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DOC/16/94717          343 
 

270 7 April 
2025 

Unsolicited Proposal 
– 108 Mount Barker 
Road, Hahndorf 

Pursuant to Section 90(3)(d) 
1. Pursuant to Section 90(2) of the Local 
Government Act 1999 the Council orders that all 
members of the public except the Chief Executive 
Officer, Executive Manager, General Manager 
Infrastructure, General Manager Planning and 
Regulatory Services, Acting General Manager 
Corporate Services, Head of Wastewater; and 
Minute Secretary be excluded from attendance at 
the meeting for Agenda Item 18.1 Confidential Item: 
Unsolicited Proposal – 108 Mount Barker Road, 
Hahndorf. 
 
The Council is satisfied that pursuant to Section 
90(3)(d) of the Act, the information to be received, 
discussed or considered in relation to this Agenda 
item is commercial information of a confidential 
nature (not being a trade secret) the disclosure of 
which could reasonably be expected to : 
 

 prejudice the commercial position of the 
person who supplied the information or 

 to confer a commercial advantage on a 
third party. 

 
In addition, the disclosure of this information would, 
on balance, be contrary to the public interest.  The 
public interest in public access to the meeting has 
been balanced against the public interest in the 
continued non-disclosure of the information.  The 
benefit to the public at large resulting from 
withholding the information outweighs the benefit to 
it of disclosure of the information.  The Council is 
satisfied that the principle that the meeting be 
conducted in a place open to the public has been 
outweighed in the circumstances because the 
disclosure of this information may result in a 
competitor receiving the information to the detriment 
of the applicant. 
 
Section 91(7) Order 
Pursuant to Section 91(7) 
6. That having considered Agenda Item 18.1 

Confidential Item: Unsolicited Proposal – 108 
Mount Barker Road, Hahndorf in confidence 

Council report, 
attachment and all 
minutes 

The Council is 
satisfied that 
pursuant to Section 
90(3)(d) of the Act, 
the information to be 
received, discussed 
or considered in 
relation to this 
Agenda item is 
commercial 
information of a 
confidential nature 
(not being a trade 
secret) the 
disclosure of which 
could reasonably be 
expected to : 
 

 prejudice 
the commercial 
position of the 
person who 
supplied the 
information or 

 to confer 
a commercial 
advantage on a 
third party. 

 
In addition, the 
disclosure of this 
information would, 
on balance, be 
contrary to the public 
interest.  The public 
interest in public 
access to the 
meeting has been 
balanced against the 
public interest in the 
continued non-
disclosure of the 
information.  The 
benefit to the public 
at large resulting 

Council report, attachment 
and all minutes be retained in 
confidence until such time as 
settlement under the Sale and 
Purchase Contract has been 
effected or such lesser period 
as may be determined by the 
Chief Executive Officer and 
that this order be reviewed 
every 12 months. 

 Within 12 
months 

Report, 

Attachment 

and Minutes 

released on 

website 28 

May 2025 

RELEASED
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DOC/16/94717          344 
 

under 90(2) and 3(d) of the Local Government 
Act 1999, the Council pursuant to Section 
91(7) of the Act orders that the Council report, 
attachment and all minutes be retained in 
confidence until such time as settlement under 
the Sale and Purchase Contract has been 
effected or such lesser period as may be 
determined by the Chief Executive Officer and 
that this order be reviewed every 12 months.   

 
 

from withholding the 
information 
outweighs the 
benefit to it of 
disclosure of the 
information.  The 
Council is satisfied 
that the principle that 
the meeting be 
conducted in a place 
open to the public 
has been 
outweighed in the 
circumstances 
because the 
disclosure of this 
information may 
result in a competitor 
receiving the 
information to the 
detriment of the 
applicant. 
 

 
 

RELEASED



18. CONFIDENTIAL REPORTS 
 

18.1 REPORT TITLE: CONFIDENTIAL ITEM: UNSOLICITED PROPOSAL 

– 108 MOUNT BARKER ROAD, HAHNDORF 
 

DATE OF MEETING: 7 APRIL 2025 

 
FILE NUMBER: DOC/25/40944 

 

ATTACHMENTS: 1: DOC/25/11595 – UNSOLICITED PROPOSAL 

APPLICATION 

 2: DOC/25/44728 – DETAILED RESPONSE 

UNSOLICITED PROPOSAL 

 3: DOC/25/45099 – FINANCIAL SUMMARY 
 4: DOC/25/44729 – BUILDING STRUCTURAL 

REPORT 

 5: DOC/25/45674 – HAHNDORF HERITAGE 
STANDARD 

 6: DOC/25/45760 – SITE AERIAL IMAGE 

 

Key Contact Natalie Armstrong, General Manager Planning & 

Regulatory Services 

 

Executive Andrew Stuart, Chief Executive Officer 
 

 

Community Plan 2044:  
 

The following objective/s from the Community Plan 2044 are relevant to this 

report:  
 
Objective 15. Transport and Access: develop a safe, integrated and efficient 
transport network that takes into account the current and future needs of the 
region including isolated rural communities 
 

Objective 20. Growth and Productivity: increase the scale and efficiency of local 

circular economic productivity, capturing new and expanding investment that 
creates a dynamic, resilient, sustainable and diverse local economy. 

 

Objective 22. Tourism: enhance the local economy and community vibrancy by 
activating tourism through strategic investments in infrastructure, events, and 

partnerships that showcase the regions unique attractions and cultural 

experiences. 
 

Objective 24. Infrastructure Development: the timely and effective delivery of 

critical infrastructure that supports the long-term growth and sustainability of 

the local economy. 
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Objective 28. Collaboration and Partnerships: foster collaboration and build 

strategic partnerships between Council and external stakeholders including 

businesses, non-profit organisations, and, community groups, to address shared 
challenges and achieve common goals for the betterment of the community. 

 

Annual Business Plan: 
 

The Annual Business Plan 2024/25 does not include any specific revenue or 

expenditure budget allocation in regards to this initiative. The proposed 

initiative could achieve a favourable financial outcome for Council whilst also 

delivering on the delivery of a car parking solution for Hahndorf, compared to 

Council delivering the car parking project itself. 

  
Any budget adjustments required will be undertaken through a future budget 

review. 

 
Purpose: 

To present the detailed Unsolicited Proposal (UP) from the Wolf Blass 

Foundation in relation to the development of a car park at 108 Mount Barker 

Road Hahndorf to Council for consideration. 

 

Summary – Key Issues: 

1. The Wolf Blass Foundation (WBF) has lodged an application under Council’s 
Unsolicited Proposal Policy and Procedure (UPP&P) for a proposal to 

purchase the land at 108 Mount Barker Road Hahndorf for the development 

of a public car park (UP) (Attachment 1). 
2. The UP includes a number of conditions in relation to Council contribution 

for elements of the project and use of the land. 

3. Following lodgement of the application, the WBF has provided more 

detailed information about the UP for Council’s consideration (Attachment 

2). 

 

Recommendation:  
 

That Council: 
 

 Pursuant to Section 90(3)(d) 
1. Pursuant to Section 90(2) of the Local Government Act 1999 the 

Council orders that all members of the public except the Chief 

Executive Officer, Executive Manager, General Manager 

Infrastructure, General Manager Planning and Regulatory Services, 

General Manager Corporate Services; and Minute Secretary be 

excluded from attendance at the meeting for Agenda Item 18.1 

Confidential Item: Unsolicited Proposal – 108 Mount Barker Road, 
Hahndorf. 
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 The Council is satisfied that pursuant to Section 90(3)(d) of the Act, 
the information to be received, discussed or considered in relation to 

this Agenda item is commercial information of a confidential nature 

(not being a trade secret) the disclosure of which could reasonably 
be expected to : 

 

 prejudice the commercial position of the person who supplied the 

information or 

 to confer a commercial advantage on a third party. 

 

 In addition, the disclosure of this information would, on balance, be 

contrary to the public interest.  The public interest in public access to 
the meeting has been balanced against the public interest in the 

continued non-disclosure of the information.  The benefit to the 

public at large resulting from withholding the information outweighs 
the benefit to it of disclosure of the information.  The Council is 

satisfied that the principle that the meeting be conducted in a place 

open to the public has been outweighed in the circumstances 
because the disclosure of this information may result in a competitor 

receiving the information to the detriment of the applicant. 

 

2. Accept the Unsolicited Proposal from the Wolf Blass Foundation as 
detailed in Annexure 2. 

 

3. Approves that in the event that the demolition of the stone building 
located on the land is not supported by Heritage SA, negotiation with 

the Wolf Blass Foundation is sought to achieve an alternative 

outcome for the development of the land as a public car park and/or 
other ancillary uses. 

 

4. Exempt the sale of the land from the provisions of clause 6.2.1.11 of 

the Council’s Disposal of Council Land and Other Assets Policy on the 
basis that the offer to purchase is equivalent to the amount that 

Council paid for the land in March 2024, which was supported by an 

independent valuation dated 24 November 2023. 
 

5. That a further report be presented to Council with the agreed 

Contract for Sale and Purchase with the Wolf Blass Foundation for 
consideration. 

 

 
Section 91(7) Order 

  

Pursuant to Section 91(7) 

6. That having considered Agenda Item 18.1 Confidential Item: 
Unsolicited Proposal – 108 Mount Barker Road, Hahndorf in 

confidence under 90(2) and 3(d) of the Local Government Act 1999, 
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the Council pursuant to Section 91(7) of the Act orders that the 
Council report, attachment and all minutes be retained in confidence 

until such time as settlement under the Sale and Purchase Contract 

has been effected or such lesser period as may be determined by the 
Chief Executive Officer and that this order be reviewed every 12 

months.   

 
            

 

Background: 

 

1.  Council  has  an  endorsed  Unsolicited  UP  Policy  and  Procedure  (UPP&P) 

which was endorsed on 4 February 2019. 

 
2. Hahndorf underpins the Adelaide Hills Tourism Region and car parking 

underpins the continued success of Hahndorf. 

 
3. Council is currently a minority owner of car parks in the main street leaving 

on-street options vulnerable to Department of Infrastructure & Transport 

and off-street vulnerable to private land owners. 

 

4. Council has long been lobbied to create additional car parks to service the 

main street as was reflected in the 2018 Hahndorf Township Plan. 

 
5. In March 2018 Council endorsed the Hahndorf Township Plan.  This plan was 

developed in consultation and engagement with key stakeholders including 

the Hahndorf Community Association (HCA) and Hahndorf Business and 
Tourism Association (HBTA). 

 

6. Throughout the Township Plan there are several principles and actions that 

relate to improving car parking supply in Hahndorf.  Notably Action 8 which 

is listed as a short-term action states ‘As a priority, begin investigations to 

develop strategies to alleviate car parking supply and demand issues in the 

Main Street. Investigations may include: 
 

(a) Opportunities to create public/private partnerships to deliver new 

 car parking areas. 
(b) Opportunities to develop a shared car parking policy. 

(c) Review of car parking zones and time limits. 

(d) Opportunities to increase the number of disabled car parking spaces. 

 
7. A new parking option at the Adelaide entry of the main street was identified 

to deliver additional car parks and reduce unnecessary traffic further on the 

main street (sites at 108 & 104 Mount Barker Road were identified). 
 

8. Council has more recently received reports in May/October/December of 

2023 as well as in March 2024 which provided Council with the long standing 
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considerations, options and strategies undertaken by Council to manage car 
parking issues in Hahndorf. 

 

9. The Council has adopted an Integrated Transport Strategy incorporating a 
Parking Action Plan which includes various short term actions such as 

parking audits and the preparation of a comprehensive parking and traffic 

management strategy. The initial stage of that data collection has 
commenced. 

 

10. Following detailed consideration of a number of the options in mid 2024 

(detailed in 6 above) Council acted upon a favourable opportunity to 

purchase the strategically well located 108 Mount Barker Road, Hahndorf for 

the primary purpose of providing further car parking area to support the 

township. 
 

11. The purchase was funded from a budget allocation for the Main Street 

upgrade project which was aligned with the Federal Government Hahndorf 
Traffic Improvements Project (subsequently withdrawn). 

 

12. The subject site is 4,150 square metres in size maintaining a street frontage 

of approximately 16 metres and an overall depth of 150 metres.  The land 

currently contains an existing dwelling (non-heritage listed State or Local), 

existing vegetation including several regulated trees and is bisected by an 

existing creek. 
 

13. Since the purchase of 108 Mount Barker Road Hahndorf, staff have 

considered a number of priorities for this land and undertaken required 
property maintenance to manage access and safety considerations. 

 

14. On 25 November 2024, the Council received a written proposal from the WBF 

to acquire and develop the land at 108 Mount Barker Road Hahndorf for the 

purposes of a public car park. 

 

15. On 2 December 2024, the received proposal was presented to Council for 
consideration. Some feedback provided prior to and at that meeting 

concentrated on whether this proposal should be assessed under the 

UPP&P and also sought more detailed information about the proposal. 
 

16. A review of the circumstances has resulted in it being considered 

appropriate to run the proposal through the UPP&P. 

 
17. An Application under the UPP&P was received by Council on 18 January 

2025 (Attachment 1) with approval of the Chief Executive Officer granted to 

accept the Application as an Unsolicited Proposal (UP). 
 

18. At the 3 February 2025 Council meeting, Council approved the UP from the 

WBF to progress to Stage 2 of the process set out in the UPP&P and agreed 
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to an exclusivity period with the WBF for a period of 6 months from the date 
of the Council meeting to undertake a detailed assessment of the UP in 

accordance with the UPP&P. 

 
19. In considering the UP, Council’s administration have taken into account the 

Disposal of Council Land and Other Assets Policy and the Commercial Policy. 

 
Discussion: 

 

20. The UP has the potential to assist and fast track the redevelopment of this 

land for car parking. 

 

21. In relation to 108 Mount Barker Road, Hahndorf the UP proposes that 

Council would undertake the following ‘Stage 1’ works: 
 

 Council demolish/clear the existing site and remove all but two trees 

that have been  identified for retention by Council’s Arborist. 

 Council remove all existing structures (dwelling, outbuildings) from 
the site. 

 Council ensure suitable two-way access can be achieved across the 

existing creek by way of a culvert and bridge. 

 Development approvals for the above works. 

 Completion of all work within twelve months from the date of a 
conditional agreement between the parties. 

 Council is responsible for any required contamination reports and 

resulting remediation. 

 
22. Should the above be completed the following is proposed to be undertaken 

by the Wolf Blass Foundation as ‘Stage 2’ (within 6 months following the 

settlement, with final full delivery occurring within 18 months of 
settlement): 

 

 The WBF purchases the land from Council for the purchase price of 

$2.3m (excl. GST) 

 The WBF redevelops the site for a sealed car park including all relevant 

approvals. 

 The carpark will remain the property and be controlled by the WBF 

 The WBF retains all rights over the naming of the car park. 

 The WBF may elect to charge for parking in peak periods to offset 
maintenance and insurance costs. 

 The WBF retains the right to operate a commercial operation from the 

car parking site, such as a tourist train. 

 The WBF retains rights over advertising on the site. 

 The car park will be available for public use. 

 The agreement may be between the Council and a separate for-

purpose foundation established by Wolf Blass. 
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 The Council will have a first right of refusal to purchase the land 
should it be proposed to cease use as a public car park or the WBF 

wishes to divest the site. 

 A minimum timeframe for the use as a public car park will be set at 10 

years. 

 The car park will provide more than 100 car parks. 

 Low energy public lighting in the car park. 

 

23. Other conditions of the UP include the following: 
 

 Any additional accessible car parks are to be facilitated in the 

adjoining Carl Nitschke car park due to gradient of the land at 108 

Mount Barker Road. 

 EV parks can be accommodated on 108 Mount Barker Road at 

Council’s cost. 

 The use of the land as a public car park will be secured by way of an 

agreement between the parties. 

 The WBF is not prepared to engage in public consultation other than 
what may be required as part of a development application. 

 The WBF expects the site to be exempt from rates while used as a 

public car park. 

 The UP from the WBF will remain open until 5pm on Wednesday 30 
April 2025. 

 

24. The proposed stage 1 works to be undertaken by Council effectively assists 
to create design and construction efficiencies and will de-risk the stage 2 

works to be undertaken by the WBF.   

 
25. The foreseeable benefits to the WBF is the support for tourism within the 

main street in addition to ensuring an ongoing legacy and association within 

Hahndorf for Wolf Blass. 

 
26. The benefit for Council is that there is a significant parking outcome for 

Hahndorf which will be delivered by a private partner, without Council 

required to fund the full scope of works to achieve a public car park and be 
responsible for ongoing maintenance costs. The UP will also bring forward 

the delivery of additional parking for Hahndorf. 

 
27. Preliminary design investigations undertaken by Council engineers have 

confirmed that the potential car parking yield of approximately 100 car 

parks indicated in the UP is feasible, should the existing buildings be 

removed. 

 

28. Preliminary costing of the proposed works has been undertaken by Council 

staff and is attached as Attachment 3. It is noted that an acceptance of the 
UP would see a net positive financial position for Council in the amount of 
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$2,853,000 (cap-ex) and $127,000 pa (op-ex) when compared to Council 
delivering the whole project itself. 

 

29. Preliminary investigations have been undertaken to better understand the 
condition of the stone building on the land. A structural assessment has 

been undertaken (Attachment 4). The structural assessment indicates that 

the original stone elements of the building are in reasonable condition with 
no significant structural deficiencies identified. The structural assessment 

has made a number of recommendations for works to be undertaken and 

has noted that “costs required to achieve a satisfactory outcome will be 

significant”. 

 

30. In addition to the works recommended in the structural assessment, works 

would be required to be undertaken to the building for any commercial or 
community use to meet National Construction Code standards, which 

includes considerations such as fire separation of the building given its 

proximity to the title boundary, accessible entry & exit points, and 
accessibility within the building including to toilet facilities. A preliminary 

view of costs to undertake the required works to the building indicate that it 

will be substantial and could be upwards of $1M if all recommendations 

were undertaken. 

 

31. The land sits within the Hahndorf State Heritage Area and within the 

Hahndorf Main Street Precinct. As such, any development on the land is 
required to be referred to Heritage SA for assessment against the Heritage 

Standards for Hahndorf (Attachment 5).  

 
32. Under the Hahndorf Heritage Standard, land division is not supported 

unless it maintains the original subdivision pattern of the township or is a 

boundary realignment of a minor nature. 

 

33. Clause 3.8 of the Hahndorf Heritage Standards states the following in 

respect to the demolition of buildings: 

Demolition of any building in a State Heritage Area requires planning 
approval. Demolition of a building or parts of buildings, erected before 1918 is 

not supported unless: 

 The building (or part) to be demolished is determined to not contribute 

to the heritage value of the State Heritage Area, or the structural 
condi6tion of the building represents an unacceptable risk to public or 

private safety and results from actions and unforeseen events beyond 

the control of the owner and is irredeemably beyond repair. 
 

34. Information indicates that the building was constructed in 1900 or 

thereabouts. 
 

35. Council staff have undertaken a site visit with a representative from the 

Heritage SA to discuss the heritage value of the building on the site.  
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36. A proposed demolition of the stone building on the site would require a 

Development Approval which would include public notification and a 

referral to Heritage SA. Given the location of the building at the entrance 
into the township and within the Hahndorf State Heritage Area and the 

condition of the building, demolition of the building is unlikely to be 

supported by Heritage SA. 
 

37. In the event that the demolition of the building is not supported through the 

development approval process, then consideration needs to be given to 

open a negotiation with the WBF as to their willingness to consider options 

for its use, which could include an outcome that supports tourism amenity 

or some other outcome. 

 
38. If the recommendation is not supported, Council will need to consider its 

options for the site acknowledging the significant financial commitment 

required for the building. 
 

39. The offer to purchase the land is equivalent to the purchase price Council 

paid for the land in April 2024 which was supported by an independent 

valuation dated 24 November 2023 assessing the site value at $1.9M. It is 

recommended to exempt this transaction from the provisions of clause 

6.2.1.11 of Council’s Disposal of Council Land and Other Assets Policy on this 

basis. A new valuation can be obtained if required at Council’s cost. 
 

Community Engagement:  

No community engagement has been undertaken as a result of the drafting of 
this report. 

 

The WBF has advised that they are not prepared to engage in public 

consultation other than what may be required as part of a development 

approval process. 

 

Should Council accept the UP, the development of a public car park would be a 
private project and not subject to commitments by Council to undertake master 

planning of the site involving community consultation and input. 

 
Policy: 

Unsolicited Proposal Policy 

Unsolicited Proposal Procedure 

Disposal of Land and Other Assets Policy 
Commercial Policy 

Procurement Policy 

 
Long Term Financial Plan: 

The current iteration of the LTFP does not include a provision for the 

development of a car park on the site nor the recommended works required to 
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the building. Dependent on the decision of Council, provision may need to be 
made to enable that resolution to be enacted. 

 

The purchase of the site was funded from a budget allocation for the Main Street 
upgrade project which was aligned with the Federal Government Hahndorf 

Traffic Improvements Project (subsequently withdrawn). 

 
If the proposal is accepted, consideration will need to be given as to the 

reallocation of those funds in the LTFP. 

 

Budget: 

The current budget does not include provision for any works specifically for this 

project. Dependent on the decision of Council, provision may need to be made 

in a budget review to enable that resolution to be enacted which could include 
legal costs, land disposal costs and project costs. 

 

Statutory/Legal: 
Council staff have sought advice from an external expert advisor as required 

under the UPP&P, being Norman Waterhouse Lawyers. 

 

Staff Resource Requirements: 

Dependent on Council’s decision there may be a need for internal staff to 

prioritise Council’s obligations in a timely manner.  A Project Manager may need 

to be assigned internally to manage these works while Council’s Property team 
will be required to structure any legal property requirements, this would be in 

addition to projects and programs already committed. 

 
Environmental:  

Should the Council accept the UP, it will involve the removal of several trees on 

the land in-line with the assessment undertaken by Council’s Arborist. The 

removal of trees will require approval as part of a development approval and/or 

from the Native Vegetation Council. 

 

Social: 
The options and opportunities considered have the ability to provide for  

improved assets for the social and economic benefit of the community. 

 
Risk Assessment: 

If the UP is not supported, the risk in not meeting community expectations for 

increased car parking that has been strategically aligned through the Hahndorf 

Township Plan and the known parking supply and demand concerns of 
community needs to be managed.  

 

As a longstanding issue within Hahndorf the current community sentiment is 
one of frustration at the lack of progression of a car parking solution and a 

partnership commitment from Council would assist to demonstrate community 

alignment and township support. 
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There is a risk of community unease to a proposal to demolish the existing stone 

building on the land given the perceived heritage value it has to the township 

due to its age and location (noting that it not heritage listed in itself but sits 
within the Hahndorf Heritage Township Area. This needs to be balanced with the 

financial risk of Council delivering a car parking project in full including a 

substantial amount to be invested in the building to make it suitable for a 
community or commercial purpose. 

 

Asset Management: 

If accepted, whether in full or in a negotiated part, the UP will increase publicly 

available car parking  within Hahndorf without the Council having responsibility 

for development, ownership and maintenance of the car park (with the 

exception of the requested Stage 1 works). 
 

Conclusion: 

 
There are a number of options available to Council to consider, noting that each 

carries a level of risk and financial impact on the delivery of additional car 

parking in Hahndorf. These options have been given consideration through the 

assessment process and balanced with tourism, financial and community 

outcomes to lead to the recommendation. 

 

These other options include accepting the UP and seeking to negotiate 
particular outcomes with the WBF or refusing the UP and giving further 

consideration to options for the site to deliver parking and/or other outcomes. 

          
 
Previous Decisions By/Information Reports to Council 

Meeting Date 3 February 2025 CM Reference DOC/25/11400 

Title Confidential Item: Unsolicited UP – Land Transaction 

Purpose To seek endorsement for the Unsolicited UP for the acquisition and 

development of the land at 108 Mount Barker Road Hahndorf, to proceed to 

Stage 2 of the Council’s Unsolicited UP Policy and Procedure (UPP&P). 

 

 

Meeting Date 2 December 2024 CM Reference DOC/24/177870 

Title Confidential Item: Strategic Land Transaction 

Purpose Consider UP received from Wolf Blass Foundation 

  

Meeting Date 4 March 2024 CM Reference DOC/24/26653 

Title Hahndorf Parking Options and Update 

Purpose To provide an update on the work of Council staff regarding investigations 

undertaken regarding car parking options to support the Hahndorf township. 

  

Meeting Date 4 March 2024 CM Reference DOC/24/26779 

Title Confidential Hahndorf Strategic Land Opportunity 

Purpose To seek authority to proceed with negotiations for the strategic land purchase 

of 108 Mount Barker Road Hahndorf 
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Meeting Date 3 December 2023 CM Reference DOC/23/160378 

Title Confidential Hahndorf car parking options and opportunities 

Purpose To provide an update on car parking improvements being planned for 

Hahndorf ahead of the peak visitation period across December 2023 to 

January 2024. 

 

Meeting Date 3 October 2023 CM Reference DOC/23/127167 

Title Hahndorf Parking Management Update 

Purpose To provide an update on car parking improvements being planned for Hahndorf 

ahead of the peak visitation period across December 2023 to January 2024. 

 

Meeting Date 1 May 2023 CM Reference DOC/23/35643 

Title Hahndorf Car Parking Management 

Purpose To provide an update on car parking management in Hahndorf.  
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APPLICATION FORM 
 

Unsolicited Proposal for consideration by Mount Barker District 
Council 
 
Legal Name of Proponent: THE WOLF BLASS FOUNDATION INC. 
 
Address: 
 
Date: 16.1.2025 
 
Project Title: 108 Mount Barker Road Hahndorf – Car Park Proposal 
 
Project Summary: (taken from email received by Council on 25.11.2024) 
(200 words) 
 
The Wolf Blass Foundation is interested in purchasing the land CT5532/760, 108 
Mount Barker Rd, Hahndorf, from the Mount Barker District Council for use as a 
public carpark. 
 
 
  
  
   
 
 
 
 
 
 
 
 
 
 
 
Authorised Contact Person: 
 
 Name:  John Ashcroft 
 Address: C/- Beyond Ink 
 Email:  john.ashcroft@beyondink.com.au 
 Phone: 8388 1179 
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Description of Proposal: 
A proponent should provide as much detail as possible for what is proposed. Plans and/or reports should be 
attached if appropriate. 
 
The Wolf Blass Foundation is interested in purchasing the land CT5532/760, 108 
Mount Barker Rd, Hahndorf, from the Mount Barker District Council for use as a 
public carpark. 
 
The Wolf Blass Foundation agrees to provide the following at no cost to the 
District Council of Mount Barker: 
 

• Purchase the land from the Council for $2,300,000.00. 
• Construct the carpark using bitumen seal, line marking and wheel stops 

where necessary 
• Development Approval for the carpark construction 
• The carpark works completed within six months of settlement. 
• The carpark will remain the property and be controlled by The Wolf Blass 

Foundation. 
• The Wolf Blass Foundation retains all rights over the naming of the car park. 
• The Wolf Blass Foundation may elect to charge for parking in peak periods 

to offset maintenance and insurance costs. 
• The Wolf Blass Foundation retains the right to operate a commercial 

operation from the car parking site, such as a tourist train. 
• The Wolf Blass Foundation retains rights over advertising on the site. 
• The car park will be available for public use. 
• The agreement may be between the Council and a separate for-purpose 

foundation established by Wolf Blass. 
 
 
Requirements of the Council: 
A proponent should identify what you are seeking from the Council for the proposal. 
 
The Mount Barker District Council agrees to provide the following works at no 
cost to The Wolf Blass Foundation: 

• Demolition of all buildings and structures and removal of the same from the 
site 

• Remove the trees except the two trees identified by Chris Lawrie to retain. 
• Construction of a bridge across the creek suitable for two-way traffic 
• Development Approval for the abovementioned works 
• Completion of all work within twelve months from the date of a conditional 

agreement between the parties. 
 
 
A Proponent should state what the cost would be for the Council in providing what is sought. 
 
To be determined by Council 
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Assessment Criteria 
A proponent must address the Assessment Criteria contained in the Unsolicited Proposal Procedure. 
 
Is the subject of the proposal already the subject of an existing or proposed 
procurement process? If the answer is yes, it is unlikely that an unsolicited proposal 
will pass Stage 1 unless the proponent can demonstrate that their proposal has a 
distinct advantage; 
 
No. 

 
The proposal demonstrates outstanding value for money in the form of financial, 
environmental and/ or community benefits; 
 

1. The proposal will provide somewhere between 110 and 130 carparks within an 18-
month timeframe.  The carpark will be owned and operated by a foundation 
created for the purpose by Wolf Blass. 

2. The car park once complete will be for the use of the Hahndorf community, 
customers and visitors. 

3. It is expected that the car park will exist for as long as there is a community need 
for public car parking. 

 
the proposal cannot be readily delivered by competitors at all or within the 
timeframes proposed by the proponent;  
 
I am unsure whether there are any other parties willing to undertake the project. 

 
the proponent owns something that would limit other parties from being able to 
deliver the proposal (for example, intellectual property or strategic land holdings); 
 
Other willing parties would be able to deliver the project. 

 
that the proponent has innovative financial arrangements that enable it to deliver the 
proposal where other parties would not be able to; 
 
The Wolf Blass Foundation has significant financial capacity to enable the delivery of the 
project in a timely manner. 
 
that the proponent has a genuinely innovative idea; 
 

 
a combination of factors which may not stand alone as being innovative but which 
together create a proposal worthy of consideration. 
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The proponent  has interest in the  funding and construction of a car park for the use of 
the public at significantly lower cost and at a reduced timeframe than may be able to be 
achieved by the council. 
 
The proponent has the capacity, capability, skills, experience and required resources 
to successfully deliver their proposal. The proponent must provide evidence of such 
capability and capacity to deliver the proposal and must include any relevant 
experience in similar projects. 
 

1. The proponent has significant financial resources at its disposal and can 
comfortably fund the project . 

2. Beyond Ink will provide the project management for the proponent’s portion of 
project. Beyond Ink has significant experience in the management of civil and 
construction projects for more than 35 years. 

3. The Wolf Blass Foundation has contributed to the construction of the Wolf Blass 
Community Centre at the Norwood Football Club c$2.0m and the Wolf Blass Centre 
at Morphettville Racecourse at a similar financial level. 

 
Any unsolicited proposal must, in addition to the criteria above: 

 
• be consistent with the goals and objectives outlined in the Mount 

Barker District Strategic Plan 2035 or any related Lead Strategy; 
 

• be consistent with Council’s role and function; and 
 

• provide an economic, social or environmental outcome for the council 
and community. 

 
 
Risks 
A proponent should list the risks and mitigation strategies for the proposal for the proponent and the Council. 
 

1. The council exceeds the time frames stated in the email John Ashcroft to the 
council’s Chief Executive Officer, Andrew Stuart dated 25.11.2024 which stated the 
conditions for consideration of the proposed car park project. 

2. The council not being able to meet its obligations regarding the removal of the site 
buildings and vegetation resulting from State Heritage or Native Vegetation 
concerns. 
 
 

 
 
 
Intellectual Property 
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Proponents should provide a brief description of: 
• Each item of Intellectual Property involved in the proposal 
• The nature of any Intellectual Property claimed 
• Details of the owner of the Intellectual Property claimed 
• Registration details (where applicable); and 
• Details of any items for which commercial confidentiality is claimed in whole or in part. 

 
 
Other Information 
A proponent may provide any other information that is relevant to its proposal for Stage 1 assessment. 
 

1. The Wolf Blass Foundation Inc. was established in 1995 by Wolf Blass with an initial 
contribution of $1 million to benefit Australia’s wine industry. It intends to reward 
achievements and facilitate study in all fields: viticulture, winemaking, wine 
marketing, promotion, and wine education. 

2. The foundation assets in 2024 exceed $20m. 
3. The Wolf Blass Gallery and Museum, established in 2018, houses the private wine 

memorabilia and artifacts of Australian wine icon Wolf Blass artifacts. Also 
displayed are four original paintings by iconic Australian painter Hans Heysen and 
the original Melbourne Cup. 

4. The Wolf Blass Foundation Inc. is a not-for-profit charitable organisation. 
5. John Ashcroft, a Trustee member of the Wolf Blass Foundation, has been 

authorised to negotiate the project on behalf of the Wolf Blass Foundation. 
6. Any agreement reached will require the concurrence of the Wolf Blass Foundation 

Trustee board. The timing for the board concurrence will be seven to ten days. 
 
The proposal is to be signed by an authorized representative of the proponent. 
 
Name:  John Ashcroft 
   
Position: Trustee member of The Wolf Blass Foundation Inc 
 
Signature: 
 
Date: 
 18.01.2025CONFIDENTIAL
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Tuesday, 25 March 2025 
 
 
John Ashcroft 
Trustee of 
The Wolf Blass Foundation Inc. 
C/- Fore Design 
52A Mount Barker Road 
HAHNDORF SA 5245 
 
 
To 
 
Natalie Armstrong 
General Manager Planning and Regulatory Services 
Mount Barker District Council 
6 Dutton Road 
MOUNT BARKER SA 5251 
 
RE: THE PURCHASE OF THE LAND AT 108 MOUNT BARKER ROAD, HAHNDORF, BY 
THE WOLF BLASS FOUNDATION AND THE DEVELOPMENT OF THE SAME FOR THE 
USE AS A PUBLIC CARPARK BY THE WOLF BLASS FOUNDATION. 

1. BACKGROUND 

On 25 November 2024, The Wolf Blass Foundation (The Foundation) expressed its interest 
in purchasing the land at 108 Mount Barker Road, Hahndorf, CT5532/760 from the Mount 
Barker District Council (The Council) and developing it for a public car park. 
The terms below express the conditions of the offer. 
 
 
2. LAND SALE TERMS 

2.1 Proposed purchase price and valuation basis 

Irrespective of the actual land valuation, the purchase price will be 
$2,300,000.00 plus GST if applicable. 

2.2 Conditions of sale (e.g. subject to approvals, development milestones) 

The Council will provide the following works at no cost to The Foundation: 
 
• Demolition of all buildings, structures, cellars, footings and removal of the 

same from the site 
• Terminate all services 
• Remove the trees except the two trees identified by Chris Lawrie to retain. 
• Construction of a bridge across the creek suitable for two-way traffic 
• Development Approval for the abovementioned works 
• Completion of all work within twelve months from the date of a conditional 

agreement between the parties. 
• Present the site for development free of debris 
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The Foundation will provide the following at no cost to The Council. 

 
• Construct the carpark using bitumen seal, line marking, and wheel stops 

where required by AS2890.1. 
• Development Approval acceptable to The Foundation is to be granted 

before settlement and will be a condition of the sale. 
• Other than in the event of exceptional circumstances such as weather or 

contractor issues, the carpark works will be completed within six months 
of settlement. 

• The carpark will remain the property and controlled by The Wolf Blass 
Foundation. 

• The Foundation retains all rights over the naming of the car park. 
• The Foundation may elect to charge for parking in peak periods to offset 

costs. 
• The Foundation retains the right to operate a commercial operation from 

the car parking site, such as a tourist train. 
• The Foundation retains rights over advertising on the site. (Subject to 

Development Approval) 
• The car park will be available for public use. 

 

2.3 Reversion or buy-back rights if development does not proceed 

The Council may buy back the land If the carpark does not proceed within two 
years after the settlement. The buy back will be at the market value at the time, 
plus the cost of any improvements to the land. 

2.4 Title restrictions or covenants (e.g. public car park use obligations) 

The subject land will remain a carpark for public use for a minimum of ten years 
from the completion date. 

3. PURPOSE AND USE OF CAR PARK 

3.1 Public benefit and access arrangements 

• The carpark will park more than 100 cars, accessible from Mount Barker Road 
and the adjoining council-owned carpark. 

• Construction of the carpark will occur within six months from the date of the 
settlement of the land. 

3.2 Long-term use controls and operational hours 

The intention is for the carpark to remain open at all times. 

3.3 Fee structure and any associated commercial use 

• Commercial uses associated with the site will not reduce the carpark numbers. 

• Any commercial use associated with the subject land will be at the discretion of 
The Foundation.  

• If Development Approval is required for an associated commercial use, The 
Foundation will obtain it.  
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• The Foundation may elect to charge for parking in peak periods to offset costs. 
 

3.4 Buy-back rights if use as a car park is proposed to cease 

The Council may buy back the subject land if its use as a car park ceases. The 
buy back will be at the market value at the time of the buy back.  

3.5 Buy-back rights if Proponent intends to dispose of the site  

The Council may buy back the subject land if The Foundation intends to 
dispose of the site. The buy back will be at the market value at the time of the 
buy back.  

4. DEVELOPMENT SCOPE AND SPECIFICATIONS 

4.1 Number of car spaces and compliance with relevant Council standards 

• The carpark will provide more than 100 carparking spaces. 

• The construction of the carpark will comply with the Development Approval. 

4.2 Accessibility features (e.g. disability access, EV charging, bicycle facilities) 

• The landslope at the upper entry to the carpark is more than that required in 
AS1428.1 for disabled access. The adjoining Council carpark has a gradient 
that is more suited for use by persons with a disability and could accommodate 
compliant spaces. Any modifications to the existing Council carpark will be at 
the Council's cost. 

• The Foundation does not intend to install charging facilities for EV vehicles. 
The Council may, at its expense, install charging facilities on the subject land. 

• The issue facing Hahndorf is a lack of car parking spaces and not a lack of 
bicycle racks. However, if the Council sees it as a necessary inclusion, then the 
Foundation will install a small number of racks. 

4.3 Build quality and design standards 

The carpark will be constructed to a standard similar to the adjoining council-
owned carpark. Bituminous seal, line marked, and wheel stops where required 
by AS2890.1. 

4.4 Development timeframe and staged milestones 

The carpark will be constructed within six months of the date of settlement. 

5. BUILDING CONSIDERATIONS 

5.1 Proposed treatment of building (retain, adapt, demolish) 

The offer to purchase the land from The Council is conditional upon The 
Council removing all structures from the site. Including footings, cellars and the 
termination of all services. 

6. STREETSCAPE AND URBAN DESIGN 

6.1 Landscaping plans (trees, plantings, public realm) 
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• As with the council carpark, the natural gradient and vegetation will shield 
the parking from the road.  

• The islands will be filled either with concrete or compacted rubble.  

• We have tried to retain the existing trees in the larger island spaces 
where possible and will provide bark or similar infill where required. 

6.2 Fencing and boundary treatments 

The Foundation has no intention of fencing the space. 

6.3 Lighting design (safety, energy efficiency, light spill) 

The Foundation will provide low-energy public lighting. 

6.4 Integration with existing streetscape and pedestrian access 

The two-vehicle access points will provide pedestrian access. 

7. PLANNING, REGULATORY AND ENVIRONMENTAL APPROVALS 

7.1 Responsibility for obtaining statutory approvals 

• The Council will obtain Development Approval for its work. 

• The Foundation will obtain Development Approval for its work. 

7.2 Environmental and impact assessments (traffic, visual, noise) 

Not Applicable 

7.3 Site contamination/remediation  

The Council will provide any required contamination reports and resulting 
remediation work. 

7.4 Alignment with local and precinct structure plans 

Not Applicable. 

8. MAINTENANCE AND OPERATIONS 

8.1 Post-construction maintenance responsibility and standards 

The Foundation will maintain the carpark. 

8.2 Security and safety provisions (CCTV, emergency access) 

Not Applicable 

8.3 Long-term operational management and future upgrades 

The Foundation will manage and upgrade the carpark at its discretion. 

 

CONFIDENTIAL

Mount Barker District Council Confidential Council Agenda 7 April 2025 284

RELEASED



9. COMMUNITY AND STAKEHOLDER ENGAGEMENT 

9.1 Public consultation strategy 

The Foundation is not prepared to engage in public consultation other than may 
be required for the Development Approval. 

9.2 Engagement with relevant authorities, Council, and neighbours 

The Foundation will only engage with relevant authorities, the Council, and 
neighbours where required as part of the Development Approval process. 

9.3 Communication channels and complaints handling 

Not Applicable. 

10. RISK MANAGEMENT AND LEGAL PROTECTIONS 

10.1 Indemnities and insurance obligations 

The Foundation will insure the site. 

10.2 Defects liability provisions 

Not Applicable. 

10.3 Remedies for default or delays 

Not Applicable. 

10.4 Dispute resolution process 

Not Applicable. 

11. FINANCIAL AND COMMERCIAL TERMS 

11.1 Development cost responsibilities 

• The Council will be responsible for its development costs 

• The Foundation will be responsible for its development costs 

11.2 Third party contributions (if any) 

None. 

11.3 Terms of access including any conditions or limitations around access (if any) 

Not Applicable. 

11.4 Rates, taxes, and other financial implications 

• The Foundation will pay the GST on the purchase (If applicable) 

• The Foundation expects the site to be exempt from Council rates while used as 
a public carpark. 
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12. GOVERNANCE AND MONITORING 

12.1 Reporting obligations during and after construction 

As required by The Development Approval only. 

12.2 Government project representative or oversight role 

Not applicable 

12.3 Milestones and performance KPIs 

Not Applicable. 

12.4 Audit and compliance rights 

Not Applicable. 

The offer from The Foundation will remain open until 5pm Wednesday 30 April 2025. 

Yours sincerely 

 

 

John Ashcroft 
Trustee 
The Wolf Blass Foundation Inc. 
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UNSOLICITED PROPOSAL – 108 MOUNT BARKER ROAD HAHNDORF – WOLF BLASS 

FOUNDATION 

 

FINANCIAL SUMMARY 
 

Estimated Capital Costs 

 Construction estimates prepared by Council staff 

 Mid-range estimates have been used for modelling purposes 

 Includes 20% contingency allowance 

 Assumes the demolition of the buildings on the site 

 

 

Capital Expenditure Required $000’s Total 

Land 2,300 

Site Clearance 193 

Bridge/Culvert design & construct 450 

Car park design, site preparation & 
construct 

553 

 
3,496 

 

 

The modelled financial impact on Council in accepting the Wolf Blass proposal results in 
the following: 

 Lower capital cost to Council – savings estimated at $2.85M 

 Lower ongoing operating cost to Council – savings estimated at ~$127 p.a (circa 

0.3% general rates) (being depreciation, routine maintenance, etc) 
 

The WBF proposal would enable the Council to consider reallocation of funding to other 

identified projects or initiatives e.g. the Hahndorf Main Street Upgrade and Junctions 
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FINANCIAL COMPARISON 

 

Development Options: 108 Mount Barker Road $000’s 

Wolf Blass 
Proposal 

Total Capital Cost 
(mid range incl. 20% contingency) 

Avg. Annual Operating Cost 
(maintenance, depreciation, 

finance) 

Land Cost 2,300  

WBF 
Construction 

553 127 pa 

Council Cost 643 30 pa 

Council 
Delivered 
Development 

3,496 157 pa 

   

Estimated 
Council savings 
(if proposal 
accepted) 

2,853 127 pa 

 
 

Note the assumption that the Council would develop the car park in the same manner as 

what is proposed by the WBF. 
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DENLIN Consulting | www.denlin.com.au | ABN 91 385 463 671 

 
 
 
 
 
 
  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  
 
 
 
 
  
 

ENGINEERS SITE INSPECTION & ASSESSMENT REPORT 
EXISTING MASONRY BUILDING 

 

Client Mount Barker District Council 

Site 108 Mount Barker Road HAHNDORF SA 

Date 21st March 2025 

Project Number LC 2613 
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Structural Inspection Report 
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Mount Barker District Council 
c/- Mr Matthew Dawkins 
6 Dutton Road 
Mount Barker, SA, 5251 
 
Issued via email; mdawkins@mountbarker.sa.gov.au 
 
 

Dear Matthew,   

Introduction 

DENLIN Consulting were engaged by Mount Barker District Council, the property owner, to conduct a visual assessment 
of the existing building and subsequently provide recommendations for repair/repatriation/upgrade, as it may relate to 
the renovation of the generally masonry building.  

We advise that this report shall be read in conjunction with all other documentation related to the property. 

We confirm that the author attended the site to conduct the visual observations and assessment on the 13th March 
2025, and this report outlines the findings from the visual non-invasive inspection and offers as requested, high level 
recommendations for structural repair and repatriation, to make the building (described as a ‘cottage’) habitable and or 
tenantable once again. 

Should Mount Barker District Council have in queries or require clarification in relation to this report we encourage you 
to contact the undersigned to discuss further. 

Assessment Site 

Table 1 - Summary of assessment site and comments. 

Assessment Site Initial Comments Address Inspection Date 

Masonry Cottage Building is thought to have been constructed in the 
early 1900’s (perhaps earlier). 

Building is currently in a unkept state. 

108 Mount Barker Road 

HAHNDORF SA 

13th March 2025 

 

Reference – Site Aerial Image 

 

Figure 1 – Subject building (cottage) within red outline, north orientated to top of page. Other areas of property not assessed. 
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Building Works - Compliance & Safety  

DENLIN Consulting advises that whatever works are undertaken, strict compliance with all relevant Australian Standards, 
Nation Construction Code (NCC), Legislative and mandated regulatory requirements, as they apply to all parts of any 
building works is mandatory, this includes Work Health Safety requirements for any high level or high-risk work.  

These requirements shall remain wholly the responsibility of the licensed and insured builder (and or trades persons) 
engaged to undertake any of the works on behalf of Council. 

Observations & Assessment 

With reference to site images (Appendix A) and aerial image (Figure 1), we summarize our observations, findings 
inclusive of summary statement pertaining to structural condition below.   

 

Summary of Structure Sighting 

• The cottage is located at 108 Mount Barker Road Hahndorf, within the township setting. 
• The cottage is orientated notionally east west, with original front entrance on western elevation, facing Mount 

Barker Road. 
• The cottage is sighted within close proximity to Mount Barker Road, on a downward gradient (from west to 

east), with creek line east of the building, towards the rear of the allotment. 
 

Summary of Observations 

• The cottage is single storey solid masonry (stone/brick) construction with integrated masonry fire 
places/chimneys and suspended timber floor diaphragm. 

• The cottage has four (4) distinct rooms with a main central hallway. 
• The cottage has a lean-to structure at the rear with adjoined timber framed/lined annexes.  
• NOTE - The timber framed/lined annexes fall outside the scope of this report, and in our professional opinion 

hold little structural value due to their poor/dilapidated condition. We recommend these be demolished. 
• Internal and external walls are masonry (stone and brick construction) with variable thickness, and hard plaster 

linings (typical for age of construction). Some hard plaster is drummy. 
• The cottage is founded on stone footings, typical of the age of construction, which have been subject to some 

movement over an extended length of time, due to suspected underlying reactive clays. 
• Evidence of historical movement and cracking to external walls was noted, with patch repairs observed. 
• Steel tie-rods (2 off) were observed running east-west, which are believed to be retrofitted (not original 

construction). These rods shall remain unaffected by any works. 
• Deteriorated timber floors were observed, in the majority of rooms timber floor boards appear to be suffering 

from dry rot and borer attack. Floor boards will need to be entirely removed and replaced. 
• Floor framing (joist and bearers) is supported by external stone footings (and likely dwarf walls). Where 

observed through floor hatches, the hardwood floor structure appeared to be reasonably sound. However, 
given the age of the building, some joist replacement and or localised repairs/packing should be expected. 

• A concrete slab is provided to the front verandah, which is cracked and distorted.  
• Timber posts & beam support the galvanised bullnose iron verandah, which appeared in good condition. The 

south west corner post has slumped, likely due to rot. 
• The main roof structure could not be observed, due to internal linings to a ‘loft’ structure within the roof 

volume. It is suspected that the roof structure was conventionally timber framed, but is likely to have been 
altered to allow for the loft construction (the details and or approval of which remain unknown). If the loft is 
to be removed, the roof will require reinforcement and or entire restructuring.  

• NOTE – we advise that the ‘loft’ is considered uninhabitable and or trafficable to tenants. 
• Timber ‘shiplap’ ceilings were present in all rooms. The boards are painted and condition appeared reasonable.  
• The condition of the timber ceiling framing throughout the building is expected to be reasonable, however 

some moisture damage and bowing may be concealed. 
• Roof cladding is corrugated sheet metal which displays some signs of corrosion. There is potential for leaks in 

the roof cladding which were concealed by linings within the loft. 
• Downpipes appear to be connected to a ‘poly’ rain water tank located at the south east corner of the cottage, 

on a masonry/concrete tank stand. At the time of inspection, the rainwater tank was holding water. 
• Vegetation was observed growing to the surrounds of the building.  
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• Timber framed windows were present, and those tested were operable however, deterioration (rot) was noted 
in various locations. Repair and or replacement of some timber windows is likely to be required. 

• Stained glass was observed in some windows. 
• The windows on the north and south elevations appear to have been retrofitted. 
• Generally steel lintels are provided over window and door openings. 
• Masonry walls/dwarf walls were observed to be damp/wet, in the subfloor with evidence of some salt 

damp/moisture/efflorescence. 
• Some external walls appeared to have been repointed (southern elevation), and in other areas cement renders 

applied which is not considered common for the original age of the building. It is thought that these may have 
been applied in more recent times, in an attempt to preserve the walls. 

• Wet area in the lean-to structure appeared to be in an unusable condition and is likely to require full upgrade 
(demolition and rebuilding) to make compliant to modern standards/requirements. 

• We note a strong odour of vermin (rats/mice) was evident upon entry to the cottage, with evidence of vermin 
activity throughout. We recommend a full pest treatment. 
 

Notes 

• We advise that some parts of the cottage and building structure could not be visually assessed due to access 
restrictions and or concealment by linings. 
 

Summary of Structural Condition  

In our professional opinion, the building is currently considered unkept, however, from a structural perspective is in a 
reasonable condition with the aforementioned defects and structural considerations. 

We advise that the main fabric of the cottage appears to be structurally sound and with some repair/repatriation works 
to address the structural issues noted, the cottage could be habitable. 

Recommendations - Repair & Renovate 

With reference to the aforementioned comments, we summarize items which will require repair and or upgrade to 
enable the cottage to become habitable/tenantable, once again. 

We note that this is not a scope of works, exhaustive list, or a document to be used for tendering purposes.  

This document is only intended to assist the building owners in decisions making processes. 

 

Table 2 – Recommendations – Items for Repair or Upgrade 

Upgrade Work 
Required Comments 

CIVIL & SITE WORKS 
• Site works (excavation of soil to alter the levels) in order to divert surface flows, away from the 

building to minimize masonry walls from absorbing moisture, for structure preservation. 
• Installation of site drainage from roof and surrounding surfaces. Pave and or seal front yard. 
• Provision of firefighting tanks/water supply, may be required. 

WASTE WATER (Env) 
• On-site waste water disposal system (details unknown) may require upgrade or replacement. 
• Engage a suitably qualified Environmental Engineer to conduct assessment and advise. 

STRUCTURAL  

Masonry works 
• Damp/salt damp treatment, including drying of walls. 
• Structural repairs to cracked walls (where required). 
• Repairs to external walls for aesthetic enhancement. 

Floor Structure 
• Remove all existing timber floor boards and replace with suitable ‘Structaflor’ or similar 

approved. 
• Replace as required wet or rotten joists. 
• Installation of ventilation paths between the four (4) rooms of the building (venting to 

atmosphere).  

Roof Structure 
• If the ‘Loft’ is to be removed, further assessment, upgrade and replacement of roof framing in 

order to satisfy modern building standard(s) will be required. 
• Restructure/reinforce roof structure as required. 
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• Subsequently, replace all roof cladding, flashings, and gutters.  
• Repair timber framed verandah structure. 

 

Window, Sills & Lintels 
• Replace windows (as required) to be compliant with current standards. 
 

OTHER BUILDING WORKS ITEMS 

 

New Lean-to & Wet Area  
• Demolish and rebuild the substandard lean-to with modern wet area facilities, aligned to the 

proposed building use / proposed tenancy.  
 

Electrical 
• To be assessed by suitably qualified Electrician and or electrical engineer. 
• NOTE - New switch board will be required. 

Plumbing / Mechanical 
• Provision of kitchen and bathrooms within the cottage, will require plumbing in accordance with 

AS3500 to be installed.  
• To be assessed by suitably qualified / licensed plumber. 

 
 

Summary Statement 

On the basis of the above and with reference to images within Appendix A, it is our considered professional opinion that 
the circa 1900’s stone cottage, is currently in reasonable structural condition.  

Further, with some significant upgrade works (new floor and wet areas), the building could be preserved and once again 
be a tenantable building. Yet we highlight that costs required to achieve a satisfactory outcome will be significant. 

Closure 

In general, the proposal to repair and renovate the cottage into a tenantable space, can be supported so long as the 
recommended repairs and upgrades are completed, to maintain the remaining structural integrity of the structure. 

Council should carefully consider all the above in any decision related to a significant upgrade or renovation project, as 
there may be unforeseen matters, which will result in additional project costs.  

Further, it is noted that with any upgrade works to a building of this age and form of construction, may require to use 
of specialist trades, as they understand the care and precision required to maintain the existing fabric and values of 
such structures. Such specialist trades can increase the overall costs for undertaking such works, we therefore 
recommend that further detailed scope of works and cost estimates should be obtained. 

We trust this report aids Council and stakeholders to make the appropriate decision as it relates to the preservation and 
renovation of the cottage. 

If you require clarification, or further information please contact me at your convenience. 

 
Regards,  
 
 
 
 
 
 
James Denton BEng Civil (Hons) BAppSc MIEAust CPEng NER 
for DENLIN Consulting 
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Appendix A – Site Images 
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1.	Background

1	  Ivan-Tiwu Copley, Indigenous Heritage – Hahndorf: Sites of Aboriginal Cultural Significance In and Around Hahndorf, South Australia, 
2019. Available online at: https://storymaps.arcgis.com/stories/16251441de5e48feb4c3dd55be82bce7

2	  Lothar Brasse, ‘The First Special Survey, W. H. Dutton and the Hahndorf Contract’ in Gordon Young et al, Hahndorf Vol. 1: a survey 
carried out for the Australian Heritage Commission. Techsearch Inc, Adelaide, 1981,  p. 56

3	   Mount Barker District Council, ‘Hahndorf Township Plan March 2018’. Available online at: https://www.mountbarker.sa.gov.au/
4	  E. A. Wittwer, Liebelt Family History, Liebelt Reunion Committee, South Australia, cited in Alexandra Marsden, ‘Development: early 

difficulties, economic growth with agricultural expansion and service businesses, the milling and wattlebark industries’ in Young et al, 
1981, p. 123

5	  Philip A. Clarke for, Report on the Bird-in-Hand Heritage Assessment for a mining lease application, Terramin Australia Limited, (2016), 
p. 26

1.1.	 Hahndorf State 
Heritage Area

South Australia’s State Heritage Areas represent significant 
aspects of the State’s rich natural and cultural heritage.  
Hahndorf was designated as a State Heritage Area under 
the South Australian Heritage Act 1978-1980 in 1988.  The 
designation ensures that future development of properties 
and open spaces within Hahndorf is managed in a way that 
maintains the Area’s heritage value. 

Development of a place listed in the South Australian 
Heritage Register that is located within a State Heritage 
Area is covered by the State Heritage Place overlay 
which, in this instance, will take precedence over the State 
Heritage Area overlay. 

1.2.	 Purpose of Heritage 
Standards

This Heritage Standard is published in accordance with the 
Planning, Development and Infrastructure Act 2016 and the 
Planning and Design Code (Code).  It is a supplementary 
tool to the Code and is referenced in the State Heritage 
Area Overlay. 

Any proposals to undertake development within a State 
Heritage Area will be referred to the Minister responsible 
for administering the Heritage Places Act 1993, for 
heritage advice. Heritage South Australia (Heritage SA) 
in the Department for Environment and Water is the 
Minister’s delegate for decisions on referred development 
applications. Heritage SA can also also direct conditions, 
should the development be supported, or direct refusal if 
heritage values are compromised. The Heritage Standard 
forms a key part of Heritage SA’s consideration of the 
heritage impact of development proposals.

The Heritage Standard is presented in three parts:

1.	 Background - the historical development of 
Hahndorf and the principles that underpin 
the State Heritage Area listing

2.	 Statement of Significance –the South Australian 
Heritage Register listing and the context 
and description of the heritage values

3.	 Heritage Standards for Development - Principles 
and Acceptable Standards for development

1.3.	 History – Hahndorf 
Peramangk Country

The Peramangk are traditional custodians of country 
including the district now known as Mount Barker, much 
of the Adelaide Hills, and land east of the Murray River 
and south towards Myponga. The area where the town of 
Hahndorf was laid out in 1839 was an important camping 
place with reliable water, food sources and swimming 
holes.1 The Peramangk moved seasonally through the area 
and managed natural resources using techniques including 
controlled burning to maintain a healthy and productive 
ecosystem. After colonists arrived in 1837 this landscape 
was attractive to pastoralists and farmers who began 
grazing in the area as early as 1838.2 

A group of emigrants from Prussia began building a small 
rural settlement on the eastern slopes of the Adelaide 
Hills in a place known by the Peramangk, as Berkatilla, 
referencing local waterholes.3 They shared local knowledge 
with the new comers showing them how to catch possums 
for food and skins, and which native vegetables could be 
harvested to supplement their diets before crops could be 
established.4 Relations faltered when the settlers began 
clearing the land for farming and restricting Peramangk 
access to traditional water sources. Pressures increased due 
to a growing immigrant population throughout the greater 
Adelaide region and reports suggest that by the 1850s 
surviving Peramangk families had relocated, some merging 
with other regional groups living along the River Murray.5

2    Heritage Standards Hahndorf State Heritage Area - Heritage South Australia
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Eastern Germany showing provinces where many of the early Hahndorf settlers originated. Source: Young et. al., Hahndorf 
Volume 1, 1981, p 15

Colonial migration and settlement

Lutheran pastor, August Kavel met with George Fife Angas 
Director of South Australian Company in London in 1834, to 
discuss possible German migration to the Colony of South 
Australia. Kavel was pastor for congregations in Klemzig, in 
the Provence of Brandenburg, and Posnan in the Province 
of Posen6 in the East German State of Prussia.  At this 
time, the King of Prussia, Frederick William III, was unifying 
the many branches of the Protestant faith in Prussia by 
enforcing a single liturgy. As members of the Church of 
the ‘Old Lutheran’ belief, Kavel and his congregations 
were being increasingly persecuted. The Colony of South 
Australia was to be founded on a tenant of religious 
freedom, and Angas, a religious man and fellow dissenter, 
was sympathetic to the situation of ‘Old Lutherans’ and was 
also keen to encourage the migration of skilled agricultural 
workers to the colony. In 1836 an agreement was reached 
between Kavel and Angas and preparation began for over 
250 Germans from the eastern provinces of Germany 

6	  Ian Harmstorf, ‘The history of German Migration and the reasons for emigration to South Australia: Economic, Political, Religious’, in 
Young et al, 1981, P. 50

7	  M. Lohe,‘Lutheran Pioneers in Australia The Emigration, Landing, and Establishment (31 December 1963)’, in The Australian Lutheran 
almanac for the year, 1964, p 23.

to migrate to South Australia. It took the group almost two 
years to secure permission from the King to leave their 
country, by which time the South Australian Company 
was financially stressed and could no longer support their 
passage. Angas was however determined to follow through 
and used his own resources to secure the venture. 

Four ships travelled from Germany to South Australia in 
1838. The first, The Prince George arrived in Adelaide 
in November 1838 with migrants including Paster Kavel. 
Three more ships followed, the Bengalee, the Zebra, and 
the Catharina arriving in Adelaide between December 
1838 and February 1839. These emigrants were primarily 
from the provinces of Brandenburg, Posen and Silesia.7 
Passengers from the Prince George and Bengalee settled 
on land owned by Angas in the Torrens Valley and named 
their first township Klemzig. The Zebra, commanded by 
Danish Captain Dirk Meinertz Hahn, arrived in December 
1838 and during the voyage a strong bond formed 
between the Captain and his passengers. 

Heritage Standards Hahndorf State Heritage Area - Heritage South Australia     3
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German settlements in South Australia. Source: Young et 
al. 1981, p 66

These new arrivals looked to Hahn rather than Kavel for 
guidance and the Danish captain agreed to act as their 
agent negotiating a land deal which he believed offered 
better prospects than Klemzig. 

Special surveys were a new provision of land procurement 
in the colony allowing speculators to request, at cost, 
a survey of 15,000 acres of which the applicant could 
select 4000 acres. The first survey of this kind, purchased 
by William Dutton, John Finnis and Duncan Macfarlane 
included prime grazing country in the area around Mount 
Barker in the Adelaide Hills area. Hahn negotiated the 
transfer of one hundred and fifty contiguous acres from 
sections 4002, 4003, and 4004, rent free for twelve 
months for the passengers of the Zebra on the basis the 
settlers would buy the land once established. The deal 
included seed, six cows on loan, fowls, pigs and building 
materials for a church.8

Emigrants who had arrived on the Zebra set out for their 
new home in February 1839 walking from Port Adelaide 
and arrived in March 1839. In recognition of Hahn’s role 
in their safe passage to the colony and his guidance and 
skill in negotiating land, the community named their new 
settlement Hahndorf.9 In May of that year fourteen families 
relocated from Klemzig bringing the total number of original 
Hahndorf families to 52. 

Settlement 

Hahndorf settlers initially practiced semi-subsistence 
farming, growing cereals, vegetables, orchard trees and 
raising livestock. Women from Hahndorf walked surplus 
produce to market in Adelaide, supplying fresh fruit and 
vegetables to Adelaide during the early years of settlement. 
In these early years the physical isolation of the town and 
singular religious focus reinforced the community’s identity 
and culture with social and farming practices continuing 
much as they would have done in their country of origin.10 
As the decades passed Hahndorf supported an increasing 
diversity of trades and professions, reflecting the growth of 
viable industries in the town.11 

The arrival of a separate group of ‘Old Lutheran’ immigrants 
from Hamburg with itinerant Pastor Gotthard Daniel 
Fritzsche in October 1841 led to internal conflict, and in 
1846 the church was split over theological differences 
between Fritzsche and Kavel. Supreme Court action 
between the factions was resolved in 1857 and granted 
Fritzsche’s followers the original Hahndorf church, while 

8	  Brasse, ‘The First Special Survey’, in Young et al, 1981, pp 57-60
9	  Brasse, “The First Special Survey’, in Young et al, 1981, p 60
10	  Fay Gale, ‘Hahndorf: an example of cultural transfer’, in Young et al, 1981, p 115
11	  Alexandra Marsden, ‘Development: early difficulties’, in Young et al, 1981, p 129
12	  Brasse, ‘The German Village at Hahndorf’, in Young et al p 85
13	  Harmstorf, ‘The history of German migration’, in Young et al, 1981, p 51
14	  See: Dickinson, Robert E., Germany A General and Regional Geography, Methuen & Co., London, 1961, pp 139-155
15	  Brasse, ‘The German Village at Hahndorf’ in Young et al, 1981, p. 85

Kavel’s followers built a second church at the southern end 
of the settlement.12 Religious persecution of Old Lutherans 
ended in 1840 with the death of Friedrich Wilhelm III, 
however the success of German and Prussian/German 
settlements in South Australia set up a ‘chain’ of migration 
which continued through the nineteenth century.13 

Hahndorf: subdivision and main street development

Early subdivisions and land use in Hahndorf reflect German 
rural settlement patterns dating back as early as the 12th 
century.14 These settlement patterns were used successfully 
during colonial expansions east of the Oder River into what 
would become Germany’s Eastern Provinces including 
Brandenburg, Silesia and Posen, where German farming 
communities were established and from where many 
of Hahndorf’s settlers originated. When ‘Old Lutheran’ 
migrants arrived in South Australia they brought their 
farming practices and settlement patterns with them. 

Herman Friedrich Koch (or Kook) arrived aboard the Zebra 
with experience in both agriculture and surveying. Land 
owner William Dutton, appointed Koch the new settlement’s 
supervisor and it is believed he laid out a plan comprising 
54 narrow blocks of approximately equal area.15  These 
blocks provided each family with farmland and access 
to pasture. The U-shaped plan is considered to be an 
adaptation of the traditional German Hufendorf rural village 
form (although it has been identified alternatively as and 

4    Heritage Standards Hahndorf State Heritage Area - Heritage South Australia
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Land holdings of original settlers Source: Young et al. 1981. p.89

Angerdorf layout16), articulated to suit the topography and 
aligned with the existing road to Mount Barker. Contained 
within the U-shaped village was the original church, later 
known as St Michael’s, which was the religious and cultural 
centre of the new settlement.  Land around the church was 
used as common pasture for early residents.

Settlers later purchased an additional 240 acres, including 
fertile land inside the Hahndorf “U” and less-fertile land on 
slopes to the east. This additional land was subdivided into 
a complex patchwork of narrow farm blocks, each typically 
smaller than an acre (0.4 ha), to suit the three-field system of 
crop rotation. Each family was allotted three or four blocks 
of land, of varying size and quality, adding up to roughly an 
equitable share of the total available farmland. This pattern 
of strip farming and fragmentation17 distinguished Hahndorf 
from the more typical British patterns of settlement adopted 
elsewhere in the colony of South Australia,18 where agriculture 
was based on larger, eighty-acre (32 ha) modules.19

16	  Gordon Young, ‘Pioneer settlement patterns in the Onkaparinga District Council of South Australia’, Antiquity, Vol. 61, ISS 232, 287-
310, 1987, p 303

17	  Gale, ‘Hahndorf: an example of cultural transfer’ in Young et al p. 117
18	  Gale, ‘Hahndorf: an example of cultural transfer’ in Young et al p. 121
19	  D. W. Meinig, On the Margins of the Good Earth: The South Australian Wheat Frontier 1869-1884, Adelaide SA: Rigby, 1962, p. 25
20	 Brasse, ‘The German Village at Hahndorf’, in Young et al, 1981, p. 85
21	  Marsden, ‘Development: early difficulties’, in Young et al, 1981, p. 128

After 1840 religious persecution in Germany’s eastern 
regions abated and there was a lull in migration from 
these parts to South Australia. From 1846, socio-economic 
migrants began arriving from Germany in search of 
improved lifestyles. Two new subdivisions in 1849, on the 
opposite side of the road to Mount Barker, extended the 
settlement and changed the dominant form of Hahndorf. 
F. W. Wittwer subdivided section 4235 into long, narrow 
hufe or farmlet blocks, while Joseph Remfrey subdivided 
sections 4233 and 4234 into shorter, conventional blocks 
between Mount Barker and Echunga Roads.20 With 
subdivisions on either side of a main road, Hahndorf now 
resembled a German linear street-village or Strassendorf. 
The shift in spatial focus towards Mount Barker Road 
accompanied the township’s broader transition from a 
subsistence-farming village to a local service centre and 
commercial town.21
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Hahndorf’s vernacular architectural tradition

‘From humble beginnings in 1839 to its architectural peak in 
the eighteen fifties, a true Hahndorf style emerged which 
remained unequalled anywhere in Australia.’22 Hahndorf’s 
colonial settlers brought with them distinctive vernacular 
building practices. Initially buildings were constructed with 
whatever materials were available and structures were 
simple and utilitarian often serving as both barn and house 
until purpose built residences could be constructed. As the 
village developed buildings were constructed using stone, 
brick, timber, wattle-and-daub, or a combination of these 
materials.23 Early stone buildings were primarily undressed 
sandstones quarried in the district and early bricks were 
locally made fired clay. 

Half-timbered or box-frame construction or Fachwerk, was 
popular and required a high degree of skill and artisanship. 
The technique employed a timber frame comprised of 
vertical load-bearing members, mortised into horizontal 
rails and stiffened with horizontal noggings and diagonal 
bracing. Red gums, felled during land clearing provided 
much of the hardwood timber for framing and ranged from 
split logs, roughly adzed to shape, to dimensionally perfect 
members. Walls were sealed with infill panels of wattle-
and-daub, plastered timber slabs or brick, weatherproofing 
the structure.24 Hahndorf’s early buildings included 
traditional German house forms commonly found in the 
eastern provinces and in particular Franconian house plans 
featuring centrally located chimneys, cross-passage, and 
hall or hearth kitchens.25  These houses often included 
steeply pitched gable, or half hipped roofs with attics, 
which, along with the distinctive fachwerk walls gave 
Hahndorf its unique visual character.

Quoining was not common in Hahndorf until the late 
1860s. As a building element it set structures apart from 
the stone buildings of the town’s early years. Buildings 
which introduced this more standard ‘Australian’ element 
into Hahndorf tended to be houses of wealthier residents 
and public buildings such as the Post Office (1873) and 
Institute (1893).26  From the late 19th century Hahndorf’s 
buildings, both new and existing, began to show a ‘process 
of acculturation’.27 New buildings of a more generic 
Australian country town character began to appear while 
some existing buildings were materially altered (see below) 
with additions, embellishments, veneers, render, claddings 
and add-ons including bull-nosed verandahs and lacework 
altering, their appearance.28 

22	 Brasse and Young, ‘Hahndorf in the nineteenth century’, in Young et al, 1981, p. 157
23	 Brasse and Young, ‘Hahndorf in the nineteenth century’, in Young et al, 1981, pp. 157-160
24	 Brasse and Young, ‘Hahndorf in the nineteenth century’, in Young et al, 1981, p. 159
25	 Young, ‘Early German Settlements in South Australia’, Australian Historical Archaeology, Vol 3, 1985, p. 47
26	 Brasse and Young, “Hahndorf in the nineteenth century” in Young et al, 1981, p. 158
27	 Lothar Brasse, ‘The German Contribution’, Historic Environment, VI, 2, 1988, p. 46
28	 Brasse, ‘The German Contribution’, 1988, p. 46

	

Drawings showing the transition of an original German 
style house with the addition of a gable ended room, 
quoining, sash windows and rendering. Source: Young  
et al., Hahndorf Volume 1, 1981, p 99
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Main Street, Hahndorf circa 1905, State Library of South Australia, SLSA B-16978. Hahndorf’s Main Street lined with trees, 
recently lopped. 

Hahndorf into the twentieth century 

Street trees were first planted in Hahndorf’s main street in 
1885, and included 300 chestnut, elm and plane trees. This 
was the first informal Arbor Day tree-planting programme 
in the Colony and predated the first official Arbor Day 

29	 David S. Jones, ‘Arbor Day’, Available online at: https://sahistoryhub.history.sa.gov.au/subjects/arbor-day 
30	 DEW, Hahndorf State Heritage Area fact sheet, Available online at: her-fact-hahndorfsha-factsheet.pdf (environment.sa.gov.au) 
31	  Brasse, ‘The German Village’, in Young et al, 1981, p. 86

plantings in Adelaide’s south parklands by three years.29 
In all 300 trees were planted, including chestnut, elm, cork 
and plane trees selected by the director of the Botanic 
Gardens, Dr Richard Schomburgk.30 The trees created a 
sense of ‘enclosure’ and helped to ‘unify’ the streetscape.31
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Thiele’s store Hahndorf, circa 1920, State Library of South Australia, SLSA B-16975.Hahndorf Main Street, store with motor 
car outside.

Parade at Hahndorf, circa, 1918, State Library of South 
Australia SLSA B-78569.Parade honouring service men and 
women during WW1.

At the time of the Second Boer War (1899-1902), and 
during the lead-up to and outbreak of the First World War 
in 1914, German South Australians were viewed as holding 
‘ambiguous’ loyalties. In 1918 many South Australian place 
names of Germanic origin were anglicised and Hahndorf 
was renamed ‘Ambleside’ after the local railway station. 
The name Hahndorf was restored in 1935, in preparation 
for commemoration of the State’s Centenary the 
following year.32

During the first half of the twentieth century the character 
of Hahndorf’s main street began to change as industries 
requiring larger premises located in town, breaking up the 
continuity of scale in parts of the streetscape and more 
standardised ‘Australian’ style houses replaced some of 
the original dwellings.33 Private ownership and use of motor 
cars increased and new businesses opened in Hahndorf 
reinforcing its position as a layover for those travelling east 
from Adelaide. In the 1930s the impact of the Depression 
was devastating to large primary businesses but was less 
so in Hahndorf where smaller scale primary production 
such as orchards and market gardens continued to supply 
produce to the domestic market.34

32	 Alexander Marsden, ‘1900-1950s: A continuity maintained despite the disruptions of war and depression’, in Young et al, pp. 217- 219
33	 Brasse and Young, ‘Hahndorf in the nineteenth century’, in Young et al, 1981, p. 256
34	 Alexander Marsden, ‘1900-1950s: A continuity maintained despite the disruptions of war and depression’, in Young et al p. 220
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By the 1960s the influence of the original settler families 
in Hahndorf began to decrease. Hahndorf grew as an 
attractive location particularly for tourist-oriented business. 
Interest in Hahndorf’s heritage and customs grew at this 
time while Prussian/German customs and material heritage 
declined. It was at this time that Hahndorf’s economy which 
had primarily relied on productive and service industries 
became increasingly service oriented.35 

Hahndorf’s growth as a tourist destination accelerated in 
the 1960s with the opening of the Museum and Art Gallery, 
and the Hofbräuhaus if the former mill complex in 1970 as 
well as the restoration of the Hahndorf Inn in 1972. Other 
businesses opened in the 1970s selling food, crafts and 
tourist merchandise. The town’s appeal for visitors was 
greatly enhanced by its surviving buildings, picturesque 
setting and cultural practices. 36  The adoption of some 
Bavarian cultural traditions and their manifestations in 
the built environment led to the emergence of ‘pastiche’ 
elements in the townscape which by the late 1970s 
threatened to overwhelm Hahndorf’s historic character.37 
An extensive heritage survey, carried out in the early 1980s 
for the Australian Heritage Commission, was the first major 
historical study of Hahndorf and laid the foundations for the 
designation of the Hahndorf State Heritage Area under the 
South Australian Heritage Act 1978 on 25 August 1988.
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2.	Heritage Value

38	 The South Australia Heritage Places database (maps.sa.gov.au)

2.1.	 Statement of Significance 
(Hahndorf State 
Heritage Area)

Hahndorf is of heritage value for the following reasons: 
Hahndorf State Heritage Area acknowledges the status 
of Hahndorf as the oldest (1839) surviving German 
settlement in Australia. It is one of the few Australian 
towns with a significant number of buildings which reflect 
a distinctive German character. ‘The township of Hahndorf 
lies within a gentle and undulating landscape, drained by 
a network of five creeks, the confluence of which is at the 
main approaches to the township are through open rural 
landscapes into the very long Main Street with its large 
two storey landmark buildings and the open spaces of 
unbuilt-upon allotments and building setbacks, unified by 
an avenue of mature trees. Its layout is unique in Australia, 
for unlike Klemzig’s (1838) Strassendorf form and Bethany’s 
(1842) Hufendorf layout, Hahndorf is a combination of both 
archetypes. It is the oldest surviving German settlement 
in Australia (Klemzig was the first) and as such presents 
important facets of the pioneer German way of life. Its 
historic character, centred upon Main Street and Victoria 
Street, arises from its unique plan form and is strengthened 
by the many surviving 19th century buildings constructed 
originally in German and then through generations of 
assimilation, Australian styles, the rhythm of its buildings 
and open spaces, small rural scale and avenue of trees’. 
(Extracted from ‘Hahndorf Conservation Policy’ 1991, 
p9)38   (As entered on the South Australian Register, 25 
August 1988)

2.2.	What is of heritage 
significance?

Background

The portion of Mount Barker Road which runs through 
Hahndorf is generally known as Main Street, this document 
will use Main Street in reference to this section of road. 

The majority of Hahndorf’s early 19th century settlers came 
from the Provinces of Brandenburg, Posen and Silesia, 
in Prussia which was at that time, the eastern kingdom 
in the German Empire. Much of Prussia became part of 
Poland in the mid 20th century. This region had been 
colonised by the German Empire from the 13th century and 
shared cultural practices including language, settlement 
patterns and farming techniques. This document will 
describe the original architecture and urban layout of 
Hahndorf as German and use the term Prussian/German 
or ‘Old Lutherans’ to refer to this group of settlers and to 
acknowledge their heritage. 

Unique German settlement layout in colonial 
South Australia

The initial wave of Prussian/German migration to South 
Australia began in 1838 and is an important part of the 
colonial story of South Australia. Hahndorf was an early 
example of a non-British community who maintained 
language, religion, farming, building and other social 
practices within the colonial project.

Hahndorf’s original town layout was a U-shaped 
subdivision with St Michael’s Lutheran Church at its centre 
and the base of the U running along the main road from 
Adelaide to Mount Barker. These blocks are considered to 
have followed a Hufendorf settlement pattern and provided 
each settler family with access to water and enough land to 
practice a traditional three field system of agriculture. 
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From 1849, new allotments were established along the 
west side of Main Street. Now known as the Strassendorf 
subdivision, these blocks shifted the town focus away from 
the church and bullock track to the main street. 39  

Hahndorf’s State Heritage Area comprises much of the 
early town layout along Victoria Street and Main Street 
and contains a portion of the intact original subdivision 
and early building stock consisting of shops, houses and 
associated outbuildings. Remnant rural land to the north/
west of Victoria Street serves to maintain the visual extent 
and rural nature of the town and safeguards the original 
pattern of subdivision and thus its character. 

Key factors which illustrate the unique layout of 
Hahndorf include:

	• Contiguous subdivisions dating back to the first years 
of settlement which remain recognisable today.

	• A combination of German colonial settlement 
patterns in Hahndorf, giving the town a unique layout. 
Examples of both farmlet blocks (Hufendorf) dating 
back to 1839 and street facing blocks (Strassendorf) 
dating back to 1849 remain recognisable.

	• Main Street as a mixed-use area containing 
housing and businesses on original allotments.

39	 Lothar Brasse, ‘The German Village at Hahndorf: The settlement, original land tenure and early expansion’, in Young et al. 1981. 78-90
40	 Hahndorf Conservation Policy 1991, 9

Historic townscape character and architecture

The assimilation of Australian building practices and 
Hahndorf’s transition from German rural village to South 
Australian country town is evident in the housing stock 
as well as its community and significant buildings. Over 
20 buildings in the State Heritage Area are also listed as 
State Heritage Places. Most of these buildings date from 
1840 to 1880 and are fundamental to the cultural and visual 
character of Hahndorf. 

Extant building stock in Hahndorf dating from 1839 to 
1918 includes vernacular German, German-Australian, and 
Australian40 architectural styles and tells the story of its 
beginnings as a German colonial settlement and transition 
to a hybrid South Australian country town. Architectural 
features of particular note include: half-timbered (fachwerk) 
buildings with wattle and daube or brick infill, timber slab 
buildings, and undressed stone, brick, and stone and brick 
buildings, all built in a German vernacular style with steeply 
pitched gable or half hipped roofs. These features reflect 
the cultural construction practices of the transplanted 
Prussian/German community and local available materials. 
Hipped roofs, quoining, dressed stone and projecting gable 
architectural features are also part of Hahndorf’s story.

Tree planting along Main Street, which began in 1885, is a 
significant part of the historic development of Main Street 
and is a unifying element in the streetscape.
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Features within the State Heritage Area which contribute to 
the heritage value of the State Heritage Area include:

a.	 Original subdivisions include both the farmlet-
village (Hufendorf) blocks and long narrower blocks 
of the street village (Strassendorf) pattern. 

Early subdivision patterns showing the growth of 
the village focussed along Main Road. Source: 
Young et al. 1981. p.90

b.	 Historic built form development 
reflecting the typical functional 
arrangement of Hufen and 
Strassen farms dating back 
to early settlement.

Farm layouts on Victoria Street (Hufendorf) and Main Street (Strassendorf) 
allotments. Source: Young et al, 1981, p. 163
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c.	 Street tree canopy along Main Street 
originally planted in 1885.

Boys and girls at the Academy at Hahndorf, circa 1913, 
State Library of South Australia SLSA B 16979

d.	 Precincts of collective heritage character 
recognised within the State Heritage Area. 

1. Heritage Rural Precinct (Hahndorf)
2. Hufendorf Residential Precinct
3. Main Street Precinct

These precincts reflect the original Hufendorf layout, 
a subsequent Strassendorf sub-divisions and remnant 
productive rural land to the north of the town limits.41 

Precincts of shared character within Hahndorf 
State Heritage Area

41	  Young, G., Pioneer settlement patterns in the Onkaparinga District Council of South Australia, 1987, 301
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e.	 The open space nature of the heritage character 
of Hahndorf includes informal open spaces, small 
public parks, open space between detached 
buildings on neighbouring allotments, open rural 
blocks to the north and a seasonal creek running 
through hufen allotments on Main Street blocks. 

f.	 Low density development includes dwellings, farm 
buildings, and businesses, primarily single storey. 
Larger scale non-residential buildings provide 
historic landmarks and enhance the village character 
and scale and include churches, the Hahndorf 
Academy, hotels, mill and Institute building.

Colour photos in this section sourced from 
Heritage SA, 2005

Colour photos in this section sourced from Heritage SA, 2005
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Architectural features of heritage value include:

	• German vernacular style buildings including 
houses, shops, workshops and outbuildings

	• Half-timbered construction with wattle 
and daube, earth or brick infill

	• Gable or half-hipped roof forms of steep 
pitch (approximately 42 degrees), some with 
long or gable end facing the street

	• Pre 1918 stone and brick buildings of German, 
German/Australian and Australian styling. 

 

Colour photos in this section sourced from Heritage SA, 2005
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	• Simple verandahs contemporary 
with building style and age:

	• Verandahs to gable end or long side 
of early German style buildings. 

	• Front verandahs some with returns, to 
Australian style cottages and villas 

	• Timber framed casement and sash windows, vertical 
proportions, and small glass panes to 1918

	• Loft doors/ windows in gable ends

51 Main Street Hahndorf, Young et al. 1981, p 307

	• Traditional building addition forms - 
either lean-to or repeated form 

Lean to roofs recorded in Young et al. 1981. 
pp 309-310

Colour photos in this section sourced from Heritage SA, 2005
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Colour photos in this section sourced from Heritage SA, 2005

	• Timber buildings with no street setback, Main Street 
and Victoria Street; barns and early accommodation. 

	• Early outbuildings of timber, masonry or mixed 
construction with gable or single pitch roofs mostly 
in (now) rear yards, some on street. These buildings 
include sheds, barns, smokehouses and kitchens.

	• Front fencing –

	• original stone and masonry walls, 
	• post and rail fencing 
	• simple picket fencing and gates
	• crimped/woven wire with timber post and rail
	• crimped/woven wire gates with metal pipe framing
	• hedging
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3.	Heritage Standards for 
Development (Hahndorf 
State Heritage Area)

3.1.	 Purpose of Heritage 
Standards for Development

Any proposals to undertake development within a State 
Heritage Area will be referred to the Minister responsible 
for administering the Heritage Places Act 1993, for 
heritage advice. Heritage South Australia (Heritage SA) 
in the Department for Environment and Water is the 
Minister’s delegate for decisions on referred development 
applications. Heritage SA can also direct conditions, should 
the development be supported, or direct refusal if heritage 
values are compromised. The Heritage Standard forms 
a key part of Heritage SA’s consideration of the heritage 
impact of development proposals. 

Heritage Standards:

	• provide a basis for assessment regarding 
management of heritage impact of development 
by Heritage SA Heritage Officers. 

	• include heritage principles and location specific 
detail on how development can be undertaken 
to ensure heritage values are protected

	• propose a minimum acceptable standard 
for development related solutions 
within the State Heritage Area.

A State Heritage Area includes both private and public 
spaces (including streets) and the Heritage Standard 
is applicable to development across the entire State 
Heritage Area.

Development associated with a State Heritage Place and 
also within a State Heritage Area is defined in the Planning, 
Development and Infrastructure Act 2016 Part 1, 3 (1). 
Additional definition specific to a State Heritage Place or 
Area includes:

“ (e) …….—the demolition, removal, conversion, alteration or 
painting of, or addition to, the place, or any other work that 
could materially affect the heritage value of the place”. 

The State Heritage Area Overlay ‘Procedural Matters (PM) 
Referrals’ – identifies the types of development to be 
referred to the Minister responsible for the Heritage Places 
Act 1993 - Heritage SA, for assessment and direction.  

Exemptions to the definition of Development within a State 
Heritage Area are scheduled in the Planning, Development 
and Infrastructure (General) Regulations 2017 – Schedule 5 

Development of a State Heritage Place, located within in 
a State Heritage Area, is governed by the State Heritage 
Place (SAPPA) Overlay. This Overlay requires approval 
for development of the interior and exterior of a State 
Heritage Place.
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3.2.	Land use 
(refer: State Heritage Area Overlay – Alterations and Additions PO 2.2)

Early subdivision and land use in Hahndorf reflected the historic vernacular rural land settlement patterns already known 
to initial settlers. The Hufendorf and Strassendorf land division uses enabled established rural and commercial activities to 
establish as they did at home, adjusted to suit the local landscape.

Principles Acceptable Standard

3.2.1.	 Land Use
Evidence of significant vernacular village and rural land 
uses within the original Hufendorf and Strassendorf 
subdivisions is evident in the arrangement of surviving 
houses, rural outbuildings, shops and open farmland 
of Hahndorf.

Continuation of the unique combination of two distinct 
historic settlement patterns, with a rural outlook, is 
essential to underpin the heritage values of Hahndorf. 

Development is to have regard to the following:

3.2.2.	Land use planning
Future land uses proposed within the State Heritage 
Area do not obscure understanding of the remnant and 
significant 1839-1918 subdivision layout and rural/ village 
pattern of development within the State Heritage Area.

Hufendorf Residential Precinct: 
Future land use in this precinct is to be residential, with 
education uses confined to the existing land parcels. 

Main Street Precinct: 
Early housing and outbuildings have generally been 
repurposed for retail, interspersed with later, small-
scale, mixed-use development. Public buildings also 
dominate, and continuation of use is acceptable. 

Heritage Rural Precinct (Hahndorf): 
Development in this precinct to support primary 
production and to retain an open rural landscape. 
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3.3.	New buildings
(refer: State Heritage Area Overlay - Built Form PO 1.1 to PO 1.5 – note: this section does not refer to 
Ancillary/Out buildings)

Opportunities for new buildings are rare in Hahndorf. Small scale, stand-alone development is possible if new buildings 
maintain the established built form character and spatial rhythm of streetscapes within the Area, or where buildings built 
after 1918 do not contribute to the heritage value of the Area are replaced. New buildings will not adversely impact the 
heritage values of the State Heritage Area. 

Principles Acceptable Standard

3.3.1.	 Siting of new buildings
The streetscapes of Hahndorf within the State Heritage 
Area tell the story of Hahndorf’s history as a German 
settlement: from subdivision and layout to village and 
rural town. 1839-1918 buildings have scale, form and 
situation that reflects early land use and life within in the 
original pattern of subdivision.

New buildings are to have regard to the following:

a.	 Street and side boundary setbacks

New building setbacks are to reflect historic 
settlement patterns.

Side setbacks for new buildings are to maintain 
sufficient open space between buildings, to maintain the 
rural, open character of the town and ensure significant 
settlement patterns remain recognisable.   

New development to be set back a minimum of 1.5 
metres from any point along a side boundary in the 
State Heritage Area.

Hufendorf Residential Precinct: 
New development to align with building being replaced 
and are to be sited well behind the front façade of 
any heritage buildings on adjacent sites so as not to 
visually dominate the streetscape. Setbacks for new 
development in Church Street to match building to be 
replaced or match the common street setback alignment. 

Main Street Precinct: 
New building setbacks to align with building being 
replaced, to reflect and maintain the existing rhythm of 
historic subdivision and development. 

Heritage Rural Precinct (Hahndorf): 
Any new buildings in the Heritage Rural Precinct 
(Hahndorf) are situated well back from the main road 
and clustered near existing rural development, to not 
dominate the landscape.  
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Principles Acceptable Standard

3.3.2.	Form and design 
of new buildings
The form, scale and architectural features of existing 
buildings within the Hahndorf State Heritage Area 
illustrate original German rural settlement patterns, and 
include buildings forms, and practices, as well as land 
use and reflect the town’s development from 1839. 

New buildings are to have regard to the following:

a.	 Scale 

The built form scale of residential and Main Street 
precincts of Hahndorf is typically single storey, with 
buildings of limited site coverage. 

Existing larger non-residential buildings, such as 
The Academy, Hahndorf Institute, churches, and 
schools, and including businesses such as hotels 
and the Old Mill, are landmark in scale and up to 
two storey, contributing to the visual hierarchy of the 
heritage streetscape.

Site coverage is limited to 50 per cent in the State 
Heritage Area.

Dwellings: Residential development will reflect the 
scale of existing development in the Area with eaves 
height, roof ridge and wall heights that typically match 
existing buildings in the vicinity.

Non-residential: The scale of new buildings reflects the 
height and footprint of existing buildings in the vicinity. 

Hufendorf Residential Precinct: 
Dwellings: New residential development is single 
storey, detached and of a scale to match surrounding 
dwellings. Second storey acceptable only within 
roof space.

Non-residential: New non-residential development is 
not supported in this precinct. 

Main Street Precinct:
Dwellings: New dwellings are single storey and reflect 
the scale and form of existing dwellings of significance 
in the vicinity. 

Non-residential: New buildings are single storey to the 
street. Two storey development is at least 12 metres 
from the street boundary on the west side and 12 
metres from the street boundary on the east side.

Heritage Rural Precinct (Hahndorf):
Dwellings: New dwellings are single storey, to not 
exceed the height of existing dwellings in the vicinity. 

Non-residential: New development associated with 
rural production including outbuildings and sheds to not 
visually dominate existing buildings or the landscape. 
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Principles Acceptable Standard

b.	 Roof form and pitch

Early, vernacular roof forms within the Hahndorf State 
Heritage Area are a significant, consistent part of the 
built form character of the Area. German vernacular 
style buildings feature steeply pitched roofs, with gable 
ended or half hipped roofs. 

Later buildings of heritage value feature hipped roofs 
with eaves and typically discontinuous verandah roofs. 

Flat roofs are not acceptable in the State Heritage Area. 

Hufendorf Residential Precinct: 
Dwellings: Roofs of new dwellings to reflect the scale, 
form and pitch (at least 30 degrees), of roofs in the 
immediate vicinity being either gable ended, half-
hipped or hipped. Verandahs to match proposed roof 
form if appropriate.

Main Street Precinct:
Dwellings: Roofs of new development reflect the 
scale, form and pitch (at least 30 degrees) of roofs 
in the immediate vicinity being either gable ended, 
half-hipped or hipped. Verandahs to match proposed 
roof form.

Non-residential: Roofs of new development reflect the 
scale, form and pitch of roofs in the immediate vicinity. 
Development of a larger scale to have an appropriate 
roof pitch so as not to dominate the existing streetscape 
or disrupt the existing visual hierarchy of buildings. 

Heritage Rural Precinct (Hahndorf)
Dwellings: New dwellings have roofs that reflect the 
scale of surrounding farm buildings, either gable ended, 
half-hipped or hipped. Verandahs to match proposed 
roof form.

Non-residential: Rural development has a roof pitch 15-
20 degrees and be gable or hipped in form.

c.	 Façade proportions 

The 19th century buildings which give Hahndorf its 
built form character, feature horizontally proportioned 
façades, with vertically proportioned doors and 
window openings.

Hufendorf Residential Precinct: 
Dwellings: New dwellings repeat the proportions of 
existing street facing façades in the vicinity, considering 
window and door openings and facade proportions.

Main Street Precinct: 
Dwellings: New development repeats the proportions 
of existing adjacent street facing façades of dwellings, 
considering façade proportions and window and 
door openings.

Non-residential: Façade proportions to reflect 
proportions common to the locality and not visually 
dominate existing buildings or streetscape.

Heritage Rural Precinct (Hahndorf):
Dwellings: New development reflects the façade 
proportions of existing buildings.

Non-residential: Façade proportions to not visually 
dominate existing buildings or the landscape.
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Principles Acceptable Standard

d.	 Verandahs 

Verandahs and lean-tos are common to most 
buildings of heritage value across the Hahndorf State 
Heritage Area.

Verandahs to early German vernacular buildings are 
typically an extension of the main roof or added to the 
gable end at eaves height. 

Later hipped roof buildings have either continuous or 
discontinuous verandahs along street facing façades. 

Hufendorf Residential Precinct: 
New dwellings are to incorporate a verandah on street 
facing façade.

Main Street Precinct: 
New dwellings are to incorporate a verandah on at least 
the street facing façade. 

The scale, form and positioning of the verandah is to 
complement roof form as well as verandahs common to 
the existing streetscape.

Heritage Rural Precinct (Hahndorf):
New buildings to have verandahs which complement 
the roof form.

3.3.3.	Materials, finishes and colours 
The building materials of Hahndorf’s early German 
vernacular style buildings are of heritage value, 
reflecting construction methods utilised in homeland 
Prussia. In particular buildings constructed using half-
timber/fachwerk or local stone and/or brick with steeply 
pitched timber framed roofs are of note. 

Later, pre 1918 era buildings constructed of stone and 
brick also contribute to the heritage value of Hahndorf. 

New development across Hahndorf’s State Heritage 
Area is to have regard to Accepted Materials, Finishes 
and Colours as scheduled in: (Alterations and Additions) 
3.4.3 Materials, finishes and colours, incorporating 
those common to the era of heritage value of the State 
Heritage Area.
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3.4.	Alterations and additions
(refer: State Heritage Area Overlay – PO 2.1 and PO 2.2)

Alterations and additions to existing buildings in the Hahndorf State Heritage Area are possible, but additions must not 
visually dominate existing buildings within the heritage streetscape or landscape. 

Principles Acceptable Standard

3.4.1.	 Site and location of additions 
Additions to buildings in Hahndorf will maintain 
existing rhythm of streetscapes, the visual prominence 
of significant buildings and complement the 
original pattern of subdivision or maintain existing 
rural landscape.

Development is to have regard to the following:

a.	 Street and side boundary setbacks

Additions to existing buildings within Hahndorf are 
to maintain understanding of the historic subdivision 
pattern and building footprint layout of properties. 
Early development practices generally occurred 
in stages and consisted of buildings of small scale 
and footprint.

Hufendorf Residential Precinct: 
Dwellings: Additions are located to the rear of existing 
street facing buildings, to minimise visual impact and 
ensure the original building is clearly distinguishable in 
historic footprint from the street. Additions do not extend 
beyond the width of the existing building footprint. 

Non-residential: Additions are to be located so they 
do not visually dominate or detract from existing 
heritage buildings.

Main Street Precinct: 
Dwellings & Non-residential: Additions are located to 
the rear of existing street facing buildings, to minimise 
visual impact and ensure the original building is clearly 
distinguishable in historic footprint, from the streetscape. 
Additions do not extend beyond the width of the existing 
building footprint. 

Heritage Rural Precinct (Hahndorf):
Dwellings & Non-residential: Additions to existing 
buildings to be located to minimise visual impact on 
existing buildings and the open rural landscape.
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Principles Acceptable Standard

3.4.2.	Design of additions
Beginning as a German settler-colonial village 
with practices unique to the cultural origins of its 
inhabitants. Hahndorf grew to incorporate the styles 
and building practices typical of South Australian 
country towns.

Development is to have regard to the following:

a.	 Scale

The traditional use of village allotments in Hahndorf is 
illustrated through buildings of small footprint, built in 
stages. Subsequent development along Main Street 
continued this tradition, with long, narrow, allotments 
and small buildings fronting the street. 

Hotels and larger scale community buildings, such 
as St Michael’s and St Paul’s churches, The Academy 
and Hahndorf’s Memorial Institute reflect their 
landmark importance in the life and development of 
the town.

Development is to be limited in site coverage to 50 
percent of the allotment area to maintain the open 
character of Hahndorf in Hufendorf and Main Street 
Residential precincts.

Where seen from the street and/or surrounding public 
realm, the scale of additions must ensure the original 
building remains obvious.

A break in roof line between original building and 
addition is required. Additions to existing single storey 
development to match eaves height of existing building. 

Hufendorf Residential Precinct & Main  
Street Precinct: 
Dwellings: Single storey additions to not dominate 
the existing historic scale of development within the 
existing streetscape. Two storey residential additions are 
not acceptable.

Non-residential: Additions to not dominate the historic 
scale of development within the existing streetscape. 
Two storey additions only acceptable where existing 
development is of a matching height. 

Elevation – example of roof treatment to maintain existing 
dwelling scale

Heritage Rural Precinct (Hahndorf):
Dwellings & Non-residential: The scale of new additions 
to complement and not dominate the landscape or 
existing development.
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Principles Acceptable Standard

b.	 Roof form and pitch

Roof form and pitch of existing heritage buildings 
illustrate the vernacular origins of Hahndorf’s heritage 
buildings and include gable, half-hip, and hipped 
roofs. Pitch varies with an average of 45 degrees for 
early German vernacular. 

Hufendorf Residential Precinct & Main Street Precinct:

Dwellings: The roof form, ridge height and roof pitch of 
additions to dwellings is to match the existing dwelling, 
repeating roof form, pitch and eaves. Roof cladding is to 
match the cladding of the original dwelling.

Chimneys to existing roofs are to remain and not be 
removed when roof cladding is updated.

Side elevation – existing building and addition (one option)

The roof form, ridge height and roof pitch of additions 
to dwellings is to match the existing dwelling, repeating 
roof form, pitch and eaves. Roof cladding is to match the 
cladding of the original dwelling.

Non-residential: New roof forms to complement roof forms 
of existing heritage development.

Chimneys to existing roofs remain and are not removed 
when roof cladding is updated.

Heritage Rural Precinct (Hahndorf):

Dwellings & Non-residential: Additions to existing 
development to have a complimentary roof form and not 
be dominant in the landscape.
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Principles Acceptable Standard

c.	 açade proportions 

Horizontal proportions of established buildings, 
divided by exposed wall framing and vertical 
proportions of door and window openings in existing 
façades are common throughout the State Heritage 
Area. 

Hufendorf Residential Precinct & Main Street Precinct:
Dwellings: New window and door openings to additions 
facing the street to not dominate existing front or side 
façades and be similar in proportion and extent to existing 
buildings. Plate glass walls and patio doors are not 
accepted where facing a street.

Non-residential: façade proportions of new development 
will complement existing heritage development.

Main Street Precinct:
Non-residential: New window and door openings to 
additions facing the street to not dominate front or 
side façades and be similar in proportion and extent to 
existing building

Side elevation – existing dwelling and addition with similar 
window proportions and glass area

Heritage Rural Precinct (Hahndorf):
Dwellings: New windows and door openings to additions 
visible from the street to be similar in proportion and 
extent to existing building. Plate glass walls and patio 
doors are not accepted where facing a street.

Non-residential: New windows and door openings to 
additions visible from the street to be similar in proportion 
and extent to existing building. 
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Principles Acceptable Standard

c.	 açade proportions 

Horizontal proportions of established buildings, 
divided by exposed wall framing and vertical 
proportions of door and window openings in existing 
façades are common throughout the State Heritage 
Area. 

Hufendorf Residential Precinct & Main Street Precinct:
Dwellings: New window and door openings to additions 
facing the street to not dominate existing front or side 
façades and be similar in proportion and extent to existing 
buildings. Plate glass walls and patio doors are not 
accepted where facing a street.

Non-residential: façade proportions of new development 
will complement existing heritage development.

Main Street Precinct:
Non-residential: New window and door openings to 
additions facing the street to not dominate front or 
side façades and be similar in proportion and extent to 
existing building

Side elevation – existing dwelling and addition with similar 
window proportions and glass area

Heritage Rural Precinct (Hahndorf):
Dwellings: New windows and door openings to additions 
visible from the street to be similar in proportion and 
extent to existing building. Plate glass walls and patio 
doors are not accepted where facing a street.

Non-residential: New windows and door openings to 
additions visible from the street to be similar in proportion 
and extent to existing building. 

Principles Acceptable Standard

d.	 Alterations to original building features of 
heritage value

The consistency of vernacular German architectural 
features, along with those of other local 19th century 
buildings (1839-1918), contribute to the heritage 
values of Hahndorf.

Refer [3.10 Conservation Works] for further details

Hufendorf Residential Precinct & Main Street Precinct:
Dwellings: Face brick or stone external walls are retained 
and not painted or render finished. Exposed wall framing 
remains exposed.

Façade features including windows and doors are retained 
in their original configuration and material, where visible 
from the street.

Original detailing of front/side verandahs is maintained. 
Verandahs remain unenclosed.

Where original façade features have been removed/
altered and evidence of these features is not clear, 
reinstatement is acceptable using architectural detailing 
copied from nearby dwellings/buildings of similar style/era. 

Non-residential: Face brick or stone external walls are 
retained and not painted or render finished. Exposed wall 
framing to remain exposed. 

Original façade features to commercial and community 
buildings are to be retained in their original configuration 
and material.

Where original façade features have been removed/
altered and evidence of these features is not clear, 
reinstatement is acceptable using architectural detailing 
copied from nearby development of similar style. 

Heritage Rural Precinct (Hahndorf):
Dwellings: Face brick or stone external walls are retained 
and not painted or render finished.

Original façade features including windows and doors are 
retained in their original configuration and material, where 
visible from the street.

Non-residential: Original façade features of existing rural 
buildings of heritage value to be retained. 
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Principles Acceptable Standard

3.4.3.	Materials, finishes and colours 
The architectural features and materials of existing 
buildings within Hahndorf illustrate the building 
traditions of early German/Prussian settlers. Later 
features of importance illustrate the transition from 
German settlement to South Australian country town 
(1839-1918) include:

	• Simple timber slab construction
	• Half-timber construction
	• Face and render brick 
	• Face and rendered stone
	• Corrugated iron roofs
	• Tiled roofs
	• Evidence of timber roof shingles
	• Timber framed doors and windows

The design of alterations and additions is to have 
regard to the following:

Acceptable Not supported (where visible 
from street/public space)

a.	 Roofing and rainwater goods (new)

Roof cladding, guttering and downpipe profiles match 
original, traditional material profiles. 

	• deep profile, 
corrugated 
galvanised or 
Colorbond metal 
sheet –light or 
mid grey tones

	• half round or ogee 
profile gutters, metal 
round downpipes 
to match existing

	• galvanised or 
Colorbond ogee 
or half round 
gutter profiles

	• metal 
circular downpipes

	• guttering and 
downpipes to match 
roof sheeting

	• steel sheeting with 
rectangular/square  
profiles

	• Zincalume finish roof 
tiles where not on 
original building

	• scribed roof capping

	• steel barges and fascias

	• colours incompatible 
with the traditional 
(grey or galvanised) 
roofing colours on 
historic buildings 

	• roof tiles or other heavy 
weight materials where 
not on existing building

	• modern quad 
gutter profile

	• rectangular downpipes

	• PVC downpipes
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Principles Acceptable Standard

3.4.3.	Materials, finishes and colours 
The architectural features and materials of existing 
buildings within Hahndorf illustrate the building 
traditions of early German/Prussian settlers. Later 
features of importance illustrate the transition from 
German settlement to South Australian country town 
(1839-1918) include:

	• Simple timber slab construction
	• Half-timber construction
	• Face and render brick 
	• Face and rendered stone
	• Corrugated iron roofs
	• Tiled roofs
	• Evidence of timber roof shingles
	• Timber framed doors and windows

The design of alterations and additions is to have 
regard to the following:

Acceptable Not supported (where visible 
from street/public space)

b.	 Exterior walls (new)

Early historic buildings in Hahndorf are generally 
constructed from local undressed sandstone, laid at 
random, without quoining, half timbered construction, 
timber, or brick. Later stone buildings, from 1865, 
began to feature quoining, either brick or plaster. 

Stone and masonry construction to follow traditional 
construction methods and style, pointed to match 
existing with lime mortar.

Note: existing face stone/ brick external walls to 
buildings shall not be rendered or painted. 

	• face stone and/
or brick to match 
original building

	• timber cladding – 
vertical planks

	• deep profile 
corrugated 
galvanised 
or Colorbond 
metal sheet

	• rendered masonry 

	• new replica 
half-timber construction

	• square profile 
steel sheeting 

	• concrete blocks
	• fibre cement sheeting
	• composite wall panels
	• stone veneer facing
	• Colorbond colours 

dark grey/black 
	• exposed concrete block
	• masonry construction 

not in keeping 
with existing style 
or materials

c.	 Proposed external doors and windows in view of 
the street

	• timber framed doors 
– simple timber 
face without glazing 
(vertical boards, 
ledged and braced or 
recessed panel style)

	• timber framed flywire 
screen doors

	• timber framed 
windows, vertically 
proportioned 
(double-hung sash 
or casement).

	• four panel doors
	• sliding doors
	• decorative aluminium 

screen/security doors
	• aluminium framed 

doors and windows
	• horizontally 

proportioned and/ 
or large windows

	• leadlight windows

d.	 Exterior painting

Note: the painting of unpainted external surfaces of 
existing buildings is not supported. 

	• Painting of additions 
is not deemed 
development, but 
compatible colours 
are encouraged.  

e.	 New Posts (verandah, carport or other) 	• square or square 
stop chamfered 

	• reproduction finials 
and reproduction 
cast iron lace work 
where not supported 
by historical evidence 
timber posts 
(120x120mm minimum)

	• decorative timber posts
	• steel or concrete posts 
	• post shoes

f.	 Fencing 	• refer 3.5.2 Fences 
and Gates

g.	 Ancillary development 	• refer 3.5 Ancillary 
development 
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3.5.	Ancillary development 
(refer: State Heritage Area Overlay - PO3.1-3.3) – garages, carports, sheds, verandahs, solar panels, signage, fences 

Ancillary development in Hahndorf includes, but is not limited to: carports, garages, studios, ancillary accommodation and 
sheds; fences and gates; signage; solar panels and rainwater tanks. While such development is of a secondary nature, it may 
still have an adverse impact on the heritage value of the State Heritage Area if not managed appropriately.

Principles Acceptable Standard

3.5.1.	 Outbuildings (garages, 
carports, sheds, studios, offices, 
ancillary accommodation and 
outbuildings supporting business) 
Outbuildings in Hahndorf are an important part of the 
built form heritage values. Early outbuildings were often 
clustered on allotments and included barns, stables, 
smokehouses, kitchens, bakehouses, and workshops, in 
patterns of use typical of East German rural village life. 

New development should complement form, 
scale and arrangement patterns of development 
including outbuildings.

Development is to have regard to the following:

a.	 Outbuildings (garages, carports, sheds, studios, 
offices, ancillary accommodation and outbuildings 
supporting business)

Detached outbuildings located to the rear of dwellings 
reflect the 19th century village character of Hahndorf. 

New development across Hahndorf’s State Heritage 
Area including outbuildings is to have regard to 
Accepted Materials, Finishes and Colours as scheduled 
in: (Alterations and Additions) 3.4.3 Materials, finishes 
and colours, incorporating those common to the era of 
heritage value of the State Heritage Area.

If visible from the public realm, the permanent 
installation of shipping containers as dwellings, 
additions or ancillary structures is not supported within 
the State Heritage Area. Support may be granted 
for temporary use of shipping containers during 
construction of new development.

Hufendorf Residential Precinct & Main Street Precinct:
Attached outbuildings:
New attached outbuildings are only supported where 
the primary existing building postdates 1918.  

Attached outbuildings are open structures and:

	• are a minimum of 1.5 metres behind front 
façade of existing development 

	• are a minimum of 1 metre from a side boundary 
	• are a minimum of 1 metre from a rear boundary 
	• no part of the structure (eaves or fascia) to 

be closer than 450mm to any boundary 
	• have an eaves height to match existing front 

verandah, or if no verandah, eaves are no 
higher than the primary building eaves 

	• have a roof pitch and form to match 
existing primary building 
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Principles Acceptable Standard

a.   �Outbuildings (garages, carports, sheds, studios, 
offices, ancillary accommodation and outbuildings 
supporting business) – continued

Detached outbuildings:
	• New detached outbuildings are single 

storey, rectilinear in floor plan and:
	• located a minimum of 3 metres behind 

the rear wall of existing buildings
	• are a minimum of 1 metre from a side boundary 
	• are a minimum of 1 metre from a rear boundary 
	• no greater than 50 square metres in area per 

outbuilding where visible from the public realm 
	• constructed of stone, brick, rendered masonry, vertical 

timber panelling, or corrugated steel sheeting 
	• roofed with corrugated steel sheeting

If visible from the street, detached outbuildings to have roof 
pitch to match the primary building. Roof form will be gable, 
half hipped or hipped. Eaves height will match eaves height 
of existing front verandah/porch of primary building, or if 
no verandah, will complement verandah eaves heights of 
adjacent buildings. 
If not visible from the street detached outbuildings will have 
roof pitch which complements the primary building, minimises 
adverse visual impact and does not dominate the site.  
Single width garage doors are supported when in view 
of the street, with tilt-up, panel lift mechanism, or double 
hinged doors clad with corrugated steel or timber planking. 
Double car width roll-up doors acceptable only where not 
visible to the street. 
Heritage Rural Precinct (Hahndorf):
Attached outbuildings:
Attached outbuildings are to be open structures and:

	• located at least 1 metre from a side boundary 
	• located at least 1 metre from a rear boundary 
	• no part of the structure (eaves or fascia) to 

be closer than 450mm to any boundary. 

b.	 Pergolas
Garden structures such as arbours and pergolas in front 
gardens are to complement and not visually distract 
from existing structures or adjacent streetscape.  

Pergolas attached to buildings which predate 1918 are 
not supported within the State Heritage Area.
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Principles Acceptable Standard

3.5.2.	Fences and gates
Low fencing or walling allows an appreciation of Hahndorf’s 
unique land use and settlement pattern of heritage value. 
Original fences include stone walls, timber post and wire 
or rail, timber picket of simple design and hedging. Simple 
garden gates were often of timber or wrought iron. 

a.	 Fences and gates (replacement or new) Location Accepted

Hufendorf 
Residential, 
Main Street 

Where new 
fence required:

Open fence:
	• No fence
	• Picket or paling fence and gate
	• Wire and picket fence and gate
	• Open style crimped wire or 

woven mesh and gate
	• Masonry post and metal rail 

with tensioned wires
Solid fence:

	• Timber paling fence and 
gate, vertical cladding

	• Hedge
	• Deep profile corrugated iron post 

and rail fencing (side or rear)

a.	 Boundary A 
shown below

	• Open fence no 
higher than 1.5m

	• Solid fence no higher than 1.2m
	• On corner allotments taper 

to side fence height, level 
with front façade of house.

b.	 Boundary B 
shown below

	• No higher than 1.8m.

c.	 Boundary C 
shown below

	• No higher than 1.5m. Where 
there is height change to 
side fence section taper 
from front boundary to level 
with front façade of house.

Heritage Rural 
Precinct  
(Hahndorf):

	• Agricultural fencing, post and wire
	• Timber palings, vertical 
	• Hedges
	• Stone walls
	• Timber or metal gates 

to suit fencing
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Principles Acceptable Standard

3.5.3.	Signage
Commercial signage is a dominant visual element 
in Hahndorf’s Main Street. The location, scale and 
proportion, text and colour affect the heritage values of 
the State Heritage Area.

LED screen, flashing or backlit illuminated signs are not 
permitted within the State Heritage Area.

Corporate signs to conform to the signage guidelines 
set out in this Heritage Standard. 

Main Street Precinct:
Signage is of a scale that reflects the pedestrian nature 
of Hahndorf and does not visually dominate the scale 
of heritage buildings or other streetscape elements, by 
adhering to the following requirements. 

Businesses along Main Street: two fixed signs only, 
as follows:

	• Signage to be located within the building’s 
street façade and on one other façade 
only. Roof signage not supported

	• Total fixed signage area will not exceed 10 
percent of the affected façade area

	• Projected signage will be located 
below verandah eaves 

	• Traditional locations such as fascia boards, gable 
ends, parapet walls or fences are recommended

	• Signs to be simple in shape and form 
– on board, or transparent

	• Flat wall signage must not exceed 
1500mm wide or 500mm high

	• Verandah signage must not exceed 
1800mm wide or 300mm high

	• Signage materials, finish and colour to be compatible 
to the building. Corporate colour schemes are 
not supported, where visually dominant

	• Simple and easily legible colour combinations such 
as black on white or white on black are supported 

3.5.4.	 Skylights
Roof forms are significant to the heritage values of the 
State Heritage Area. 

Dormer windows and roof windows are not supported 
in the Hahndorf State Heritage Area. Skylights are flush 
with roof cladding and do not alter the roof form.
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3.5.5.	Solar panels
Solar panels provide environmental benefits. Panel 
arrays are to be located out of streetscape view, 
irrespective of building orientation. 

Solar panels within the State Heritage Area are to be:

	• Located on roof planes of existing 
buildings that are not visible from the 
public realm and sited below the ridge 

	• Located on sheds, carports, garages or pergolas, 
that are not visible from the streetscape 

	• Located on side roof planes, in part view of the 
streetscape, only where no other mounting 
locations are possible, and panels are:

	• set back at least 4 metres from the front 
façade edge, (but not on a corner site)

	• located as far as practical on the 
lower part of the roof

	• arranged neatly in a symmetrical rectangular group 
with a margin of visible roof edge around the group

	• Black framed solar panels in construction
	• Mounted flush with roof plane
	• Installed so componentry including 

cabling, conduits, batteries and inverters 
are not visible form public streets

3.5.6.	Rainwater Tanks Corrugated metal tanks are to be used within view 
of the street within the State Heritage Area. Plastic 
style rainwater tanks are to be located out of view of 
public streetscapes.

Modern plastic tanks of the same form, profile 
and colour are to be screened with vegetation, 
where capacity is required for rural production or 
firefighting purposes.

3.5.7.	Plant and ancillary equipment Installations such as hot water units and water pumps 
should be located to the rear of properties to avoid 
negatively impact the streetscape, concealed by 
vegetation or small sheds of traditional corrugated steel 
sheeting or stone. 

Air conditioners are not located on the principal 
façade and external air handling (condenser) units will 
be screened. Roof mounted evaporative units to be 
located on rear planes of roofs and coloured to match 
roof sheeting.

Antennae and satellite dishes and other 
telecommunications equipment is located out of view 
from public streetscapes. Ground-mounted options 
to the rear of buildings, concealed with roof planes or 
planting are options. Installations such as hot water 
units and water pumps should be located to the rear of 
properties to avoid negatively impact the streetscape, 
concealed by vegetation or small sheds of traditional 
corrugated steel sheeting or stone. 
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3.6.	Land division
(refer: State Heritage Area Overlay - PO4.1)

Land division refers to boundary adjustments and sub-division of allotments within the State Heritage Area.  Further 
subdivision of land in Hahndorf is not supported unless it reinstates or maintains the original subdivision patterns of the 
town’s earliest subdivision, Hufendorf or Strassendorf patterns, and productive rural blocks.

Principles Acceptable Standard

3.6.1.	 Land division characteristics 
The early subdivision patterns of Hahndorf including 
the early Hufendorf and Strassendorf layouts set up the 
unique and enduring character of the settlement. 

Development is to have regard to the following:

a.	 Land division

Subdivision of existing allotments to create additional 
allotments is not supported.

Any division of land or adjustment of boundaries should 
only reinstate or maintain the original Hufendorf and 
Strassendorf subdivision layout. 

Hahndorf Rural Precinct is to not be further subdivided 
for development. 

Existing public reserves, roads and laneways 
are retained.

Boundary adjustments to remedy boundary anomalies 
are acceptable where they are of a minor nature. 
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3.7.	 Landscape context and streetscape amenity 
(refer: State Heritage Area Overlay - PO5.1) 

The landscape of Hahndorf underpins its identity as a 19th century rural settlement of German/Prussian character in the 
South Australian landscape. Of particular importance to the landscape and character of the State Heritage Area of Hahndorf 
is the Heritage Rural Precinct (Hahndorf) which ensure the town’s visual legibility and historic identity as a productive rural 
settlement. Street planting along Main Street, dating from 1885, is important to the character and identity of the town and its 
landscape heritage values.

Principles Acceptable Standard

3.7.1.	 Landscape character 
The unique layout of Hahndorf underpinned by original 
Hufendorf and Strassendorf subdivisions which has 
resulted in a rural village character along Main Street, 
Victoria Street and elsewhere in the State Heritage 
Area. Narrow roads and footpaths, buildings close to the 
front of blocks, spaces between buildings, established 
street trees and open spaces have established a scale 
and rhythm to the Area which is consistent across public 
and private realms. The scale and rural character of 
Hahndorf is safeguarded by rural blocks along the main 
access road. 

Development is to have regard to the following:

	• Footpaths and driveways
	• Rear laneways
	• Kerbing
	• Street tree planting and verges
	• Open space parks
	• Internal reserves (east section)
	• Street garden reserves
	• Services and infrastructure

Actions involving the replacement or upgrade of public 
realm kerbing, footpaths, street trees, street furniture 
and lighting, as well as works in parks and reserves by a 
local council are typically not defined as development in 
the PDI Act 2016.  

These actions are not exempt from the definition of 
development in a State Heritage Area where works 
materially affect the heritage values.  As such works 
vary in scope and early discussion between Heritage 
South Australia and the City of Mount Barker is required. 
Where they do affect heritage values, development 
approval is required.

Other non-statutory documentation such as 
Conservation Management Plans and Concept Plans 
may provide guidance as part of Heritage South 
Australia advice. 
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3.8.	Demolition
(refer: State Heritage Area Overlay - PO6.1)

Demolition of significant buildings, structures, public realm elements and other features of identified heritage value is 
not acceptable.

Principles Acceptable Standard

3.8.1.	 Demolition
The built heritage of Hahndorf, located on early 
town subdivisions, in conjunction with notable street 
planting encapsulate the character Hahndorf. It is in 
this composition of extant elements, dating from 1839 
-1915 that visually tell the story of Hahndorf’s history 
from early German settlement to German/Australian 
country town.

Any demolition work is deemed ‘development’ within 
the State Heritage Area.  Development is to have regard 
to the following:

a.	 Demolition of buildings Demolition of any building in a State Heritage Area 
requires planning approval. Demolition of a building 
or parts of buildings, erected before 1918 is not 
supported, unless:

	• The building (or part) to be demolished is 
determined to not contribute to the heritage value of 
the State Heritage Area, or the structural condition 
of the building represents an unacceptable risk to 
public or private safety and results from actions 
and unforeseen events beyond the control of 
the owner and is irredeemably beyond repair.

Replacement buildings must have due regard to 
the Principles and Acceptable Standards of 3.4 
New Development.

b.	 Demolition of out buildings and dwelling additions Demolition of building lean-tos, building additions, 
garages, sheds or other outbuildings within the State 
Heritage Area is not supported unless:

	• The proposed structure and/or associated 
building postdates 1918 and removal does 
not adversely impact on the heritage 
values of the State Heritage Area. 

c.	 Public realm infrastructure Demolition and replacement of kerbing, footpaths, 
street furniture or other public realm park and 
streetscape features of heritage value is acceptable 
where heritage values are not compromised.
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3.9.	Conservation works 
(refer: State Heritage Area Overlay - PO7.1)

Conservation work to repair dilapidated building fabric is considered a development matter where not of minor in nature 
and getting the right advice is important, to save time, cost and to ensure the ongoing management of buildings. 

Principles Acceptable Standard

3.9.1.	 Conservation approach
The external building fabric of existing buildings of 
heritage value within the Hahndorf State Heritage 
Area is to be conserved and restored.

Correct repair methods and maintenance ensure 
the longevity of buildings within Hahndorf. The 
aim is to only repair as much as needed, so that 
early building fabric is retained where possible, 
illustrating the 19th century features of the town. 
Conservation practices must avoid embellishing 
architectural details and adding features not 
common to the style and era of the building.  

The following conservation works are 
deemed ‘development’:

	• Roof repairs, verandah repairs 
	• Structural repairs
	• Window and door replacement
	• Removal of paint finishes from 

external face brick and stone surfaces, 
original timber or metal surfaces

	• External brick and stone wall 
repairs and/or repointing

	• Chimney repairs – stabilisation, repointing
	• Verandah floor repairs
	• Gable repairs – stucco infill 
	• Historic paving repairs
	• Rising damp repairs
	• Repairs to front fences – rot, subsidence, damp 

to masonry walls, corrosion to metalwork
	• Repair and/or stabilisation of ruins

Dwellings and non-residential buildings:  
Seek the advice of a Heritage South Australia Heritage 
Officer before undertaking conservation repairs to 
building fabric. 

Works that are more than ‘minor in nature’ require 
development approval. 

The Relevant Authority (District Council of Mount Barker), 
in conjunction with Heritage SA, can provide advice 
confirming if works are of a minor nature. 
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SLSA B-13315 Shop at Hahndorf circa 1880
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With the exception of the Piping Shrike emblem, other material or devices 
protected by Aboriginal rights or a trademark, and subject to review by the 
Government of South Australia at all times, the content of this document is 
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