1.4 as the proposed use is not directly 
related to community services.  However, as discussed above, the intended use is 
considered reasonably consistent with the intended form of development within the 
zone when considering the residential amenity and character of the neighbourhood 
and character of non-residential uses in addition to the residential uses. 
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Appearance of Development 
 
Site coverage 
PO 3.1 
Building footprints are consistent with the 
character and pattern of the neighbourhood 
and provide sufficient space around buildings 
to limit visual impact, provide an attractive 
outlook and access to light and ventilation. 

DTS/DPF 3.1 
Development does not result in site coverage 
exceeding: 
 
In instances where: 
 
(a) no value is returned (i.e. there is a blank 

field), then a maximum 50% site coverage 
applies. 

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

 
The existing dwelling and proposed additions will result in a site coverage well below 
the anticipated maximum of 50%.  The site area is approximately 1,484 sqm whereas 
the total building areas are calculated at approximately 400 sqm, thereby resulting in 
an approximate 27% site coverage. PO 3.1 is therefore achieved. 
 
Building Height 
PO 4.1 
Buildings contribute to the prevailing 
character of the neighbourhood and 
complements the height of nearby buildings. 

DTS/DPF 4.1 
Building height (excluding garages, carports 
and outbuildings) is no greater than: 
 
(a) the following: 

Maximum Building Height (Levels) 
Maximum building height is 1 level 

 
(b) in all other cases (i.e. there are blank fields 

for both maximum building height (metres) 
and maximum building height (levels)) - 
two building levels up to a height of 9 
metres. 

 
In relation to DTS/DPF 4.1, in instances where: 
 
(c) more than one value is returned in the 

same field, refer to the Maximum Building 
Height (Levels) Technical and Numeric 
Variation layer or Maximum Building Height 
(Meters) Technical and Numeric Variation 
layer in the SA planning database to 
determine the applicable value relevant 
to the site of the proposed development. 

(d) only one value is returned for DTS/DPF 
4.1(a) (i.e. there is one blank field), then 
the relevant height in metres or building 
levels applies with no criteria for the other. 

PO 4.2 
Additions and alterations do not adversely 
impact on the streetscape character. 

DTS/DPF 4.2 
Additions and alterations: 
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(a) are fully contained within the roof space 
of a building with no external alterations 
made to the building elevation facing the 
primary street 

 
or 
 
(b) meet all of the following: 
 

i. do not include any development 
forward of the front façade building line 

ii. where including a second or 
subsequent building level addition, 
does not project beyond a 45 degree 
angle measured from ground level at 
the building line of the existing building. 

 
The building height of the proposed additions do not exceed one building level and 
overall are lower than the existing dwellings’ roof.  The additions are considered to be 
complementary to the height of surrounding buildings, such that PO 4.1 is achieved. 
 
The additions to the existing dwelling are all sited behind the existing dwelling and will 
not protrude closer to the primary street than the existing dwelling.  The visual impact 
to the existing streetscape will be minimal given the siting of the additions behind the 
existing dwelling.  Overall, the proposed streetscape of the appearance is considered 
to be maintained and will not be unreasonably impacted as a result of the rear 
building additions. PO 4.2 is achieved. 
 
Side Boundary Setback 
PO 8.1 
Buildings are set back from side boundaries to 
provide: 
 
separation between buildings in a way that 
complements the established character of the 
locality 
 
access to natural light and ventilation for 
neighbours. 

DTS/DPF 8.1 
Other than walls located on a side boundary 
in accordance with Established 
Neighbourhood Zone DTS/DPF 7.1, building 
walls are set back from the side boundary: 
 
(a) no less than: 
 
(b) in all other cases (i.e., there is a blank 

field), then: 
 

i. where the wall height does not exceed 
three metres measured from the lower 
of natural or finished ground level - at 
least 900 mm. 

ii. for a wall that is not south facing and 
the wall height exceeds 3 metres 
measured from the lower of natural or 
finished ground level - at least 900 mm 
from the boundary of the site plus a 
distance of 1/3 of the extent to which 
the height of the wall exceeds 3 metres 
from the lower of natural or finished 
ground level. 
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iii. for a wall that is south facing and the 
wall height exceeds three metres 
measured from the lower of natural or 
finished ground level - at least 1.9 
metres from the boundary of the site 
plus a distance of 1/3 of the extent to 
which the height of the wall exceeds 3 
metres from the lower of natural or 
finished ground level. 

 
The proposed building additions will maintain a 7.6 metre setback to the northern side 
boundary and a 10.7 metre setback to the southern side boundary.  The side setbacks 
sought within PO 8.1 substantially exceed DTS/DPF 8.1.  
 
Rear Boundary Setback 
PO 9.1 
Buildings are set back from rear 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 

(c) private open space 
(d) space for landscaping and vegetation. 

DTS/DPF 9.1 
Other than in relation to an access lane way, 
buildings are set back from the rear boundary 
at least: 
 
(a) 4 metres for the first building level 

(b) 6 metres for any second building level. 

 
The proposed additions will result in a shortfall from the envisaged four metre rear 
setback as expressed within DTS/DPF 9.1(a).  The southern portion of the addition will 
result in a 1.95 metre setback with the northern portion of the addition maintaining a 
2.5 metre rear setback in a staggered building design that will form around an existing 
water tank that is to be retained. 
 
With regard to PO 9.1(a), the existing residential development to the west of this 
property consists of multiple unit-type properties with limited rear setbacks, which 
range between 2.2  metres – 3 metres.  Whilst the proposal is not of a similar form or 
context as the adjoining group dwellings, the buildings at the rear have their side 
boundaries interfacing with the rear of the subject site, with their private open space 
located to the north and south.  The interface comprises the common area/car 
parking, the carport of unit 3, front portion of unit 4, a row of mature Pine Trees and a 
shade cloth enclosure to the verandah.  As such, the proposed rear building setbacks 
are considered acceptable and reasonably achieve the intent of PO 9.1(a). 
 
The proposed additions are on the south-eastern side of the subject site boundary 
where overshadowing to the adjoining western units is only anticipated to occur 
during morning hours with the midday and afternoon sun not being hindered.  
Considering the context of the adjoining units, the potential impact of morning 
overshadowing is expected to be minimal in impact due to existing trees and existing 
ancillary structures (associated to Unit 3) which provide shading to the properties in 
their existing form.  Therefore, the extent of overshadowing is likely to be only for 
portion of the morning and is not anticipated to create any additional unreasonable 
negative impacts on the adjoining units.  With this consideration, PO 9.1(b) is 
considered to be reasonably achieved. 
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Further in support of the proposed setbacks are: 
 
- The reduced rear setback is offset with the large side yard of the subject site that 

accommodates the core private open space and recreational area for the site. 
PO 9.1(c) is achieved. 

- The site contains a good degree of existing vegetation that is proposed to be 
retained along the rear boundary, reasonably achieving PO9.1(d). 

 
With consideration to the above, the intent and outcome sought by PO 9.1 is 
considered to be achieved. 
 
Appearance 
PO 10.2 
The appearance of development as viewed 
from public roads is sympathetic to the wall 
height, roof forms and roof pitches of the 
predominant housing stock in the locality. 

DTS/DPF 10.2 
None are applicable. 

 
The proposed additions are of a size and scale that complement the existing context 
of the dwelling.  The additions are of a different form and design but are located 
toward the rear of the site with no portion disrupting streetscape views of the existing 
dwelling and no alteration to the existing roof form.  This is generally supported given 
the dwelling provides a high degree of visual presence to the historic streetscape, 
although not a local heritage or representative building specifically. 
 
Given the proposed additions are well sited behind the existing dwelling, that they do 
not exceed the height of the existing roofing and are substantially setback from the 
street frontage, the intent of PO 10.2 is considered to be achieved. 
 
External appearance 
PO 20.3 
The visual mass of larger buildings is reduced 
when viewed from adjoining allotments or 
public streets. 

DTS/DPF 20.3 
None are applicable 

 
Visual massing is not considered to be unreasonable to adjoining properties. 
 
The highest extent of the proposed additions will be the ‘Bed 2’ portion of the 
proposal.  The FFL will be a maximum of one metre above the existing ground level 
with a three metre wall height and 500 mm of cladding along the upper section of 
the wall between the wall and roofing.  The overall height above the existing ground 
level is approximately 4.5 metres.  Whilst this does provide a degree of bulk, especially 
given the reduced rear setback (less than four metres), the building interface to the 
adjoining property will not result in an unreasonable impact due to the variation in 
rear setback, the lack of direct orientation of the units into the subject property and 
the orientation (ie. predominantly east) which does not result in overshadow impact.  
This matter has further been discussed above. 
 
Overall, the proposal is considered to reasonably achieve PO 20.3. 
 
In summary, the appearance of the building additions is considered to be acceptable 
and in alignment with the relevant provisions of the Planning and Design Code. 
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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. 

DTS/DPF 8.1 
Development does not involve any of the 
following: 
 
(a) excavation exceeding a vertical height of  

one metre 
(b) filling exceeding a vertical height of one 

metre 
(c) a total combined excavation and filling 

vertical height of two metres or more. 
 
The proposed additions do not require any excessive cut and/or fill earthworks to 
occur due to the elevated floor area design that is in order of 500 mm above existing 
ground level.  This matter is further discussed within the Character Preservation District 
Overlay assessment below.  PO 8.1 is thereby achieved. 
 
Character Preservation District Overlay 
 

Character Preservation District Overlay (Township) 
Desired Outcomes 
DO1 Recognise, protect and enhance the special character of Character Preservation 

Districts. 
DO2 The long term use of land outside of townships for primary production and 

associated value adding enterprises is assured and promoted. 
Relevant Performance Outcomes/Designated Performance Features 
Built Form and Character 
PO 2.1 
Development occurring at the edge of 
townships is sympathetic to the rural 
landscape and reinforces a clear transition 
between townships and rural landscape 
through measures including: 
 
(a) being of a low scale. 
(b) orientating residential development 

towards the rural area. 
(c) ensuring visual separation from the rural 

area through landscaping and road. 
reserves. 

DTS/DPF 2.1 
None are applicable. 

PO 2.2 
Development contributes to and maintains 
the historic identity and character of 
townships through appropriate: 
 
(a) form 
(b) scale 
(c) siting 
(d) design 
(e) landscaping. 

DTS/DPF 2.2 
None are applicable.  

PO 2.3 
Adaptive re-use of rural structures and historic 
and/or character buildings supports their 
preservation and ongoing contribution to the 

DTS/DPF 2.3  
None are applicable.  
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landscape. 
Earthworks 
PO 4.1 
Excavation and filling of land is limited to 
that associated with: 
 
(a) minimising the visual impact of buildings 

or structures 
 
or 
 
(b) construction of water storage facilities. 

DTS/DPF 4.1 
Excavation and/or filling of land is: 
 
(a) no greater than 1.5 metres from natural 

ground level 
(b) only undertaken in order to reduce the 

visual impact of buildings or structures 
or to construct water storage facilities. 

 
The subject site is located central to the Tanunda township boundary having a 
significant separation distance from the nearest rural area identified within the 
Character Preservation (Barossa Valley) Act 2012.  The subject property is separated 
by other residential properties and is not considered to be located at or on the edge 
of the township.  Therefore, PO 2.1 is not impacted. 
 
The proposal is seeking to include building additions at the rear of the existing dwelling 
whereby the visual appearance of the existing dwelling will not be impacted from the 
streetscape.  The rear additions will be of a form and design that is in contrast with the 
historic attributes of the existing dwelling, but this is not considered to be of 
fundamental concern as it provides a clear separation to the historic era dwelling and 
the additions are of a size and scale that do not dominate the existing dwelling nor 
the streetscape appearance.  The intent of PO 2.2 is therefore not offended. 
 
The building subject to this application is considered to be of high historic and/or 
character value for its presentation to the street and its overall appearance given its 
design, siting and landscaping.  The existing established dwelling is considered to 
provide a positive contribution to the streetscape character which is not proposed to 
be altered.  This application will maintain the existing building through the tourist 
accommodation use proposed, meaning the proposal will not impact the existing 
contribution to the existing landscape or external appearance. PO 2.3 is achieved. 
 
The addition will require some level of earthworks and the extent of earthworks 
proposed is considered to be minimal given the building elevations show the rear 
addition adopting a raised floor level approach instead of raising the ground level 
with retaining walls.  This is considered to be an acceptable approach provided that 
the overlooking potential is mitigated given the proximity to a property boundary.  No 
earthworks will exceed 1.5 metres and PO 4.1 is therefore achieved. 
 
In summary, the proposal is considered to satisfy key provisions within the Character 
Preservation District Overlay. 
 
Historic Area Overlay 
 

Historic Area Overlay (Baro15) 
Desired Outcomes 
DO1 Historic themes and characteristics are reinforced through conservation and 

contextually responsive development, design and adaptive reuse that responds to 
existing coherent patterns of land division, site configuration, streetscapes, building 
siting and built scale, form and features as exhibited in the Historic Area and expressed 
in the Historic Area Statement. 
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Relevant Performance Outcomes/Designated Performance Features 
All Development 
PO 1.1 
All development is undertaken having 
consideration to the historic streetscapes and 
built form as expressed in the Historic Area 
Statement. 

DTS/DPF 1.1 
None are applicable. 

 
Tanunda West Historic Area Statement (Baro15) 
 

Baro15 
 

Tanunda North Historic Area Statement (Baro15) 
 
The Historic Area Overlay identifies localities that comprise characteristics of an 
identifiable historic, economic and / or social theme of recognised importance. 
They can comprise land divisions, development patterns, built form characteristics 
and natural features that provide a legible connection to the historic 
development of a locality. 
 
These attributes have been identified in the below table. In some cases State 
and/or Local Heritage Places within the locality contribute to the attributes of an 
Historic Area. 
 
The preparation of an Historic Impact Statement can assist in determining 
potential additional attributes of an Historic Area where these are not stated in the 
below table. 
 

Eras, themes and context Nineteenth century development. 
Allotments, subdivision and built form 
patterns 

[Not stated] 

Architectural styles, detailing and built 
form features 

Range of periods of domestic 
architecture. 

Building height [Not stated] 
Materials [Not stated] 
Fencing [Not stated] 
Setting, landscaping, streetscape and 
public realm features 

Southwest corner incorporates the 
Tanunda Recreation Park and mature 
street plantings associated with the 
Park. This area extends from the 
eastern side of Murray Street to 
incorporate the northern end of 
Murray Street, which includes a large 
number of houses of similar residential 
quality. 

Representative Buildings [Not identified] (a)  
 
The proposed development is not inconsistent with the intent of the Historic Area 
Statement due to its siting behind the existing dwelling and its lesser size and scale that 
and that it does not protrude above or beyond the existing extent of the dwelling.  
The colours and materials proposed are considered to be complementary to the 
general historic area requirements, utilising galvanised and light grey finishes.  This 
proposal will not result in a negative impact to the historic streetscape as it will retain 
the existing streetscape appearance as currently exists.  The proposed development 
is therefore considered to achieve PO 1.1. 
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Alterations and additions 
PO 3.1 
Alterations and additions complement the 
subject building, employ a contextual design 
approach and are sited to ensure they do not 
dominate the primary façade. 

DTS/DPF 3.1 
Alterations and additions are fully contained 
within the roof space of an existing building 
with no external alterations made to the 
building elevation facing the primary street. 

PO 3.2 
Adaptive reuse and revitalisation of buildings to 
support retention consistent with the Historic 
Area Statement. 

DTS/DPF 3.2 
None are applicable. 

 
The proposed additions are of a skillion roof design that is not consistent with the 
existing steep roof pitch and gable design of the existing dwelling.  Instead of 
matching into the existing dwelling form, the additions have been sited in a way that 
mitigates the extent of visibility from the streetscape.  The design is separated from the 
existing dwelling, providing a clear distinction between the old and new, whilst also 
being sited well behind the building and with considered side setbacks that assists the 
additions to recede into the property with a minimal and acceptable streetscape 
impact.  PO 3.1 is considered to be reasonably achieved. 
 
The proposal seeks to retain and continue to use the existing building on the site for 
tourist accommodation purposes which promotes the economic use of the site and 
provides a complementary non-residential use.  PO 3.2 is considered to be reasonably 
achieved. 
 

Context and Streetscape Amenity 
PO 6.1 
The width of driveways and other vehicle 
access ways are consistent with the prevailing 
width of existing driveways of the historic area. 

DTS/DPF 6.1 
None are applicable. 

PO 6.2 
Development maintains the valued landscape 
patterns and characteristics that contribute to 
the historic area, except where they 
compromise safety, create nuisance, or 
impact adversely on buildings or infrastructure. 

DTS/DPF 6.2 
None are applicable. 

 
There are ranging driveway widths within the surrounding historic area.  The proposed 
widening of the driveway to six metres is not considered to be out of character and 
will have a minimal impact on the site appearance overall, given the main 
thoroughfare of Murray Street.  PO 1.1 is reasonably achieved. 
 
The existing landscaping within the property, especially the front yard, will be 
maintained as no alterations are sought to the front yard with the exception of a small 
portion of the front hedging to be removed for the widened driveway which is 
considered to be minor given the extent to be retained.  PO 6.2 is achieved. 
 
Interface between Land Uses 
 

Interface between Land Uses 
Desired Outcomes 

DO1 Development is located and designed to mitigate adverse effects on or from 
neighbouring and proximate land uses. 
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Relevant Performance Outcomes/Designated Performance Features 
General Land Use Compatibility 
PO 1.2 
Development adjacent to a site containing a 
sensitive receiver (or lawfully approved 
sensitive receiver) or zone primarily intended to 
accommodate sensitive receivers is designed 
to minimise adverse impacts. 

DTS/DPF 2.1 
None are applicable. 
 

 
The proposed land use is not expected to adversely impact on the adjoining sensitive 
receivers (dwellings) due to the property being used as a residence and for short-term 
accommodation.  The residence portion of the building is the new additions with the 
existing dwelling portion to be used as short-term accommodation.  This essentially 
results in the residence portion interfacing with residential development at the rear, 
whereas the short-term accommodation portion interfacing with the main street and 
surrounding non-residential uses.  Overall, there is a low risk of adverse and negative 
impacts to surrounding properties as a result of this proposed development, also 
having regard to the low scale of the proposal and intended target market for guests. 
 
The use itself is not expected to give rise to nuisance impacts.  Any issues associated 
to behaviour of the guests is not considered within the applicable policy and, should 
the situation arise, will be a matter for SAPOL.  The potential nuisance impacts are not 
expected to be any different to the occupation of an existing dwelling within a 
Neighbourhood-type Zone, thereby achieving the intent of DO 1. 
 
Overlooking / Visual Privacy (low rise buildings) 
PO 10.1 
Development mitigates direct overlooking 
from upper level windows to habitable rooms 
and private open spaces of adjoining 
residential uses in neighbourhood-type zones. 

DTS/DPF 10.1 
Upper level windows facing side or rear 
boundaries shared with a residential use in a 
neighbourhood-type zone: 
 
(a) are permanently obscured to a height of 

1.5 metres above finished floor level and 
are fixed or not capable of being opened 
more than 125 mm 

(b) have sill heights greater than or equal to 
1.5 metres above finished floor level 

(c) incorporate screening with a maximum of 
25% openings, permanently fixed no more 
than 500 mm from the window surface and 
sited adjacent to any part of the window 
less than 1.5 metres above the finished 
floor level. 

 
The proposal will not result in unreasonable overlooking concerns subject to the 
appropriate obscuring measures to be implemented to the ‘ENS 1’ window.  Although 
the proposed dwelling additions are seeking an elevated floor level above the 
existing ground level, the extent of windows facing the adjoining properties are limited 
to a bathroom and ensuite windows that will be obscured and have restricted visibility.  
Therefore, direct overlooking will not occur, thereby satisfying PO 10.1. 
 
Decks 
Design and Siting 
PO 45.1 
Decks are designed and sited to: 
 

DTS/DPF 45.1 
Decks: 
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(a) complement the associated building form 
(b) minimise impacts on the streetscape 

through siting behind the building line of 
the principal building (unless on a 
significant allotment or open space) 

(c) minimise cut and fill and overall massing 
when viewed from adjacent land. 

(a) where ancillary to a dwelling: 
 

i. are not constructed, added to or 
altered so that any part is situated: 

 
1. in front of any part of the building 

line of the dwelling to which it is 
ancillary 
(b) or 

2. within 900 mm of a boundary of the 
allotment with a secondary street 
(if the land has boundaries on two 
or more roads) 

 
ii. are set back at least 900 mm from side 

or rear allotment boundaries 
iii. when attached to the dwelling, has a 

finished floor level consistent with the 
finished ground floor level of the 
dwelling 

iv. where associated with a residential 
use, retains a total area of soft 
landscaping for the entire 
development site, including any 
common property, with a minimum 
dimension of 700 mm in accordance 
with (1) or (2), whichever is less: 

 
1. a total area is determined by the 

following table: 

 
2. the amount of existing soft 

landscaping prior to the 
development occurring. 

 
(b) where in association with a non-residential 

use: 
 

i. are set back at least two metres from 
the boundary of an allotment used for 
residential purposes. 

ii. are set back at leasttwo2 metres from 
a public road. 

iii. have a floor area not exceeding 25 
sqm 
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(c) in all cases, has a finished floor level not 

exceeding one metre above natural 
ground level at any point. 

PO 45.2 
Decks are designed and sited to minimise 
direct overlooking of habitable rooms and 
private open spaces of adjoining residential 
uses in neighbourhood-type zones through 
suitable floor levels, screening and siting taking 
into account the slope of the subject land, 
existing vegetation on the subject land, and 
fencing. 

DTS/DPF 45.2 
Decks with a finished floor level/s 500 mm or 
more above natural ground level facing side 
or rear boundaries shared with a residential use 
in a neighbourhood-type zone incorporate 
screening with a maximum of 25% 
transparency/openings, permanently fixed to 
the outer edge of the deck not less than 1.5 
metres above the finished floor level/s. 

 
The proposed deck is a small addition off ‘Bed 2’ and provides for a small outdoor 
space onto the rear of the property.  It will achieve a 2.5 metre setback from the 
western rear boundary and will have an FFL matching that of the dwelling addition, 
thereby resulting in the deck being approximately 0.8 metres - 1 metre above the 
existing ground level.  The decking area includes a 1.8 metre slatted screen to provide 
privacy to the rear adjoining properties.  The extent of overlooking is considered to be 
reasonably addressed. PO 45.1 and 45.2 are considered to be achieved. 
 
Residential Design 
 
All residential development 
Outlook and Amenity 
PO 18.1 
Living rooms have an external outlook to 
provide a high standard of amenity for 
occupants. 

DTS/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. 

 
The proposed living room of the dwelling extension will consist of multiple windows to 
areas of private open space thereby providing for natural light and views within the 
property and ultimately promoting the desirable amenity of the site for the residents, 
consistent with PO 18.1. 
 
Private Open Space 
PO 21.1 
Dwellings are provided with suitable sized 
areas of usable private open space to meet 
the needs of occupants. 

DTS/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. 

DTS/DPF 21.2 
Private open space is directly accessible from 
a habitable room. 

 
There is sufficient private open space provided for within the property due to the large 
size of the allotment and the extent of private open space.  The internal living room 
has access to the southern side of the property where the predominant extent of open 
private space is to be accessible for the occupants of the short-term accommodation 
component of this application.  Whilst the proposed residential component of this 
application only has direct access to the southern side of the property, the extent of 
area beyond the carparking areas satisfies the direct private open space requirement 
as it could be altered to provide space for enjoyment by the residents, albeit being 
currently gravelled.  In general, the proposal is considered to reasonably achieve the 
PO 21.1 and 21.2. 
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Landscaping 
PO 22.1 
Soft landscaping is incorporated 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. 

DTS/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 for the entire development 

site, including any common property, as 
determined by the following table: 

 
(b) at least 30% of any land between the 

primary street boundary and the primary 
building line. 

 
The subject site comfortably achieves the 25% minimum soft landscaping with the 
majority of the front and northern side yard of the property being a well established 
garden.  PO 22.1 is therefore achieved. 
 
Major Urban Transport Routes Overlay 
 

Major Urban Transport Routes Overlay 
Desired Outcomes 
DO1 Safe and efficient operation of Major Urban Transport Routes for all road users. 
DO 2 Provision of safe and efficient access to and from Major Urban Transport Routes. 
Relevant Performance Outcomes/Designated Performance Features 
Access - Safe Entry and Exit (Traffic Flow) 
PO 1.1 
Access is designed to allow safe entry and exit 
to and from a site to meet the needs of 
development and minimise traffic flow 
interference associated with access 
movements along adjacent State Maintained 
Roads. 

DTS/DPF 1.1 
An access point satisfies (a), (b) or (c): 
 
(a) where servicing a single (1) residential 

dwelling/residential allotment: 
 

i. it will not result in more than one access 
point 

ii. vehicles can enter and exit the site in a 
forward direction 

iii. vehicles can cross the property 
boundary at an angle between 70 
degrees and 90 degrees 

iv. passenger vehicles (with a length up to 
5.2 metres) can enter and exit the site 
wholly within the kerbside lane of the 
road 
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v. have a width of between 3 metres and 
4 metres (measured at the site 
boundary). 

 
(b) where the development will result in two 

and up to six  dwellings: 
 

i. it will not result in more than one access 
point servicing the development site 

ii. entry and exit movements are left turn 
only 

iii. vehicles can enter and exit the site in a 
forward direction 

iv. vehicles can cross the property 
boundary at an angle between 70 
degrees and 90 degrees; 

v. passenger vehicles (with a length up to 
5.2 metres) can enter and exit the site 
wholly within the kerbside lane of the 
road 

vi. have a width of between 5.8 metres to 
6 metres (measured at the site 
boundary) and an access depth of 6 
metres (measured from the site 
boundary into the site). 

 
(c) where the development will result in over 

seven dwellings, or is a non-residential land 
use: 

 
i. it will not result in more than one access 

point servicing the development site 
ii. vehicles can enter and exit the site 

using left turn only movements 
iii. vehicles can enter and exit the site in a 

forward direction 
iv. vehicles can cross the property 

boundary at an angle between 70 
degrees and 90 degrees 

v. have a width of between 6 metres and 
7 metres (measured at the site 
boundary), where the development is 
expected to accommodate vehicles 
with a length of 6.4 metres or less 

vi. have a width of between 6 metres and 
9 metres (measured at the site 
boundary), where the development is 
expected to accommodate vehicles 
with a length from 6.4 metres to 8.8 
metres 

vii. have a width of between 9 metres and 
12 metres (measured at the site 
boundary), where the development is 
expected to accommodate vehicles 
with a length from 8.8 metres to 12.5 
metres 

viii. provides for simultaneous two-way 
vehicle movements at the access; 
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1. with entry and exit movements for 
vehicles with a length up to 5.2 
metres vehicles being fully within 
the kerbside lane of the road and 
 

2. with entry movements of 8.8 metres 
vehicles (where relevant) being fully 
within the kerbside lane of the road 
and the exit movements of 8.8 
metres vehicles do not cross the 
centreline of the road. 

PO 8.2 
Driveways and access tracks designed and 
constructed to allow safe and convenient 
access on sloping land. 

DTS/DPF 8.2 
Driveways and access tracks on sloping land 
(with a gradient exceeding 1 in 8) satisfy (a) 
and (b): 
 
(a) do not have a gradient exceeding 25% 

(1-in-4) at any point along the driveway 
(b) are constructed with an all-weather 

trafficable surface. 
 
As mentioned earlier, the application was referred to the Commissioner of Highways 
for formal assessment in respect to the likely increased traffic flows to the site.  The 
Commissioner of Highways has not raised concerns and has directed that Conditions 
of Consent be attached should a decision be made in support. 
 
The proposed development is considered to be a non-residential use, such that the 
provisions identified within DTS/DPF 1.1(c) apply.  The proposed development will not 
result in more than one access point as the existing access is proposed to be widened 
to support the safe and efficient movement of vehicles accessing/egressing the site. 
 
Vehicles can enter and exit the site in a forward direction with suitable sight lines able 
to be achieved (as is conditioned within the referral response).  Whilst left movements 
only is not sought, the extent of right movements to and from the site is not considered 
to be unreasonable given the low speed environment and the adequate sight lines.  
The access driveway is close to 90 degrees to the street frontage. 
 
The width of the existing crossover is proposed to be extended to six metres in width 
to allow for adequate and safe movements in event of simultaneous movements of 
vehicles entering and exiting the site.  There is an adjacent street tree, however, the 
site plan indicates the street tree will be setback at least two metres from the widened 
driveway crossover. 
 
Overall, with consideration to the proposed increased crossover width and with the 
assessment and conditions imposed by the external referral, the proposed 
development is considered to achieve PO 1.1 and the general intent of the Major 
Urban Transport Routes Overlay. 
 
Transport, Access and Parking 
 

Transport, Access and Parking 
Desired Outcomes 
DO1 A comprehensive, integrated and connected transport system that is safe, sustainable, 

efficient, convenient and accessible to all users. 
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Relevant Performance Outcomes/Designated Performance Features 
Vehicle Access 
PO 3.1 
Safe and convenient access minimises impact 
or interruption on the operation of public roads. 
 

DTS/DPF 3.1 
The access is: 
 
(a) provided via a lawfully existing or 

authorised driveway or access point or an 
access point for which consent has been 
granted as part of an application for the 
division of land. 
 
Or 

 
(b) not located within 6m of an intersection of 

two or more roads or a pedestrian 
activated crossing. 

PO 3.5 
Access points are located so as not to interfere 
with street trees, existing street furniture 
(including directional signs, lighting, seating 
and weather shelters) or infrastructure services 
to maintain the appearance of the 
streetscape, preserve local amenity and 
minimise disruption to utility infrastructure assets. 
 

DTS/DPF 3.5 
Vehicle access to designated car parking 
spaces satisfy (a) or (b): 
 
(a) is provided via a lawfully existing or 

authorised access point or an access point 
for which consent has been granted as part 
of an application for the division of land. 

(b) where newly proposed, is set back: 
 
i. 0.5 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. 

Access for People with Disabilities 
PO 4.1 
Development is sited and designed to provide 
safe, dignified and convenient access for 
people with a disability. 

DTS/DPF 4.1 
None are applicable. 

Vehicle Parking Rates 
PO 5.1 
Sufficient on-site vehicle parking and 
specifically marked accessible car parking 
places are provided to meet the needs of the 
development or land use having regard to 
factors that may support a reduced on-site rate 
such as: 
 
(a) availability of on-street car parking. 
(b) shared use of other parking areas. 
(c) in relation to a mixed-use development, 

where the hours of operation of 

DTS/DPF 5.1 
Development provides a number of car 
parking spaces on-site at a rate no less than the 
amount calculated using one of the following, 
whichever is relevant:  
 
(a) Transport, Access and Parking Table 2 - Off-

Street Vehicle Parking Requirements in 
Designated Areas if the development is a 
class of development listed in Table 2 and 
the site is in a Designated Area. 
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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. 

(b) Transport, Access and Parking Table 1 - 
General Off-Street Car Parking 
Requirements where (a) does not apply. 

(c) if located in an area where a lawfully 
established carparking fund operates, the 
number of spaces calculated under (a) or 
(b) less the number of spaces offset by 
contribution to the fund. 

Vehicle Parking Areas 
PO 6.2 
Vehicle parking areas are appropriately 
located, designed and constructed to 
minimise impacts on adjacent sensitive 
receivers through measures such as ensuring 
they are attractively developed and 
landscaped, screen fenced, and the like. 

DTS/DPF 6.2 
None are applicable. 

 
Table 1 - General Off-Street Car Parking Requirements  
Vehicle Parking Rates 
Tourist accommodation other than a caravan 
and tourist park 

One car parking space per accommodation 
unit/guest room. 

Detached Dwelling Dwelling with 2 or more bedrooms (including 
rooms capable of being used as a bedroom) - 
two spaces per dwelling, one of which is to be 
covered. 

 
Design in Urban Areas 
Relevant Performance Outcomes/Designated Performance Features 
All Development 
Safety 
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. 

(c)  

 
Car parking, access and manoeuvrability 
PO 23.2 
Uncovered car parking space are of 
dimensions to be functional, accessible and 
convenient. 

DTS/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 23.4 
Vehicle access is safe, convenient, minimises 
interruption to the operation of public roads 
and does not interfere with street infrastructure 
or street trees. 

DTS/DPF 23.4 
Vehicle access to designated car parking 
spaces satisfy (a) or (b): 
 
(a) is provided via a lawfully existing or 

authorised access point or an access point 
for which consent has been granted as 
part of an application for the division of 
land  

(b) where newly proposed, is set back: 
 

i. 0.5 metres or more from any street 
furniture, street pole, infrastructure 
services pit, or other stormwater or 
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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. 

 
As mentioned above, the proposed development will be accessed via an existing 
lawful access point to Murray Street, which satisfies both PO 3.1 and 3.5.  The internal 
driveway and gravel area will be predominantly utilised for vehicles of the guests 
staying at the site and the occupants of the dwelling. 
 
The property consists of a gradually sloped gravel driveway, thereby providing the 
potential for disabled access if required.  This matter shall be further assessed as part 
of Building Consent, if Planning Consent is granted.  The existing driveway has a 
gradual slope, not exceeding 1 in 8 consistent with PO 2.3. 
 
The proposal seeks to utilise the three existing bedrooms for short-term 
accommodation and the residential use will occupy the two new bedrooms within 
the building addition, meaning the site should be served by five vehicle spaces on the 
property (two for the dwelling and three for the accommodation).  The parking rates 
for the tourist accommodation component do not require that these spaces to be 
covered, however one covered space is envisaged for the dwelling element. 
 
The subject site can accommodate five parking spaces completely on-site within the 
parking and driveway areas.  The plans provided demonstrate four parking spaces 
but it is noted the driveway space can accommodate further parking spaces should 
it be required.  There is ample space for a covered parking space to be provided 
should one be required in future. 
 
Overall, the proposal provides for sufficient on-site car parking spaces, consistent with 
the above mentioned POs. 
 
Hazards (Flooding – Evidence Required) Overlay 
 

Hazards (Flooding – Evidence Required) Overlay 
Desired Outcomes 
DO1 Development adopts a precautionary approach to mitigate potential impacts on 

people, property, infrastructure and the environment from potential flood risk through 
the appropriate siting and design of development. 

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

DTS/DPF 1.1 
Habitable buildings, commercial and industrial 
buildings, and buildings used for animal 
keeping incorporate a finished floor level at 
least 300 mm above: 
 
(a) the highest point of top of kerb of the 

primary street 



Barossa Assessment Panel Meeting 3 June 2025 
 

Item 6.1 Page 42 

or 
(b) the highest point of natural ground level at 

the primary street boundary where there is 
no kerb. 

 
Concerns have been raised through the public notification process in relation to the 
existing flow path of water through the subject site into the property adjoining to the 
north.  It is intended that any stormwater management plan pursuant to the Reserved 
Matter will need to address the stormwater drainage from the site to the street water 
table.  The existing conditions of the site are likely to improve due to the addition of 
roof areas that will collect and dispose of stormwater appropriately, subject to a 
detailed Stormwater Management Plan being submitted and reviewed by Council’s 
Engineering Services Team. 
 
The existing stormwater outlet to Murray street for the subject site is identified at a level 
of 100.19, however, the lowest point of top of kerb in front of the site frontage is 99.70.  
The existing dwelling has a finished floor level (FFL) of 99.90, whereas the proposed FFL 
of the building addition will be 99.80 (0.1 metres below the existing dwelling FFL). 
 
While the proposed addition does not achieve a 300 mm freeboard above the street 
water table, it is noted that the site falls away from the road meaning the existing 
dwelling is unable to achieve a FFL of 300 mm above top of kerb.  Notwithstanding, 
there is a small amount of fall and the proposed addition is of comparable FFL. 
 
Further, the proposed building addition will have an FFL that is elevated sufficiently 
above the existing ground levels, thereby ensuring there will be a low risk for the entry 
of potential flood waters into the proposed additions.   The site levels for example in 
the area of the additions are some 500 mm or so lower than the FFL. 
 
Engineering Services are satisfied with the level of detail proposed within the 
development to enable a Planning Consent, subject to confirmation of stormwater 
details being further assessed pursuant to a Reserved Matter to address the technical 
details of any existing or proposed stormwater system to be implemented. 
 
Overall, the intent of PO 1.1 is considered to be achieved. 
 
Native Vegetation 
 

Native Vegetation Overlay 
Desired Outcomes 
DO1 Areas of native vegetation are protected, retained and restored in order to sustain 

biodiversity, threatened species and vegetation communities, fauna habitat, 
ecosystem services, carbon storage and amenity values. 

Relevant Performance Outcomes/Designated Performance Features 
Environmental Protection 
PO1.1  
Development avoids, or where it cannot be 
practically avoided, minimises the clearance 
of native vegetation taking into account the 
siting of buildings, access points, bushfire 
protection measures and building 
maintenance. 

DTS/DPF 1.1  
An application is accompanied by: 
 
(a) a declaration stating that the proposal will 

not, or would not, involve clearance of 
native vegetation under the Native 
Vegetation Act 1991, including any 
clearance that may occur: 
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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. 

 
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'. 

 
No native vegetation clearance is required as part of this application and a 
clearance declaration has been provided such that PO 1.1 is achieved. 
 
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. 
 

DTS/DPF 1.1 
One of the following is satisfied: 
 
(a) a declaration is provided by or on behalf 

of the applicant to the effect that the 
proposal would not be contrary to the 
regulations prescribed for the purposes 
of section 86 of the Electricity Act 1996. 

(b) there are no aboveground powerlines 
adjoining the site that are the subject of 
the proposed development. 

 
The applicant has provided an electricity declaration and therefore PO 1.1 is 
achieved. 
 
Infrastructure and Renewable Energy Facilities 
 

Infrastructure and Renewable Energy Facilities 
Desired Outcomes 
DO1  Efficient provision of infrastructure networks and services, renewable energy facilities 

and ancillary development in a manner that minimises hazard, is environmentally and 
culturally sensitive and manages adverse visual impacts on natural and rural 
landscapes and residential amenity. 

Relevant Performance Outcomes/Designated Performance Features 
General  
PO1.1 
Development is located and designed to 
minimise hazard or nuisance to adjacent 
development and land uses. 

DTS/DPF 1.1  
None are applicable. 
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Water Supply 
PO 11.1 
Development is connected to an appropriate 
water supply to meet the ongoing 
requirements of the intended use. 

DTS/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. 

DTS/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 development it will 
service; and 

(b) the system will comply with the requirements 
of the South Australian Public Health Act 
2011. 

 
The proposed development will introduce an additional use in the nature of short-term 
accommodation for guests on a commercial basis along with a retained residential 
use of the site.  A consideration for this proposal is the loading from the additional 
occupy within the building upon the Council’s CWMS system.  Council’s Environmental 
Health team advise that a wastewater control system will be required for the 
proposed development and will be subject to assessment and compliance with the 
SA Public Health Act 2011 in respect to the suitability of the existing on-site wastewater 
system to service the land use for the number of occupants expected.  This matter is 
subject to a recommended Reserved Matter and Condition of Consent.  Should it be 
determined that the capacity of the on-site wastewater system is inadequate or that 
augmentation charges apply, this will be addressed as part of the wastewater 
application. 
 
Other Overlays 
The following Overlays have been considered in the assessment of the proposed 
development but are not applicable to the proposed development given that: 
 
Prescribed Water Resources Area 
The site is serviced by mains water and will not be impact surface water, watercourses 
or wells. 
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Traffic Generating Development Overlay 
The proposal does not involve large scale development that could impact the 
surrounding road and/or traffic networks. 
 
Water Protection Area 
The proposal does not involve activities with the potential to harm or impact on water 
supply. 
 
CONCLUSION 
The proposed development involves the “Construction of dwelling 
additions/alterations, decking and change of use of to a combined tourist 
accommodation (up to 6 guests) and dwelling use” at 106-108 Murray Street, 
Tanunda. 
 
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 of two representations 
both in objection with one electing to be heard by the Panel in support of their 
representation. 
 
This report has provided a detailed assessment of the proposal against the relevant 
provisions of the Planning and Design Code. 
 
The proposal is considered to be reasonably consistent with the Desired Outcome and 
Performance Outcomes of the Established Neighbourhood Zone.  Whilst the proposed 
tourist accommodation land use is not directly identified as an envisaged use, the 
proposed development does not unreasonably impact the residential character or 
amenity of the locality, having regard to the small scale of the proposed facility, the 
shared use of residential and tourist accommodation and the nature of uses in the 
locality which include both residential and non-residential uses. 
 
With the consideration to the assessment within this report, this application 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. 

 
  



Barossa Assessment Panel Meeting 3 June 2025 
 

Item 6.1 Page 46 

 
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. 23028267 by Mr Tony Wilson and Ms Sharyn Cunningham to 
undertake “Construction of dwelling additions/alterations, decking and change of 
use of to a combined tourist accommodation (up to 6 guests) and dwelling use” at 
106-108 Murray Street, Tanunda subject to the following reserved matters, conditions 
and advisory notes: 
 
Reserved Matters 
 
(1) The applicant shall lodge and have approved by the relevant authority an 

application to install a wastewater system pursuant to the provisions of the 
South Australian Public Health Act 2011 and South Australian Public Health 
(Wastewater) Regulations 2013. 

 
(2) The applicant shall provide a Stormwater Management Plan demonstrating 

the following to the reasonable satisfaction of the Assessment Manager: 
 

(a) A detailed drainage design is required for the proposed development; 
and 

(b) The plan shall include the existing contours, features, existing stormwater 
infrastructure, proposed site works details, levels and grading, proposed 
stormwater drainage system (including details of any sump and pump), 
details of detention facility including volumes and discharge controls, 
proposed building floor levels, proposed paving and connection details; 
and 

(c) Detention shall be provided to limit the 5% AEP post–development peak 
discharge to the 5% AEP pre-development peak discharge from the site.  
The maximum point discharge to kerb and gutter up to a 10% AEP event 
shall be 12L/s; 1% AEP event shall be 20L/s.  Post-development peak rate 
of runoff from the site must not exceed the pre-development peak rate 
of runoff from the site or the maximum acceptable discharge to Councils 
infrastructure, whichever is the lesser; and 

(d) The controlled discharge from the site shall be connected to the 
stormwater discharge point to Murray Street; and 

(e) Supporting calculations to support the above requirements. 
 
Council Conditions 
 
(1) The development shall be undertaken in accordance with the endorsed plans 

and documentation (as amended) accompanying Application No. 23028267 
except where varied by any condition(s) listed below: 
 
- Email confirming use from Tony Wilson dated 19/05/2025;  
- Site Plan by Tony Wilson Building Design, drawing no. 1383.07.23, sheet no. 

01, dated February 2024;  
- Existing Floor Plan by Tony Wilson Building Design, drawing no. 1383.07.23, 

sheet no. 02, February 2024; 
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- Proposed Floor Plan by Tony Wilson Building Design, drawing no. 1383.07.23, 
sheet no. 03, August 2024; 

- East and West Elevations by Tony Wilson Building Design, drawing no. 
1383.07.23, sheet no. 04, August 2024; 

- North and South Elevations by Tony Wilson Building Design, drawing no. 
1383.07.23, sheet no. 05, August 2024; 

 
(2) Prior to occupation, the building authorised herein shall be connected and 

remain connected to an approved wastewater system. 
 
(3) The tourist accommodation use shall be restricted to a maximum of six (6) 

guests at any one time. 
 
(4) The tourist accommodation use shall be limited to the three (3) bedrooms 

shown on the ‘Existing Floor Plan’ by Tony Wilson Building Design, drawing no. 
1383.07.23, sheet no. 02, dated February 2024.  

 
(5) Stormwater disposal systems must be fully installed at the completion of the 

construction of the building in accordance with the Reserved Matter with 
adequate measures deployed during construction to ensure the temporary 
disposal of surface or roof water does not affect neighbouring properties, to 
the satisfaction of Council. 

 
(6) All external building materials shall be: 

 
(a) Muted and non-reflective in nature; and 
(b) Where metal cladding is used, it shall have a pre-colour treated finish; 

and 
(c) In accordance with the approved plans; and 
(d) New materials and maintained in good condition at all times. 

 
(7) Prior to commencement of use, the screening to the decking area as shown 

on the West Elevation plan by Tony Wilson Building Design (drawing no. 
1383.07.23, sheet no. 04, dated August 2024) shall be installed with a maximum 
25% transparency/openings fixed to a minimum height of 1.7 metres above 
the finished floor level, to the reasonable satisfaction of Council. 

 
(8) The extended driveway crossovers to Murray Street shall be located a 

minimum of one metre from any existing non-trafficable street infrastructure 
including (but not limited to) water meters, light poles or stormwater pits and 
1.5 metres from any street tree. 

 
(9) Prior to commencement of use, the widening of the access driveway between 

the property boundary and the kerb line must be constructed in accordance 
with the Council’s Standards and Requirements for the Design, Construction 
and Development of Infrastructure Assets.  The driveway must be sealed with 
an approved durable material such as concrete, bricks, pavers or asphalt and 
match into existing footpath and road verge levels, to the satisfaction of 
Council. 

 
(10) Prior to occupation of the dwelling herein approved, permanent obscure 

glazing to the 'ENS 1' window within 'Proposed Floor Plan' by Tony Wilson 
Building Design, drawing no. 1383.07.23, sheet no. 03, August 2024 shall be 
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installed to a minimum height of 1.5 metres above the finished floor level, to 
the reasonable satisfaction of Council. 

 
Conditions imposed by Commissioner of Highways  
 
(11) All access to/from the development shall be gained in accordance with the 

Site Plan produced by Tony Wilson, Drawing No. 1383.07.23, Sheet 01 of 06, 
uploaded to the portal on 17/04/2025. 

 
(12) Clear sightlines, as shown in Figure 3.3 ‘Minimum Sight Lines for Pedestrian 

Safety’ in AS/NZS 2890.1:2004, shall be provided at the property line to ensure 
adequate visibility between vehicles leaving the site and pedestrians on the 
adjacent footpath. 

 
(13) All vehicles shall enter and exit the site in a forward direction. All on-site vehicle 

manoeuvring areas shall remain clear of any impediments. 
 
(14) All off-street car parking shall be designed in accordance with AS/NZS 

2890.1:2004 and AS/NZS 2890.6:2022. 
 
(15) Stormwater run-off shall be collected on-site and discharged without 

impacting the safety and integrity of the adjacent road network. Any 
alterations to the road drainage infrastructure required to facilitate this shall 
be at the applicant’s cost. 

 
Advisory Notes 
 
(1) The applicant is reminded of the requirements of the Short Term Holiday Rental 

Accommodation Bill 2021 through the operation of the tourist 
accommodation use. 

 
(2) No work can commence on this development unless a Development 

Approval has been obtained.  If one or more consents have been granted on 
this Decision Notification Form, you must not start any site works or building 
work or change of use of the land until you have received notification that 
Development Approval has been granted. 

 
(3) This consent or approval will lapse at the expiration of two years from its 

operative date, subject to the below or subject to an extension having been 
granted by the relevant authority. 

 
(4) Where an approved development has been substantially commenced within 

two years from the operative date of approval.  The approval will then lapse 
three years from the operative date of the approval (unless the development 
has been substantially or fully completed within those three years, in which 
case the approval will not lapse). 

 
(5) Any variation of this approved development and/or the conditions of consent 

will require a separate request and approval by the relevant 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. 
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(6) 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. 

 
(7) Appeal rights - General rights of review and appeal exist in relation to any 

assessment, request, direction or act of a relevant authority in relation to the 
determination of this application, including conditions. 

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

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

 
(9) The applicant is advised that this consent does not permit anyone to clear, 

remove limbs or trim native vegetation.  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. 

 
 The applicant is advised that any proposal to clear, remove limbs or trim native 

vegetation should be undertaken after first notifying the Native Vegetation 
Council of intended works. 

 
(10) Any noise generating activity undertaken at the site must be undertaken in 

accordance with the provisions of the Environment Protection (Noise) Policy 
2007, and such that any resulting noise is not considered a nuisance, to the 
satisfaction of Council, including any existing infrastructure. 

 
(11) You are advised that construction or alteration of any footpath, kerb, gutter or 

crossover on Council land will require a permit, under the Local Government 
Act 1999 from Council's Works and Engineering Services.  It is illegal to 
undertake work on Council land without permission. 

 
 If the existing entranceway (driveway cross-over) is to be removed it must be 

re-instated with kerb and gutter, including appropriate restoration of the 
footpath and verge, to Council's standard specification.  Please contact 
Council's Works and Engineering Services to confirm the required standards. 

 
 Driveway cross-overs which affect a pedestrian footpath should maintain the 

level of the footpath or be consistent with the proposed footpath levels in 
instances where the footpath has not been constructed.  When final 
Development Approval is applied for this should be shown on the plans. 

 
 Please note that construction is to be in accordance with the Disability 

Discrimination Act and relevant Australian Standards. 
 

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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 Further enquiries should be directed to the Works and Engineering team on 
8563 8444. 

 
ATTACHMENTS OR OTHER SUPPORTING REFERENCES 
Attachment 1 Application and Associated Documentation   
Attachment 2 Representations Received   
Attachment 3 Applicants Response to Representations   
Attachment 4 Commissioner of Highways Referral Response   
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7. REPORTS – REVIEW OF ASSESSMENT MANAGER DECISIONS (PLANNING, 
DEVELOPMENT AND INFRASTRUCTURE ACT 2016)  

 
Nil. 
 
 
8. REPORTS – PANEL UPDATES  

 
Nil. 
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9. REPORTS – OTHER BUSINESS 

 
9.1 The Barossa Assessment Panel Operating and Meeting Procedures  
 
INTRODUCTION 
Section 18 of the Planning, Development and Infrastructure (General) Regulations 
2017 outlines that except insofar as a procedure is prescribed by the Act or these 
Regulations, the procedures of an Assessment Panel in relation to the conduct of its 
business will be as determined by the Assessment Panel. 
 
The Operating Procedures were last amended by the Panel on 6 June 2023.  A copy 
of the Operating Procedures is contained in Attachment 1. 
 
The members of the previous two terms of the Panel have provided feedback in 
relation to their experience working with the Operating and Meeting Procedures.  A 
report was presented to the Panel for discussion at the BAP meeting on 4 October 
2022 and a further report was presented to the BAP on 6 June 2023.   
 
A copy of the two reports are contained in Attachments 2 and 3 respectively. 
 
This report briefly discusses some observations of working with the current Operating 
and Meeting Procedures and seeks to promote discussion and feedback from 
members to inform possible amendments to the Operating Procedures as part of 
overall business improvement and good governance. 
 
It should also be noted that the Operating and Meeting Procedures can be amended 
by the BAP from time to time. 
 
DISCUSSION 
The Operating and Meeting Procedures have largely been successful in promoting 
good governance and meeting procedures for the Panel.  Improvements made to 
the Operating Procedures over the past two terms of the Panel have also improved 
the operations of the Panel.  The changes made to the Operating Procedures are 
referenced in the two previous reports referred above. 
 
Recent experience working with the Operating Procedures has identified some 
possible areas for review and these are summarised as follows: 
 
- A Deputy Presiding Member is presently not required to be appointed as a 

standing member under the Operating and Meeting Procedures.  It is considered 
that introduction of a new clause that requires the appointment of a standing 
Deputy Presiding Member is a good idea to enable a clear mandate for the 
appointed standing member to act as the Presiding Member in the case of an 
apology by the Presiding Member.  The current clause 2.12 requires that an Acting 
Presiding Member be appointed for the meeting.  The limitation of not having a 
standing Acting Presiding Member is that it then creates uncertainty which 
member should fulfill the role of Acting Presiding Member prior to and at the 
commencement of the meeting. 

- Updates to relevant position titles, for example Clause 17.3, reference to Director 
– Development and Environmental Services should be amended to Director – 
Development and Community Services. 
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- In Clause 10.1, the Panel may allow a representor an opportunity to appear 
personally before the Panel.  It may be prudent to qualify the delegation to 
determine that this discretion will be afforded to any representor that requests to 
be heard.  In practice, this is what presently occurs in that any representor of a 
development application that has requested to be heard will be afforded the 
opportunity to present to the Panel, notwithstanding that Regulation 50(5) does 
not automatically grant this right but rather provides that the Panel may afford 
such opportunity at its discretion. 

- Meetings are now being live recorded as per the Condition of Appointment of 
members to the BAP.  The Operating and Meeting Procedures are recommended 
to be amended to acknowledge this procedure and include a new clause that 
requires the live recording to be mentioned at the commencement of the meeting 
and in relation to cessation of the live recording in event of a confidential item. 

 
CONCLUSION 
This information report has been presented to identify possible areas for amendment 
to the Operating and Meeting Procedures of the BAP.  It is proposed that feedback 
received from the BAP will be considered and following consultation with Governance 
Services, will be incorporated into a draft amended version of the Operating and 
Meeting Procedures for decision at a subsequent BAP meeting. 
 
RECOMMENDATION 
That the report be received. 
 

 
ATTACHMENTS OR OTHER SUPPORTING REFERENCES 
Attachment 1 Barossa Assessment Panel Operating and Meeting Procedures   
Attachment 2 Operating and Meeting Procedures - Report presented to the 4 

October 2022 Barossa Assessment Panel   
Attachment 3 Review of the Barossa Assessment Panel Operating and Meeting 

Procedures - Report presented to the 6 June 2023 Panel Meeting   
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9.2 Barossa Assessment Panel Delegations under the Planning Development 

and Infrastructure Act  
 
INTRODUCTION 
The Panel is assigned as a relevant authority in its own right under the Planning, 
Development and Infrastructure Act 2016 (PDI Act 2016).  In the exercise of its duties, 
the Panel has delegated to staff including the Assessment Manager, Senior 
Assessment Officer and Assessment Officers specific duties and powers on its behalf.  
Delegations enhance decision making processes and allow nominated matters to be 
resolved efficiently and effectively without the need for the Panel’s consideration. 
 
The current Barossa Assessment Panel (BAP) Delegations are dated 21 May 2025 and 
are contained in Attachment 1.  The Sub-Delegations of the BAP have been largely 
unchanged since 2023.  With the formation of the BAP for the new term from 1 January 
2025, it is timely for the BAP to review the current Delegations and determine what 
changes, if any, may be appropriate to the Delegations. 
 
DISCUSSION 
Section 102(1) of the PDI Act 2016 provides the power to assess a development 
against, and grant or refuse a consent in respect of the relevant provisions of the 
Planning Rules.  The delegation of the power to grant or refuse planning consent has 
been delegated to the Assessment Manager, Senior Assessment Officer – Planning 
and Assessment Officer – Planning and is limited to applications in relation to which 
one or more of the following apply: 
 
1. No valid representations are received; 
2. All valid representations are withdrawn; 
3. No representor who has lodged a valid representation wishes to be heard; 
4. A deemed consent notice has been served on the Panel under Section 125(2) 

of the Act; 
5. The applicant has not agreed to extend the statutory timeframe within which 

the Panel must determine the development application pursuant to Regulation 
53 of the Regulations and that timeframe will expire before the next meeting of 
the Panel is scheduled to occur. 

 
In addition, the following text exists within the Delegation and provides a limitation on 
the exercise of the power pursuant to Section 102(1)(a): 
 

For avoidance of doubt, the delegate may not exercise the power pursuant to 
Section 102(1)(a) of this Act where the following apply: 
- The application is proposed by The Barossa Council unless it is a minor 

development such as street and park furniture, advertising signs, public toilet 
facilities, sheds on reserves; 

- The application is in the nature of a frost fan; and 
- Where the Assessment Manager determines that the nature of the application 

is best determined by the Panel, having regard to the type of application, the 
public interest and extent to which the proposed application meets the 
provisions of the Planning and Design Code. 

 
Limitations were expressed within the above Delegation for the following reasons: 
  



Barossa Assessment Panel Meeting 3 June 2025 
 

Item 9.2 Page 161 

 
- Council developments that are assessed by BAP as the Relevant Authority should 

be subject to the highest level of scrutiny and transparency and therefore should 
be determined by the BAP, except where the application is a minor development; 

- Frost fans have been found to be generally contentious in respect to noise impact 
and the BAP was considered best placed to assess such developments.  One 
particular application assessed by staff as delegate of the BAP in 2022 had 
complexities and gave rise to inclusion of this Sub-delegation. 

 
It is suggested the existing limitation in relation to Council developments is appropriate 
and should be retained for the reasons mentioned above. 
 
In relation to frost fans, experience has been in some of the cases, applications for 
frost fans have not attracted representation due to the absence of dwellings in the 
particular localities of these developments.  As such, it may be appropriate that this 
clause can be removed, noting that discretion exists for such applications to be held 
by the BAP at the discretion of the Assessment Manager (see discussion below). 
 
The explicit and express provision that the discretion exists for the Assessment Manager 
to decide if the application is determined under delegation of the BAP is in addition 
to the general principle that a Delegation does not need to be acted upon in any 
case.  This clause simply provides further clarification for how the Assessment Manager 
may determine whether to exercise the Delegation or not. 
 
Overall, the present Delegations appear to be functioning successfully.  The Panel has 
largely determined applications in the past term in relation to applications subject to 
receipt of representations where a representor has requested to be heard.  
Notwithstanding, a number of applications have been presented to the Panel that 
have not been subject of a representation or that a representor has not wished to be 
heard but which were decided to be best determined by the BAP. 
 
Ultimately, the BAP is charged with determining the level of Delegations it wishes to 
establish.  In forming its opinion, it is suggested the Delegations need to consider the 
best use of the BAP’s expertise and to balance the number of applications which are 
presented to the BAP.  Applications of complexity, contention, public interest and/or 
challenges against the provisions of the Planning and Design Code are the most 
appropriate applications but also applications such as Council developments.  In 
addition, the BAP should consider the efficiencies of having more straight forward 
applications dealt with by staff under its delegation to remove unnecessary reporting 
in the nature of a BAP report where the additional resources to prepare the report 
may not present the optimal use of resources. 
 
CONCLUSION 
The current Delegations of the BAP, dated 21 May 2025 are presented for 
consideration of possible changes for this new term.  It is proposed that the feedback 
received from the BAP at the meeting will be considered and following engagement 
with Council’s Governance Team, will be presented to the BAP for adoption within a 
subsequent decision report. 
 
RECOMMENDATION 
That the report be received. 
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ATTACHMENTS OR OTHER SUPPORTING REFERENCES 
Attachment 1 Barossa Assessment Panel Delegations - Instrument C - Under the 

Planning Development and Infrastructure Act 2016   
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10. REPORTS – CONFIDENTIAL  

 
Nil. 
 
 
11. NEXT MEETING 

 
Tuesday 1 July 2025 commencing at 5.00 pm 
 
 
12. CLOSURE OF MEETING 

 
The Presiding Member will declare the meeting closed. 
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