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Prior to the commencement of the meeting, the Mayor will make the following declaration:

“l acknowledge the Tasmanian Aboriginal Community as the traditional
custodians of the land on which we meet today, and pay respect to elders,
past and present”.

The Mayor also to advise the Meeting and members of the public that Council Meetings,
not including Closed Meeting, are audio-visually recorded and published to Council’s
website.
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1. APOLOGIES
Nil.
2. ***CONFIRMATION OF MINUTES
RECOMMENDATION:
That the Minutes of the Council Meeting held on 21 September 2020, as circulated, be taken as
read and confirmed.
| 3. MAYOR’S COMMUNICATION
| 4. ***COUNCIL WORKSHOPS

In addition to the Aldermen’s Meeting Briefing (workshop) conducted on Friday immediately
preceding the Council Meeting the following workshops were conducted by Council since its last
ordinary Council Meeting:

PURPOSE DATE
Kangaroo Bay Hotel Site — Further Discussion

Bellerive Pier Construction Update

Clarence Plains Master Plan 28 September

Kangaroo Bay Hotel Site — Further Discussion

Traffic Flow and Pedestrian and Interactions Bellerive Village

Dog Management Policy Review 5 October
RECOMMENDATION:

That Council notes the workshops conducted.
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5. DECLARATIONS OF INTERESTS OF ALDERMAN OR CLOSE ASSOCIATE

In accordance with Regulation 8 of the Local Government (Meeting Procedures) Regulations 2015
and Council’s adopted Code of Conduct, the Mayor requests Aldermen to indicate whether they
have, or are likely to have a pecuniary interest (any pecuniary benefits or pecuniary detriment) or

conflict of interest in any item on the Agenda.
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| 6. ***TABLING OF PETITIONS

(Note: Petitions received by Aldermen are to be forwarded to the General Manager within seven
days after receiving the petition).

Petitions are not to be tabled if they do not comply with Section 57(2) of the Local Government
Act, or are defamatory, or the proposed actions are unlawful.
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7. PUBLIC QUESTION TIME

Public question time at ordinary Council meetings will not exceed 15 minutes. An individual may
ask questions at the meeting. Questions may be submitted to Council in writing on the Friday 10
days before the meeting or may be raised from the Public Gallery during this segment of the
meeting.

The Chairman may request an Alderman or Council officer to answer a question. No debate is
permitted on any questions or answers. Questions and answers are to be kept as brief as possible.

‘ 7.1 PUBLIC QUESTIONS ON NOTICE

(Seven days before an ordinary Meeting, a member of the public may give written notice
to the General Manager of a question to be asked at the meeting). A maximum of two
questions may be submitted in writing before the meeting.

Nil.

7.2 ANSWERS TO QUESTIONS ON NOTICE

Nil.

7.3 ANSWERS TO PREVIOUS QUESTIONS TAKEN ON NOTICE

Nil.

‘ 7.4 QUESTIONS WITHOUT NOTICE

The Chairperson may invite members of the public present to ask questions without notice.

Questions are to relate to the activities of the Council. Questions without notice will be
dependent on available time at the meeting.

Council Policy provides that the Chairperson may refuse to allow a question on notice to
be listed or refuse to respond to a question put at a meeting without notice that relates to
any item listed on the agenda for the Council meeting (note: this ground for refusal is in
order to avoid any procedural fairness concerns arising in respect to any matter to be
determined on the Council Meeting Agenda.

When dealing with Questions without Notice that require research and a more detailed
response the Chairman may require that the question be put on notice and in writing.
Wherever possible, answers will be provided at the next ordinary Council Meeting.
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| 8. DEPUTATIONS BY MEMBERS OF THE PUBLIC

(In accordance with Regulation 38 of the Local Government (Meeting Procedures) Regulations
2015 and in accordance with Council Policy, deputation requests are invited to address the
Meeting and make statements or deliver reports to Council)
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9.

MOTIONS ON NOTICE

9.1

NOTICE OF MOTION - ALD KENNEDY
GREYHOUND EXERCISE AREA

In accordance with Notice given Ald Kennedy intends to move the following Motion:

“As a part of Council’s imminent review of the Dog Management Policy, that Council
considers providing an area(s) for greyhounds to be exercised off-lead.”

EXPLANATORY NOTES

o There are 139 registered domestic greyhounds in Clarence, most have been former
racing dogs.

o Until a change to the Dog Control Act 2000 in December 2019, it was not possible
to exercise a greyhound off-lead in a public place. The Act now allows for a
greyhound to be exercised off-lead in a public place provided that the exercise area
has been specifically declared for such a purpose, otherwise it must be on-lead.

o The owners of greyhounds have approached me on many occasions for Council to
provide a dedicated off-lead exercise area. Their concern is that they cannot
adequately meet welfare needs of their greyhounds without a place for them to
exercise.

o While greyhounds do not require a lot of exercise they are bred to race and therefore
require a space where they can enjoy a short run freely.

. The Greyhound Adoption Program (GAP) has been a huge success as previously
many retired greyhounds were euthanized.

. Greyhounds go through a rigorous temperament test before being adopted out.

W Kennedy
ALDERMAN

GENERAL MANAGER’S COMMENTS

Council’s Dog Management Policy is to be reviewed shortly and providing for a
greyhound off-lead exercise area can be included in the review. There are statutory
requirements that must be followed before an area is declared under the Dog Control Act
2000 and it would be expedient to consider this matter as part of the review of the Dog
Management Policy.
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9.2

NOTICE OF MOTION - ALD WARREN
FLYING OF THE ABORIGINAL FLAG

In accordance with Notice given Ald Warren intends to move the following Motion:

“A That Council fly the Aboriginal flag on the fourth flagpole outside Council
Chambers on an ongoing basis.

B That the flag be raised in time for NAIDOC week 2020 (8-15 November) and
remain in place thereafter.”

EXPLANATORY NOTES
Australia has three official flags: the Australian National Flag, the Australian Aboriginal
Flag and the Torres Strait Islander Flag.

In June 2015, Alderman Kay McFarlane successfully moved a motion to have two flag
poles added for the flying of additional flags on ceremonial occasions. Prior to this, only

the Australian and Clarence City flags were flown on a regular basis.

Council now flies the Tasmanian state flag in addition to the Australian and Clarence flags.

The fourth flagpole is unused for much of the year.

The Aboriginal flag, despite being an official Australian flag, is currently only flown
during NAIDOC week and on Reconciliation Day.

In 2019, the current Council agreed to proceed with a Reconciliation Action Plan to better

reflect the contribution of the traditional custodians of this land.

At the beginning of every Council meeting we pay our respects to the traditional owners.

Flying the flag is one way we can acknowledge the fact that Aboriginal people have been
on this land for over 60,000 years and are one of the oldest continuing cultures in the world.
By doing so we recognise the Aboriginal history and culture of our municipality, which is

one that we should celebrate and be proud of.

B Warren
ALDERMAN

GENERAL MANAGER’S COMMENTS
A matter for Council.
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10. ***REPORTS FROM OUTSIDE BODIES

This agenda item is listed to facilitate the receipt of both informal and formal reporting
from various outside bodies upon which Council has a representative involvement.

10.1 **REPORTS FROM SINGLE AND JOINT AUTHORITIES

Provision is made for reports from Single and Joint Authorities if required.
Council is a participant in the following Single and Joint Authorities. These Authorities are
required to provide quarterly reports to participating Councils, and these will be listed under this
segment as and when received.
J COPPING REFUSE DISPOSAL SITE JOINT AUTHORITY

Representatives: Ald James Walker

(Ald Luke Edmunds, Deputy Representative)

Quarterly Reports
September Quarterly Report pending.

Representative Reporting

. TASWATER CORPORATION

J GREATER HOBART COMMITTEE

10.2 **REPORTS FROM COUNCIL AND SPECIAL COMMITTEES AND OTHER
REPRESENTATIVE BODIES
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| 11. REPORTS OF OFFICERS

| 11.1 **WEEKLY BRIEFING REPORTS

The Weekly Briefing Reports of 21 and 28 September and 5 October 2020 have been circulated
to Aldermen.

RECOMMENDATION:

That the information contained in the Weekly Briefing Reports of 21 and 28 September and 5
October 2020 be noted.
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11.2 DETERMINATION ON PETITIONS TABLED AT PREVIOUS COUNCIL MEETINGS

Nil.
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11.3 PLANNING AUTHORITY MATTERS

In accordance with Regulation 25 (1) of the Local Government (Meeting Procedures) Regulations
2015, the Mayor advises that the Council intends to act as a Planning Authority under the Land
Use Planning and Approvals Act 1993, to deal with the following items:
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11.3.1 DEVELOPMENT APPLICATION PDPLANPMTD-2019/006096 - LAND
ADJACENT TO 754 DORANS ROAD AND 798A DORANS ROAD,
SANDFORD - JETTY

EXECUTIVE SUMMARY

PURPOSE
The purpose of this report is to consider the application made for a Jetty at land adjacent
to 754 Dorans Road and 798 A Dorans Road, Sandford.

RELATION TO PLANNING PROVISIONS

The land is zoned Open Space and Environmental Management and subject to the
Waterway & Wetlands code under the Clarence Interim Planning Scheme 2015 (the
Scheme). In accordance with the Scheme the proposal is a Discretionary development.

LEGISLATIVE REQUIREMENTS

The report on this item details the basis and reasons for the recommendation. Any
alternative decision by council will require a full statement of reasons in order to
maintain the integrity of the Planning approval process and to comply with the
requirements of the Judicial Review Act and the Local Government (Meeting
Procedures) Regulations 2015.

Note: References to provisions of the Land Use Planning and Approvals Act 1993 (the
Act) are references to the former provisions of the Act as defined in Schedule 6 —
Savings and Transitional provisions of the Land Use Planning and Approvals
Amendment (Tasmanian Planning Scheme Act) 2015. The former provisions apply to
an interim planning scheme that was in force prior to the commencement day of the
Land Use Planning and Approvals Amendment (Tasmanian Planning Scheme Act)
2015. The commencement day was 17 December 2015.

Council is required to exercise a discretion within the statutory 42 day period which
expires with the written agreement of the applicant on 10 November 2020.

CONSULTATION

The proposal was advertised in accordance with statutory requirements and eight
representations were received (excluding multiples from the same household) raising
the following issues:

access;

privatisation of the waterway and resulting impact on neighbours;

commercial use;

erosion and climate change;

inconsistency with Scheme objectives and purposes;

inconsistency with ¢l.19.3.5, the Waterway and Coastal Erosion Code and
cl.9.3;

land titles;

existing facilities;

EPA guidelines;

Aboriginal Heritage;

construction;

notification;

jetty ruins;
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impact on the spotted handfish and ecosystems; and
property values.

RECOMMENDATION:

A.

That the Development Application for Jetty at land adjacent to 754 Dorans Road
and 798A Dorans Road, Sandford (Cl1 Ref PDPLANPMTD-2019/006096) be
approved subject to the following conditions and advice.

1.

2.

6.

GEN AP1 - ENDORSED PLANS.

Prior to the commencement of development, a Construction
Environmental Management Plan (CEMP) must be submitted to and
approved by Council’s Manager City Planning. All works must be
undertaken in accordance with the CEMP pursuant to the
recommendations of the Marine Ecological Assessment prepared by
Marine Solutions Tasmania Pty Ltd (dated July 2019) and the DPIPWE
Conservation Assessments (CAS) advice dated 16 July 2020.

Works must be undertaken generally in accordance with the “Wetlands
and Waterways Works Manual” (DPIWE, 2003) and “Tasmanian
Coastal Works Manual” (DPIPWE, Page and Thorp, 2010).

No construction access is permitted through the Council land at 798A
Dorans Road, Sandford without the prior written agreement of the
General Manager.

No external lighting is permitted on the jetty other than for navigation if
required by MAST.

The jetty is approved in conjunction with the reasonable residential
usage of the property at 754 Dorans Road, Sandford. It may not be used
more intensively or for commercial operations, without the further
consent of Council.

Exterior surfaces must be coloured using colours with a light reflectance
value not greater than 40% and must be approved by Council’s Manager

City Planning prior to the commencement of development.

No cleaning or repair of any vessel may take place on or around the jetty.

ADVICE

The site may contain relics which are protected under the Aboriginal Relics Act
1975 and the applicant is therefore responsible to ensure compliance with the
provisions of that Act. Applicants are advised to seek independent technical
advice in relation to identification and protection of any relics and in accordance
with an Unanticipated Discovery Plan (refer to link).
https://www.aboriginalheritage.tas.gov.au/Documents/UDP.pdf#search=Unant

icipated%20Discovery%20Plan



https://www.aboriginalheritage.tas.gov.au/Documents/UDP.pdf#search=Unant icipated%20Discovery%20Plan
https://www.aboriginalheritage.tas.gov.au/Documents/UDP.pdf#search=Unant icipated%20Discovery%20Plan
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B. That the details and conclusions included in the Associated Report be recorded
as the reasons for Council’s decision in respect of this matter.

ASSOCIATED REPORT

1. BACKGROUND
The proposal is adjacent to a 1.5ha foreshore public open space lot (798 A Dorans Road)

which was transferred to Council under subdivision permit SD-2015/37 (approved 26

October 2015).

The application was due to be considered at Council’s Meeting on 10 August 2020,
however, was deferred at the request of the applicant to allow the proponent to consult
further with representors. A representative for the proponent confirmed by email dated
23 September 2020 that discussions with neighbours had not been successful and that
no changes to the application would be sought. As such, the proponent has requested

that Council proceed to determine the application.

Additional communications were received from a neighbour during the deferment;
however these did not introduce any new matters and were received outside the

statutory process for an application which has not been determined.

2. STATUTORY IMPLICATIONS
2.1. The land is zoned Open Space under the Scheme. The Environmental

Management zone is also relevant by operation of cl.9.9.1 of the Scheme.

2.2. The proposal is discretionary because of the use of the land (Pleasure boat
facility), Clause 9.9.1 (Accretions) and because it does not meet the Acceptable

Solutions under the Scheme.

2.3.  The relevant parts of the Scheme are:

. Section 8.10 — Determining Applications;
° Section 9.9 — Accretions;
. Section 10 — Open Space and Environmental Management Zones; and

. Section E — Waterway & Coastal Protection Code.
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2.4.

Council’s assessment of this proposal should also consider the issues raised in
any representations received, the outcomes of the State Policies and the
objectives of Schedule 1 of the Land Use Planning and Approvals Act, 1993
(LUPAA).

3. PROPOSAL IN DETAIL

3.1.

3.2.

The Site

The site is unregistered Crown land which comprises Ralphs Bay to the high
water mark of the Council land at 798 A Dorans Road, Sandford (Lot 200 on
Sealed Plan 172393). It is situated in proximity to the proponent’s property at
754 Dorans Road.

The foreshore comprises a rock shelf backed by a vegetated bank rising to a flat

terrace inland, the geology being Permian sandstone.

The Proposal

The proposal is to construct a new private 60m concrete jetty within Ralphs
Bay, in proximity to the existing single dwelling at 754 Dorans Road (refer to
Attachment 2).

The jetty includes:

o a 60m long x 2m wide concrete deck with a 20m long x 2.5m wide
return;

o a deck height of approximately 1.5m above AHD over the water;

. a boat jack-up system with four steel piles on the inside of the end of the

jetty so that vessels can be lifted out of the water during unfavourable

wind or sea conditions; and

o a 6m long x 4.4m wide x 3.2m high storage shed structure located on

and in proximity to the entry to the jetty.

The original submission proposed part of the jetty and connection to the existing
steps between the private property and the proposed jetty over the foreshore
public open space and an underground service trench under the foreshore public

open space.
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The application was subsequently amended to exclude all structures and works
to Council’s foreshore public open space lot at 798A Dorans Road. Therefore,
Council landowner consent was not required, and Crown consent given for the

lodgement of the development application, under s52(1B) of LUPAA.

A Marine Ecological Assessment of the site and the proposal was undertaken
by Marine Solutions Tasmania Pty Ltd and a report dated July 2019 was lodged
with the application (refer to Attachment 3). The assessment found no
ecological contraventions to the proposed development and with appropriate
risk management strategies in place, it is the opinion of the author that this
development may be undertaken with minimal impact on the surrounding area.
The report recommends the following mitigation measures to minimise any

potential impacts:

. avoid unnecessary disturbance of the benthos (marine flora and fauna)

during the excavation and construction works;

o avoid construction during the spotted handfish breeding/spawning

season (July to November inclusive);
o minimise potential acoustic impacts upon marine life through:

- a pre-start-up visual observation for marine mammals should be
undertaken in a 300m radius prior to commencement of soft-start

procedures;

- soft-start to piling may commence if no marine mammal has been
sighted within the 300m radius. Soft start procedures should be
used each time construction is initiated, gradually increasing

power over a 10-minute period;

- marine construction must shut down completely if a marine
mammal is sighted within a 300m radius. Construction works
should be halted until such time that no marine mammal has been

sighted for 30 minutes;
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4.

. disturbance of the substrate should be undertaken during calm weather

to minimise the spread of disturbed sediments;

. minimise the extent of foreshore disturbance during construction and

designing any structures to span over intertidal zones to avoid disturbing

the substrate with pilings or footings etc.

The assessment concludes that with all factors considered and the recommended
precautionary mitigation measures in place, risks to the immediate and
surrounding ecological assemblages are considered low. Given the adoption of
the above-identified mitigation measures, the author states that there are no

contraventions to the proposed works on the basis of marine environmental risk.

PLANNING ASSESSMENT

4.1.

Determining Applications [Section 8.10]

“8.10.1 In determining an application for any permit the planning
authority must, in addition to the matters required by s51(2)
of the Act, take into consideration:

(a) all applicable standards and requirements in this
planning scheme; and

(b) any representations received pursuant to and in
conformity with ss57(5) of the Act,

but in the case of the exercise of discretion, only insofar as each such

matter is relevant to the particular discretion being exercised. ”

References to these principles are contained in the discussion below.
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4.2.

4.3.

Special Provisions

Clause 9.91 of the Scheme provides controls for:

“accretions of land from the sea, whether natural or unnatural,
located either partially or wholly outside the planning scheme area
and including structures and use and development of the type
referred to in s.7 (c) and s.7 (d) of the Act may be approved at the
discretion of the planning authority having regard to all of the
following:

a) the provisions of the Environmental Management Zone;

b)  the purpose and any relevant standards of all Codes;

c) the compliance with the planning scheme standards of any
related use or development wholly contained within the
planning scheme area;

d)  the provisions of the Open Space Zone.’

1

The controls apply to land outside of the municipal boundary; the proposal
extends partially beyond the boundary which is approximately 20m from the
high water mark. It should be noted that only “regard” may be had to the listed

matters which form the below assessment.

Compliance with Zone and Codes
The proposal meets the Scheme’s relevant Acceptable Solutions of the Open
Space and Environmental Management Zones and the Waterway & Coastal

Protection and Codes with the exception of the following.

Open Space Zone
o Clause 19.3.1 Hours of Operation — the proposal is within 50m of a
residential zone and hours of operation are not specified. The Purpose

of the Rural Living zone is to provide for residential use.

The proposed variation must be considered pursuant to the Performance Criteria

P1 of Clause 19.3.1 as follows.



cLAReNCE ciTy counciL - PLANNING AUTHORITY MATTERS- 12 ocT 2020

23

Clause

Performance Criteria

Assessment

19.3.1(P1)

“Hours of operation of a use
within 50m of a residential zone
must not have an unreasonable
impact upon the residential
amenity of land in a residential
zone  through  commercial
vehicle movements, noise or
other emissions that are
unreasonable in their timing,
duration or extent.”

The facility is intended for the
private use of the proponent and
any noise would be
commensurate with that activity.
With the exception of the
proponent’s property, the only
other property within 50m of the
proposal has a residence setback
over 200m from the site. The
proposal is considered to meet
the performance criteria.

Open Space Zone

boat facility which is a Discretionary use in the zone.

Clause 19.3.5 Discretionary Use — the proposal is defined as a Pleasure

The proposed variation must be considered pursuant to the Performance Criteria

P5 of Clause 19.3.5 as follows.

Clause

Performance Criteria

Assessment

19.3.5(P5)

“Discretionary use must
complement and enhance the use

of the land for recreational
purposes by providing for
facilities and services that

augment and support Permitted
use or No Permit Required use.”

The proposed access for the
Pleasure boat facility over the
Public Open Space Zone will
augment and support the passive
recreational use of the adjacent
waters and is considered to
satisfy this test for Discretionary
Uses in the zone.

Environmental Management Zone

Clause 29.3.1 Use Standards for Reserved Land — there is no reserve

management plan.

The proposed variation must be considered pursuant to the Performance Criteria

P1 of Clause 29.3.1 as follows.

Clause

Performance Criteria

Assessment

29.3.1(P1)

“Use must satisfy all of the
following:
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(a) be complementary to the | The proposed use is considered
use of the reserved land; | complementary to the
recreational use of the land.

(b) be consistent with any | The proposal is consistent with
applicable objectives for | the objectives of the Act.
management of reserved
land provided by the
National Parks and
Reserves  Management

Act 2002;

(c) not have an | The proposal, being small scale
unreasonable impact | and a not commercial in nature is
upon the amenity of the | not considered to have an
surrounding area | unreasonable impact on the
through commercial | surrounding area.
vehicle movements,

noise, lighting or other
emissions  that  are
unreasonable in their
timing, duration or
extent.”

Environmental Management Zone
. Clause 29.4.2 Setback — the proposal has a zero setback to the high

water mark.

The proposed variation must be considered pursuant to the Performance Criteria

P1 of Clause 29.4.2(P1) as follows.

Clause Performance Criteria Assessment

29.4.2(P1) | “Building setback from frontage
must satisfy all of the following:

(a) be consistent with any | A jetty is consistent with the
Desired Future | foreshore landscape.
Character  Statements
provided for the area or,
if no such statements are
provided, have regard to
the landscape;

(b) minimise adverse impact | The jetty cannot be viewed from
on the landscape as | Dorans Road.
viewed from the road,
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(c) be consistent with the
prevailing setbacks of
existing buildings on
nearby lots;

minimise loss of native
vegetation  within  the
front setback where such
vegetation makes a
significant contribution
to the landscape as
viewed from the road.”

(d)

There are no prevailing setbacks
on lots in this zone.

There is no significant loss of
native vegetation.

Environmental Management Zone

Clause 29.4.3 Design — the proposal is not an addition to an existing

building.

The proposed variation must be considered pursuant to the Performance Criteria

P1 of Clause 29.4.3 as follows.

Clause

Performance Criteria

Assessment

29.4.3(P1)

“The location of buildings and
works must satisfy all of the
following:

(@) be located in an area
requiring the clearing of
native vegetation only if:

Q) there are no sites
clear of native
vegetation and clear
of other significant
site constraints such
as access difficulties
or excessive slope;

(i) the extent of clearing

is the  minimum

necessary to provide
for buildings,
associated works and
associated  bushfire
protection measures;

There is no native vegetation
required to be cleared.
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(i)  the  location  of
clearing has the least
environmental
impact;

(b) be located on a skyline or | not applicable
ridgeline only if:

Q) there are no sites
clear of native
vegetation and clear
of other significant
site constraints such
as access difficulties
or excessive slope;

(i) thereis no significant
impact on the rural
landscape;

(iii)  building height is
minimised;

(iv)  any screening
vegetation is
maintained.

(c) be consistent with any | not applicable
Desired Future Character
Statements provided for the
area or, if no such statements
are provided, have regard to
the landscape. ”

Waterway and Coastal Protection Code
o Clause 11.7.1 Building and Works — the proposal is not within a
building area on a plan of subdivision approved under this planning

scheme.

The proposed variation must be considered pursuant to the Performance Criteria

P1 of Clause 11.7.1 as follows.



cLAReNCE ciTy counciL - PLANNING AUTHORITY MATTERS- 12 ocT 2020

27

Clause

Performance Criteria

Assessment

11.7.1(P1)

“Building and works within a
Waterway and Coastal
Protection Area must satisfy all
of the following:

(a) avoid or mitigate impact
on natural values;

(b) mitigate and manage
adverse erosion,
sedimentation and runoff
impacts on  natural
values;

(c) avoid or mitigate impacts
on riparian or littoral
vegetation;

(d) maintain natural
streambank and
streambed condition,
(where it exists);

(e) maintain in-stream
natural habitat, such as
fallen logs, bank
overhangs, rocks and

trailing vegetation;
() avoid significantly
impeding natural flow
and drainage;

(9) maintain fish passage

(where applicable);
(h) avoid  landfilling  of
wetlands;

The applicant’s Marine
Environmental Assessment
confirms the proposal will avoid
and mitigate impact on natural
values.

The proposal relates to an
existing rocky foreshore and will
not impact erosion. Sediment
and runoff impacts are not
considered significant in the
context of the scale of the
proposal.

There is no riparian or littoral
vegetation impacted by the

proposal.

not applicable

not applicable

The open piled structure of the
jetty will avoid and minimise
any impact on water flow and
coastal processes.

not applicable

not applicable
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(i) works are undertaken | A condition is  proposed
generally in accordance | requiring this happens.
with  'Wetlands and
Waterways Works
Manual' (DPIWE, 2003)
and “Tasmanian Coastal
Works Manual”
(DPIPWE, Page and
Thorp, 2010), and the
unnecessary  use  of
machinery within
watercourses or
wetlands is avoided. ”

Waterway and Coastal Protection Code

o Clause 11.7.2(P1) — the proposal is not an extension to an existing jetty.

The proposed variation must be considered pursuant to the Performance Criteria

P1 of Clause 11.7.2 as follows.

Clause Performance Criteria Assessment

11.7.2(P1) | “Buildings and works must
satisfy all of the following:

(@) need for a coastal | The proposal is for a jetty and
location is demonstrated; | the need for the location is
obvious.

(b) new facilities are | There are no existing facilities at
grouped with existing | this location.
facilities, where
reasonably practical;

(c) native  vegetation is | The proposal is on a rocky ledge
retained, replaced or re- | and there is little or no impact on
established so  that | native vegetation.
overall impact on native
vegetation is negligible;

(d) building design responds | The design of the jetty responds
to the particular size, | to its environment.
shape, contours or slope
of the land and minimises
the extent of cut and fill;
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(e) impacts to  coastal
processes, including
sand movement and wave

action, are minimised
and any  potential
impacts are mitigated so
that there are no
significant long-term
impacts;

(f) waste, including waste
from  cleaning and
repairs of vessels and
other maritime
equipment and facilities,
IS managed in
accordance with current
best practice so that

significant impact on
natural values is
avoided.”

The open piled structure of the
jetty will avoid and minimise
any impact on water flow and
coastal processes.

There is no cleaning or repair of
vessels proposed. A permit
condition is recommended to
ensure this is the case.

5. REPRESENTATION ISSUES

The proposal was advertised in accordance with statutory requirements and eight

representations were received. The following issues were raised by the representors.

5.1.

Access

the existing access, pathway and public land surrounding the jetty

should not be impeded, blocked or restricted by the jetty or any required

pathway;

objection to Council permission to access over the foreshore;

public access to the foreshore is unclear; and

what will Council’s role be in ensuring the upkeep of the foreshore for

public usage?

Comment

The proposal is not located on the Council land at 798 A Dorans Road, Sandford
(Lot 200 on Sealed Plan 172393), which comprises the foreshore lot.

All

development is adjacent to the seaward boundary of this title at the high water

mark. Therefore, public access will not be impeded.
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5.2.

There has been no Council landowner consent given to construct any

structures on the Council owned land.

There are no restrictions to public access to the foreshore. The land
forms part of Council’s Tracks and Trails Strategy 2015-2020 and
Council is responsible for ensuring the upkeep of its foreshore land for

public usage.

Privatisation of the Waterway and Resulting Impact on Neighbours

. the proposed jetty is privatisation of the waterway and the public
foreshore by stealth;

o it is benefitting the wealthy;

. impact of motorised vessels on quiet enjoyment; noise; visual impact;
and

o reduce access for neighbours and enlivens the possibility of further

structures and fencing.

Comment

The foreshore land was privately owned to high water mark prior to subdivision
and creation of the title in 2016. The proposal is contained on land owned by
the Crown of the seaward side of the high water mark. As such, issues around
privatisation and exclusivity are matters for the Crown and not Council in its

role as the planning authority.

Given the location of the proposal, it is not considered to reduce public access
to the foreshore. Any future structures in or around the jetty will require a
development application and the landowner consent of the Crown (or Council

if development is proposed on its land).

Matters of quiet enjoyment and visual impact are not considered under the
Scheme and therefore cannot be given any determining weight. Noise is

considered in more detail in the preceding assessment.
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5.3.

5.4.

As a planning authority, Council is restricted to consider the development
standards of the Scheme. The broader issue of the use of public land is
something that concerned people should take up with the Minister or the relevant

Government department.

Commercial Use

o the jetty should not be used for commercial purposes and have limits to
the number of vessels moored so that no damage is done to the foreshore
and Crown land;

. the scale is too big; and

o the application is described in the name of a propriety limited company

which may change over time.

Comment

The jetty is proposed to be used in conjunction with the residential usage of the
property at 754 Dorans Road, Sandford. It is recommended that a condition of
any approval be attached requiring that it may not be used more intensively,

such as for a commercial operation, without the further consent of Council.

The size of the jetty and ownership are not matters under the Scheme and cannot

be given any determining weight.

Erosion and Climate Change

o the proposal increases the risk of erosion;

o contrary to the Coastal Hazard Adaption Part 1 Policy;

. the structure will be susceptible to sea level rise; and

o destruction of a natural feature and effect on waterflow/fragile
sandstone.

Comment

The jetty is proposed to be sited on Permian sandstone and therefore will create
minimal erosion over time. Similarly, as an open structure it will not have a
significant effect on waterflow. As a jetty, it should not be susceptible to sea

level rise (as say, a habitable building) and is removable if necessary.
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5.5.

5.6.

The Coastal Hazards — Adaptations Part 1 was prepared for the Local
Government Association of Tasmania by SGS Economics & Planning in
November 2011 and provides options for coastal management. It is unclear how
the proposal is contrary to the document. Notwithstanding, it is not a statutory

document and cannot be afforded any determining weight under the Scheme.

Inconsistency with Scheme Objectives and Purposes

o inconsistency with objectives in respect of climate change (sea level
rise, coastal inundation and shoreline recession), environmental values,
urbanisation, open space and recreation; and

. inconsistent with the purposes of the Rural Living Zone.

Comment
The proposal is not zoned Rural Living and those standards are therefore

irrelevant to the assessment.

The Scheme, at cl.8.10.2, provides that in determining an application for a
permit for a discretionary use the planning authority must have regard to any
relevant local area objective or purpose for the applicable zone or code but only
insofar as each such purpose, local area objective or purpose is relevant to the
particular discretion being exercised. This has been taken into account in the

assessment at Section 4.3 of this report.

Inconsistency with cl.19.3.5, the Waterway and Coastal Erosion Code and

cl.9.3

. the jetty is inconsistent with the performance criteria for Discretionary
uses in the Open Space zone;

o inconsistent with the Development Standards for the Waterway and
Coastal Erosion Code; and

o inconsistent with cl.9.3 adjustment of a boundary.

Comment
Assessment of the Open Space Zone and the Waterway and Coastal Erosion
Code is made at Section 4.3 of this report and the jetty is found to meet the

development standards.
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5.7.

5.8.

5.9.

5.10.

There is no application made for a boundary adjustment.

Land Titles

o unclear which authorities have responsibility of each land title.

Comment
It is clear that the Council foreshore at 798 A Dorans Road, Sandford (Lot 200
on Sealed Plan 172393) is the responsibility of Council; land below the high

water mark is owned and administered by the Crown.

Existing Facilities
o availability of nearby jetty/boat ramp facilities.
Comment

The availability of the public jetty and boat ramp at 167A Dorans Road is not a

relevant matter under the Scheme and cannot be a determining factor.

EPA guidelines

o the application does not address guidelines for the discharge of boat
waste,

. impact of washdown facilities; and

o water contamination due to fuel spills.

Comment

No washdown facilities are proposed by the applicant. The EPA guidelines have

no statutory weight in determining the application.

Aboriginal Heritage
o impact of the proposal on nearby middens and further research is

required.

Comment
The Development Application was referred to Aboriginal Heritage Tasmania

(AHT) for review and comment.
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5.11.

AHT advise that there are no Aboriginal heritage sites recorded within or close
to the proposed project area. Due to the absence of recorded Aboriginal heritage
and the restricted scope of ground disturbance, there is no requirement for an
Aboriginal heritage assessment and AHT have no objection to the project
proceeding, provided all works are strictly guided by an Unanticipated

Discovery Plan.

AHT note there is Aboriginal heritage recorded within the wider Sandford area,
including along the foreshore further north. As such, there remains some risk
that undetected Aboriginal heritage may be present. However, this is a matter

for the developer to address and not a relevant matter under the Scheme.

Construction
. impact of construction on the foreshore; and

o impact of construction traffic along Dorans Road.

Comment

The impact of construction on the foreshore is not clear as the method of
construction has not been determined. However, due to the majority of
construction occurring on the water and the rocky terrain, it is possible that most
construction (piling etc) could be undertaken from the water. Notwithstanding,
it is proposed that an Environmental Management Construction Plan be a
condition of approval to ensure that works are undertaken in an ecologically
responsible manner, noting that any access across the foreshore will require the

permission of Council as landowner.

Several representors have highlighted concern about the amount of traffic along

Dorans Road, the gravel surface and a sharp corner at 521 to 537 Dorans Road.

The impact of construction traffic on Dorans Road is not a relevant planning
consideration and will be short term. There are currently no plans for Council
to seal the gravel section of Dorans Road. Council has considered a road
realignment at the above bend and designs have been prepared. The realignment

has not been included within the current annual works budget.



cLARENCE ciTY counciL - PLANNING AUTHORITY MATTERS- 12 ocT 2020 35

5.12.

5.13.

5.14.

Notification
o lack of notification signage on the foreshore and Dorans Road; and

o no consultation prior to lodging the development application.

Comment
The application was advertised in accordance with LUPAA and Regulations.
The proponent has no obligation to undertake consultation prior to lodging a

development application.

Notwithstanding, the proponent has sought to undertake further consultation

with concerned neighbours prior to the determination of the application.

Jetty Ruins
. within proximity of the proposal are the ruins of a similar structure;
o previous jetty applications have been rejected; and

o precedent.

Comment
The ruins referred to are from an illegally constructed jetty for which Crown
consent was not given. The remaining pillars have been left in situ because the

Crown deemed their removal to be too damaging to the sub strata.

It is unlikely approval would create a precedent for more jetties along this

coastline.

Impact on the Spotted Handfish and Ecosystems
A representor expressed concern that the assessment of the spotted handfish and

other marine life is superficial and not independent.

Comment

The Marine Ecological Assessment has been undertaken by a competent person
specialising in marine ecology. Independent enquiries undertaken by Council
officers with the CSIRO have confirmed there are no Spotted Handfish breeding

programmes in the vicinity.
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5.15.

DPIPWE’s Conservation Assessments (CAS) has also reviewed the application

and recommend conditions of approval.

Property Values
. a Representor expressed concern that the proposal would devalue

property in the area.

Comment
Property value is not a relevant planning consideration and cannot be given

determining weight.

6. EXTERNAL REFERRALS

6.1.

6.2.

The application was referred to Marine and Safety Tasmania (MAST),
DPIPWE’s Conservation Assessments (CAS) and Aboriginal Heritage
Tasmania (AHT). MAST advised that it had no objection to the development.

Comments from AHT are discussed at Section 5.10 of this report (above).

CAS provided the following comments (refer to Attachment 4):

. To minimise potential impacts on marine fauna, CAS supports the
recommendations from the Marine Solutions (July 2019) report.

o Marine mammals, including Endangered Southern right whales, are
recorded in this area and are sensitive to underwater acoustic
disturbance. The preference is for construction activities to take place
outside of the whale breeding and main migration season (ie May-
November) as this is the most effective way to mitigate potential
acoustic impacts on marine mammals. However, if the works are
completed during this period, to minimise potential acoustic impacts on
marine mammals, CAS recommends that a monitoring and management
plan is developed and implemented consistent with the Underwater

Piling Noise Guidelines and contains recommended protocols.

It is recommended that theses protocols form a condition of approval.



cLARENCE ciTY counciL - PLANNING AUTHORITY MATTERS- 12 ocT 2020 37

7. STATE POLICIES AND ACT OBJECTIVES

7.1. The proposal is consistent with the outcomes of the State Policies, including

those of the State Coastal Policy.

7.2. The proposal is consistent with the objectives of Schedule 1 of LUPAA.

8. COUNCIL STRATEGIC PLAN/POLICY IMPLICATIONS
There are no inconsistencies with Council’s adopted Strategic Plan 2016-2026 or any

other relevant Council Policy.

9. CONCLUSION
The proposal for a Jetty at land adjacent to 754 Dorans Road and 798A Dorans Road,

Sandford is recommended for approval subject to reasonable and relevant conditions.

Attachments: 1. Location Plan (1)

Proposal Plan (3)

Marine Ecological Assessment prepared by Marine Solutions Tasmania Pty
Ltd [dated July 2019] (39)

4. DPIPWE Conservation Assessments (CAS) Advice Dated 16 July 2020 (2)
5. Site Photo (3)

bl

Ross Lovell
MANAGER CITY PLANNING



Attachment 1

Location of proposed development

This map has been produced by Clarence City
Council using data from a range of agencies. The City
bears no responsibility for the accuracy of this

7/29/2020

information and accepts no liability for its use by other
parties.

1:9028

Agenda Attachments - 754 Dorans Road, Sandford Page 1 of 48



754 DORANS ROAD SANDFORD

PROPOSED JETTY

DRAWING LIST:

1626 - SKO1
1626 - SK02
1626 - SK03

GENERAL NOTES:

N

DRAWING LIST, NOTES, LOCATION & VISUAL PLANS
SITE ARRANGEMENT PLAN
JETTY GENERAL ARRANGEMENT PLAN & ELEVATION

. UNLESS NOTED OTHERWISE ON A PARTICULAR DRAWING THESE NOTES

APPLY TO ALL DRAWINGS IN THIS SET.

Attachment 2

2. ALL DIMENSIONS ARE IN MILLIMETRES UNLESS NOTED OTHERWISE. k
3. ALL REDUCED LEVELS ARE METERS TO AUSTRALIAN HEIGHT DATUM (AHD).
4. TIDE LEVEL DATA IS TAKEN FROM HOBART.
5. THESE CONCEPT DRAWINGS ARE NOT TO BE USED FOR CONSTRUCTION
PURPOSES.
HOBART
DORANS ROAD
\ RICHARDSON'S HOBART TIDE LEVELS
BEACH CD AHD
HAT +1.69 +0.86
MHHW  +1.51 +0.68
PROPOSED SITE / SANDFORD
MLHW +1.00 +0.17
MSL +0.88 +0.05
MHLW +0.76 -0.07
VISUAL PLAN
1:10000
MLLW +0.26 -0.57
LAT _0.00 -0.83
LOCATION PLAN
NTS
FOR APPROVAL
RevNo | Revision note Date Checked Approved Drawn By Date Client SULTAN HOLDINGS PTY. LTD.
2|A | FORAPPROVAL omo#to 0B | NP e e sy [t | ETTy AT 754 DORANS ROAD SANDFORD, PROPSED JETTY
% B SERVICE TRENCH ADDED 10/0519 | JB NP SOUTH HOBART, TAS 7004 Burbury Consuting Pty Ltd. The document may onlybe | J.BURBURY APRIL 2019 T :
= [c | upoateo 100320 [ou |8 P: (09 6223 8007 inaccordance win ne tms of sngagement or e | 8 DRAWING LIST, NOTES, LOCATION & VISUAL PLANS
F: (03) 6223 1143 commission. Unauthorised use of this document in an
4 P UPDATED 09/06/20 DU B E (adrr)un@burburyconsu\tmg.com.au wayisproh\bilfed“ " ’ i ' Y Approved By: Date Scale NTS ‘ A3 Drawinch1626 SKO1 Rev D

Agenda Attachments - 754 Dorans Road, Sandford Page 2 of Aﬂ



RALPH'S BAY

PROPERTY ID: 0
TITLE REFERENCE: 26010/1
AUTHORITY: DPIPWE (CROWN LAND SERVICES)

APPROXIMATE
LEASE AREA 210m?

CRUSHED RED
EXISTING GRAVEL OR SIMILAR

STAIRS

PROPOSED

CONCRETE 3 mm%
JETTY

4;200

'PUBLIC OPEN SPACE’

PROPERTY ID: 3485330
TITLE REFERENCE: 172393/200

798A DORGANS RD SANDFORD TAS 7020

AUTHORITY: LOCAL GOVERNMENT AUTHORITY

167 DIXON PT RD, SANDFORD TAS 7020
PROPERTY ID: 3485322
TITLE REFERENCE: 172393/6

750 DORANS RD, SANDFORD TAS 7020
PROPERTY ID: 5204192
TITLE REFERENCE: 18859/32

754 DORANS RD, SANDFORD TAS 7020
PROPERTY ID: 3485314
TITLE REFERENCE: 172393/2

SITE ARRANGEMENT PLAN

1000

FOR APPROVAL

Rev No

Revision note

Date

Checked Approved

Drawn By:

Date

Client

SULTAN HOLDINGS PTY. LTD.

2|A | FORAPPROVAL omo#to 0B | NP ho.OX e sy [t | ETTy AT 754 DORANS ROAD SANDFORD, PROPSED JETTY
S1s SERVICE TRENCH ADDED 1000519 | JB NP SOUTH HOBART, TAS 7004 T e e o ooy | BURBURY APRIL 2019 T ’
E C UPDATED 10/03/20 | DU JB E: ((82; Zgg ??3; in accordance with the terms of engagement for the Checked By Date SITE ARRANGEMENT PLAN
@ [p | uppatep 09006120 | DU JB E: admin@burbuyconsuing comau|  way s prombiedt e o :
Scale NTS ‘ A3 Drawing Nc1 626 - SK02 Rev D

Agenda Attachments - 754 Dorans Road, Sandford Page 3 of Aﬂ




2500

T T O e O I e e O R e B B B e e e = W e D D e =

\ FOUR STEEL PILES FOR

BOAT JACK-UP SYSTEM.

CADASTRAL BOUNDARY —=

EXISTING PATHWAY

EXISTING STAIRS

o
o
@
(o)
) i
— PROPOSED JETTY - STEEL PILES, SECURITY FENCING
I CONCRETE HEADSTOCKS & ON JETTY
CONCRETE DECK
h 6000 ENTRY DOOR
p
b § NEW STAIRS
b & STORAGE — TO SUIT
o o SHED =
<
0 b b b b b J j) —
SECURITY FENCING
ON JETTY r~——"SHED LOCATION
47200 DETERMINED BY STAIR
SETOUT FROM CROWN LAND
60000
JETTY GENERAL ARRANGEMENT PLAN ACCESS GATE &
1:250 STORAGE SHED
SECURITY FENCING
EXISTING STAIRS
SPUN OR DRIVEN (RETAINED)
STEEL PILES Vd ~_
o CADASTRAL BOUNDARY
S
o
HAT 0.86 AHD L) - - - - - - Q E ﬂiﬁ
/
. el APPROXIMATE
e e ] FORESHORE & SEABED
.
JETTY ELEVATION FOR APPROVAL
1:250
RevNo | Revision note Date Checked Approved Drawn By Date Client
x| A FOR APPROVAL 08/04/19 | JB NP ABN 75 146 719 959 COPYRIGHT © DR'F::KER DT\PRIL 2018 Project SULTAN HOLDINGS PTY. LTD.
= "This document is and shall remain the property of esigned By. ate
S| | service TRENCH ADDED 1005119 | B NP o TAS 7004 Butbuty Conulting Pty Lic. The document may onlybe | J BURBURY APRIL 2019 _ JETTY AT 754 DORANS ROAD SANDFORD, PROPSED JETTY
=lc UPDATED 100320 | DU B P: (03) 6223 8007 iy s of ongsomant e ¢ [Crected ey Date JETTY GENERAL ARRANGEMENT PLAN & ELEVATION
= D UPDATED 09/06/20 DU JB E gﬁﬂf@ﬁx}r::iyconsu\(lng.com au ::)af;zf;\;srgr:bilfgs}ilhOFISEU use ofhis documentin any

Approved By:

Date

Scale Drawing No, Rev

NTS I

1626 - SK03

Agenda Attachments - 754 Dorans Road, Sandford Page 4 of Aﬂ




Attachment 3

MARINE ECOLOGICAL ASSESSMENT AROUND THE SITE OF A PROPOSED

JETTY DEVELOPMENT AT SANDFORD, TASMANIA

Report to
Burbury Consulting
July 2019

www.marinesolutions.net.au

© Marine Solutions 2019. This document should only be used for the specific project and purposes for which it was
commissioned. 1

Version Author Date reviewed Reviewed by Notes
l1of1 Annie Ford 10/07/2019 Eleanor Thomas

1 Cover photo, aerial photo of survey area, Sandford, Tasmania (image LISTmap, 2019).
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1 EXECUTIVE SUMMARY

Marine Solutions conducted a marine ecological assessment for a proposed jetty development at
Doran’s Road, Sandford. The assessment included a desktop review of threatened and protected marine
species, bathymetry, sediment depth testing and an ecological assessment in the vicinity of the

proposed jetty development.

The bathymetry of the proposed development footprint and impacted area was typical of partially
exposed headlands with fringing reef in the Sandford region; with near-shore depth increasing rapidly,
then gradually increasing in depth with increasing distance from the shore. There were no notable
bathymetric features. Diver-conducted underwater surveys identified no threatened marine habitats

and a high proportion of introduced marine species.

Targeted searches for seastars and handfish were conducted but did not identify any threatened or
protected species within the study area, however the area does provide potentially suitable habitat for
both and as such minor mitigation approaches are recommended to be implemented during the design

and construction of the proposed development.

Acoustic impacts as a result of vessel-based piling during construction pose a risk to marine mammals
which may be present in the surrounding waters. As a measure of prudence, the area should be
monitored for the presence of marine mammals during construction operations and mitigation

approaches for noise-generating activities are recommended.

It was concluded that the risks to the immediate and surrounding marine ecological assemblages are
low. With the adoption of recommended impact mitigation measures, there are no foreseeable marine

ecological contraventions to the proposed works.

Please note that the scope of this assessment report does not extend to terrestrial habitats above the

intertidal zone or avian ecology.

Ecological Assessment for a Proposed Jetty in Sandford 5
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2 INTRODUCTION

2.1 PURPOSE AND SCOPE

Marine Solutions was invited by Nigel Palfreyman from Burbury Consulting to conduce a marine
ecological assessment in the vicinity of a proposed private jetty development adjacent to Doran’s Road,

Sandford, on the eastern side of the Derwent River.

The assessment was developed in accordance with current guidelines relating to development impacts
within the marine environment (NCH, 2015) to evaluate the impacts of the proposed development on
Natural Values. ‘Natural values’ in this case are defined as biological and geodiversity values of
conservation significance, being those species, communities and other values that have significance
and/or statutory protection under the Tasmanian Threatened Species Protection (TSP) Act 1995, Nature
Conservation Act 2002 (NCA) and the Living Marine Resources Management (LMRM)Act 1995 and other

relevant policies and regulations.

The assessment was designed to identify potential interactions with threatened and protected species

and communities found in the area, and to identify appropriate mitigations where applicable.

The scope for this project included the following:

e Desktop review of potential sensitive receptors both within the development footprint and the
Derwent River in the near vicinity, including Natural Values and Protected Matters searches
e Ecological field surveys, to include:
0 Diver video transects to characterize subtidal habitats
0 Anunderwater survey for threatened and protected species identified in desktop
research
0 Intertidal/shoreline crossings surveys
e Bathymetric mapping of the seabed within the development footprint and immediate surrounds

e Development of proposed impacts mitigation measures.

Ecological Assessment for a Proposed Jetty in Sandford 6

Agenda Attachments - 754 Dorans Road, Sandford Page 10 of 48



2.2 PROJECT BRIEF

It is our understanding that the proposed jetty development will extend 60 m x 19.8 m from the
waterfront into Ralphs Bay, and encompasses a development footprint of 1,200 m? (Figure 1). The jetty
will be constructed using steel and concrete, with an access gate and storage shed on Crown Land on

the banks of the Derwent Estuary.

Ecological Assessment for a Proposed Jetty in Sandford 7
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Figure 1 Location of proposed jetty development, including a) the proposed site, b) the proximity of the jetty to adjacent houses, and c) the
design concept
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3 DESKTOP NATURAL VALUES REVIEW

A desktop review of Natural Values was conducted in accordance with current guidelines relating to
development impacts within the marine environment (NCH, 2015) to identify potentially impacted

Natural Values in the vicinity of the proposed development.

3.1 EPBC AcT PROTECTED MATTERS SEARCH

An Environment Protection and Biodiversity Conservation (EPBC) Act 1999 Protected Matters Search
was conducted using the Australian Governments online Protected Matters Search Tool (PMST); a tool
managed by the Department of the Environment to help determine whether Matters of National
Environmental Significance (MNES) or other matters protected by the Act are likely to occur in a given
area of interest. The EPBC PMST was used to identify protected matters relating to a 1000 m buffer zone
surrounding the study area (Bruce et al 1998). The full report is available upon request from Marine
Solutions (EPBC Protected Matters Report, 2019). A summary overview of the EPBC PMST report is
provided in Table 1 and threatened and protected marine species identified in the report are further
discussed and listed in Section 3.3 and Table 2 below. The full report is available upon request from

Marine Solutions.

Table 1 Summary of findings of the EPBC Act Protected Matters Search Tool (based on a 1 km buffer
zone surrounding the proposed development footprint).

Item #1D’d by Notes
PMST

o World Heritage Properties None
= § National Heritage Places None
S .E Wetlands of International None
= &  Importance
z ;; Great Barrier Reef Marine Park None
8 = Commonwealth Marine Area None
g E Listed Threatened Ecological 1 Giant Kelp Marine Forests of South East Australia
g S Communities

2 Listed Threatened Species 50 Includes 7 marine species (refer to Section 3.2)

w Listed Migratory Species 46 Includes 6 marine species

w o Commonwealth Land None
E) g g Commonwealth Heritage Places None
o g g Listed Marine Species 67 Includes 7 marine species (refer to Section 3.2)

Whales and Other Cetaceans 8 (refer to Section 0)
Ecological Assessment for a Proposed Jetty in Sandford 9
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Critical Habitats None

Commonwealth Reserves None

Terrestrial

Commonwealth Reserves Marine None
c

. None

-,9, State and Territory Reserves
©
g Regional Forest Agreements 1
2 . .
£ Invasive Species 30
g Nationally Important Wetlands None
] Key Ecological Features (Marine) None

3.2 THREATENED AND PROTECTED SPECIES/ECOLOGICAL COMMUNITIES

There are several marine species listed as threatened that may occur in the vicinity of the proposed
development. Threatened species are protected under the TSP Act (Tasmanian state legislation) and/or
the EPBC Act (Australian Government legislation). Under the TSP Act, no listed species can be collected,
disturbed, damaged or destroyed without a permit. Under the EPBC Act, any action with significant
impact on a listed threatened species and/or community is prohibited without approval (EPBC Act

Section 18 and 18A).

In addition to threatened species legislation, the Fisheries (General and Fees) Regulations 2006 under
the LMRM Act prohibits the taking/possession of several marine species, including Syngnathids
(seahorses, seadragons and pipehorses), handfish, threefin blennies, limpets/false limpets of three
superfamilies, and five species of shark. Additional species are protected by the schedules of the Wildlife
(General) Regulations 2010 (Regulations under the Nature Conservation Act 2002), under which a
person must not take, buy, sell or have possession of any protected wildlife or any product of any

protected wildlife without a permit.

The Natural Values and EPBC Protected Matters reports identified a number of threatened marine
species and one threatened marine ecological community as known to occur in the area or identified as
potentially occurring in the area. No verified records of threatened species were identified within a 500
m radius of the study area, however verified records of five threatened species were identified within a
5000 m radius: the spotted handfish (Brachionichthys hirsutus) the southern right whale (Eubalaena

australis), the humpback whale (Megatera novaeangliae), Gunn’s screw shell (Gazameda gunnii) and

Ecological Assessment for a Proposed Jetty in Sandford 10
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southern elephant seal (Mirounga leonina subs. macquariensis). Threatened species identified as

potentially occurring within the vicinity of the development footprint and impacted area are discussed in

greater detail in the following sections.

Table 2 Summary of threatened marine species identified in a search of the Natural Values Atlas and
the EPBC Protected Matters Search Tool. Note that the scope does not extend to terrestrial or avian

biota.

Listing

Species
Giant Kelp Marine
Forests of South East
Australia

Blue whale (Balaenoptera
musculus)

Humpback whale
(Megaptera
novaeangliae)

Southern right whale
(Eubalaena australis)
Southern elephant seal
(Mirounga leonina subsp.
Macquariensis)

White shark
(Carcharodon carcharias)

Australian grayling
(Prototroctes maraena)

Spotted Handfish
(Brachionichthys hirsutus)

Red Handfish
(Thymichthys politus)

Tasmanian Live-bearing
Seastar (Parvulastra
vivipara)

Gunn’s screw shell
(Gazameda gunnii)

EPBC Act

Endangered

Endangered

Vulnerable

Endangered

Vulnerable

Vulnerable

Vulnerable

Critically
Endangered

Critically
Endangered

Vulnerable

Vulnerable

TSP Act

Endangered

Endangered

Endangered

Provisionally
vulnerable

Vulnerable

Vulnerable

Endangered

Endangered

Vulnerable

Vulnerable

NVA findings

Verified record within
5000 m

Verified record within
5000 m
Verified record within
5000 m

May occur within 500 m
(based on range
boundaries)

Verified record within
5000 m

Verified record within
5000 m

EPBC PMST findings

Community may occur
within area

Species or species
habitat likely to occur
within area

Foraging, feeding or
related behavior known
to occur within area

Species or species
habitat known to occur
within area

Species or species
habitat likely to occur
within area

Species or species
habitat likely to occur
within area

Species or species
habitat may occur
within area

Species or species
habitat may occur
within area

Ecological Assessment for a Proposed Jetty in Sandford
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3.2.1 Handfish
Handfish are small, colourful, slow moving benthic fish (DSEWPC 2013a) found only in south eastern

Tasmania within unconsolidated, benthic sediment environments.

Verified records of spotted handfish (Brachionichthys hirsutus) were identified within 500 m of the
proposed development. The spotted handfish breeding season occurs between mid-July and mid-
November (T Lynch 2019, pers. comms. with S. Ibbott 25" February 2019). Therefore, it is recommended
that development construction occur outside of these dates. They are reliant on spawning substrate for
attachment of eggs, preferring stalked ascidians Sycozoa sp. but also utilising sponges and seagrass
(Bruce and Green 1998; DSEWPC, 2013a). Availability of suitable spawning substrata is considered
critical to their reproductive success (Pogonoski et al. 2002). Spotted handfish do not have a larval
dispersal phase; juvenile hatchlings are thought to settle in the immediate vicinity of the hatch-site

(Bruce et al. 1997).

A number of anthropogenic development activities can impact handfish populations, including
commercial and recreational dredging and land management activities that alter turbidity, water and
sediment quality (Threatened Species Scientific Committee, 2012). Potential but low likelihood impacts
of the proposed development to handfish populations include degradation of species habitat and
subsequent disturbance to breeding. Any reduction in the availability of suitable spawning substrate has
been found to limit the reproductive success of spotted handfish in the Derwent Estuary (DSEWPC,

2013a).

A comprehensive targeted search was conducted by divers for spotted handfish, potential habitat and

egg masses in the development area; refer to Section 4.4.

The desktop review identified that the red handfish (Thymichthys politus) or red handfish habitat “may
also occur within the area” (EPBC Protected Matters Report, 2019); however, red handfish have not
previously been recorded within the Derwent Estuary, therefore it is considered that the likelihood of
their presence in the vicinity of the proposed development and potential impact to any populations

would be low.

Ecological Assessment for a Proposed Jetty in Sandford 12
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3.2.2  Marine Mammals

Various marine mammals are anecdotally known to occur in the vicinity of the Derwent Estuary. The
Natural Values assessment indicated verified records of threatened marine mammals within 5000 m of
the proposed development, including the Southern right whale (Eubalaena australis), humpback whale,
(Megaptera novaeangliae) and the Southern elephant seal (Mirounga leonine). As well as non-
threatened species including the New Zealand fur seal (Arctocephalus forsteri subsp. Doriferus),
Australian fur seal (Arctocephalus pusillus subsp. Doriferus), Common dolphin (Delphinus delphis),
Leopard seal (Hydrurga leptonyx), Killer whale (Orcinus orca), Bottlenose dolphin (Torsiops truncatus)
and other unidentified species of cetaceans. The EPBC PMST assessment indicated that the Blue whale
(Balaenoptera musculus) is likely to occur within the area or should be considered suitable habitat for

the species.

The occurrence of whales and dolphins (cetaceans) in the Derwent Estuary tend to be sporadic and
transitory but anecdotal evidence suggests that the frequency of their visitations may be increasing (ABC
News, 2014). All cetaceans are protected under the EPBC Act 2000. The Natural Values assessment
identified that Southern Right whales were verified within 500 m of the proposed development on one
known occasion on the 21 September 2010. Due to the apparent rarity of visitations to the Derwent
Estuary and the shallow coastal nature of the development site there is unlikely to be any impact of the
proposed development to this species. Blue and humpback whales may occur in Tasmanian waters
during winter migrations, but generally occur offshore. Therefore, the proposed development is not
expected to impact on this species at local, regional or state-wide levels. Other species of cetacean
known to be present at times in the area, including Common dolphin, Bottlenose dolphin and Killer
whales tend to be highly transient and fast moving and therefore the proposed development is unlikely

to have any notable impact on these species.

Numerous species of pinniped are known to occur in the Derwent Estuary. Observations of the New
Zealand and Australian fur seal tend to be relatively common but the distribution of other more
threatened and exotic species including the Southern Elephant and Leopard seals do not regularly
include Tasmania. Long range foraging trips and sickness result in rare occasional short stays of these

species in Tasmanian waters. The processes threatening these species of seals does not include short
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term, shallow coastal development. Therefore, the proposed development is not expected to impact on

this species at local, regional or state-wide levels.

Threats to marine mammals include acoustic pollution, entanglement (e.g. marine debris, fishing
equipment), vessel-strike injury and water quality degradation (DSEWPC 2012). A visual inspection of
the area for marine mammals should be conducted prior to and during construction works. If observed,
works involving underwater acoustic impacts should cease until the marine mammals are away from the
area. Given the sheltered and shallow nature of the proposed location, interactions with marine

mammals are unlikely.

3.2.3 Australian Grayling

The Australian grayling is native to Tasmania and southeast mainland Australia. It migrates between
fresh and marine waters; inhabiting fresh water streams as adults and migrating to coastal seas as
larvae. Spawning takes place in late spring to early summer (Bryant and Jackson, 1999). Larvae are
transported to sea in stream and river currents and return as migrating juveniles approximately 4 to 6
months later (Bryant and Jackson, 1999). The Australian Grayling have been recorded in the upper
Derwent as larvae on route to sea (late spring/early summer), and as juveniles on migration back into
fresh water streams (late autumn/early winter) (Bryant and Jackson 1999). The Natural Values review
identified that, based on the known range of the species it was likely to be present within 500 m and
5000 m of the proposed development site. Similarly, the EPBC PMST assessment identified that the
species or suitable species habitat was known to occur within 5000 m of area of the proposed

development.

The most serious threat facing the Australian grayling population is habitat disturbance resulting in
barriers to migration. Pollution of waterways is also considered a threat to their survival. There are no
foreseen consequences of the proposed development to the migratory route of the Australian grayling
and as such the proposed development is not deemed to pose a risk to the Australian grayling

population.

3.24  White Shark
The white shark is listed as vulnerable and migratory under the EPBC Act. It is unlikely that great white

sharks (Carcharodon carcharias) will occur in the proximity of the proposed development, as this is a
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primarily an oceanic species. The process threatening great white sharks is commercial fishing rather
than shallow coastal development. Therefore, it is unlikely that the proposed development would
present any risk to white sharks given that they are highly mobile and can avoid any construction works.

In addition, the development is unlikely to significantly alter any critical habitat of the white shark.

3.2.5 Seastars

The Tasmanian live-bearing seastar, Parvulastra (formerly Patiriella) vivipara, is endemic to Tasmania
and is listed as endangered under the TSP Act. No known populations exist in the lower Derwent Estuary
(Department of the Environment, 2018). Nevertheless, this species can be cryptic, and it is possible that
populations exist that have not yet been discovered or reported. The EPBC PMST assessment identified
that the live-bearing seastar or its habitat may occur in the development area. The greatest threat to the
live-bearing seastar is changes to habitat as they are restricted to rocky reefs in a narrow intertidal zone
and prefer living under rocks near the high tide mark. They are at risk from pollution, including
eutrophication or sedimentation. Due to its limited distribution and rarity the likelihood of the proposed

development impacting any Tasmanian live-bearing seastar populations is considered to be low.

A comprehensive targeted search across the intertidal and sublittoral zone within the development

footprint and impacted area was conducted for both threatened species; refer to section 4.3.

The Tasmanian live-bearing seastar is at risk from direct impacts (e.g. habitat trampling and
disturbance), therefore, should the proposed development require access to the wider intertidal zone
outside the development survey areas during or post-construction, there may be some risk to any

undetected populations and considerations to minimise impacts should be made.

3.2.6 Giant Kelp Marine Forests

Giant kelp forests of south east Australia were added to federal legislation as a threatened ecological
community in August 2012. The progressive decline of these forests has been the most noticeable in
Tasmanian waters and is attributed to changing oceanographic conditions, including rising sea surface
temperatures and changes to the East Australian Current (DSEWPC, 2013b). Giant kelp (Macrocystis
pyrifera) grows on rocky reefs in cold temperate waters off south-east Australia. The vertical structure
provided by giant kelp forests increases local biodiversity by creating habitat for numerous marine

species (DSEWPC, 2013b). The EPBC PMST report identified that Giant kelp communities may occur
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within 5000 m of the proposed development, however the closest identifiable Giant kelp community is
towards Blackman’s Bay, approximately 10 km away (LISTmap, 2019). Given the distance of known kelp
forests from the development site, and the small-scale nature of the proposed development, potential

impacts of the proposed development to this threatened community are deemed negligible.

3.2.7 Seagrass

Seagrasses are subtidal and intertidal plants found mainly in shallow waters of protected estuaries and
bays. They are important contributors to coastal productivity and biodiversity. Seagrasses play an
important role in nutrient cycling through the uptake of nutrients and can substantially alter the oxygen
concentrations in sediments by releasing oxygen through the rhizomes (roots). Due to their extensive

rhizome structure, seagrasses are particularly important in maintaining sediment stability.

A range of factors have been linked to seagrass habitat decline, however, the most common direct cause
is the reduction of light availability (Jordan et al. 2002), with increased nutrient levels and turbidity from
a range of point and diffuse sources the key causes of such reductions. High levels of nutrients often
result in increased epiphytic algal growth that can smother and shade seagrass blades, while higher
turbidity reduces that amount of light reaching the beds, with deeper parts of the bed most vulnerable
to light reductions. As seagrass density strongly influences both the community structure and
abundance of fishes and invertebrates (Edgar et al. 1995), decreases in seagrass density can result in
considerable loss of benthic diversity and productivity. Additionally, the damage of seagrass beds by
direct contact from boats anchoring, hulls and propellers and prop wash have all been linked to

detrimental effects upon seagrass (Sargent et al. 1995).

During subtidal habitat characterization surveys (refer to Section 4.3), no seagrass was found within the

development footprint.

3.3 MIGRATORY SPECIES

The EPBC PMST report identified four migratory marine species likely to occur within the area of the
proposed development. These included two species of shark; Porbeagle (Lamna nasus) and white shark
(Carcharodon carcharias), and two species of whale; the pygmy right whale (Caperea marginata) and

dusky dolphin (Lagenorhynchus obscurus).
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The proposed development is not expected to notably impact the migration of any species, as it will not

result in any barriers to migratory routes.

3.4 BIOSECURITY AND INTRODUCED SPECIES

An introduced species is a species that is not native to an area. While many introduced species do not
have appreciable detrimental impacts, others can have a significant impact on human health, fisheries
and aquaculture, infrastructure, tourism, biodiversity and ecosystem health. Such species are referred to
as introduced pests. Marine pests are introduced into Australian waters and translocated by a variety of
vectors (e.g. ballast water, biofouling, aquaculture operations, and ocean current movements). Once
introduced, they often thrive as they may lack predators and/or competitors in their new environment,
and the disturbed nature of the Derwent River has proven a habitat where introductions can survive and

thrive.

A 2010 study determined introduced invertebrates numerically outweigh native invertebrates within the
Derwent Estuary (Barrett et al. 2010). There have been over 70 introduced marine species identified in
the Derwent Estuary (Whitehead 2008). Of these, four have been declared as pests under State
legislation (Bruce et al. 1998); the Northern Pacific seastar (Asterias amurensis), the European shore
crab (Carcinus maenas), the European fan worm (Sabella spallanzanii) and Japanese kelp (Undaria
pinnatifida). An additional three marine or estuarine species are formally legislated as pest species in
Tasmania but are not known to occur in the Derwent Estuary. These are the Black striped mussel
(Mytilopsis sallei), the Eastern gambusia (Gambusia holbrooki) and the green algae (Caulerpa taxifolia).
Many more species have been declared as pests by the National Introduced Marine Pest Information

System (NIMPIS; 2018).

Abundance of Undaria (Japanese Wakame) is seasonally variable, peaking in abundance in spring and
becoming virtually absent by late summer (Barrett et al. 2010). It is widespread in the lower Derwent

but is not common further upriver.

Introduction of marine pests are not thought to be a high consideration for this development. However,
should marine construction equipment be sourced from outside the Derwent River system, or be leaving

the system to travel elsewhere at the completion of work, a management system for cleaning including
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any ballast tanks and hull fittings should be introduced to mitigate the risk of spreading any introduced

species.

4 FIELD SURVEY

Following the findings of an initial desktop Natural Values assessment (Section 3) a Natural Values
Survey was developed in accordance with current guidelines relating to development impacts within the
marine environment (NCH, 2015) to confirm the presence of any threatened and protected marine

species or communities identified in the initial Natural Values assessment.

The surveys were designed to identify the immediate habitat of the impacted area of the proposed

development and identify threatened and protected species and communities in the area.
The surveys involved the following components:

e Bathymetric mapping of the seabed within the development footprint and immediate surrounds
e Intertidal survey, including targeted search for threatened and protected seastars

e Characterisation of the subtidal habitats within the development footprint

o Underwater habitat characterisation, including sediment depth investigation

e Underwater survey for threatened and protected species (including targeted search for spotted

handfish (Brachionichthys hirsutus) and red handfish (Thymichthys politus).

4.1 BATHYMETRY

41.1 Methods

Seabed bathymetry was mapped across the potential development footprint and impacted area of the
proposed development using a GARMIN echoMAP enabled mid-band sounder with a multi-channel
CHRIP chart plotter, logging GPS positions and water depth each second. The depths were measured to
the nearest tenth of a meter, and tidally and barometrically corrected for Chart Datum and Australian
Height Datum using Hobart tide charts and barometric pressure observations from the Bureau of
Meteorology’s Hobart weather station. The resultant file was interpolated using GIS software Surfer

11.0, thus creating a bathymetric profile of the area.
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4.1.2 Results
The bathymetry of the proposed development footprint and impacted area was typical of a fringing reef
habitat that extends onto uniform sand (Figure 2). The near-shore fringing reef results in a steep depth

gradient (Figure 3), before shifting to sand habitat that gradually increases in depth (Figure 4).

This bathymetric profile is typical of the region, with an increase in depth with increasing distance from

the shore. There were no notable bathymetric features.

Figure 2 Seabed bathymetry in the vicinity of the proposed jetty alignment
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Figure 3 Steep bathymetric gradient associated with fringing reef (exposed with swell movements on
a low tide)

Figure 4 Clear barrier between steeper fringing reef and sand habitat at approximately 2.5-3.0 m
depth
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4.2 |INTERTIDAL ENVIRONMENT

4.2.1 Methods

To characterise the intertidal and sublittoral habitat and its associated ecology, quadrat surveys were
conducted along two 100 m transects at approximately Mean High Water (MHW) and Mean Low Water
(MLW), along the property foreshore (Figure 5). Three 1 m quadrats were placed and photographed
approximately every 10 m along the two 100 m transects. The location of each quadrat was recorded
using a Garmin GPS 72 handheld GPS. A comprehensive targeted search for threatened seastars,
including Marginaster littoralis and Parvulastra vivipara, was also conducted within each quadrat; this

search included inspection of crevices and overturning of rocks to inspect the underside.

Figure 5 Location of intertidal quadrat sites. Three 1 m quadrats were placed and photographed at
each location along transects at Mean High Water (MIHW) and Mean Low Water (MLW).
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4.2.2 Results

The foreshore habitat at the site consists of large sandstone slabs, with loose sandstone rock in crevices
(Figure 6). The rocky habitat is densely colonised by algae and invertebrates at Mean Low Water,
dominated by mussels (Mytilus galloprovincialis), Pacific oysters (Crassostrea gigas), colonial ascidians
(Pyura sp.), barnacles (Chthamalus antennatus) and tube worms (Galeolaria sp.) (Figure 7). The Mean
High Water habitat is sparsely populated with barnacles (Chthamalus antennatus), limpets (Siphonaria

sp.) and periwinkle snails (Littorina unifasciata) (Figure 8). A full species list is presented in Appendix 4.

No threatened seastars (Marginaster littoralis and Parvulastra vivipara) were observed during the

intertidal survey.

Figure 6 Intertidal sandstone rock slabs at the site.
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Figure 7 Selection of quadrat photographs showing habitat and colonising species at Mean Low Water.

Figure 8 Selection of quadrat photographs showing habitat and colonising species at Mean High Water.
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4.3 UNDERWATER HABITAT CHARACTERISATION

4.3.1 Methods

Three 100 m transects (T1 — T3) were surveyed by divers conducting a visual characterisation of habitat
types. Transects were initiated at a depth of 2 m and extended offshore to the boundary of the
impacted area (approximately 100 m offshore and 5 m depth; Figure 9). Habitat type was recorded

during each transect.

Figure 9 Locations and approximate lengths of underwater dive survey transects (T1-T3)

Ecological Assessment for a Proposed Jetty in Sandford 24

Agenda Attachments - 754 Dorans Road, Sandford Page 28 of 48



43.2 Results

Habitats across the three transects (T1-T3) were largely very similar. The sublittoral substrate along each
transect was comprised mostly of sandstone reef slabs to approximately 3 m depth, and extended
approximately 5 m from the shore (Figure 10). Much of the substrate was colonised by patchy brown
and red turfing algae and occasional green (Ulva, Codium sp.) and brown macroalgae (Sargassum sp.;
Figure 10). A clear habitat boundary existed between the sandstone reef and the uniform sand habitat
that extended as depth increased (Figure 11a). Sand was predominantly medium and fine grained, with
colonial ascidians and the Northern Pacific sea star, Asterias amurensis, common across both hard and

soft substrates (Figure 11b; Figure 11c).

Figure 10 Sublittoral zone with sandstone reef with mixed macroalgae community
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Figure 11 Dominant habitat type throughout survey area, including a) uniform sand, b) small ascidian
colonies, and c) numerous Northern Pacific seastars (Asterias amurensis)
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4.4 TARGETED HANDFISH SEARCH

44.1 Methods

The same three 100 m transects (T1 — T3) used in the habitat characterisation surveys were surveyed by
divers conducting a targeted handfish search (Figure 8). An individual diver carefully searched a2 m
swath either side of each transect. As per survey guidelines, during the search for handfish, numbers of
Northern Pacific seastar (Asterias amurensis), a known predator of handfish eggs, were recorded along
with the presence of any suitable handfish spawning habitat structure such as ascidians, Caulerpa and

seagrass.

442 Results
No species of handfish were observed across any of the three transects surveyed. The Northern Pacific
seastar (A. amurensis) was common across the site as were a number of ascidian species. A total of 43

individual northern pacific seastars were recorded across the three survey transects.

A number of ascidian species were identified across the transects at moderate densities but no stalked
ascidians (Sycozoa sp.) or handfish egg masses were identified. No seagrass or Caulerpa was recorded

during the transect surveys.

Number of
Northern Pacific
seastar
Transect 1 6
Transect 2 20
Transect 3 17
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4.5 SeDIMENT DEPTH INVESTIGATIONS

4.5.1 Methods

Jet probing, to determine approximate soft substrate depths, was undertaken at 10 m intervals along a
transect through the centre of the proposed development footprint (Figure 12). Divers performed jet
probing at each site and results were recorded according to the “feel” of the substrate encountered by
the probe at refusal, as either ‘hard refusal’ (assumed to indicate hard rock) or ‘soft refusal’ (assumed to
indicate clay or similarly compacted sediments). Other notable characteristics recorded included seabed

substrate type.

Figure 12 Approximate jet probing positions along transect line T2, indicated in red.
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4.5.2 Results
The sublittoral and intertidal zones at the top of the transect were largely rock boulder and therefore jet

probing was not feasible.

From these results it is assumed that the soft sediments in the vicinity of the proposed development

footprint and potential impacted area overlays rock boulders and bedrock.

Distance along Maximum depth Refusal type Substrate
transect penetration (m) description
0Om 0 Hard Rock
10m 0.25 Hard Sand
20m 0.75 Hard Sand
30m 1 Hard Sand
40 m 0.5 Hard Sand
50m 1.75 Hard Sand
60 m 1.5 Hard Sand
70m 1 Hard Sand
80 m 0.75 Hard Sand
90 m 0.75 Hard Sand
100 m 0.75 Hard Sand

4.6 PARTICLE SIZE ANALYSIS

Sediment quality is closely linked to particle size, with fine, organic-rich clays and silts typically
significantly enriched in contaminants such as nutrients, hydrocarbons and heavy metals, due to their
high binding capacity. In general, deeper waters with less water movement will exhibit finer silt and mud
sediments (depositional areas), while shallower waters tend to have coarser sand and shell based
sediments (erosional areas). The sediment size also is indicative of the speed of settlement of disturbed

particles, with larger sediment sizes typically settling rapidly.

46.1 Methods

A sediment sample was collected from three locations along T2 core and transferred into sterile screw
top glassware for each site and analysed post-hoc for particle size distribution by Marine Solutions
(Figure 13). Particle size distribution was assessed volumetrically by washing samples through a series of
sieves (4 mm, 2 mm, 1 mm, 500 pum, 250 pum, 125 um and 63 um). The content of each sieve was

drained completely of water and transferred to a measuring cylinder, beginning with the coarsest
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sediment fraction (4 mm) and working down to the finest (63 pum). The volume of sediment measured
in the measuring cylinder was recorded for each sieve size. The sediment fraction <63 um was assumed

to be the total volume of the sample minus the combined volume of all other size classes.

Figure 13 Approximate locations of particle size samples along T2.

4.6.2 Results
Particle size analysis indicated that the majority of the sediment collected were medium grained sand,

with the majority of particle sizes between 125 and 250 um. Site 2 had a higher quantity of coarser
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grained sand (250 to 500 um), however also contained the highest quantity of finer grained particles

(<63 um). There was no detectable odour to any of the sediment samples.

Given the high quantity of medium grained sandy sediments and low proportion of fine grained

sediments, settlement of disturbed sediments during construction will likely be rapid.
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Figure 14 Particle size at 3 sites along proposed jetty alignment
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5 IMPACTS AND MITIGATIONS

5.1.1 Threatened and Protected species

No handfish were observed during the targeted dive surveys. Additionally, no stalked ascidians
(Sycozoa sp.) (preferred spawning substrate for spotted handfish), seagrass or Caulerpa were identified
across the site, however moderate densities of other species of ascidian which may provide suitable
substrate for egg attachment were present. High densities of the Northern Pacific seastar, A.

amurensis, a known predator of handfish eggs were also observed across the site.

Impacts of pile driving on the benthos are restricted largely to the circumference of the pile being
installed and the jetty’s development footprint is likely outside much of the depth range in which
handfish are likely to occur (i.e. too shallow and surge effected). Regardless, unnecessary disturbance

of the benthos should be adopted as best practice environmental management.

Key mitigation: Avoid unnecessary disturbance of the benthos. As a measure of prudence, we
recommend avoiding construction during the handfish breeding season from July to November

inclusive.

Marine mammals may be present periodically in the vicinity of the proposed development and as
discussed in Section 3.3.2, acoustic disturbance during construction may particularly affect marine

mammals that rely on acoustic cues for social and reproductive behaviours.

Key mitigation: A 300 m radius exclusion zone should be applied around the construction site. This

zone should be monitored for marine mammals prior to and during construction activities. Should any
marine mammals be sighted within the exclusion zone, construction works should be halted until such
time that no marine mammal has been sighted for 30 minutes. A slow start-up of construction works is

recommended to avoid causing unnecessary shock to animals and to allow them to vacate the area.

The proposed development is not considered a barrier to migration, and therefore not expected to

alter the migration patterns of Australian Grayling.

Key mitigation: None required.
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It is unlikely that the proposed development would present any risk to White sharks given that they are
highly mobile and can avoid any construction works. In addition, the development is unlikely to

significantly alter any critical habitat of the White shark.

Key mitigation: None required.

No threatened seastars (Marginaster littoralis and Parvulastra vivipara) were observed during the

intertidal survey.

Key mitigation: Physical disturbance of the substrate during construction should be kept to a minimum

to avoid unnecessary localised mortalities of marine flora and fauna.

The underwater census did not identify any unique or high value flora or habitats within the study area.
In addition, no threatened or protected species were observed. The likelihood of the proposed

development impacting any valuable marine habitats is considered to be low.

Key mitigation: Physical disturbance of the substrate during construction should be kept to a minimum
to avoid unnecessary localised mortalities of marine flora and fauna and avoid resuspension of

sediments which may impact on surrounding habitats.

Migratory marine species were identified in the initial desktop assessment (Section 3.4). The proposed
development is not expected to notably impact the migration of any species, as it will not result in any

barriers to migratory routes.

Key mitigation: None required.

Translocation of introduced marine pests also presents a threat to the existing natural values of the
proposed development area. Machinery, including vessels which have been used in waters other than
the Derwent Estuary should be washed thoroughly with fresh water to remove any sediment.
Machinery and vessels which have the potential to transport waterborne virus’ or pest species should

be disinfected and allowed to dry prior to being used on site.
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Key mitigation: Existing protocols (Living Marine Resources Act 1995) should be followed to ensure no
marine species are translocated. Construction equipment should be sourced from within the Derwent

Estuary.

No sensitive receptors were identified during the ecological assessment and fine silts were not

encountered in notable quantities during substrate characterisation.

Previous observations and video investigations of pile-driving activities at Prince of Wales Bay and
South Arm (Derwent River) and at Pirates Bay (Tasman Peninsula) found that that sediment re-
suspension was minimal at all stages of the piling process and rapidly dissipated after piling ceased

(Marine Solutions 2012).

It is concluded that sediment disturbance as a result of pile driving is likely to be low at the
development site. Consequently, the pile driving activity is unlikely to present an ecological risk as a

consequence of increases in turbidity, siltation and the re-suspension of contaminants.

Key mitigation: Disturbance of the substrate should be undertaken during calm weather to minimise

the spread of disturbed sediments.
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6 CONCLUSIONS

The marine ecological assessment found no ecological contraventions to the proposed development
and with appropriate risk management strategies in place, it is the opinion of the author that this

development may be undertaken with minimal impact on the surrounding area.

Following a desktop and field-based ecological impact assessment, there are some mitigation measures

which should be put in place to minimise any potential impacts;

e Avoid unnecessary disturbance of the benthos during the excavation and construction works
etc.
e Avoid construction during the spotted handfish breeding/spawning season (July to November
inclusive).
e To minimise potential acoustic impacts upon marine life, it is recommended that;
0 A pre-start-up visual observation for marine mammals should be undertaken in a 300
m radius prior to commencement of soft-start procedures.
0 A soft-start to piling may commence if no marine mammal has been sighted within the
300 m radius. Soft start procedures should be used each time construction is initiated,
gradually increasing power over a 10-minute period.
0 Marine construction will shut down completely if a marine mammal is sighted within a
300 m radius. Construction works should be halted until such time that no marine
mammal has been sighted for 30 minutes.
e Disturbance of the substrate should be undertaken during calm weather to minimise the
spread of disturbed sediments.
e Minimising the extent of foreshore disturbance during construction and designing any
structures to span over intertidal zones to avoid disturbing the substrate with pilings or

footings etc.

With all factors considered and the recommended precautionary mitigation measures in place, risks to
the immediate and surrounding ecological assemblages are considered low. Given the adoption of the
above-identified mitigation measures, there are no contraventions to the proposed works on the basis

of marine environmental risk.
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8 APPENDICES

Appendix 1. Operational Summary

Time Cloud Rain

Personnel*

Wind

Swell Works conducted

20/06/2019 | A. Ford 10:00- | 6/8 None  15knot @ 0.5W | High Handfish survey
M. Cameron 11:00 w Particle size
J. Smart 0514-0.42 Jet probing
1242 -1.13 Bathymetry
1514-1.12
2143 -1.41
25/06/2019 | C. Manicom 8:30 - 1/8 None | 5knot NA Low, rising Intertidal survey
9:45 NW
0057 -1.18
0819 -0.62
1508 - 1.24
2106 - 0.95
* Personnel are from Marine Solutions unless otherwise indicated.
Appendix 2. EPBC Act Protected Matters Report
See attached file “2019_06_19 PMST.pdf’
Appendix 3. Natural Values Atlas Report
See attached file “2019 06 19 NVA.pdf’
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Appendix 4. Intertidal species list

Algae

Invertebrates

Molluscs

Echinoderms

Other

Common Name
Sea lettuce
Green algae
Red algae
Coraline algae
Codium

Pacific oyster

Blue mussel
Periwinkle
Periwinkle

Siphon shell limpet
Chiton

Regular star
Northern Pacific seastar

Waratah anemone
Acidians
Barnacle

Scientific Name

Ulva australis
Chaetomorpha spp
Schizoseris hymenema
Corallina officinalis
Codium sp.

Crassostrea gigas

Mytilus galloprovincialis plaulatus
Littorina unifasciata

Afrolittorina praetermissa
Siphonaria sp.

Chiton pelliserpentis

Patiriella regularis
Asterias amurensis

Actinia tenebrosa
Pyura sp.
Chthamalus antennatus

Status notes

Introduced
Introduced

Introduced
Introduced
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Attachment 4

From: Clarence General Mail User

Sent: Thursday, 16 July 2020 3:18 PM

To: City Planning

Subject: FW: CAS COMMENTS: DA for private jetty adjacent to 754 Dorans Rd &

798A Dorans Rd, Sandford

From: Lond-Caulk, Clare <Clare.Lond-Caulk@dpipwe.tas.gov.au>

Sent: Thursday, 16 July 2020 3:15 PM

To: Clarence General Mail User <clarence@ccc.tas.gov.au>

Cc: Hamilton, Sheryl <Sheryl.Hamilton@dpipwe.tas.gov.au>

Subject: CAS COMMENTS: DA for private jetty adjacent to 754 Dorans Rd & 798A Dorans Rd,
Sandford

FAO: Ross Lovell
Dear Mr Lovell

Thank you for your request for comment on the development application for construction of a
private jetty adjacent to 754 Dorans Road and 798A Dorans Road, Sandford. Conservation
Assessments (CAS) has reviewed the information provided and offers the following comments:

* Itis noted that a terrestrial flora/fauna survey has been carried out and there were no
observations of threatened flora/fauna within the development footprint.

e Itis noted that a marine survey has been carried out and there were no observations of
threatened marina fauna within the development footprint.

To minimise potential impacts on marine fauna, CAS supports the following recommendations from
the Marine Solutions (July 2019) report:

*  Avoid construction during the Spotted Handfish breeding/spawning season (from July to
November inclusive).

¢ Should marine construction equipment be sourced from outside the Derwent River system,
or be leaving the system to travel elsewhere at the completion of work, a management
system for cleaning including any ballast tanks and hull fittings should be introduced to
mitigate the risk of spreading any introduced species.

e Physical disturbance of the substrate during construction should be kept to a minimum to
avoid unnecessary localised mortalities of marine flora and fauna (including the handfish)
and avoid resuspension of sediments which may impact on surrounding habitats.

Marine mammals, including Endangered Southern right whales, are recorded in this area and are
sensitive to underwater acoustic disturbance. The preference is for construction activities to take
place outside of the whale breeding and main migration season (i.e. May-November) as this is the
most effective way to mitigate potential acoustic impacts on marine mammals. However, if the
works are completed during this period, to minimise potential acoustic impacts on marine mammals,
CAS recommends that a monitoring and management plan is developed and implemented
consistent with the Underwater Piling Noise Guidelines (SA Department of Planning, Transport and
Infrastructure, 2012) and as a minimum contains the following protocols:
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e Adedicated, trained marine mammal observer should be present throughout construction
activities;

¢ The observer should call the DPIPWE Marine Conservation Program whale hotline (0427
WHALES / 0427 942 537) at the beginning of each construction day to obtain up-to-date
information regarding whale sightings in the region;

e The observer to closely monitor the immediate and adjacent area for 10 minutes prior to
initiation of construction activities, to ensure absence of whales;

e Jetty construction activities to engage in soft-start-up procedure;

¢ The observer should continue to monitor immediate area and surrounding area and notify
the operator when a marine mammal is seen;

* Noise-generating activities to immediately shut down and cease while marine mammals are
visible;

e Dedicated observer to continue monitoring throughout construction activities;

e Occurrences of cetaceans should be reported to DPIPWE within 90 days. Reference data
should include species name, location-GPS (grid reference GDA94), observer name, date,
number of individuals and area occupied.

If you have any queries about the above comments, please contact Sheryl Hamilton
(sheryl.hamilton@dpipwe.tas.gov.au, ph: 6165 4382).

Regards

Clare Lond-Caulk

Section Head - Conservation Assessment and Wildlife Management Section
Policy, Advice and Regulatory Services Branch, DPIPWE

Tel: (03) 616 54416, Email: Clare.Lond-Caulk@dpipwe.tas.gov.au

My current work hours are 8 to 4.30 Monday- Friday

CONFIDENTIALITY NOTICE AND DISCLAIMER:

The information in this transmission may be confidential and/or protected by legal professional privilege, and is intended only for the
person or persons to whom it is addressed. If you are not such a person, you are warned that any disclosure, copying or dissemination
of the information is unauthorised. If you have received the transmission in error, please immediately contact this office by telephone,
fax or email, to inform us of the error and to enable arrangements to be made for the destruction of the transmission, or its return at our
cost. No liability is accepted for any unauthorised use of the information contained in this transmission.
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11.3.2 DEVELOPMENT APPLICATION PDPLANPMTD-2020/011389 - 7
DOUGLAS STREET, BELLERIVE - 2 MULTIPLE DWELLINGS (1 EXISTING
+ 1 NEW)

EXECUTIVE SUMMARY

PURPOSE
The purpose of this report is to consider the application made for 2 Multiple Dwellings
(1 existing + 1 new) at 7 Douglas Street, Bellerive.

RELATION TO PLANNING PROVISIONS

The land is zoned General Residential and is subject to the Road and Rail Assets,
Parking and Access and Stormwater Management Codes under the Clarence Interim
Planning Scheme 2015 (the Scheme). In accordance with the Scheme the proposal is a
Discretionary development.

LEGISLATIVE REQUIREMENTS

The report on this item details the basis and reasons for the recommendation. Any
alternative decision by Council will require a full statement of reasons in order to
maintain the integrity of the Planning approval process and to comply with the
requirements of the Judicial Review Act and the Local Government (Meeting
Procedures) Regulations 2015.

Note: References to provisions of the Land Use Planning and Approvals Act 1993 (the
Act) are references to the former provisions of the Act as defined in Schedule 6 —
Savings and Transitional Provisions of the Land Use Planning and Approvals
Amendment (Tasmanian Planning Scheme Act) 2015. The former provisions apply to
an interim planning scheme that was in force prior to the commencement day of the
Land Use Planning and Approvals Amendment (Tasmanian Planning Scheme Act)
2015. The commencement day was 17 December 2015.

Council is required to exercise a discretion within the statutory 42-day period which
expires on 14 October 2020.

CONSULTATION
The proposal was advertised in accordance with statutory requirements and two
representations were received raising the following issues:

. traffic impacts;

. visual bulk; and

o loss of privacy.
RECOMMENDATION:

A. That the Development Application for 2 Multiple Dwellings (1 existing + 1
new) at 7 Douglas Street, Bellerive (Cl Ref PDPLANPMTD-2020/011389) be
approved subject to the following conditions and advice.

1. GEN AP1 — ENDORSED PLANS.
2. ENG A2 — CROSSOVER CHANGE [5.5m wide][TSD-R09].

3. ENG A5 — SEALED CAR PARKING.
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4. ENG M1 — DESIGN DA [access arrangements; carpark and driveways
construction; service upgrades or relocations; the access driveway must
show a clear trafficable width of 3m wide and be free of any fences,
eaves, gutters and kerbs. ]

5. ENG M5 — EROSION CONTROL.

6. ENG S1 — INFRASTRUCTURE REPAIR.

7. TASWATER — TASWATER CONDITION.

B. That the details and conclusions included in the Associated Report be recorded

as the reasons for Council’s decision in respect of this matter.

ASSOCIATED REPORT

1. BACKGROUND

Planning Permit D-2019/156 was granted on 17 June 2019 for the construction of two

multiple dwellings (1 existing + 1 new) at 7 Douglas Street, Bellerive. The proposal

involved the construction of a two-storey dwelling to the rear of the existing dwelling.

The permit remains valid however it is unlikely to be acted upon as the application

currently before Council (for a single storey multiple dwelling) intends to replace this

approval.

2. STATUTORY IMPLICATIONS

2.1. The land is zoned General Residential under the Scheme.

2.2. The proposal is discretionary because it does not meet the Acceptable Solution

under the Scheme relating to building envelope.

2.3. The relevant parts of the Planning Scheme are:

Section 8.10 — Determining Applications;
Section 10.0 — General Residential Zone;
Section E5.0 — Road and Rail Assets Code;
Section E6.0 — Parking and Access Code; and

Section E7.0 — Stormwater Management Code.
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2.4.

Council’s assessment of this proposal should also consider the issues raised in
any representations received, the outcomes of the State Policies and the
objectives of Schedule 1 of the Land Use Planning and Approvals Act, 1993
(LUPAA).

3. PROPOSAL IN DETAIL

3.1.

3.2.

The Site

The site is a 771m? rectangular shaped lot, located on the southern side of
Douglas Street, Bellerive. The site contains a single storey dwelling and is
surrounded by single and multiple dwellings. The site is mildly westwards
sloping and predominantly cleared of vegetation. Access is provided via

Douglas Street.

The area surrounding the site is similarly zoned General Residential and is

characterised by a suburban living setting.

The Proposal

Application is made to construct a second single-storey dwelling to the rear of
the existing dwelling. The new dwelling would be sited 1.5m from the rear
(southern) boundary. The new dwelling would occupy a floor area of 133m?
and have a maximum height of 4.76m. It would have three bedrooms, an
ensuite, open space dining and living area, bathroom, laundry and a garage. The
proposed dwelling would be constructed of brick walls and a pitched

“Colorbond” roof.
Both dwellings would be provided with in excess of 60m? of private open space.

Waste storage facilities would be provided for the exclusive use of each

dwelling.

Access would be provided via a shared driveway extending alongside the

eastern boundary of the site. Parking would be made available for five vehicles.

A copy of the proposal is included in the attachments.
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4. PLANNING ASSESSMENT
4.1. Determining Applications [Section 8.10]

“8.10.1 In determining an application for any permit the planning
authority must, in addition to the matters required by s51(2)
of the Act, take into consideration:

(a) all applicable standards and requirements in this

planning scheme; and
(b) any representations received pursuant to and in
conformity with ss57(5) of the Act,
but in the case of the exercise of discretion, only insofar as each such
matter is relevant to the particular discretion being exercised. ”

References to these principles are contained in the discussion below.

4.2. Compliance with Zone and Codes
The proposal meets the Scheme’s relevant Acceptable Solutions of the General
Residential Zone, Road and Rail Assets Code, Parking and Access Code and

Stormwater Management Code with the exception of the following.

General Residential Zone
. Clause 16.4.2 (A2) of the General Residential Zone— the proposal
would have a setback of 1.5m from the southern rear boundary as

opposed to the required 4m setback from a rear boundary.

The proposed variation must be considered pursuant to the Performance Criteria

(P3) of Clause 10.4.2 as follows.

Clause Performance Criteria Assessment
10.4.2 “The siting and scale of a | Due to the separation and offset
dwelling must: location of the proposed dwelling
(@) not cause unreasonable loss | from adjoining residences, the
of amenity by: preparation of shadow diagrams

i.  reduction in sunlight to a | was not considered necessary in
habitable room (other | this case to determine the impact.
than a bedroom) of a
dwelling on an adjoining | However, Council’s internally
lot; or prepared  shadow  diagrams

indicate the only loss of sunlight to

habitable rooms would occur to
the adjoining property to the south
at 22 Church Street.
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This impact would be confined to
9am-10am on 21 June with solar
access being retained to the north
facing windows for the remainder
of the day. It is considered the
proposed dwelling would not
cause an unreasonable loss of
sunlight to the habitable room
windows of the adjoining dwelling
at 22 Church Street.

overshadowing the
private open space of a
dwelling on an adjoining
lot; or

Council’s internally prepared
shadow diagrams demonstrate
there would be no overshadowing
impact upon the private open
space of the adjoining dwellings at
5 and 9A Douglas Street.

The shadow diagrams demonstrate
the private open space associated
with the adjoining dwelling to the
south at 22 Church Street would be
affected to wvarying degrees
between 9am and 3pm on 21 June.
This property forms a large
(1,075m?) property with the
private open space extending to
the north and east of the dwelling.

Overshadowing impact would
generally be confined to the fence
line separating the two properties
and within the area containing a
large shed. The deck and eastern
part of the private open space
(which can be considered to form
the most highly valued areas)
would receive full sun between
10am and 3pm on 21 June. The
proposal would result in a one-
hour reduction in sunlight (16.6%
reduction) during the Winter
Solstice.

The overshadowing impact is also
likely to be less given the dwelling
at 22 Church Street is elevated
above the subject site.  The
resultant overshadowing impact
would  therefore = not  be
unreasonable.
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In terms of the private open space
associated with the adjoining
dwelling to the east at 9A Douglas
Street, overshadowing impact
would be confined to the late
afternoon on the Winter Solstice

(3pm onwards). No
overshadowing of the private open
space  associated  with  the

adjoining dwelling to the west at 5
Douglas Street would occur. The

proposed dwelling would
therefore = not  cause  any
unreasonable overshadowing

impact to these properties.

Based on the above assessment,
the proposed dwelling would not
cause any unreasonable
overshadowing impact upon the
private open space of adjoining
dwellings and the performance
criteria is met in this regard.

iii.  overshadowing of an

adjoining vacant lot; or

not applicable

iv.  visual impacts caused by
the apparent scale, bulk
or proportions of the
dwelling when viewed
from an adjoining lot;

and

The proposed dwelling would be
located 1.5m from the rear
(southern) boundary with a wall
length of 13.4m. Despite the close
proximity of the dwelling to the
rear boundary, the visual impact of
the dwelling would not be
unreasonable given the low wall
and roof height at the southern
elevation of the dwelling resulting
from the excavation of the
dwelling below natural ground
level and single storey, hipped
roof design.

(b) provide separation between
dwellings on adjoining lots
that is compatible with that
prevailing in the surrounding
area.

The distances between dwellings
and rear boundaries on adjoining
lots vary from 1.5m to 2.5m.

The horizontal distance between
rear boundaries and the buildings

on adjoining properties is as
follows:

o 3 Douglas Street — 3m

o 5 Douglas Street — 3m

° 1 Douglas Street — 2m
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. 13 Douglas Street — 4m
o 15 Douglas Street — 4m

The separation and siting of the
proposed dwelling is therefore
considered compatible with the
surrounding area.

5. REPRESENTATION ISSUES

The proposal was advertised in accordance with statutory requirements and two

representations were received. The following issues were raised by the representors.

5.1.

5.2.

Traffic Impact

The representor is concerned about the location of the proposed shared driveway

in terms of its proximity to the eastern side boundary, on the basis this will cause

an unreasonable loss of amenity to the adjoining residential property by way of

vehicle noise and vibration. The representor has suggested the driveway be

relocated to the western side of the property.

Comment

The proposed driveway has been located and designed to comply with
all Acceptable Solutions and Performance Criteria of the Road and Rail
Assets Code and Parking and Access Code. While Council is obliged to
consider the application before it, it is however noted neither of these
Codes restrict the proximity of a shared driveway to a neighbouring

property. This issue therefore has no determining weight.

Visual Bulk

The representor has raised concern in relation to the proximity of the southern

elevation of the new dwelling to the rear boundary and that this will cause

unreasonable visual bulk.

Comment

This issue has been considered previously in the report. It has been
considered the low height profile of the proposed dwelling and
separation from dwellings will ensure visual bulk is unreasonable and

consistent with the surrounding built form.
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5.3. Loss of Privacy
The representor has raised concern in relation to the location of four windows
on the southern elevation of the proposed dwelling in terms of loss of privacy
for the adjacent residential property to the south. The representor has suggested
the existing boundary fence be replaced with a 2m high paling boundary fence

to minimise direct viewing between the two properties.

o Comment

The windows located on the southern elevation of the proposed dwelling
include 3-bedroom windows and a bathroom window. The windows are
located at ground level and comply with Clause 10.4.6 A2 in relation to
privacy. This issue therefore has no determining weight. In relation to
the suggested boundary fencing, this is a private matter to be addressed
between the two properties as regulated under the Boundary Fences Act
1908.

6. EXTERNAL REFERRALS
The proposal was referred to TasWater who have advised they do not object to the

proposed development subject to the imposition of permit conditions.

7. STATE POLICIES AND ACT OBJECTIVES
7.1. The proposal is consistent with the outcomes of the State Policies, including

those of the State Coastal Policy.

7.2.  The proposal is consistent with the objectives of Schedule 1 of LUPAA.
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8. COUNCIL STRATEGIC PLAN/POLICY IMPLICATIONS
There are no inconsistencies with Council’s adopted Strategic Plan 2016-2026 or any

other relevant Council Policy.

9. CONCLUSION
The proposal is for multiple dwellings (1 existing + 1 new) at 7 Douglas Street,
Bellerive. The proposal satisfies all the relevant acceptable solutions and performance

criteria of the Scheme and is recommended for conditional approval.

Attachments: 1. Location Plan (1)
2. Proposal Plan (7)
3. Site Photo (1)

Ross Lovell
MANAGER CITY PLANNING



Attachment 1

|Subject Property |

This map has been produced by Clarence City
Council using data from a range of agencies. The City 9/30/2020
bears no responsibility for the accuracy of this
information and accepts no liability for its use by other
parties.
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GENERAL NOTES:

m  Builder to verify all dimensions and levels on site
prior to commencement of work.

m  All work to be carried out in accordance with the
National Construction Code 2019 - Building Code

of Australia.
‘ < FIRE SAFETY:
m Smoke Alarms to be mains powered and installated as
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Provide local authorities with insulation and compliance
certificates.
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" GENERAL NOTES h
. Insulation: R4.0 to ceilings and R2.0 to external walls. -
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= GENERAL NOTES:
22.57 ROOF PITCH m  Builder to verify all dimensions and levels on site
prior to commencement of work.
m  All work to be carried out in accordance with the
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of Australia.
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Attachment 3

Figure 1 Photo of the site from the frontage 30/9/2020

Figure 2 Photo of the proposed unit location, looking south towards Blundstone Area 30/9/2020
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11.3.3 DEVELOPMENT APPLICATION PDPLANPMTD-2019/001720 - 14
THEMEDA COURT, HOWRAH - DWELLING AND ANCILLARY DWELLING

EXECUTIVE SUMMARY

PURPOSE
The purpose of this report is to consider the application made for a Dwelling and
Ancillary Dwelling at 14 Themeda Court, Howrah.

RELATION TO PLANNING PROVISIONS

The land is zoned Low Density Residential and subject to the Bushfire Prone Areas,
Natural Assets, Landslide Hazard Areas, Waterway and Coastal Protection Areas,
Parking and Access and Stormwater Management Codes under the Clarence Interim
Planning Scheme 2015 (the Scheme). In accordance with the Scheme the proposal is a
Discretionary development.

LEGISLATIVE REQUIREMENTS

The report on this item details the basis and reasons for the recommendation. Any
alternative decision by Council will require a full statement of reasons in order to
maintain the integrity of the Planning approval process and to comply with the
requirements of the Judicial Review Act and the Local Government (Meeting
Procedures) Regulations 2015.

Note: References to provisions of the Land Use Planning and Approvals Act 1993 (the
Act) are references to the former provisions of the Act as defined in Schedule 6 —
Savings and transitional provisions of the Land Use Planning and Approvals
Amendment (Tasmanian Planning Scheme Act) 2015. The former provisions apply to
an interim planning scheme that was in force prior to the commencement day of the
Land Use Planning and Approvals Amendment (Tasmanian Planning Scheme Act)
2015. The commencement day was 17 December 2015.

Council is required to exercise a discretion within the statutory 42 day period which
expires on 14 October 2020.

CONSULTATION

The proposal was advertised in accordance with statutory requirements and three
representations were received raising the following issues:

impact on privacy and the location of the proposed ancillary dwelling;

noise and dust associated with the construction;

stormwater Management;

the location of the proposed tennis court;

bushfire management requirements; and

boundary fencing and costs associated with its replacement.

RECOMMENDATION:

A. That the Development Application for Dwelling and Ancillary Dwelling at 14
Themeda Court, Howrah (Cl Ref PDPLANPMTD-2019/001720) be approved
subject to the following conditions and advice.

I. GEN AP1 - ENDORSED PLANS.
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2. Amended plans showing the reduced maximum building height must be
submitted and approved by Council’s Manager City Planning prior to
the commencement of the use/development.

3. All external surfaces must be finished in non-reflective, muted colours
to the satisfaction of Council’s Manager City Planning. Details of the
colour scheme must be submitted and approved prior to construction.

4. GEN AMS — TENNIS COURT.

5. Should the tennis court be used for commercial purposes, a development
application must be lodged with Council for that land use.

B. The applicant is advised that the proposal is contrary to the Part V Agreement
(E3444) dated 29 January 2015. Council as a party to the Part V Agreement
(E3444) does not agree to the proposal. The Part V Agreement states that: “The
owners of those lots must not construct a residential dwelling on that part of
their Lot marked as ‘Building Protection Zone on Attachment 1’”. The proposal
is contained within the building protection zone and is therefore a breach of the
Agreement, which Council would be bound to enforce if the development is
commenced.

C. That the details and conclusions included in the Associated Report be recorded
as the reasons for Council’s decision in respect of this matter.

ASSOCIATED REPORT

1. BACKGROUND
The site was subject to a Section 43A Combined Planning Scheme Amendment to
Application A-2011/9 and subdivision application SD-2011/30 - Rezoning from
Recreation and Low Density Residential to Landscape and Skyline and from Landscape
and Skyline Conservation to Residential and Low Density Residential, inclusion of

“Oceana Phase 2” Development Plan and 38 lot subdivision.

The lot was approved as a part of the subdivision application SD-2011/30.

An Agreement pursuant to Section 71 of the Land Use Planning and Approvals Act
1993 was included with the title as a part of the subdivision approval. SD-2011/30. The
Part V Agreement restricted the owners of those lots marked as C5; C6; C7; C8; C12;
C13;C16,C17,CI18 and C19:
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“(a) not to construct a residential dwelling on that part of their lot
marked as ‘Building Protection zone on Attachmentl; and

(b) undertake the following bushfire risk mitigation measures in that
part of their lot marked as a “Building Protection Zone” on
Attachment 1:

(i)  maintain the distance between any two (2) trees at more than
the width of the canopy of each tree, or the height of the tree
(whichever is greater);

(i)  remove branches and loose bark from all trees to height of at
least two (2) metres;

(iii)  remove shrubs; and

(iv) maintain ground covers below 30 centimetres.

(c) not remove the Mature Tree(s) from those parts of their lot marked
on Attachment 2, without the prior written consent of Council (whose
consent must not be unreasonably withheld where the owner(s)
provides a report to Council from suitably qualified person
demonstrating that the Mature Tree(s) has no conservation value, is
off ill health and is not likely to survive or poses a danger to
individuals).”

2. STATUTORY IMPLICATIONS
2.1. The land is zoned Low Density Residential under the Scheme.

2.2. The proposal is discretionary because it does not meet the Acceptable Solutions

under the Scheme.

2.3. The relevant parts of the Planning Scheme are:

. Section 8.10 — Determining Applications;

. Section 10 — Low Density Residential Zone; and

J Section F14 — Oceana Drive Residential and Bushland Specific Area
Plan; and

° Section E6.0 — Bushfire Prone Areas, Natural Assets, Landslide Hazard

Areas, Waterway and Coastal Protection Areas, Parking and Access and

Stormwater Management Codes.
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2.4.

2.5.

Council’s assessment of this proposal should also consider the issues raised in
any representations received, the outcomes of the State Policies and the
objectives of Schedule 1 of the Land Use Planning and Approvals Act, 1993
(LUPAA).

The proposal is contrary to the Part V Agreement (E3444) dated 29 January
2015. Council as a party to the Part V Agreement (E3444) would not agree to
the proposal. The Part V Agreement states that: “The owners of those lots must
not construct a residential dwelling on that part of their Lot marked as ‘Building
Protection Zone” on Attachment 1°”. The proposal is contained within the
building protection zone and is therefore a breach of the Part V Agreement of

under Section 71 of the Land Use Planning and Approvals Act, 1993.

3. PROPOSAL IN DETAIL

3.1.

3.2.

The Site

The site is a 5076m? irregular shaped allotment located at Themeda Court,
Howrah. It is surrounded by residential development and open space east to the
property. The site is westwards sloping and partly cleared of vegetation. Access

would be provided via proposed sealed driveway to Themeda Court, Howrah.

The area surrounding the site is zoned Low Density Residential and General

Residential.

The Proposal

The proposal is to construct a two-storey dwelling, a tennis court, two garages
and an ancillary dwelling. The proposed dwelling would occupy an
approximate floor area of 581m? and the ancillary dwelling a floor area of 60m?.
The proposed maximum height is 7.525m. The applicant provided amended
plans showing the maximum height of the proposed dwelling. The amended

plans show that the maximum height of the dwelling is below 7.5m.
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4.

The applicant’s submission did not indicate that the tennis court would be used
for commercial purposes. Therefore, a condition will be included on the
planning permit stating that, in the event that the tennis court were to be used
for commercial purposes, a separate development application must be lodged

with Council for that land use.

The dwelling is proposed to be constructed of concrete panels, black nailstrip
cladding and blockwork. It would have a 35m front setback, 2.6m north side

setback, 11.6m south side setback and 3m rear setback.

PLANNING ASSESSMENT

4.1.

4.2.

Determining Applications [Section 8.10]

“8.10.1 In determining an application for any permit the planning
authority must, in addition to the matters required by s51(2)
of the Act, take into consideration:

(a) all applicable standards and requirements in this
planning scheme; and

(b) any representations received pursuant to and in
conformity with ss57(5) of the Act,

but in the case of the exercise of discretion, only insofar as each such

matter is relevant to the particular discretion being exercised. ”

References to these principles are contained in the discussion below.

Compliance with Zone and Codes

The proposal meets the Scheme’s relevant Acceptable Solutions of the Low
Density Residential Zone and Oceana Drive Residential and Bushland Specific
Area Plan and Bushfire Prone Areas, Natural Assets, Landslide Hazard Areas,
Parking and Access and Stormwater Management Codes with the exception of

the following.

F14 - Oceana Drive Residential and Bushland Specific Area Plan
. Clause 14.7.1 Al- Building height, design and colour— the proposed

maximum height is 7.5m.
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Clause

Performance Criteria

Assessment

14.7.1 P1

“The maximum building height is
7.5m.

Buildings of a height of up to
7.5m may be approved where the
design, colours and materials of
buildings on the lot combine with
walls and fences so as to
unobtrusively blend with the
natural landscape and minimise
visual intrusion. Materials and
surfaces should be:

(a) of low light reflectivity; and

(b) of dark natural colour (such
as black, grey, brown and
green); or

(c) of dark appearance
throughout the day due to
shading.”

Does not comply - the proposed
maximum building height is
7.525m. The applicant provided
amended plans showing the
reduced maximum height of the
proposed  dwelling. The
amended plans show that the
maximum height of the dwelling
is below 7.5m.

The proposed dwelling’s
windows have a low light
reflectivity and the colour

scheme of the proposed dwelling
is dark grey to black. It can be
considered that the proposed
dwelling will appear dark and
will blend with the natural
landscape.

It is noted that the proposed
dwelling will be constructed
partly below the natural ground
level, further reducing the visual
impact on the landscape.

Photomontages and a schedule of
the proposed external finishes
were provided as a part of the
application, demonstrating that
the proposed dwelling will blend
with the natural landscape and
will not be prominent from the
nearby public locations.

D12- Low Density Residential Zone

Clause 12.4.2 A3- Setbacks and building envelope — the proposal cuts

through the prescribed building envelope at the rear of the subject site.

109
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Clause

Performance Criteria

Assessment

12.4.2 P3

“The siting and scale of a
dwelling must:

(a) not cause unreasonable loss
of amenity by:

(i) reduction in sunlight to a
habitable room (other
than a bedroom) of a
dwelling on an adjoining
lot; or

(if) overshadowing the

private open space of a

dwelling on an adjoining

lot; or

(iii) overshadowing of an

adjoining vacant lot; or
(iv) visual impacts caused by
the apparent scale, bulk
or proportions of the
dwelling when viewed
from an adjoining lot;
and

(b) provide separation between
dwellings on adjoining lots
that is compatible with that
prevailing in the
surrounding area.”

Complies - the proposed
dwelling would cut through the
prescribed building envelope at
the rear.

The proposed tennis court fence
would have a setback of 3m from
the rear boundary, and therefore
an assessment against the
performance criterion is required.
It is noted that the proposed fence
has a maximum height of 4.1m
above natural ground level and is
located west to the adjoining
residential properties.

Therefore, due to the orientation
of the dwelling in relation to the
adjoining dwellings and the
height of the structures, it is
considered that the proposed
development will not cause
unreasonable loss of amenity by
overshadowing or visual impacts
caused by scale or bulk.

D12- Low Density Residential Zone

Clause 12.4.8 A1- Landfill and excavation — the proposed depth of the

excavation is over 1m from natural ground level.

(a) does not detract from the
visual amenity of the area;

Clause Performance Criteria Assessment
12.4.8 “Fill and excavation must satisfy | Complies - the excavation
Al all of the following: required to  construct the

proposed dwelling will not be
conspicuous from the
surrounding area.

110
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(b) does not impact upon the The major part of the proposed
privacy for adjoining excavation is screened by the
properties; proposed dwelling, and therefore

will not be easily seen from

(c) does not affect land stability | Themeda Court or adjoining
on the lot or adjoining public spaces.
land.”

The elevations provided with the

application indicate that the

proposed dwelling will not be
prominent from the adjoining
public roads or streets.

In terms of the proposal’s
impacts on the privacy of the
adjoining properties, it is noted
the proposed dwelling meets all
the relevant setback standards in
relation to privacy for the Low
Density Residential zone.

In addition, the proposed
dwelling has a setback of at least
4m from both of its side
boundaries and the rear of the
proposed dwelling would be
facing a public open space.
Therefore, it can be considered
that the proposed dwelling will
not have any negative impacts on
the privacy of the adjoining
properties.

Council engineers and building
officers were satisfied that the
proposed development meets all
the relevant construction
standards. Issues regarding land
stability will be satisfied in the
building permit stage.

5. REPRESENTATION ISSUES
The proposal was advertised in accordance with statutory requirements and three

representations were received. The following issues were raised by the representors.
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5.1.

5.2.

5.3.

Impact on Privacy and Location of the Proposed Ancillary Dwelling

Representors are concerned that the proposed development overlooks their

properties.

Comment
The proposed development complies with Clauses 10.4.6 A1 and 10.4.6
A2 - Privacy for all dwellings. Therefore, the matter does not have any

determining weight.

Noise and Dust associated with the Construction

Representors are concerned that the construction of the proposed dwelling will

generate noise and dust and will have adverse impacts on the surrounding

environment.

Comment

The above matters are not relevant considerations under the Scheme and
therefore will not have any determining weight. However, the proposed
residence is required to be constructed in compliance with the relevant
legislation, such as Building Code Australia (BCA) and Australian
Standards and be certified by a building surveyor, to ensure that the
proposed development would have minimal adverse impacts on the

surrounding environment and residences.

Stormwater Management

Representors are concerned that the proposed development will cause

stormwater management issues on their properties.

Comment

Council’s engineers and plumbing officers were satisfied that the
proposed development meets the relevant standards of 7.0 - Stormwater
Management Code. Furthermore, the proposed residence is required to
be constructed in compliance with the relevant legislation, such as
Building Code Australia (BCA), State Stormwater Strategy 2010 and
Australian Standards, to ensure that the proposed development would
have minimal adverse impacts on the surrounding environment and
residences. These matters will be addressed in detail at the building

application stage.
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5.4.

5.5.

The Location of the Proposed Tennis Court

Representors are concerned that the proposed tennis court will generate noise

and light emissions. A representor has also noted that the appearance of the

proposed tennis court is not visually appealing.

Comment
The scheme does not control the visual appearance of the proposed

structure and therefore this ground has no determining weight.

A condition will be included on the planning permit requiring that the
lighting system of the tennis court does not exceed an illumination level
of 12 lux and for the light source to be baffled to ensure that the external
lighting will not have any adverse impacts on the adjoining residences.
Also, a condition will be included on the planning permit stating that, in
the event that the tennis court were to be used for commercial purposes,
a separate development application must be lodged with Council for that

land use.

Bushfire Management Requirements

Representors are concerned that the proposed development is not proposed to

be constructed in accordance with the existing building restrictions in the

surrounding area.

Comment

An agreement pursuant to Section 71 of the Land Use Planning and
Approvals Act 1993 was included with the title for the lots (C5; C6; C7;
C8; C12; C13; Cl16; C17; C18 and C19) for bushfire management
purposes. The owners of those lots must not construct a residential
dwelling on that part of their Lot marked as “Building Protection Zone”
on Attachment 1. The Agreement required the owners of the lots to
maintain a building setback from their rear boundaries in order to
maintain a building protection zone from Council managed public open

space behind them.
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6.

5.6.

The purpose of the Agreement is that the individual properties would
manage the bushfire risk within their own property boundaries. The
applicant lodged an application to amend the relevant Part 5 Agreement
(E3444) with Council. The submission was to amend the Part V

Agreement in order to reduce the required rear setback of the building.

Council’s lawyer advised that Council as a party to the Part V
Agreement, should not agree to the proposed arrangement by the
applicant, as the building protection zone in question is intended to work
across multiple titles and any ad hoc approach to the affected titles may
logically reduce the effectiveness of bushfire management on

neighbouring properties.

The applicant was notified that the agreement would not be amended
and was advised to proceed with an alternative proposal or to proceed
with a new development application. The applicant decided to proceed
with their original proposal. While Council is required to assess the
development application under the Scheme, it may also enforce the
Agreement if the development is commenced. Similar approach was
taken when Council determined the development application

D-2018/731 at 16 Coventry Rise, Howrah.

Boundary Fencing and Cost Associated with its Replacement

Representors are concerned that if the boundary fence at the rear is to be

replaced, there may be costs incurred to them arising from its replacement or

potential additional landscaping.

Comment

The matters related to boundary fencing are enforced under the
Boundary Fences Act 1908. Therefore, the matter does not have any
determining weight under the Clarence Interim Planning Scheme 2015

or Land Use Planning and Approvals Act 1993.

EXTERNAL REFERRALS

No external referrals were required or undertaken as part of this application.
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7. STATE POLICIES AND ACT OBJECTIVES
7.1. The proposal is consistent with the outcomes of the State Policies, including

those of the State Coastal Policy.

7.2. The proposal is consistent with the objectives of Schedule 1 of LUPAA.

8. COUNCIL STRATEGIC PLAN/POLICY IMPLICATIONS
There are no inconsistencies with Council’s adopted Strategic Plan 2016-2026 or any

other relevant Council Policy.

9. CONCLUSION

The proposal is recommended for conditional approval.

Attachments: 1. Location Plan (1)
2. Plans (7)
3. Part 5 Agreement (10)
4. Montages (8)
5. Site Photos (1)

Ross Lovell
MANAGER CITY PLANNING
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This map has been produced by Clarence City Council using data from a range of agencies. The City bears
no responsibility for the accuracy of this information and accepts no Habllity for its use by other parties




BAL NOTES (BAL 29)

SUBFLOOR:

- ALL UNENCLOSED SUBLFOOR STRUCTURE TQ BE NON-
COMBUSTIBLE

- UNENCLOSED SUBFLOOR TO BE LINED WITH NON-
COMBUSTIBLE MATERIALS IF WITHIN 400MM OF GROUND

Attachment 2

EXTERNAL WALLS:

- ALL WALL SURFAGES WITHIN 400MM OF GROUND + DECKS
TO BE NON-COMBUSTIBLE

- EXTERNAL WINDOW REVEALS TO BE METAL OF BAL
COMPLIANT HARDWOOD ~ SILVERTOP ASH OR SIMILAR

- BUILDING TO BE FULLY SARKED, EXTERNAL WALL
CLADDINGS TO HAVE NO @APS OR JOINS GREATER THAN
3MM

- VENTS AND WEEPHOLES TO BE SCREENED WITH 2MM
METAL MESH

EXTERNAL GLAZED ASSEMBLIES AND EXTERNAL DOORS:
- OPERABLE WINDOWS TO BE SCREENED WITH METAL
FLYSCREENS

~MIN SMM TOUGHENED GLASS TO ALL GLASS WITHIN
400MM OF DECKS OR GROUND

- EXTERNAL DOORS TO BE EFTHER 35MM SOLID TIMBER
DOORS, OR GLAZED IN 6MM TOUGHENED GLASS IN A
METAL FRAME, AND HAVE METAL HARDWARE EXTERNALLY
= GARAGE DOCR TO BE MADE OF NON-COMBUSTIBLE
MATERIALS, AND FTTTED WTIH DRAUGHT SEALS WITH
MAXIMUM GAP OF 3MM

- SUITABLE WEATHERSTRIPS AND SEALS TO BE INSTALLED
TO GARAGE DOOR WITH MAXIMUM GAP OF 3MM

ROOFS:

= ROOF WALL JUNCTIONS TO BE SEALED TO PREVENT
OPENINGS GREATER THAN 3MM

= ROOF VENTILATION OPENINGS TO BE SCREENED WITH
2MM METAL MESH OR FITTED WITH NON-COMBUSTIBLE
EMBER GUARDS

- ROOF TO BE FULLY SARKED, WITH SARKING OF
FLAMMABILITY INDEX OF NOT MORE THAN 6.
ALTERNATIVELY FOIL BACKED BLANKETS TO BE INSTALLED
- ANY GAPS GREATER THAN 3MM (ROOF CORRUGATIONS
ETC) TO BE SEALED WITH 2MM METAL MESH, MINERAL
WOOL, OR NON-COMBUSTIBLE MATERIALS

- ROOF PENETRATIONS TO BE ADEQUATELY SEALED AT
ROQF TO PREVENT GAPS GREATER THAN 3MM

- EMBER GUARDS TO BE FITTED TO VENTILATION
OPENINGS

- SKYLIGHTS TO COMPLY WITH AS1288 SAFETY GLASS
MINIMUM 4MM TOUGHENED GLASS

- FASCIAS TO BE METAL OR BAL RATED TIMBER

« EAVES LININGS NOT TO LEAVE GAPS OF MORE THAN 3MM
- EAVES LININGS BE NON-COMBUSTIBLE OR BAL RATED

< BOX GUTTERS TO BE NON-COMBUSTIBLE, AND FLASHED
AT ROOF JUNCTION WITH NON-COMBUSTIBLE MATERIALS

FLOORS:

- EXPOSED FLOORS TO BE LINED THROUGHOUT WITH 6MM
FC SHEET

- DECKING TO BE BAL COMPLIANT MODWOOQD
FLAMESHIELD OR BAL RATED TIMBER
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CONSTRUCTION NOTES:
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LAY,

ALLOW $100242 SURPLY
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. Attachment 3

TASMANIAN LAND TITLES OFFICE

Notification of Agreement E34444

under the

Land Use Planning and Approvals Act 1993
(Section 71)

DESCRIPTION OF LAND
Folio of the Re °
Volume Folio Volume Folio
159758 1
REGISTERED PROPRIETOR:
MALWOOD PTY LLTD
PLANNING AUTHORITY:
CLARENCE CITY COUNCIL

Dated this First day of February 2016.
We Clarence City Council

of 38 Bligh Street, Rosny Park in Tasmania

the abovenamed Planning Authority, certify that the above particulars are correct and that attached is a
certified executed copy of the agreement between the abovenamed parties, notice of which is to be

registered against the abovementioned folio of the Register.
The abovenamed Planning Authority holds the original executed Agreement.

——

\A_ﬁ_max Van Der Hek

Signed + Corporate Secretary

(on behalf of the Planning Authority) * Clarence City Council
\ 38 Bligh Stret

Rosny Park 701°

REGISTERED

N

-+~ 23 FEB 2016

ORM MUST NOT BE USED

Stamn Dntv



PART 5 T

Between:

CLARENCE CITY COUNCIL a body corporate establishied by the Local Government Act 1993
("the Councii”)

and

MALWOOD PTY LTD of 80 Esplanade, Rose Bay in Tasmania (“the Owner”)

THIS AGREEMENT IS made the 2| Psayor ﬁ _?Scr?ﬁw 2014 5

RECITALS

A.  The Owner is the registered proprietor of an estate in fee simple situated at 473 Rokeby
Road, Howrah in Tasmania, more particularly described in Certificate of Title Volume
1697658/1 ("Property”).

B. The Property is subject to the provisions of the Clarence Planning Scheme 2007
(“Scheme”) and the Council is the Planning Authority under the Land Use Planning and
Approvals Act 1993 for the purposes of the Scheme.

C. The Owner has obtained a planning permit numbered SD -2011/30 (“Permit’).

D. Conditions 5 and 8 of the Permit require that an agreement pursuant to Part 5 of the
Land Use Planning and Approvals Act ("Act’) be entered into ("Agreement”).

1 GENERAL INTERPRETATION
In this >.u3m302. unless the context otherwise requires:

(a8) a reference to any legislation or any legislative provision includes any statutory
modification or re-enactment of, or legislative _u_.osmmo:m substituted for, and any
subordinate legislation issued under, that legisiation or legislative provision;

(b) the singular includes the plural and vice versa;

(¢) a reference to an individual or person includes a corporation, partnership, joint venture,
association, authority, trust, state or government, or vice versa;

(d) a reference to any gender includes all genders; '/

TN >,  Cropana o%fer
| HEREBY CERTIFY THATTHIS IS A
COPY OF THE ORIGINAL DOCUMENT



(e)

®

21

2.2

2.3

Page 2 of 6

a reference to a recital, clause, schedule, annexure or exhibit is to a recital, clause,
schedule, annexure or exhibit of or to this Agreement; and

a recital, schedule, annexure or a description of the parties forms part of this Agreement.

AGREEMENT

Condition 6 Requirements

(a)

(b)

(c)

In accordance with the Permit, the Owner has obtained a Bushfire Hazard
Management Plan ("BHMP") endorsed by the Tasmania Fire Service (“TFS").

The BHMP requires bushfire risk mitigation measures (“bushfire risk mitigation
measures”) which are detailed in Part 3 of this Agreement to be undertaken and
maintained on an ongoing basis.

A plan extract from the BHMP which shows the measures to be implemented
forms Attachment 1 to this Agreement.

Condition 8 Requlrements

(a) In accordance with the Permit, the Owner has obtained a plan which shows
mature Eucalyptus Trees located on the Property.

()  The Permit requires the Mature Trees to be protected in accordance with Part 3
of this Agreement.

(8)  The Plan which shows the location of the Mature Trees forms Attachment 2 to
this Agreement.

Covenants

The Owner and its assigns hereby covenant and agree with the Councll in respect of
that part of the Property shown as highlighted In grey on Attachment 3 to observe the
stipulations set out at part 3 of this Agreement.

19

| HEREBY CERTIFY THAT THIS IS A
COPY OF THE ORIGINAL DOCUMENT

§



Page 3 of 8

NOW THIS DEED WITNESSES AS FOLLOWS;
Obligations on the owners of lots C5; C6; C7; C8; C12; C13; C16 and C17

The owner(s) for the time being of those lots marked as C5; C6; C7; C8; C12; C13; C18
and C17 on Attachment 1 muet:

(a)  not construct a residential dwelling on that part of their Lot marked as “Building
Protection Zone” on Attachment 1; and

(b)  undertake the following bushfire risk mitigation measures in that part of their Lot
marked as “Building Protection Zone” on Attachment 1:

()] maintain the distance between any two (2) trees at more than the width
of the canopy of each tree, or the height of the tree (whichever is
greater);

(i) remove branches and iocose bark from all trees to a height of at least two
{2) metres;

(i)  remove shrubs; and

(iv)  maintain ground covers below 30 centimetres,

Obligations on the owners of lot C18
The owner(s) for the time being of the lot marked as C18 on Attachment 1 must:

(8) not construct a residential dwelling on those parts of their Lot marked as
“Building Protection Zone" or “Fuel Modified Buffer Zone" on Attachment 1; and

(b) undertake the following bushfire risk mitigation measures in those parts of their
Lot marked as “Building Protection Zone" or “Fuel Modified Buffer Zone" on

Attachment 1:

(i) maintain the distance between any two (2) trees at more than the width
of the canopy of each tree, or the height of the tree (whichever is

greater);

(i remove branches and loose bark from all trees to a height of at least two
(2) metres;

SR - -

I HEREBY CERTIFY THAT THIS IS A
COPY OF THE ORIGINAL DOCUMENT
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Page 4 of 6

(i) remove shrubs; and

(iv)  maintain ground covers below 30 centimetres (in the Building Protection
Zone) and 50 centimetres (in the Fuel Modified Buffer Zone).

Obligations on the owners of lot C19
The owner(s) for the time being of the lot marked as C19 on Attachment 1 must:

(@) not construct a residential dwelling on those parts of their Lot marked as
“Building Protection Zone" or “Fuel Modified Buffer Zone” on Attachment 1;

(b) undertake the following bushfire risk mitigation measures in those parts of their
Lot marked as “Bullding Protection Zone" or. “Fuel Modified Buffer Zone" on
Attachment 1:

(i) malintain the distance between any two (2) trees at more than the width
of the canopy of each tree, or the height of the tree (whichever is
greater);

(i) remove branches and loose bark from all trees to a height of at isast two
{2) metres;

(i)  remove shrubs; and

(iv)  maintain ground covers below 30 centimetres (in the Building Protection
Zone) and 50 centimetres (in the Fuel Modified Buffer Zone); and

(c) not remove the Mature Tree(s) from those parts of their Lot marked on
Attachment 2, without the prior written consent of Council (whose consent must
not be unreasonably withheld where the owner(s) provides a report to Council
from a suitably qualified person demonstrating that the Mature Tree(s) has no
conservation value, is of ill health and is not likely to survive or poses a danger
to individuals).

T e, Crorare, © %R
{ HEREBY CERTIFY THAT THIS IS A
COPY OF THE ORIGINAL DOCUMENT
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(a)

(b)

Page 5 of 8

REGISTRATION

Following execution the Council will register this Agreement on the follos of the
Register to be created for lots C5; C6; C7; C8; C12; C13; C16; C17; C18 and C19
shown on Attachment 1 pursuant to the provisions of Section 78 of the Act.

The effect of registration will be that the burden of any commitment contained In this
Agreement will run with that part of the Property to which this Agreement relates as if it
were a covenant to which Section 102(2) of the Land Titles Act 1980 applies.

TSea—=, Crooms~ SA—
I HEREBY CERTIFY THAT THIS IS A
COPY OF THE ORIGINAL DOCUMENT




The Common Seal of the CLARENCE CITY COUNCIL )

was affixed to this document in the presence of: )

Witness

LePeaincaisnsseaas rna s R CnatiannEs reaarusaar hevassditbaiuciadniasasnosssatisare ranre m.—-mv:mz goxm
Address acting Corporate Secretary
Occupation

EXECUTED by MALWOOD PTY LTD pursuant fo )
uoon_ozmmw ghthe Corporations Act 2001 by: )

PR AR LA G ARy na R R s anabaarkdiea ke ti P RarI e aTIaIrNreiiTIaABARe L e IctRsaTIbrARarisase

Director Full Name (print)

.-.us--.u.\:-ﬂ

Director Signature

Director Full Name (print)

| HEREBY CERTIFY THAT THIS IS A : %\
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Attachment 5

14 THEMEDA COURT, HOWRAH

Photo 1: Site viewed from Themeda Court
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11.3.4 DEVELOPMENT APPLICATION - PDPLANPMTD-2020/008820 — 145 AND
163 PASS ROAD, ROKEBY - 126 LOT SUBDIVISION

EXECUTIVE SUMMARY

PURPOSE

The purpose of this report is to consider the request to amend the Master Plan and
approved staging to satisfy the provisions of Clause F4.8.A1 of the ParanVille Specific
Area Plan (the SAP). This request has been made as part of a 126 lot subdivison for
145 Pass Road, Rokeby which his currently on hold until the current matter is resolved.

RELATION TO PLANNING PROVISIONS

The land is zoned General Residential, Public Open Space, Community Purpose, Rural
Resource and Local Business and subject to the Bushfire Prone Areas, Waterway &
Coastal Protection, Inundation Prone Areas, Road and Railway Assets and Stormwater
Management Codes under the Clarence Interim Planning Scheme 2015 (the Scheme).

Clause F4.8 of the SAP requires that the subdivision must be in accordance with the
Master Plan (Figure 3) and that the land must be developed in accordance with the
Staging Plan (Figure 4), unless otherwise approved in writing by Council. This
standard is an Acceptable Solution with no corresponding Performance Criteria and
therefore this report is for Council to consider the request and either approve or refuse
the request to modify the Master Plan and Staging Plan.

LEGISLATIVE REQUIREMENTS
The report on this item details the basis and reasons for the recommendation. Any
alternative decision by Council will require a full statement of reasons in order to
maintain the integrity of the Planning approval process and to comply with the
requirements of the Judicial Review Act and the Local Government (Meeting
Procedures) Regulations 2015.

CONSULTATION
Not applicable.

RECOMMENDATION:

A. That Council undertake community consultation prior to determining the
request to amend the Master Plan and staging plan in the ParanVille Specific
Area Plan.

ADVICE: Should Council ultimately agree to the request, it should be noted
that the proposed staging in the draft subdivision plan will not meet Council’s
Public Open Space Policy, as the public open space is proposed in Stage 10 of
the subdivision application PDPLANPMTD-2020/008820 and the Public Open
Space should therefore be provided in an earlier stage.

B. That the details and conclusions included in the Associated Report be recorded
as the reasons for Council’s decision in respect of this matter.
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DEVELOPMENT APPLICATION - PDPLANPMTD-2020/008820 — 145 & 163 PASS
ROAD, ROKEBY - 126 LOT SUBDIVISION /contd...

ASSOCIATED REPORT

1. BACKGROUND

The site was originally rezoned as part of the ParanVille amendment A-2009/18. At its
Meeting of 19 January 2011, Council initiated the amendment and issued a draft
subdivision permit SD-2009/62. The amendment comprised of:

. rezoning (from Rural to Residential, Local Business and Special Use);

o an extension of the Scheme’s Urban Growth Boundary (UGB) to encompass 89,

93, 145 and 163 Pass Road; and
. the introduction of the “ParanVille Development Plan” (DPO-12) and

amendments to existing overlays.

The amendment included a subdivision SD-2009/62 which comprised of 113 residential
lots, 209 community living lots as well as road, recreation, commercial and Special Use

lots and included the development of a language school.

At the above meeting, the developer gave some commitment to timing and context of
the development and its forecast economic development impacts. This letter is included

as Attachment 4 of this report.

At the time the draft amendment A-2009/18 was initiated, the subject land was outside
the Scheme’s identified UGB and contrary to Council’s Residential Strategy (April
2008). Consequently, the amendment relied on the adoption of the Southern Regional
Land Use Strategy 2010-2035 (STRLUS) which identified the subject land as a
“Greenfield Development Precinct”. The STRLUS was finally approved on 27 October
2011 and the TPC approved the amendment on 1 February 2012.
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In 2013, the applicant submitted a revised application (SD-2013/16) seeking to modify
the subdivision layout, include additional lots and staging arrangements. This
application was approved by Council at its Meeting on 1 December 2014. This permit
increased the number of residential lots to 325 (an additional 212 lots) and this,
combined with the 225 community living lots results in a total of 550 residential sites

approved by this subdivision.

Since 2013, four residential subdivision applications have been approved located on
land covered by the SAP, but not forming part of SD-2013/16, as follows:

° SD-2016/31 — 179 residential lots;

. SD-2018/3 — 175 residential lots; and

o SD-2018/11 — 169 residential lots.

The above recent subdivisions are located on areas shown in Figure 6 of the SAP
(Attachment 3) as “future residential subdivision”. The SAP requires that the use and
development must be in accordance with the Master Plan in Figure 3 of the SAP and
the approved staging plan. Legal advice was previously provided to Council that the
“future residential subdivision” areas within the Master Plan can be assessed
independently of the specially identified staging and the permits were issued on this

basis.

Currently, construction is being undertaken in accordance with SD-2018/3 on 163 Pass

Road which is the only permit to have substantial commencement.

2. STATUTORY IMPLICATIONS
2.1. The land is zoned General Residential, Public Open Space and Local Business
and subject to the Bushfire Prone Areas, Waterway & Coastal Protection,
Inundation Prone Areas, Road and Railway Assets and Stormwater

Management Codes Village and Recreation under the Scheme.
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2.2.

As part of the subdivision application, modifications to the Master Plan and
approved staging plan under the SAP is proposed. Clause F4.8 Al requires that
Council must advise in writing whether the modifications to the Master Plan
and Staging Plan are considered to be acceptable and therefore is considered to

meet the Acceptable Solution.

3. PROPOSAL IN DETAIL

3.1.

3.2.

The Site
The site is part of the area known as ParanVille and is a 62ha lot contained
within CT 156890. The title is currently vacant, however, the title to the east at

163 Pass Road is currently under construction for SD-2018/3.

The Proposal

The subdivision application proposes minor changes to the lot layout with the
main change being to relocate one of the roads so that it adjoins the public open
space lot. This change was in response to Council’s request for information to
demonstrate how the proposal can achieve adequate passive surveillance of the

public open spaces.

The other, more significant change is to alter the approved staging, specifically
to develop part of Stages 3 and 4 of the approved Staging Plan, prior to Stages
1 and 2.

The approved staging in the first four stages is as follows:

. Stage 1 of the approved staging plan includes the construction of the
main access road through the site, the Village Hall, Stokell Creek
Landscape Reserve (Substage 1), 62 Community Living lots, Language
School and Residence Hall (substage 1).

o Stage 2 includes seven lots for community living, Village
garden/parkland and 44 lots for community living, Stokell Creek
Landscape Reserve (Substage 2) and Language School and Residence
Hall (Substage 2).

. Stage 3 includes 54 lots for community living, 39 residential lots and 11

residential lots.
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. Stage 4 includes Local Business zone 11 community living lots, forest

reserve, 19 residential lots, Wind Mill Heritage Interpretation Park and
sports facilities (Substage 1).

The current proposal is for 115 residential lots and two public open space lots
with none of the community facilities or the language school proposed at this
time. The applicant has advised that the proposed subdivision of serviced and
residential zoned land, which will connect the approved subdivisions to the east
and south, will contribute to the construction of road, water, and stormwater
infrastructure that will support the progressive development of a mixed use,

master planned community.

4. PLANNING ASSESSMENT

4.1.

4.2.

4.3.

This report is addressing only the requirements of the ParanVille SAP and
whether Council agrees to the modification to the Master Plan and staging plan.
If approved, the Acceptable Solution is met and the assessment of the

application against the Scheme can recommence.

If Council approves the request, a total of 649 residential lots will be able to be
developed on the “ParanVille” site, prior to any of the non-residential aspects
of the original proposal being developed, including the language school and
community facilities. The approved staging in the SAP provided a significant
catalyst to develop the community facilities in the first and second stages, prior
to the residential component. Given the delay in developing the site since first
approved in 2009, the developer clearly has little interest at this time in

developing the site in the manner in which it was originally approved.

The implications of approving this request to alter the staging originally
proposed and approved, will de-emphasise the non-residential aspects of the
development, including the language school and community facilities and there

must be some doubt now as to whether they will eventuate.
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4.4.

4.5.

If the request to modify the Master Plan and staging is approved by Council, the
assessment of the application will recommence, and the proposal will be

advertised for public comment.

It is noted, however, that the proposed staging plan within the subdivisional area
of the site would not meet the Public Open Space Policy as it is proposed as the
last stage of this subdivision. If the Council approved the current request, it is
recommended that the applicant be advised that the Public Open Space lots

would need to be provided to Council in an earlier stage than proposed.

5. CONSULTATION

5.1.

5.2.

5.3.

5.4.

There is no statutory requirement to advertise this request before Council makes

its decision.

Council may decide not to consult. It may feel that this is unnecessary or is
over-ridden by more pressing current issues, such as addressing housing supply
or the economic impacts of the pandemic and the opportunity to take advantage

of any future extension of the housing stimulus grants.

Alternatively, Council may wish to consult the community before making its
decision. As indicated above, in seeking Council’s original support for this
development, the owners made strong commitments to a unique form of
community that would be supported by the range of educational and community
services, as well as the economic impacts these would bring. The approved
form of the development was widely publicised over the years and so there is
presumably also a level of community expectation about what will happen on
the site and when. It follows that the community may feel a degree of
dissatisfaction if key elements of the project are changed without their

knowledge and opportunity to have a say.

It is considered that it would be appropriate to consult the community on the
request. This approach would be consistent with the purpose of Council’s
recently adopted “Community Engagement Policy 2020”7, including the

objectives set out in the Policy Statement.
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6. CONCLUSION
It is recommended that the Council undertake community consultation on the matter
before considering the request to vary the Master Plan and staging approved in the
ParanVille SAP. The process would include notifying adjacent neighbours, Facebook

information and providing for feedback through the “Your Say” web page.

Attachments: 1. Location Plan (1)

2.  Written Request (7)

3. ParanVille Specific Area Plan (1)
4

Letter from Developer (2)

Ross Lovell
MANAGER CITY PLANNING
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Figure 1 - Relationship of proposed subdivision relative to approved subdivision permits at 163, 89
and 91 Pass Road.

Clause F4.8

The Objective of these Development Standards for Subdivision is to ensure that the outcomes are
consistent with the Paranville Master Plan.

Al states that:
Subdivision:

(a) Must be in accordance with the Master Plan (Figure 3) unless otherwise approved
in writing by Council; and

(b) All land within the Community Development Scheme Boundary in the Draft
Community Development Scheme Concept (Figure 6) must be contained as one lot*; and

(c) Land within the development plan must be developed in stages in accordance with
the Staging plan (Figure 4), or unless otherwise approved in writing by Council.

The proposal does not relate to land within the Community Development Scheme Boundary
under Figure 6 of the SAP. It does however involve a variation to staging requiring approval in
writing from Council under criterion c). The proposed subdivision layout to achieve improved

Document Set ID: 4404697 2
Version: 1, Version Date: 21/08/2020



passive surveillance of public open space areas as requested by Council involves some departure
from the approved Master Plan layout in Figure 3 of the SAP and arguably also requires similar
approval in writing from Council under criterion a). That variation is also sought for the sake of
completeness.

| provide the following submissions in support of the request:
Criterion a) — Variation to the Master Plan layout

The Master Plan in Figure 3 of the SAP sets a road layout connecting from Pass Road, through No.
163 Pass Road to 145, 89 and 91 Pass Road.

| approach the Master Plan layout on the basis that the intent is to ensure connectivity, efficient
and coordinated development of the land in accordance with the SAP. | consider that the road
layout on the Master Plan is conceptual and that Council has the capacity to approve an alternate
layout where it will achieve a logical and coordinated development of the land having regard to
matters such as the contours of the land, maximising the development potential consistent with
the target densities under the SAP and for improved planning outcomes such as passive
surveillance as discussed below.

The Master Plan sets a target for 60-80 dwellings, 40-50 dwellings and 20-30 medium density
dwellings over parts of the proposed subdivision area, a windmill heritage site interpretation
(park), a local business area and open space areas.

Noting that some of the lots could be expected to accommodate multiple dwellings, the proposed
126 residential lots are within the target of 120-160 dwellings for this part of the site under the
Master Plan.

The Local Business area, riparian open space to the east and triangular open space to the south
west are in accordance with the master plan.

The proposal does not include the additional Windmill Heritage Site Interpretation Park on the
basis that the proposal already includes substantial areas of public open space. The Windmill Park
is not identified as Open Space Precinct under Figure 2 of the SAP.

The proposal also involves an improved road configuration to achieve a more efficient layout and
for a road to the east of the proposed lots to provide direct frontage and passive surveillance to
the main area of public open space.

It is submitted that having regard to the above it would be logical and appropriate for Council to
approve the proposed subdivision layout to the extent that it departs from the Master Plan in
Figure 3 of the SAP.

Criterion c) - Staging

The proposed subdivision is in an area identified for Residential Subdivision and Local Business
under the Staging Plan (Figure 4 of the SAP).

Document Set ID: 4404697 3
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The Development Standard allows Council to approve an alternative Staging. The Planning
Scheme however is not clear which criteria should be used to determine whether amended
staging should be approved.

In the absence of specific guidance | approach the Planning Scheme on the basis that the Purpose
statements in Section 4.1 of the Specific Area Plan (above) would be of some relevance but also
the broader Objectives of the Planning Scheme.

In this case | assess that the proposed subdivision of serviced and residentially zoned land that will
connect the approved subdivisions of 163, 89 and 91 Pass Road will contribute to the construction
of road, water, sewer infrastructure and the desired open space networks of the SAP. These are
all important seed infrastructure that will support the progressive development of a mixed use,
master planned community.

The proposed lot for the entire Local Business Precinct will ensure that area is not divided without
a comprehensive plan for the development of that area as required by the accompanying text on
the Master Plan.

The proposed development of 145 Pass Road will facilitate road and infrastructure connections
that will allow the development of approved subdivisions of 89 and 91 Pass Road under planning
permits SD2016/31 and SD2018/11. This infrastructure will also connect and support the future
development of the balance of the land within the SAP. It will not prevent the subsequent use
and development of the balance of the land in accordance with the Purpose of the SAP including
the Community Living and Language School and in fact will make that use and development more
viable and more likely to occur once the servicing and connecting roads are in place.

In my submission the proposed amendment to the staging plan under Figure 4 of the SAP is
appropriate and should be approved by Council.

Conclusion

Approval is sought from Council for a minor variation to the Master Plan layout under Figure 3
and amended staging under Figure 4 of the ParanVille Specific Area Plan. For the reasons setout
above the proposed variations are considered logical and will facilitate the orderly provision of
infrastructure that will support both the three approved subdivision at 163, 89 and 91 Pass Road
as well as the subsequent development of the balance area of the Master Plan.

I would be pleased to discuss as necessary.

Yours sincerely

Frazer Read
Principal
All Urban Planning Pty Ltd
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246 Pass Road ROKEBY TAS 7019 Australia | Tel: 61-3-6247-73111 Fax: 61-3-6247-8857

19™ January 2011
Dear Aldermen,

Tonight you will vote on a significant development for Tasmania. Whilst of its nature
localised to the Clarence municipality, the estate's features have the potential to be a
model for municipalities across Australia, combining traditional subdivision activity
with real, ongoing community assets.

The economic boost that the construction and use of local materials will create within
your municipality is in Tasmania's current economic position most significant. Tonight
one of our spokespersons, Damon Thomas will put the economic benefit into context
and clearly demonstrate that the social and community program has been made
possible because of this significant investment.

There is no other single project of its magnitude in the planning.

On a socio economic and cultural value basis the proposal offer the following high
lights .However fuller information will be forthcoming.

The broader community benefits:

- Justin the first year of the project Paranville delivers economic benefits to the
equivalent of 0.7% ($134m) of total Gross State Product. To understand the
significance of this remember that the entire Tasmanian Gross State Product
only grew by 0.4% in the last financial year 09-10.

- In the 09-10 financial year total building work done in Tasmania was $1.5
billion. The construction component of Paranville is $334m, which therefore
represents 22% or more than one fifth of all building work done last year
across the entire State.

- On any measure this is one of the most significant viable investment projects
on the books for Tasmania and would have major ongoing economic benefits
at a time when the State desperately needs to attract new investment.

- Educational facilities will be opened up for use for young/adult literacy and
- numeracy skills training and will be made available to the wider community
subject to standard commercial arrangement.

- High quality indoor/outdoor sports recreational facilities, which will include a
25m heated indoor swimming pool, spa, sauna, outdoor tennis courts-and
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other recreational facilities, will be open to community members, contributing
to local options for healthy activity.

- Clarence Plain Rivulet walk, the newly created Stokell Creek Landscape
Reserve, and the new Wind Mill Heritage Park within the estate are to be
openly accessible. The proposal includes quality open space that
complements existing recreational areas in the region. The open space will be
flexible for use by a variety of community members.

- Improvement in connection to existing neighbourhoods such as Clarendon
Vale and Clarence Height via public transport, pedestrian footpaths and
cycleway links. The development will also increase accessibility of the existing
bus route by allowing improved road connectivity to Ciarendon Vale, Oak
downs and Rokeby.

- Provision of walking and horse trails connected to the wider Clarence network.
This will create strategic opportunities to extend the existing network of trails
within the Meehan Range.

- Preserving forest reserve areas to become potential recreational areas for the
community.

- Enhancement of local heritage value through the preservation of the former
windmill site; Clarence Plains Rivulet heritage walk and landscape reserve;
and creation of view corridors to Clarence House.

- Local image improvement (Rokeby, Clarendon Vale) by providing a high
quality of living and built environment.

- The estate will offer many cultural exchange programs such as
Korean/Australian food festivals and new experiences in business areas
including a variety of Asian restaurants, Karaoke, internet café, computer
simulation golf, etc.

I urge you to take this vision as your own and to watch with us the growth of this new
community for the wider community of Clarence.

With best wishes,

=

Paul Kim
President, MBKIM GROUP
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11.3.5 DEVELOPMENT APPLICATION PDPLANPMTD-2019/006202 — 849 SOUTH
ARM ROAD, SANDFORD - 8 LOT SUBDIVISION

EXECUTIVE SUMMARY

PURPOSE

The purpose of this report is to consider the application made for an 8 lot subdivision
at 849 South Arm Road, Sandford.

RELATION TO PLANNING PROVISIONS

The land is zoned Rural Resource, Environmental Living, Rural Living and General
Residential and subject to the Bushfire Prone Areas, Potentially Contaminated Land,
Landslide, Road and Railway Assets, Waterway and Coastal Protection, Inundation
Prone Areas, Natural Assets, Parking and Access, Stormwater Management and On-
site Wastewater Management Codes under the Clarence Interim Planning Scheme 2015
(the Scheme). In accordance with the Scheme the proposal is a Discretionary
development.

LEGISLATIVE REQUIREMENTS

The report on this item details the basis and reasons for the recommendation. Any
alternative decision by Council will require a full statement of reasons in order to
maintain the integrity of the Planning approval process and to comply with the
requirements of the Judicial Review Act and the Local Government (Meeting
Procedures) Regulations 2015.

Note: References to provisions of the Land Use Planning and Approvals Act 1993 (the
Act) are references to the former provisions of the Act as defined in Schedule 6 —
Savings and Transitional Provisions of the Land Use Planning and Approvals
Amendment (Tasmanian Planning Scheme Act) 2015. The former provisions apply to
an interim planning scheme that was in force prior to the commencement day of the
Land Use Planning and Approvals Amendment (Tasmanian Planning Scheme Act)
2015. The commencement day was 17 December 2015.

Council is required to exercise a discretion within the statutory 42 day period which
expires with the consent of the applicant on 14 October 2020.

CONSULTATION

The proposal was advertised in accordance with statutory requirements and nine
representations were received raising the following issues:

support for development;

width of proposed trail;

provision of additional land for trail adjacent road frontages;

land transfer to Council;

impact on wildlife;

TasNetworks infrastructure; and

environmental impacts on saltmarsh.

RECOMMENDATION:

A. That the Development Application for an 8 Lot Subdivision at 849 South Arm
Road, Sandford (Cl Ref PDPLANPMTD-2019/006202) be approved subject to
the following conditions and advice.
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1.

10.

1.

12.

13.

14.

AP1 - ENDORSED PLANS.

GEN AP2 — STAGING ([Stage 1: Lots 2 to 8 inclusive; and Stage 2:
Lot 9 and Balance].

A Remediation Management Plan must be submitted to and approved
by Council’s Senior Environmental Health Officer in accordance with
the recommendations of the Detailed Site Investigation — Contamination
prepared by GHD and dated August 2020, prior to the commencement
of any remediation works on-site.

Prior to the sealing of the final plan of survey for each stage, advice from
a suitably qualified expert must be provided to confirm that the site has
been remediated in accordance with the approved Remediation
Management Plan.

GEN M1 - TREE REMOVAL.

ENG M2 — DESIGNS SD [Delete “road design (including line marking)
and road stormwater drainage”].

ENG A1 - NEW CROSSOVER [TSD-R03].
ENG A7 - REDUNDANT CROSSOVER.
ENG M7 - WEED MANAGEMENT PLAN.
ENG S1 — INFRASTRUCTURE REPAIR.
ENG M5 — EROSION CONTROL.

ENG M8 — EASEMENTS, insert “including a 12m wide easement to
benefit TasNetworks to provide for the existing overhead distribution
powerlines within the boundaries of the site.” at the end of the last
sentence.

The subdivision works (including clearance of vegetation) must be
undertaken in accordance with the conclusions and recommendations of
Section 4.0 of the Natural Values Assessment prepared by GHD and
dated December 2019.

GEN F2 — COVENANTS [The provision of a building exclusion zone/
nest reserve which must be provided and maintained in perpetuity in the
vicinity of the identified white-bellied sea eagle nest located on the
north-western part of the site, as prescribed by the recommendations

contained at Section 4.0 of the Natural Values Assessment prepared by
GHD and dated December 2019.]
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15.

16.

17.

18.

19.

20.

GEN F5 — PART 5 AGREEMENT [To ensure that construction
activities associated with the development of the lots (and including
fencing) within 500m or 1km direct line of sight of the nest site occurs
only outside the eagle breeding season being July to January inclusive,
as prescribed by the recommendations contained at Section 4.0 of the
Natural Values Assessment prepared by GHD and dated December
2019, unless it is found by supplementary Natural Values Assessment
that the nest is assessed as being inactive in any given breeding season.
Confirmation from of this must also be provided by the Department of
Primary Industries, Parks, Water and Environment (DPIPWE), Policy
and Conservation Advice Branch prior to any works commencing on
site.]

PROP3 — TRANSFER.

The land known as Mays Point Road and including access to Roches
Beach is to be transferred to Council in accordance with the
requirements of Condition 12. The transfer to Council is has no
obligation for the area to be either constructed or maintained by Council
for the purposes of access. Upon transfer, Council will arrange the
licensing of this land where used for access with those owners affected.

ADVICE - The Department of Primary Industries, Parks, Water and
Environment (DPIPWE), Policy and Conservation Advice Branch has
advised that on the basis the site contains a known eagle nest, that it is
the responsibility of the proponent and future lot owners to develop and
manage the land in accordance with the requirements of the Threatened
Species Protection Act 1995. Should further advice be sought in relation
to appropriate management measures, please contact the Threatened
Species and Private and Conservation Section, DPIPWE:
ThreatenedSpecies.Enquiries@dpipwe.tas.gov.au.

ADVICE - The Department of Primary Industries, Parks, Water and
Environment (DPIPWE), Policy and Conservation Advice Branch has
advised that a “Permit to Take” is required under the Threatened Species
Protection Act 1995 if proposed to disturb or destroy threatened flora or
fauna which includes identified Eucalyptus risdonii located within the
boundaries of the site. Information on applying for a permit can be
found at: http://dpipwe.tas.gov.au/conservation/development-planning-
conservation-assessment/permit-to-take-threatened-species-(for-
consulktants-development-related-activities).

ADVICE — The Department of Primary Industries, Parks, Water and
Environment (DPIPWE), Policy and Conservation Advice Branch
advises that on the basis that species listed under the Commonwealth
Environment Protection and Biodiversity Conservation Act 1999 are
located within the boundaries of the site, and that associated obligations
are to be met by the proponent and future lot owners.


mailto:ThreatenedSpecies.Enquiries@dpipwe.tas.gov.au
http://dpipwe.tas.gov.au/conservation/development-planning-conservation-assessment/permit-to-take-threatened-species-(for-consulktants-development-related-activities)
http://dpipwe.tas.gov.au/conservation/development-planning-conservation-assessment/permit-to-take-threatened-species-(for-consulktants-development-related-activities)
http://dpipwe.tas.gov.au/conservation/development-planning-conservation-assessment/permit-to-take-threatened-species-(for-consulktants-development-related-activities)
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B.

21. ADVICE - The Department of Primary Industries, Parks, Water and
Environment (DPIPWE), Policy and Conservation Advice Branch
recommends that the DPIPWE (2015) Weed and Disease Planning and
Hygiene Guidelines — Preventing the spread of weeds and diseases in
Tasmania be adhered to during any development activities to prevent the
spread of weeds and that any weeds present on the property be properly
managed. The guidelines can be found at:
http://dpipwe.tas.gov.au/invasive-species/weeds/weed-hygiene/weed-
and-disease-planning-and-hygiene-guidelines.

That the details and conclusions included in the Associated Report be recorded
as the reasons for Council’s decision in respect of this matter.

ASSOCIATED REPORT

1. BACKGROUND

No relevant background.

2. STATUTORY IMPLICATIONS

2.1.

2.2.

2.3.

The land is zoned Rural Resource, Environmental Living, Rural Living and

General Residential under the Scheme.

The proposal is discretionary because it does not meet the Acceptable Solutions

under the Scheme and is for subdivision.

The relevant parts of the Planning Scheme are:

o Section 8.10 — Determining Applications;

) Section 10.0 — General Residential Zone;

. Section 13.0 — Rural Living Zone;

J Section 14.0 — Environmental Living Zone;

° Section 26.0 - Rural Resource Zone;

° Section E1.0 — Bushfire-Prone Areas Code;

. Section E2.0 — Potentially Contaminated Land Code;

° Section E3.0 — Landslide Code;


http://dpipwe.tas.gov.au/invasive-species/weeds/weed-hygiene/weed-and-disease-planning-and-hygiene-guidelines
http://dpipwe.tas.gov.au/invasive-species/weeds/weed-hygiene/weed-and-disease-planning-and-hygiene-guidelines
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2.4.

. Section E5.0 — Road and Railway Assets Code;

. Section E6.0 — Parking and Access Code;

o Section E7.0 — Stormwater Management Code;

o Section E11.0 — Waterway and Coastal Protection Code;

° Section E15.0 — Inundation Prone Areas Code;

. Section E23.0 — On-site Wastewater Management Code; and

° Section E27.0 — Natural Assets Code.

Council’s assessment of this proposal should also consider the issues raised in
any representations received, the outcomes of the State Policies and the
objectives of Schedule 1 of the Land Use Planning and Approvals Act, 1993
(LUPAA).

3. PROPOSAL IN DETAIL

3.1.

The Site

The site has an area of 271.25ha with frontage to Dorans Road, South Arm Road
and Rifle Range Road. The site includes four parcels of land that are separate
from the main body of the lot and are shown in the location plan included in the

Attachments.

The parcel of land to the north of the site is located at the intersection of Dorans
and South Arm Road as shown, with a second parcel further north and also
adjacent to South Arm Road. A third parcel exists in the vicinity of Farnaby
Place, to the east of the site and a fourth parcel known as “Mays Point Road”

off Bayview Road is to the north-east of the site.

The main part of the site is largely comprised of pasture, with portions of native
bushland to the north-west/west of the site, which forms part of the Mount
Mather and Beauvais Hill ranges. The site is used primarily for grazing of
sheep, and a series of dams and minor watercourses exist on the site. A total of

five existing agricultural buildings are located within the boundaries of the site.
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3.2.

There are three known sites of potential contamination within the boundaries of
the lot, which are reflected in the proposal plans. These include a former sheep
shed and sheep dip at the eastern part of the site, an above-ground fuel storage
tank on the northern part of the site and the back stops / berms of a historic rifle

range on the southern part of the site.

Approximately 73.9ha of the site is zoned Environmental Living Zone. The
remainder of the land is largely zoned Rural Resource. The portion of land
known as Mays Point Road is zoned General Residential, and the small parcel

of land described above off Farnaby Place is zoned Rural Living.

The Proposal

The proposal is for an 8 lot subdivision of the site, leaving a balance lot. The
proposed lots would range in size from 20.2ha to 30.4ha, with a proposed
balance lot of 90.4ha. It is proposed that each lot would have vehicular access
to either Rifle Range Road or Dorans Road. The subdivision plan is included

in the Attachments.

A 10m wide corridor for a walking trail is proposed as an open space
contribution as part of the subdivision, with an additional area to be included at
the highest point of Mount Mather. The proposed trail would follow the
southern, western and northern boundaries of the balance lot, and would connect

with both Rifle Range Road and Dorans Road. This area would be in excess of

4ha.

It 1s proposed that three of the four portions of land that comprise the site (but
are remote from the main body of the site) are to be transferred to Council as
part of the proposal. These are the parcel of land at the intersection of Dorans
and South Arm Road, a second parcel further north and adjacent to South Arm
Road, and the parcel described above and known as Mays Point Road off

Bayview Road.
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4.

A series of supporting reports were submitted as part of the application. These

are:

° Site Contamination Assessment;

o Detailed Site Investigation — Contamination;

. Geotechnical Desktop and Walkover Assessment;
° Infrastructure Assessment;

. Traffic Impact Assessment;

. Natural Values Assessment;

o Bushfire Hazard Assessment Report; and

o Land Capability Assessment;

PLANNING ASSESSMENT

4.1.

4.2.

Determining Applications [Section 8.10]

“8.10.1 In determining an application for any permit the planning
authority must, in addition to the matters required by s51(2)
of the Act, take into consideration:

(@) all applicable standards and requirements in this

planning scheme; and
(b) any representations received pursuant to and in
conformity with ss57(5) of the Act,
but in the case of the exercise of discretion, only insofar as each such
matter is relevant to the particular discretion being exercised. ”

References to these principles are contained in the discussion below.

Compliance with Zone and Codes

The proposal meets the Scheme’s relevant Acceptable Solutions of the Rural
Resource, Environmental Living, Rural Living and General Residential Zones
and Bushfire Prone Areas, Potentially Contaminated Land, Landslide, Road and
Railway Assets, Parking and Access, Stormwater Management, Waterway and
Coastal Protection, Inundation Prone Areas, On-site Wastewater Management

and Natural Assets Codes with the exception of the following.
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Environmental Living Zone

. Clause 14.5.3 (A1), Ways and Public Open Space — the proposal
includes the development of a 10m wide corridor for a walking trail
proposed as an open space contribution, and there is no associated

acceptable solution.

The proposed variation must be considered pursuant to the Performance Criteria

P1 of Clause 14.5.3 as follows:

Clause

Performance Criteria

Assessment

14.5.3 P1

“The arrangement of ways and
public open space within a
subdivision must satisfy all of the
following:

(a) connections with any
adjoining ways are provided
through the provision of ways
to the common boundary, as
appropriate;

See below assessment.

The proposed trail would connect
Rifle Range Road to Dorans
Road. The land 1is not
specifically identified by the plan
adopted by Council as part of the
Strategy, however, the applicant

(b) connections with any | and proponent have been in
neighbouring land  with | discussions with Council
subdivision  potential is | officers, who have suggested the
provided through the | trail location is an appropriate

provision of ways to the
common  boundary, as
appropriate;

connections with the
neighbourhood road network
are provided through the
provision of ways to those
roads, as appropriate;

(©)

(d) topographical and other
physical conditions of the site
are appropriately
accommodated in the design;

(e) the route of new ways has
regard to any pedestrian &
cycle way or public open
space plan adopted by the
Planning Authority;

link, consistent with the intent of
Council’s Tracks and Trails
Strategy, and Action Plan 2015-
2020.

The site is the largest of a number
of lots in the vicinity of the site.
There are limited opportunities
for further subdivision of the
land.

The connection through from
Rifle Range Road to Dorans
Road would provide a valuable
link between these two roads
within the Sandford area,
presently without connectivity.
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(f) the route of new equestrian
ways has regard to any
equestrian trail plan adopted
by the Planning Authority. ”

The proposal trail has been
assessed on-site as being in an
appropriate location, consistent
with the Tracks and Trails Action
Plan. The 10m wide corridor is
consistent with those criteria
established under the plan, in that
it would enable construction
consistent with the walking track
standards established under the
Australian Standard AS 2156-1.
An appropriate condition has
been included in the
recommended conditions, above,
to ensure that the land is
transferred to Council in the
appropriate manner. It is further
noted that the applicant proposes
to fence this area using post and
wire fencing to delineate the open
space from the boundaries of the
proposed Balance lot and Lot 2,
where adjacent to the proposed
trail.

Environmental Living Zone

The proposed variation must be considered pursuant to the Performance Criteria

Clause 14.5.3 (A2), Ways and Public Open Space — in that there is no

associated acceptable solution to this clause.

P2 of Clause 14.5.3 as follows.

Clause

Performance Criteria

Assessment

14.5.3 P2

“Public Open Space must be
provided as land or cash in lieu,
in accordance with the relevant
Council policy.”

The proposal is for the provision
of a 10m wide corridor for a
walking trail, which would have
an area in excess of 4ha. This
land is in excess of the minimum
contribution required under the
Local Government (Building and
Miscellaneous Provisions) Act
1993 and is consistent with the
criteria established by Council’s
2015 -2020 Tracks and Trails
Action Plan, therefore meeting
this test of the Scheme.

169
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Environmental Living Zone
. Clause 14.5.4 (A2) and (A3), Services — in that there is no associated
acceptable solution and there is no stormwater system to which it is

proposed to connect each lot for stormwater.

The proposed variation must be considered pursuant to the Performance Criteria

P2 and P3 of Clause 14.5.4 as follows:

Clause Performance Criteria Assessment

14.5.4 P2 | “Each lot must be capable of | The balance lot proposes a
accommodating an  on-site | building area within the portion
wastewater treatment system | of the site zoned Rural Resource,
adequate for the future use and | which would be of sufficient area
development of the land.” to accommodate an on-site
wastewater treatment system as
required by this standard.

14.5.4 P3 | “Each lot must be capable of | Each of the proposed lots would
accommodating an  on-site | be sufficiently large to provide
stormwater management system | for on-site stormwater
adequate for the likely future use | management associated with the
and development of the land. ” likely future use of the lots for
residential purposes, as required
by this standard.

Rural Resource Zone
o Clause 26.5.1 (A1), New Lots— in that the lots proposed are not for any
of the purposes articulated by the acceptable solution.

The proposed variation must be considered pursuant to the Performance Criteria

P1 of Clause 26.5.1 as follows:

Clause Performance Criteria Assessment
26.5.1 P1 | “A lot must satisfy all of the | See below assessment.
following:
(a) be no less than 20 ha; complies

(b) have a frontage of no less | complies
than 6m;
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(c) not be an internal lot unless
the site contains existing
internal lots or creation of an
internal lot is necessary to
facilitate rural resource use;

(d) be provided with safe
vehicular access from a road;

(e) provide for the sustainable
commercial operation of the
land by either:

(i) encompassing sufficient
agricultural land and key
agricultural
infrastructure, as
demonstrated by a whole
farm management plan;

(if) encompassing an

existing or proposed

non-agricultural  rural
resource Use;

Complies, no internal lots

proposed.

Council’s engineers are satisfied
that the proposed access points
are acceptable and would meet
the requirements of the Road and
Railway Assets Code. This is
supported by the submitted TIA
for the development.

A land capability assessment was
submitted in support of the
proposed development. The
assessment concludes that the
site is classified as substantially
Class 5 land, with some Class 6
land on the steeper slopes. The
land surveyed would be suitable
only for low density stocking.
The assessment concludes that
the low inherent land quality
combined with local conditions
imposes severe limitations to
agricultural production.  The
assessment concludes that the
subdivision of the site into a
number of large lots has potential
to enhance the intensity of
agricultural activities through
specialist cropping/breeding
activities in conjunction with
residential land use, consistent
with the purpose of the zone.

the
are

It 1is considered that
submissions made
reasonable, in that the soil
classification is such that
agricultural activities of the
nature proposed would meet this
test of the Scheme, and provide
for future sustainable use of the
land, in both a possible
residential and agricultural sense
as suggested possibly include
specialised agriculture.

171
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() if containing a dwelling,
setbacks to new boundaries
satisfy clause 26.4.2;

(g) if containing a dwelling,

other than the primary
dwelling, the dwelling is
surplus to rural resource

requirements of the lot
containing the  primary
dwelling;

(h) if vacant, must:

i contain a building area
capable of
accommodating
residential development
satisfying clauses 26.4.2
and 26.4.3;

ii. notresult in a significant
increase in demand for
public infrastructure or
services;

(i) be consistent with any Local
Area Objectives or Desired
Future Character Statements
provided for the area.”

This test is therefore considered
to be met by the proposal.

not applicable

not applicable

complies

Complies, in that the supporting
documentation demonstrates that
all associated on-site wastewater
can be accommodated, and that
the road network has sufficient
capacity to absorb the additional
traffic generated by future
development of the lots.

not applicable

172

Potentially Contaminated Land Code
. Clause E2.6.1 (A1), Subdivision — in that the proposal does not include
the certification or approval by the Director that the land is suitable for

the intended use, as prescribed by the acceptable solution.

The proposed variation must be considered pursuant to the Performance Criteria

P1 of Clause E2.6.1 as follows.
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Clause

Performance Criteria

Assessment

E2.6.1
P1

“Subdivision does not adversely
impact on health and the
environment and is suitable for
its intended use, having regard
to:

See below assessment.

(@) an environmental site
assessment that demonstrates
there is no evidence the land
is contaminated; or

(b) an environmental site
assessment that demonstrates
that the level of
contamination does  not

present a risk to human
health or the environment; or

(c) a plan to manage
contamination and
associated risk to human
health and the environment
that includes:

i. an environmental site

assessment;

ii. any specific
remediation and
protection  measures
required to be
implemented  before

any use or development
commences; and

ii. a statement that the
land is suitable for the
intended use or
development.”

not applicable

A detailed site investigation of
contamination  on-site =~ was
undertaken as part of the
development application, which
concludes that there are three
sites that require remediation to
ensure that a risk to human health
is not posed by future residential
use of the land. An excerpt of the
assessment illustrating  the
location of the contaminated sites
is included in the Attachments.

While the building sites shown
on the proposed subdivision plan
are not within the areas identified

as being contaminated, the
assessment concludes that a site
specific contamination

management plan for each of the
contaminated sites, being the
sheep dip, fuel storage area and
rifle range within the boundaries
of the development site, is to be
developed to guide the proposed
management of the impacts at
each site.

With such remediation works, as
proposed, the report concludes
that the site is suitable for the
intended future residential use.

The applicant has proposed that
the remediation works would be
undertaken as part of the
development.

173
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It is therefore appropriate to
require as conditions of approval
that a management plan be
developed in accordance with the

conclusions and
recommendations of the Detailed
Site Investigation —

Contamination dated August
2020, and that the rehabilitation
works  required must be
undertaken prior to the sealing of
each of the subject lots, as
required.

The applicant has proposed that
the development occur over two
stages to address the proposed
rehabilitation, with Stage 1 being
Lots 2 to 8 inclusive, containing
the sheep dip and fuel storage
areas, and Stage 2 being Lot 9
and the Balance Lot, and
containing the rifle range. This
will ensure the works required to
create lots that are suitable for
their intended use, as required by
this test of the Scheme, and is
reflected in the recommended
conditions.

Potentially Contaminated Land Code
. Clause E2.6.2 (Al), Excavation — in that there is no associated

acceptable solution.

The proposed variation must be considered pursuant to the Performance Criteria

P1 of Clause E2.6.2 as follows.

Clause Performance Criteria Assessment
E2.6.2 “Excavation does not adversely | See below assessment.
P1 impact on health and the

environment, having regard to:

(a) an  environmental site | not applicable
assessment that demonstrates
there is no evidence the land
is contaminated; or
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(b) a plan to manage
contamination and
associated risk to human
health and the environment
that includes:

i. an environmental site

assessment;

i. any specific
remediation and
protection  measures
required to be
implemented  before
excavation

commences; and

ii. a statement that the
excavation does not
adversely impact on
human health or the
environment.”’

Consistent with the assessment

above, the contamination
assessment submitted as part of
the proposal proposes the
development of site specific
contamination management
plans to regulate the
decontamination and  future

development of the site.

The management plans would be
required as conditions of
approval prior to the sealing of
the final plan of subdivision, and
therefore before any earthworks
associated with the rehabilitation
of the contaminated areas
commences on-site. The
management plans would include
specific details of remediation
and protection measures as part
of the excavation works and
would require a statement that
excavations would not adversely
impact human or environmental
health. The requirements of this
test would therefore be met.

Landslide Code

The proposed variation must be considered pursuant to the Performance Criteria

Clause E3.8.1 (Al), Subdivision — in that there is no associated

acceptable solution.

P1 of Clause E3.8.1 as follows.

Clause

Performance Criteria

Assessment

E3.8.1
P1

“Subdivision of a lot, all or part
of which is within a Landslide
Hazard Area must be for the
purpose of one of the following:

See below assessment.

(a) separation of  existing
dwellings;

not applicable
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(b) creation of a lot for the
purposes of public open
space, public reserve or
utilities;

(c) creation of a lot in which the
building area, access and
services are outside the High
Landslide Hazard Area and
the landslide risk associated
with the subdivision is either:
i. acceptable risk, or
ii. capable of feasible and

effective treatment
through hazard
management measures,
so as to be tolerable
risk.”

not applicable

Complies, in that each of the lots
proposed by the development
would have building areas that
are outside the high and medium
risk areas of the site, with only a
portion of the development area
of Lot 2 being identified as low
risk and the  remaining
development areas unaffected by
the Code. The risk is therefore a
low and acceptable risk, thus
meeting the requirements of
(c)(i) of this standard.
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Road and Railway Assets Code

. Clause E5.6.2 (A1), Road Accesses and Junctions — in that there are
new accesses proposed to both Dorans and Rifle Range Roads which
have a speed limit of more than 60 km/h, as prescribed by the acceptable

solution.

The proposed variation must be considered pursuant to the Performance Criteria

P1 of Clause E5.6.2 as follows.

60km/h, accesses and junctions
must be safe and not
unreasonably impact on the
efficiency of the road, having
regard to:

Clause Performance Criteria Assessment
E5.6.2 “For roads in an area subject to | See below assessment.
P1 a speed limit of more than

(a) the nature and frequency of
the traffic generated by the
use;

(b) the nature of the road;

(c) the speed limit and traffic
flow of the road;

(d) any alternative access;

It is proposed that the lots would
have frontage to both Dorans
Road and Rifle Range Road, and
the traffic impact assessment
(TTA) submitted in support of the
proposal is satisfied that there is
sufficient capacity within the
existing road network to provide
for the proposed development
and likely traffic generation.
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(e) the need for the access or
junction;

() any traffic
assessment; and

impact

(g) any written advice received
from the road authority. ”

The TIA concludes that the
traffic generation from the new
development is  considered
minimal and would add a likely 8
two-way trips per peak hour, a
situation ~ which  Council’s
engineers are  satisfied is
appropriate and can be absorbed
by the existing road network.
Appropriate  conditions have
been included in the
recommended conditions, above,
in relation to construction of
access point and engineering
designs.

South Arm Road is a State Road;
however no access is proposed to
this road as part of the
development with Lot 5 proposed
to take access to Dorans Road.
As such, it is therefore
considered that the tests of the
performance criteria are met by
the proposal.
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Stormwater Management Code

o Clause E7.7.1 (A2), Stormwater Drainage and Disposal — in that the
proposal is for a subdivision of more than five lots as prescribed by the

acceptable solution.

The proposed variation must be considered pursuant to the Performance Criteria

P1 of Clause E7.7.1 as follows.

stormwater drainage system of a
size and design sufficient to
achieve the stormwater quality
and quantity targets in
accordance with the State
Stormwater Strategy 2010, as
detailed in Table E7.1 unless it is
not feasible to do so.”

Clause Performance Criteria Assessment
E7.7.1 “A stormwater system for a new | Council’s engineers are satisfied
P2 development must incorporate a | that the size, shape and nature of

each of the proposed lots would
be sufficient to enable future
development to achieve the
stormwater targets established by
the State Stormwater Strategy as
required.
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An Infrastructure Assessment
was submitted in support of the
proposal which concludes that
each of the proposed lots can be

appropriately serviced by
rainwater tanks and on-site
wastewater treatment and

disposal, thus addressing the
requirements of both this code,
and the On-site Wastewater
Management Code, as required.

Waterway and Coastal Protection Code

. Clause E11.8.1 (A1), Subdivision Standards — in that the proposal is
for a subdivision where works including access driveway works are to
occur within the Waterway and Coastal Protection Area, as prescribed

by the acceptable solution.

The proposed variation must be considered pursuant to the Performance Criteria

P1 of Clause E11.8.1 as follows.

Clause Performance Criteria Assessment

E11.8.1 “Subdivision of a lot, all or part
P1 of which is within a Waterway
and Coastal Protection Area,
Future Coastal Refugia Area or
Potable Water Supply Area, must
satisfy all of the following:

See below assessment.

(a) minimise impact on natural
values;

The proposed development areas
associated with each lot would
not be located on land subject to

(b) provide for any building area | the Waterway and Coastal

and any associated bushfire
hazard management area to
be either:

i. outside the Waterway and
Coastal Protection Area,
Future Coastal Refugia
Area or Potable Water
Supply Area; or

Protection Code, meaning that
the impacts on natural values
would be limited to proposed
driveway/crossover construction
works and possible service
connections within the identified
areas.
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ii. able to accommodate
development capable of
satisfying this code.

The construction of access points
associated with the development
would necessitate some
vegetation clearance for sight
distances, however these works
are limited and considered a
minimal impact, supported by the

Natural Values  Assessment
provided as part of the
application.

(c) if within a Potable Water | not applicable

Supply  Area, be in
accordance with the
requirements of the water and
sewer authority.”

Inundation Prone Areas Code
. Clause E15.8.1 (A1), Medium and High Inundation Hazard Areas —

in that there is no acceptable solution.

The proposed variation must be considered pursuant to the Performance Criteria

P1 of Clause E15.8.1 as follows.

High Inundation Hazard Area
must be for the purpose of one or
more of the following:

Clause Performance Criteria Assessment
E15.8.1 “Subdivision of a lot, all or part | See below assessment.
P1 of which is within a Medium or

(a) separation of
dwellings;

existing

(b) creation of a lot for the
purposes of public open
space, public reserve or
utilities;

(c) creation of a lot in which the
building area, access and
services are outside the
hazard area, with the
exception of stormwater.

not applicable

not applicable

Complies, in that the building

areas proposed are outside the
hazard area.
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(d) creation of a lot in which the
building area or access or
services are inside the hazard
area provided that it can be
demonstrated that
subsequent development will
not adversely affect flood
flow or be affected by flood
water or change coastal
dynamics in a way
detrimental to the subject

property or any other
property.

(e) Stormwater, mitigation
and/or developer

contributions applicable to
any lot/s created under (c) or
(d) are as follows:

i. onsite stormwater and/or
mitigations works must
be consistent with any
adopted Council Policy,
prior to the
commencement of works.
In the absence of such a
strategy, demonstration
that Council’s
stormwater system has
the capacity and the
proposal will not
adversely impact any
other properties in terms
of increased water levels,
flow or diverted overland
flow.

ii. provision of developer

contributions for
required off site
stormwater and/or
mitigation works
consistent  with  any
adopted Council Policy,
prior to the
commencement of

works.”

not applicable

Council’s engineers are satisfied
that the proposed works can be
appropriately managed given the
nature of the future development
and site constraints.

There is no  reticulated
stormwater infrastructure within
proximity of the site to which a
developer contribution is
recommended by  Council’s
engineers, as part of the
development. It is therefore and
for the reasons provided,
considered that the tests of this
criterion are met.
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Inundation Prone Areas Code

The proposed variation must be considered pursuant to the Performance Criteria

Clause E15.8.3 (Al), Subdivision within Riverine Inundation
Hazard Areas — in that the lots propose vehicular access within a

riverine inundation hazard area, and therefore does not meet this

acceptable solution.

P1 of Clause E15.8.3 as follows.

Clause

Performance Criteria

Assessment

E15.8.3
P1

“Each lot, or a lot proposed in a
plan of subdivision, within a
riverine inundation hazard area,
must not create an opportunity
for use or development that
cannot achieve a tolerable risk
from flood, having regard to:

See below assessment.

(@) any increase in risk from
flood for adjacent land;

(b) the level of risk to use or
development arising from
an increased reliance on
public infrastructure;

(c) the need to minimise future
remediation works;

(d) any loss or substantial
compromise by flood of
access to the lot, on or off
site;

(e) the need to locate building
areas outside the riverine
inundation hazard area;

() any advice from a State
authority, regulated entity
or a council; and

(g) the advice contained in a
flood hazard report.”

Of the proposed lots, Lots 4, 5, 6,
7, 8, 9 and the Balance lot are
subject to the  Riverine
Inundation Hazard Area.
Development areas of these lots,
with the exception of Lot 4,
would be subject to this area also.

The Infrastructure Assessment
submitted as part of the proposal
concludes that future residential

development can be
accommodated  within  these
areas, subject to addressing

possible flood risk and possible
landscaping works to offset the
impact of buildings in this area.

Council’s engineers are satisfied
that each of the proposed lots can
be developed to minimise risk
associated with flooding, and that
future development would, on a
site by site basis, be required to
address the relevant provisions of
the code.
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The tests of these performance
criteria are therefore considered
to be met by the proposal.

Natural Assets Code

The proposed variation must be considered pursuant to the Performance Criteria

Clause E27.9.1 (A1) for a Minor Impact, Subdivision Standards — in

that the works proposed are categorised as minor impact by the Natural

Values Assessment, and there is no associated acceptable solution.

P1 of Clause E27.9.1 as follows.

Clause

Performance Criteria

Assessment

E27.9.1
P1

“(a)  Subdivision works,
including accesses, fences
and service locations are

designed to minimise the
impact on priority vegetation
and the clearance of native
vegetation;

(b) Lots must be designed to
contain a building envelope
which:

e avoids priority vegetation;
and

e reduces clearance of
native vegetation to the
minimum extent necessary
to contain the anticipated
use and any clearance
required for  bushfire
management

A Natural Values Assessment
was submitted as part of the
proposal and is included in the
Attachments, which includes
recommendations in relation to
mitigation of disturbance of
natural values within the site.
This assessment concludes that

vegetated areas should be
retained where possible/
practicable, and that the

development areas shown are

consistent with such
recommendations.
The development has been

designed to show that each of the
lots is capable of providing a
building envelope that avoids
priority vegetation, as required.
That said, the recommendations
of the Natural Values
Assessment must be adhered to
and future development must
consider the recommendations of
the assessment. A condition has
therefore been included in the
recommended conditions, above,
to ensure this occurs.
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(c) No burning, blasting or
construction works involving
excavators or multiple truck
movements are to occur
within 500 m (or 1 km if in
line-of-sight) of an active
raptor nest during the
breeding season between July
to January inclusive.

(d) Additional mitigation
measures are proposed to
ensure that the subdivision
will satisfactorily reduce all
remaining impacts  on
priority vegetation; and

(e) Conservation outcomes and
long terms security of any
offset is consistent with the
Guidelines for the use of
Biodiversity Offsets in the
local planning approval
process, Southern Tasmanian
Councils Authority 2013.”

The Natural Values Assessment
identifies a nest site for the white-
bellied sea eagle on the north-
western part of the site, and
makes specific recommendations
in relation to construction, both
of the subdivision, the creation of
a building exclusion zone around
the nest and future development
on each of the lots, as part of the
proposal. In response to this issue
and associated requirement of the
performance criteria, it s
appropriate  to require the
creation of both a covenant to
provide for the required building
exclusion area and a Part 5
Agreement be created to alert
both the developer and future
landowners of their
responsibilities in relation to the
protection of this nest. A
condition has therefore been
included in the recommended
conditions above to ensure this
occurs.

The Natural Values Assessment
does not propose offsets, in that
vegetation clearance 1is not
proposed at a scale necessitating
such a contribution.
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5. REPRESENTATION ISSUES
The proposal was advertised in accordance with statutory requirements and nine

representations were received. The following issues were raised by the representors.

5.1. Support for Development
A number of the representations received express support for the proposed

subdivision as a whole.

° Comment

The supporting comments of the representations are noted.
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5.2.

5.3.

Width of Proposed Trail

Concerns were raised by the representations in terms of the width of the
proposed trail, in relation to the trail being too narrow and therefore insufficient
for multi-user activities. Conversely, other concerns were that the proposed trail
would be too wide and therefore have a significant environmental impact. The
representations submit that it would be more appropriate for the trail to follow
the existing informal trails that exist across the site, to limit additional

vegetation clearance.

) Comment

The proposal trail has been assessed on-site as being in an appropriate
location and consistent with the objectives established by Council’s
Tracks and Trails Action Plan. The 10m wide corridor is consistent with
those criteria established under the plan, in that it would enable
construction consistent with the walking track standards established
under the Australian Standard AS 2156-1. An appropriate condition has
been included in the recommended conditions above, to ensure that the

land is transferred to Council in the appropriate manner.

The connection through from Rifle Range Road to Dorans Road would
provide a link between these two roads within the Sandford area,
presently without connectivity. Though there are several informal tracks
that traverse the site, it is most appropriate for the proposed trail to follow
lot boundaries rather than dividing privately-owned land. While the
concerns of the representations are acknowledged, they are not of

determining weight.

Provision of Additional Land for Trail Adjacent Road Frontages

Concern is raised by one representation that the proposed subdivision represents
an opportunity for Council to acquire additional land adjacent to the Rifle Range
Road and Dorans Road frontages of the site, to provide for a wider verge to
form part of the trail network in the vicinity of the site. It is noted by the
representations that the existing Rifle Range Road verge in particular is narrow

and represents a safety risk to users.
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5.4.

) Comment

The POS trail proposed as part of the development would have an area
well in excess of the 5% of the total area of the site that the proponent is
obliged to provide as part of the development. While the concerns of the
representations are acknowledged, it is not considered reasonable or
necessary for Council to acquire land to provide for the widening of the
Rifle Range Road reservation in the vicinity of the site. This issue is

therefore not of determining weight in relation to the proposal.

Land Transfer to Council

A number of representations raise concerns in relation to the transfer of the
portion of land known as Mays Point Road to Council, and the likely future use
and/or development to be undertaken by Council. A further concern raised is
that this piece of land has historically been “gifted” to the owners of the adjacent
lots, however no evidence of this was provided as part of the representations

received.

o Comment
The ownership of the subject piece of land is accepted as being part of
the title the subject of this application, being CT 164817/1. The
applicant proposes that this land be transferred to Council (along with
two other small parcels of land adjacent South Arm Road and effectively
forming part of the road reservation) as part of this application. There is
no evidence before Council that the land has been “gifted” to others, and
therefore it is appropriate for the land to be transferred as proposed.
Appropriate conditions have been recommended to manage the formal

transfer process.

The concerns of the representations are noted in relation to the future use
of the land. This proposal does not involve any change to the use of the
subject land, nor does it obligate Council to undertake any construction

or maintenance works to the land used for access.
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5.5.

Council would, as a landowner, undertake maintenance of vegetation
within this area as part of its existing works program and would contact
the owners to arrange the licensing of the use of this portion of land for
access, if the proposal is approved and the land transferred as proposed.
This would ensure that the appropriate access rights are in place for those
owners reliant upon the land for access. This has been reflected in the

recommended conditions, above.

Impact on Wildlife

Concern is raised by the representations that there would be an impact upon the
wildlife supported by the parcel of land identified as Mays Point Road, and
within the main body of the site itself. The concerns in relation to the main part
of the site relate to there being known wedge-tailed eagle activity on the site,
and eastern barred bandicoot habitat identified within the boundaries of the site.
It is submitted that the refusal of the proposal on the basis of the land being

known habitat is justified.

° Comment

A natural values assessment (NVA) was provided as part of the proposal
and is included in the Attachments. The NVA includes
recommendations in relation to mitigation of disturbance of natural
values within the site. This assessment concludes that vegetated areas
should be retained where possible/practicable, and that the development
areas shown are consistent with such recommendations. Appropriate
conditions have been proposed to ensure that the recommendations of
the Natural Values Assessment must be adhered to and future

development must address the recommendations of the assessment.

The Natural Values Assessment acknowledges a nest site for the white-
bellied sea eagle on the north-western part of the site, and makes specific
recommendations in relation to construction, both of the subdivision and
future development on each of the lots, and the protection of the

identified nest site as part of the proposal.
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5.6.

5.7.

It is appropriate for Council to include a requirement that both a covenant
and a Part 5 Agreement be created to alert both the developer and future
landowners of their responsibilities in relation to the protection of this
nest and threatened species within the boundaries of the site, and has
been recommended. This issue has been satisfactorily addressed and

does not justify the refusal of the proposal.

TasNetworks Infrastructure
A representation was received from TasNetworks to provide support for the
proposal, on the basis that an easement of 12m width be created over those lots

affected by existing overhead distribution powerlines that traverse the site.

. Comment

The request of TasNetworks is noted, and a condition to reflect the

necessary easements has been included in the recommended conditions.

Environmental Impacts on Saltmarsh

One representation raises concerns in relation to the impact of the proposed
subdivision and associated future development of the lots on the adjacent
saltmarsh to the north of the site. Concerns surround future development, the
necessity for management of stormwater runoff from the site and possible

impacts upon the adjacent saltmarsh and shorebird habitat.

o Comment
A series of conditions has been recommended in relation to the design
and construction of the subdivision, if approved. Stormwater
management at subdivision stage has also been considered, and

appropriate conditions recommended.

It 1s noted that the representation is largely concerned with the future
development of each of the lots, and associated stormwater impacts upon

the adjacent saltmarsh.
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While impacts associated with stormwater runoff would be addressed as
part of future development applications for the development of the lots,
Council’s engineers are satisfied that there is sufficient area within the
boundaries of the proposed lots to cater for stormwater runoff as

required.

6. REFERRALS
The proposal was referred to the Department of Primary Industries, Parks, Water and
Environment (DPIPWE) as part of the assessment of the proposal. Advice was received
from DPIPWE that there is an identified white-bellied sea eagle nest within the
boundaries of the site, and that appropriate management measures were recommended
in relation to the protection of this area. Specific measures are proposed at Section 4
of the Natural Values Assessment submitted in support of the proposal and are reflected
by the recommended conditions and advice. Specifically, these measures include a
building exclusion zone within proximity of the known nest site, and management of
construction activities within 500m of 1km direct line of site from the nest within the

breeding season.

As part of the advice received, concerns were raised regarding the use of the trail
proposed as part of the development, within proximity of the nest site. In response to
the concerns raised, it is proposed that the trail be managed by Council to prohibit use
of this area during the breeding season. This is a matter to be managed by Council in

accordance with its obligations under the Threatened Species Protection Act 1995.

Advice was also received in relation to the presence of threatened species of flora on
the site, and consistent with the Natural Values Assessment, it is recommended that
advice be included as part of a planning permit if granted to ensure that the proponent
is aware of its obligations under the Threatened Species Protection Act 1995. Such

advice has been included in the recommended conditions.

7. STATE POLICIES AND ACT OBJECTIVES
7.1. The proposal is consistent with the outcomes of the State Policies, including

those of the State Coastal Policy.
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7.2.

The proposal is consistent with the objectives of Schedule 1 of LUPAA.

8. COUNCIL STRATEGIC PLAN/POLICY IMPLICATIONS

8.1.

8.2.

8.3.

8.4.

There are no inconsistencies with Council’s adopted Strategic Plan 2016-2026

or any other relevant Council Policy.

Developer contributions are required to comply with Council’s Public Open
Space Policy, and this proposal provides opportunity to secure POS as being in
the vicinity of a trail identified as desirable in Council’s Tracks and Trails
Action Plan 2015 - 2020. The trail would be comprised of a 10m wide corridor
within which a walking trail is proposed, which represents the open space
contribution as part of the subdivision. It is noted that this includes an additional

area to be included for access to the highest point of Mount Mather.

The area of land proposed to be set aside as POS for this purpose represents an
area in excess of 10% of the site and is consistent with the land proposed to be

provided to Council as POS.

Given that there is a need for POS in this location and proposed POS represents
an area greater than 5% of the site it is not appropriate to require either an
additional cash contribution or that the proponent cover the cost of fencing this
area. Fencing of this area is proposed by the applicant, as part of the

development of the subdivision.

9. CONCLUSION
The proposal is for an 8 lot subdivision of the site at 849 South Arm Road, Sandford.

The proposal satisfies the relevant requirements of the Scheme and is recommended for

approval subject to conditions.

Attachments:

Ross Lovell

Location Plan (1)

Subdivision Plan (1)

Plan Excerpt, Detailed Site Investigation — Contamination (1)
Natural Values Assessment (28)

Site Photo (3)
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Executive summary

A desktop and field-based assessment was undertaken of the proposed subdivision at 849
South Arm Road, Sandford, in south-east Tasmania on October 2019.

The desktop assessment identified numerous natural values that have the potential to occur

* within the study area. During the field assessment, a range of natural values were identified as
occurring within the study area, including threatened vegetation communities listed under the
Tasmanian Nature Conservation Act 2002, as well as threatened flora and fauna habitat listed
under the Tasmanian Threatened Species Protection Act 1995. These values are restricted to
areas of native vegetation.

Within this report, recommendations are also made on how to mitigation the disturbance of
natural values within the site. A permit to take under the Tasmanian Threatened Species
Protection Act 1995 may be required to destroy or disturb these values if they cannot be
avoided during any proposed works within the site.
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1. Introduction

11 Background

The Tasmanian Development Corporation is investigating the development of 849 South Arm
Road, Sandford. A desktop natural values assessment of the site (GHD 2019) identified
numerous natural values that are known to and have the potential to occur within the study
area.

We understand the proposed development of the site is for low density residential living
consisting of approximately 9 lots. The lots range in size from 94.9 ha to 20.20 ha with access to
each lot via one of three roads — South Arm Highway, Rifle Range Road or Dorans Road.

A full natural values assessment of the site is therefore required to inform any future
development of the site.

1.2 Study area

The proposed development is at 849 South Arm Road, Sandford, adjacent Ralphs Bay and the
South Arm Highway, on the South Arm Peninsula in Southern Tasmania. The site is located in
the municipality of Clarence City Council adjacent the South Arm Gun Range and is
approximately 271.4 ha.

The site comprises a mix of agricultural areas, forest and woodland and some agricultural
infrastructure such as sheds spanning from 20 to 160 m in elevation. The highest points within
the study area are Beauvais Hill and Mount Mather. There are numerous dams on the site.
Dorans Road separates the proposed development from the approximately 125 m of saltmarsh
and wetland that fringes Ralphs Bay. The geology of the site is a mix of pebbly mudstone,
sandstone and limestone, and quaternary sediments, with a small proportion of the site
consisting of dolerite.

1.3 Purpose of this report

The purpose of this assessment was to undertake:

e |dentification of threatened flora and fauna species presence and likelihood of occurrence
in the proposed project area (including those listed under the Threatened Species
Protection Act 1995 (TSP Act), Environment Protection and Biodiversity Conservation Act
1999 (EPBC Act), and/or under Schedule 3A of the Nature Conservation Act 2002.

¢ GIS mapping of the vegetation communities, threatened species or declared weed
observations on site.

¢ |dentification and description of declared weeds present on site (Tasmanian Weed
Management Act 1999).

e I|dentification of impacts of the proposed works on threatened flora, fauna and vegetation
communities, including management and mitigation measures.

e |dentification of risks of the proposed works on spreading pests, weeds and pathogens,
including management and mitigation measures.

¢ Advice/recommendations on any State or Commonwealth permits/approvals that may be
required for potential impacts to flora and fauna or vegetation communities.

Document Set ID: 4438963 GHD | Report for Tasmanian Development Corporation Pty Ltd - 849 South Arm Road, 3219232 | 1
Version: 1, Version Date: 6@/08/2020



1.4 Scope and limitations

This report has been prepared by GHD Pty Ltd (GHD) for the Tasmanian Development
Corporation and may only be used and relied on by Tasmanian Development Corporation for
the purpose agreed between GHD and Tasmanian Development Corporation as set out in
Section 1.3 of this report.

GHD otherwise disclaims responsibility to any person other than Tasmanian Development
Corporation arising in connection with this report. GHD also excludes implied warranties and
conditions, to the extent legally permissible.

The services undertaken by GHD in connection with preparing this report:

e  Were limited to those specifically detailed in the report and are subject to the scope
limitations set out in the report

e  Were limited to an ecological assessment of vascular plant species (ferns, conifers and
flowering plants), terrestrial and migratory vertebrate fauna

*  Did not include non-vascular flora (e.g. mosses, liverworts, lichens, and fungi), marine
fauna habitat and invertebrate habitat, which were not formally surveyed as part of this
assessment

* Included a field survey in Spring, which is considered a suitable time of year to survey for
most herbaceous annuals and grass species that are likely to occur within the study area.

e Did not include a detailed fauna field survey (i.e. trapping) at the study area. The fauna
investigation instead focussed on fauna habitat, and evidence of animals (e.g. scats, tracks,
feathers)

¢ Did not include an aquatic assessment, with aquatic environment(s) not formally surveyed
as part of this assessment.

The opinions, conclusions and any recommendations in this report are based on conditions
encountered, observations made and information reviewed at the date of preparation of the
report. Due to the fact that GHD was only present at specific points within the relevant site(s) on
specific dates and certain time periods, this report is only indicative (and not definitive) of flora
and fauna present on the site(s). Flora and fauna (whether in type or quantity) can also change
and fluctuate at different times throughout the year (due to factors including seasonal changes,
external events or third parly intervention), where it is not possible to observe such changes or
fluctuations where only discrele site(s) visits have taken place. GHD has no responsibility or
obligation to update this report to account for events or changes occurring subsequent to the
date that the report was prepared.

The opinions, conclusions and any recommendations in this report are based on assumptions
made by GHD described in this report (refer Section 1.3 of this report). GHD disclaims liability
arising from any of the assumptions being incorrect.

1.5 Assumptions

GHD has prepared this report on the basis of information provided by the Tasmanian
Development Corporation and others who provided information to GHD (including Government
authorities), which GHD has not independently verified or checked beyond the agreed scope of
work. GHD does not accept liability in connection with such unverified information, including
errors and omissions in the report which were caused by errors or omissions in that information.
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2. Methodology

2.1 Overview

A desktop assessment was undertaken to gain an understanding of the ecological values of the
study area. This was followed up by a field assessment to identify and map values on-ground.

2.2 Desktop background research

The primary data sources accessed during the background research included:

° The NVA database (NVA 2019) — which provides an NVA Report identifying threatened
fauna and flora records within 500 m and 5000 m from the edge of the study area

o The Environment Protection and Biodiversity Conservation Act 1999 (EPBCA) Protected
Matters Search Tool (PMST 2019) Australian Government: 2019 — which provides a
PMST Report that identifies any matters listed under the EPBCA within a 5000 m buffer
around the study area

° The Land Information System Tasmania (LIST) database (Service Tasmania 2019) —
which provides information on the location of vegetation communities according to the
TASVEG 2013, including the location of threatened vegetation

A desktop natural values assessment report for this project is provided in Appendix B.

2.3 Field Survey

A GHD ecologist undertook a one day field survey on 15 October 2019. The study area was
assessed by car and on foot, and all flora and fauna observed, including signs of fauna, were
recorded and mapped (Figure 1).

A full list of all the flora recorded during the field survey is available in Appendix A.

2.4 Nomenclature and assessment of significance

All plants were identified in accordance with A Census of the Vascular Plants of Tasmania,
including Macquarie Island {de Salas and Baker 2019). Flora and fauna conservation
significance was determined in accordance with the Tasmanian Threatened Species Protection
Act 1995 (TSP Act) and the Commonwealth EPBCA.

Conservation significance of vegetation communities was assessed in accordance with the
TASVEG 2013 and Regional Forestry Agreement (RFA) classification and associated criteria
(DPIPWE 2014). Conservation significance of other ecological communities was determined in
accordance with the Commonwealth EPBCA.

Significance of impacts on Matters of National Environmental Significance (MNES) were
assessed in accordance with the Australian Government's Significant Impact Guidelines (DOTE
2013).
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3. Ecological values

3.1 Vegetation communities

Ten vegetation communities were identified within the study area, of which four are listed as
threatened under the Nature Conservation Act 2002. These are:

e Eucalyptus risdonii forest and woodland (DRI) — Threatened

e  Eucalyptus tenuiramis forest and woodland on sediments (DTO) — Threatened
e Eucalyptus globulus dry forest and woodland (DGL) - Threatened

s Eucalyptus globulus coastal forest and woodland (DVC) - Threatened

e Eucalyptus obliqua dry forest (DOB)

e Eucalyptus amygdalina forest on mudstone (DAM)

¢ Regenerating cleared land (FRG)

e  Agricultural land (FAG)

¢ Plantations for silviculture (FPL)

e  Extra-urban miscellaneous (FUM)

A description of these vegetation communities is detailed below. Ali vegetation communities are
mapped in Figure 1.

Eucalyptus risdonii Forest and Woodland (DRI) — Threatened

This vegetation community consists of areas of open forests dominated by a sparse canopy of
(often mallee-form) trees of the threatened species Eucalyptus risdonii (risdon peppermint),
sometimes with E. tenuiramis (silver peppermint), E. amygdalina (black peppermint) and E.
viminalis (white gum), none of which is likely to exceed 15 m in height.

The shrub layer is generally sparse, with Acacia dealbata (silver wattle), A. verticillata (prickly
moses), A. genistifolia (spreading wattle), A. myriifolia (redstem wattle), Allocasuarina littoralis
(black sheoak), Bursaria spinosa (prickly box), Pultenaea spp. (bushpeas), Epacris impressa
(common heath), Astroloma humifusum (native cranberry), Daviesia latifolia (hop bitterpea) and
(Tetratheca labillardierei (glandular pinkbells) as its main components.

The ground layer, more vigorous on sites prone to high-frequency fires, is composed of native
grasses such as Poa rodwayi (velvet tussockgrass), Elymus scaber (rough wheatgrass),
Lomandra longifolia (sagg), Austrodanthonia spp. (wallabygrass) and Austrostipa spp.
(speargrass).

Within the study area this community potentially occurs in two distinct patches. The first patch,
is confirmed (see section 3.2 of this report for details) and located on the north-western slopes
of Mount Mather (Plate 1), whereas the second patch was not able to be verified during this
assessment. This is because the Eucalyptus species in this patch lacked fruiting material at the
time of the survey, and therefore could not be identified as E.risdonii. The second patch is
located on north-western slope of Beauvais Hill (Plate 2). Both patches contain fire-damaged
Eucalyptus risdonii (risdon peppermint) trees sparsely intermixed with fire damaged E.
tenuiramis (silver peppermint), which becomes more common on the edges of this community.
The occasional Acacia dealbata (silver wattle) was intermixed within the understorey. The
groundcover consisted of grasses, saggs and patches of native orchids. These patches are
relatively even-aged, with no evidence of hollow-bearing trees. As not all plants in these patches
could be identified (due to a lack of fruiting material), the boundaries of where this community
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begins and E. tenuiramis forest and woodland ends is also unclear. However it is likely, given
the suitable conditions, known population of E.risdonii adjacent the site, as well as the known
population in the Meehan range, that this vegetation community extends from the Meehan
range into the Mount Mather — Beauvais Hill area.

Plate 1 Eucalyptus risdonii forest and woodland on Mount Mather

Plate 2 Potential Eucalyptus risdonii forest and woodland on Beauvais Hill

Eucalyptus tenuiramis forest and woodland on sediments (DTO) —- Threatened

Eucalyptus tenuiramis forest and woodland on sediments is dominated by E. tenuiramis (silver
peppermint) trees rarely 25 m in height and often considerably shorter on highly insolated
nutrient poor sites. These dry sclerophyll communities are generally characterised by shrubby
understoreys with low cover and diversity. Grassy understoreys also occur in some areas.

Within the study area this community was dominated by a E. tenuiramis (silver peppermint)
canopy. Some patches had been subject to fire whereas others showed no signs of fire
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damage. Fire damage made many plants within patches indistinguishable from E.risdonii, as
discussed above. The understorey from this community was usually absent, with a ground cover
consisting of saggs and grasses intermixed with native orchids.

,_‘_

Plate 3 Access track to Mount Mather showing Beauvais hill in the
background with E. fenuiramis forest and woodland on either side

Plate 4 Eucalyptus tenuiramis forest and woodland on sediments on
Beauvais Hill

Eucalyptus globulus dry forest and woodland (DGL) - Threatened

This community is dominated by a canopy of E. globulus that varies in height from about 40 m in
productive coastal areas to < 20 m on poor soils in more arid inland areas. The understorey in
this forest community is usually dominated by native grasses and Lomandra longifolia, with a
sparse cover of tall shrubs and a sparse low shrub layer.

Within the study area, this community is dominated by a mixed age stand of E. globulus, many
trees of which had visible hollows of various sizes. The understorey consisted of Acacia
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dealbata and Banksia marginata with an understory dominated by native grasses, bracken and
saggs.

Plate 5 Eucalyptus globulus dry forest and woodland, downslope of
Eucalyptus tenuiramis forest and woodland on Mount Mather

Eucalyptus globulus coastal forest and woodland (DVC) - Threatened

This dry sclerophyll community is dominated by either Eucalyptus viminalis (white gum) or E.
globulus (blue gum), generally between 10-20 metres in height although potentially taller where
the site is protected from frequent fires, with E. amygdalina (black peppermint) or E. ovata
(black gum) sometimes present. The understorey is normally shrubby, although can be heathy
in woodland, and is usually dominated by Pteridium esculentum (bracken) with a varying cover
of tall to medium shrubs. These include Banksia marginata (silver banksia), Acacia dealbata
(silver wattle), Leptospermum scoparium (common teatree) and Exocarpus cupressiformis
(common native-cherry), and Acacia longifolia subsp. sophorae (coast wattle) and Leucopogon
parviflorus (coast beardheath) may become prominent near coastal dunes. Lomandra longifolia
(sagg) can also become locally prominent.

Within the study area this community forms part of a roadside strip of remnant vegetation
adjacent Ralphs Bay that is dissected by Dorans and South Arm Road and is dominated by
E.globulus (Plate 6).
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Plate 6 Eucalyptus globulus-viminalis coastal forest and woodland adjacent
Dorans Road as viewed from the paddocks within the study area

Eucalyptus obliqua dry forest (DOB)

Typically dominated by Eucalyptus obliqua (stringybark) between 20 and 30 m in height, this
community may have a tall, uneven understorey in exposed coastal conditions, otherwise the
understorey is usually shrubby, dense and diverse, over a sparse ground layer.

Within the study area this vegetation community had a patchy groundcover and understory and
is dominated by E.obliqua interspersed with the occasional E.globulus. There was extensive
evidence of disturbance of this community through wood harvesting, vehicle and stock access.
Pteridium esculentum (bracken) dominated the edge of this community where it met with

agricultural land (FAG) (Plate 7).

-“r
v

-

Plate 7 A patch of E.obliqua forest and woodland (DOB) surrounded by
agricultural land (FAG)

Eucalyptus amygdalina forest on mudstone (DAM)

This vegetation community is typically dominated by E. amygdalina. E. viminalis is a widespread
co-occurring species. The community has a dry sclerophyll understorey, which is generally
species-poor. It is strongly associated with relatively dry sites on Permian mudstone (mainly in
south-east Tasmania) or mudstone-derived sediments and metasediments of the Mathinna
series (Devonian origin) in the north-east of the State. In south-east Tasmania, it can grade into
E. tenuiramis forest and woodland on sediments, and even E.risdonii forest on exposed lower
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slopes. Trees are typically less than 30 m tall. The understory is relatively species-poor
compared to most of Tasmanian dry sclerophyll forest communities.

Within the study area this community had a canopy dominated by E. amygdalina and E.
viminalis (Plate 8). Scattered E. tenuiramis was also found throughout this community. Many
trees showed signs of senescence. The understory and ground cover was heavily grazed and
was made up of a combination of grasses and saggs.

Plate 8 Eucalyptus amygdalina forest on mudstone (DAM)

Regenerating cleared land (FRG)

An area of cleared land dominated by exotic pasture where there has been significant
recolonisation by native species is mapped as the regenerating cleared land (FRG) community.
it is typically characterised by an invasion of exotic pasture by native species, including
graminoid species such as Lomandra longifolia (sagg), Isolepis nodosa (knobby club rush) and
Juncus (rush) species. Drainage flats are commonly recolonised by J. sarophorus (broom rush),
J. australis (southern rush), J. amabilis (gentle rush), Carex jynx (tussock sedge) or Gahnia
grandis (cutting grass). Small native shrubs may be present during latter colonisation, and
scattered shrubs of Tasmannia lanceolata (mountain pepper), Senecio linearifolius (fireweed
groundsel) and Cassinia aculeata (dollybush) are common recolonising species of pasture in
the north-west of the state. Insignificant amounts of Austrodanthonia (wallabygrass) or
Austrostipa (speargrass) species may also be included within this category.

Within the study area this vegetation community represents a small area of native bushland
revegetation adjacent Dorans Road.

Agricultural land (FAG)

This vegetation type generally includes improved pastures, cropland and orchards, with
numerous exotic species dominating, although minor occurrences of native species such as
those in the genera Austrodanthonia (wallabygrass) and Austrostipa (speargrass) may also be
present.

Within the study area, this vegetation community dominates, and consisted of a mix of pasture
interspersed with isolated habitat trees (Plate 9), native grasses and saggs. Several dams are
also located within this vegetation community (Plate 10). Due to the heavy grazing of this
community the proportion of native grasses to intfroduced grasses was unclear.
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Plate 9 Agricultural land (FAG) looking towards South Arm Road
showcasing the isolated habitat trees within this community

i

Plate 10 Agricultural land (FAG) from the access track to Mount Mather and
Beauvais Hill looking downslope towards Ralphs Bay

Plantations for silviculture (FPL)

This mapping unit includes commercial tree farms of species such as Eucalyptus nitens (shining
gum) above 600 metres, and Pinus radiata (radiata pine) and E. globulus (Tasmanian blue gum)
below 600 m altitude. Plantations can occur on a variety of land tenures, and large restoration
plantings are also included within this community.

Within the study area, a small Pinus radiata plantation is located above Ralphs Bay on the
slopes of Mount Mather. It is dominated by Pinus radiata.
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Plate 11 Plantations for silviculture on Mount Mather (denoted by arrow)

Extra-urban miscellaneous (FUM)

This community represents unvegetated areas that originated as a result of various human
activities, including open cut mines, dam developments, some timber loading bays in forestry
areas, and quarries. Although very sparse herbs and grasses may be present, the predominant
absence of vegetation is a diagnostic feature of this mapping unit.

Within the study area this vegetation community occurs on the track between Beauvais Hill and
Mount Mather.

No EPBC listed threatened ecological communities were identified as occurring within the study
area.

3.2 Flora species

A total of 41 species of flora were recorded. A complete list is available in Appendix A.

3.2.1 Threatened Flora

One threatened flora species was recorded within the study area — Eucalyptus risdonii (Risdon
peppermint) on Mathers Hill. This species is listed as rare under the TSP Act and occurs over a
very restricted area surrounding greater Hobart and Mangalore. This species had been
previously recorded on an adjacent property. Its identity and therefore presence within the study
area was confirmed by Miguel De Salas (Botanist) at the Tasmanian Herbarium by a plant
specimen collected during this assessment (Plate 12). A second specimen from Beauvais Hill
could not be identified to species level due to a lack of fruiting material available (Plate 13). This
species can hybridise, so it possible that in addition to the confirmed E. risdonii within the site,
there are also E.risodnii-E.tenuiramis hybrids.
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Plate 12 A plant specimen of Eucalyptus risdonii collected in the field and
lodged at the Tasmanian herbarium

Plate 13 An example of a specimen that does not represent a true E.risdonii

One threatened flora species, listed as rare under the TSP Act 1995, has been recorded
adjacent the study area — Vittadinia muelleri (narrowleaf newholland daisy), however this
species was not identified within or adjacent the study site during the site visit. This is most
likely because within the site grazing by sheep would have eliminated any evidence of this
species presence.

Four threatened flora species listed under the TSP Act 1995 have also been recorded as
present within 500 m of the study area (refer Appendix B). Three of these species - Cuscuta
tasmanica (golden dodder), Lachnagrostis robusta (tall blowngrass) and Ruppia tuberosa
(tuberous seatassel) - are associated with the adjacent wetlands of Ralphs Bay. These species
possibly occur adjacent the study area. There was no suitable habitat for these species
identified within the study area.

Four other threatened flora species listed under the TSP Act 1995 possibly occur within the
study area due to the presence of potential suitable habitat. These species are: Caladenia
filamentosa (daddy longlegs), Caladenia caudata (tailed spider-orchid), Juncus amabilis (gentle
rush) and Rytidosperma indutum (tall wallabygrass). Caladenia spp. were identified within the
study area, but none were identified as any of the species above. The forest and woodland on
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Mathers Hill does, however, provide potential suitable habitat for threatened Caladenia species
and it is possible that these species have been overlooked due to the timing of the survey and
because not all areas of the site were surveyed on foot.

3.3 Fauna observations and habitat values

3.3.1 Threatened fauna
No threatened fauna were recorded within the study area.

Six threatened fauna species, listed under the TSP Act 1995 and/or EPBC Act 1999 have been
recorded within 500 m of the study area (refer Appendix B).

Two of these fauna species have been recorded within the study area - Haliaeetus leucogaster
(whitebellied sea-eagle) and Tyto novaehollandiae (masked owl). The forest and woodland
within the study area has the potential to provide nesting habitat for both species with one
Haliaeetus leucogaster nest (ID 387) recorded within the study area (Plate 16). The paddocks
are also likely to provide foraging habitat for these species, as well as Perameles gunnii
(eastern barred bandicoot), which possibly occurs within the study area based on habitat
suitability.

The other three fauna species are present in the adjacent wetlands at Ralphs Bay; Amelora
acontistica (chervron looper moth) and Thesclinesthes serpentata subsp. lavara (chequered
blue), and Rifle Range Road Charadrius leschenauiltia (greater sand plover).There is no
available habitat for these species within the study area.

Numerous other species have the potential to occur within the study area or adjacent Ralphs
Bay based on the presence of potential suitable habitat. Within the study area, this includes:
Aquila audax subsp. fleayi (Tasmanian wedge-tailed eagle), Dasyurus maculatus subsp.
maculatus (spotted tail quoll), Dasyurus viverrinus (eastern quoll), Sarcophilus harrisii
(Tasmanian devil), Accipiter novaehollandiae (grey goshawk), Hirundapus caudacatus (white-
throated needletail) and Lathamus discolour (swift parrot).

It is unlikely the study area provides critical habitat (i.e. breeding habitat) for threatened wide
ranging species such as Accipiter novaehollandiae (grey goshawk), Hirundapus caudacatus
(white-throated needletail), Sarcophilus harrisii (Tasmanian devil), Dasyurus maculatus
(spotted-tail quoll) and Dasyurus viverrinus (eastern quoll), though these species may utilise the
study area as part of their broader range.

The Eucalyptus globulus forest and woodland, and E.globulus individual trees, provide
important potential foraging and breeding habitat for Lathamus discolor (swift parrot). This
species depends heavily on flowering E.globulus trees, especially adjacent potential nest sites
(hollow-bearing trees). lts habitat use varies year to year depending on E.globulus flowering and
so while it may not utilise the site now, it has the potential to in the future. The Eucalyptus
globulus forest and woodland and associated habitat trees is mapped in Figure 1.

3.3.2 General fauna habitat

The study area contains a diverse mix of habitat for fauna. Habitat identified during the field
survey is detailed below.

Habitat trees

The study area contained numerous habitat trees in the form of old trees with hollows in
paddocks and surrounding forest and woodland. A range of hollows were identified including
those suitable for small threatened hollow users such as Lathamus discolor (swift parrot), and
large threatened hollow-using species such as Tylo novaehollandiae castanops (Tasmanian
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masked owl) (Plate 14). This species has been recorded in the forest and woodland previously
(NVA 2019). Inspection of several habitat trees within the study area for signs of Tyto
novaehollandiae castanops (Tasmanian masked owl) identified prey items (e.g. brushtail
possum tail, feathers and bones) below trees with hollows suitable for use by this species, as
well as white-wash (faeces) on the trunk of the tree. These signs are not conclusive of use by a
raptor, however it is likely that a number of the habitat trees within the study area provide habitat
for this species.

Not all habitat trees were likely mapped as part of this study, but those identified have been
mapped in Figure 1. A map of the predicted availability of mature forest habitat (hollow-bearing
trees) within the landscape is shown in Figure 2. This desktop-based mapping indicates the
forest and woodland within the site has a predicted medium to high density of hollows. Such
hollows provide important breeding and refuge habitat from a range of fauna including birds,
bats and arboreal marsupials.

Plate 14 An example of a habitat tree within E.obligua forest and woodland
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Plate 15 An example of an isolated habitat tree within a paddock
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Figure 2 The amount of predicted mature habitat available in the landscape
surrounding the study area (approx. study area highlighted by
yellow box) as mapped by the Habitat context assessment tool
(Forest Practices Authority 2019)

Raptor nests

A Haliaeetus leucogaster (white-bellied sea eagle) nest (ID 384) was previously recorded within
the Eucalyptus globulus forest and woodland on Mount Mather. Its presence was confirmed
from the Mount Mather access track (Plate 16). The nest site overlooks the sheep grazed
pasture between Mount Mather and South Arm Road (Plate 17).
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This species is listed as vulnerable under the TSP Act 1995. Though no eagles were recorded
during the assessment within the study area, the farmer who leases the property indicated that
eagles did breed the previous year and often take geese and lamb from the study area. Given

the nests appearance from a distance indicating it was relative intact, there is potential for this

nest to be used in the future, if not in use this year.

Plate 16 A Haliaeetus leucogaster nest (circled), identified as being
previously used by a white-bellied sea eagle (NVA 2019)

Plate 17 The approximate location of the Haliaeetus leucogaster nest on
Mount Mather
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Water bodies

Numerous dams within the site have the potential to provide water to fauna, though no fauna
such as birds or frogs were observed utilising the dams during the survey (Plate 18).

Plate 18 Three dams located in a paddock within the study area. Ralphs
Bay is in the background.

Other habitat

There was no evidence of burrows, or habitat suitable for burrowing, which would provide
potential denning habitat for Sarcophilus harrisii (Tasmanian devil) or any other species. It is
possible that species such as Sarcophilus harrisii (Tasmanian devil) could potentially den under
the existing buildings within the study area. No evidence of this species (i.e. scats ), however,
was identified during the field assessment.

3.4 Introduced plants, pests and pathogens

The study are contained little evidence of introduced plants, pests and pathogens. The only
introduced plant identified of environmental concern the study area was a small patch of thistles
within a paddock mapped in Figure 1. The roadsides surrounding the site however are known to
contains various environmental weeds.

One declared weed listed under the Tasmanian Weed Management Act 1999, and identified as
a Weed of National Significance is known to occur within the site and adjacent roadsides —
Nassella trichotoma (serrated tussock).
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4.1 Vegetation communities

The study area is approximately 270 ha in size, the majority of which has been mapped as
previously cleared agricultural land (FAG — approximately 162 ha). in addition, four threatened
vegetation communities, listed under the Tasmanian Nature Conservation Act 2002, occur
within the study area. These communities and their estimated area are:

e  Eucalyptus risdonii forest and woodland (DRI) (2.4 ha)

e Eucalyptus tenuiramis forest and woodland on sediments (DTO) (54.5 ha)
e  Eucalyptus globulus dry forest and woodland (DGL) (11.7 ha)

e  Eucalyptus globulus coastal forest and woodland (DVC) (0.5 ha)

These communities form an extensive network of forest and woodland across two distinct
patches within the study area as shown in Figure 1. These communities also provide habitat for
numerous threatened flora and fauna species as detailed in sections 3.2 and 3.3 of this report.

One of these communities, Eucalyptus risdonii forest and woodland, has a very limited
distribution of an estimated 800 hectares over 44 patches in south-eastern Tasmania from
South Arm to the Meehan Range to Mangalore (Department of Primary Industries, Parks, Water
and Environment 2017) .

It is recommended that the proposed subdivision and associated works consider:

e  Appropriate fire management regimes for this site, as inappropriate fire regimes (i.e. too
frequent) can adversely affect the regeneration of Eucalyptus risdonii forest and woodland,
and cause degradation of this community over time.

e Retention of native vegetation communities within the study area as part of any future
development of the site. To ensure retention in perpetuity, a Conservation Covenant could
be applied to these areas of high natural values.

The clearance of these vegetation communities would be exempt from requiring a Forest
Practices Plan, under the Forest Practices Act 1985, for the purposes of a building
development, as planning approval in this situation would be administered by the Clarence City
Council. Other approvals may however be required, including a Permit to Take under the
Tasmanian TSP Act 1995 to disturb or destroy threatened flora or fauna.

It is recommended that advice be sought from Clarence City Council if clearance of these
vegetation communities is required and if alternative uses for this land are proposed, contact the
Forest Practices Authority for further advice.

4.2 Flora species

One threatened flora species, listed as rare under the TSP Act was recorded within the study
area — Eucalyptus.risdonii (risdon peppermint).

This species was recorded within threatened vegetation, and where it dominates, forms the
threatened vegetation community Eucalyptus risdonii forest and woodland.

A Permit to Take under the Tasmanian TSP Act 1995 will be required if any proposed works
have the potential to disturb or destroy this species.

Other threatened flora have the potential to occur within the study area, such as Caladenia
filamentosa (daddy longlegs) and Caladenia caudata (tailed spider-orchid). These species may
occur within the threatened forest and woodland within the study area. These areas are
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relatively non-grazed and weed free, providing suitable habitat for such species. While not
recorded during the field survey, the presence of threatened orchid species cannot be
discounted, as flowers are required for identification, and species do not flower each year.

If the recommendations in section 4.1 are followed, it is unlikely that any threatened flora that
occur or potentially occur will be impacted by the proposed subdivision and associated works.

4.3 Fauna observations and habitat values

One threatened fauna species, listed as vulnerable under the TSP Act, has a nest site located
within the study area on the south eastern slope of Mount Mather - Haliaeetus leucogaster
(white-bellied sea eagle).

Raptors, such as Haliaeetus leucogaster (white-bellied sea eagle), are vulnerable from
disturbance, particularly around their nests. Disturbance can lead to a decline in nesting
success, nest failure, or nest abandonment. To reduce the impact of the proposed subdivision
on this species it is recommended that consideration be given to the following mitigation
measures, though it should be noted their effectiveness in the immediate to short term has had
mixed results (Debus et al 2014):

¢ A nest reserve be implemented surrounding the known nest site (Nest 1D 387) where all
native vegetation is retained and no construction activities occur. As suggested in
section 4.1, it is recommended that consideration be given to include a covenant on the
property to ensure the protection of the nest and surrounding habitat in perpetuity. A nest
reserve of no less than 10 ha of undisturbed habitat around the nest, concentrated upslope
of the nest, is recommended by the Forest Practices Authority to reduce the likelihood of
nest disturbance (Forest Practices Authority 2015).

e  Construction activities, using heavy machinery, avoid the eagle breeding season within 1
km of the nest site (July-January — Confirm with the Forest Practices Authority prior to
construction).

¢  Avoiding the installation of above ground power lines adjacent the nest site to reduce
collision risk.

Other threatened fauna species have the potential to occur within the study area and these
species, and their habitat are detailed below.

E.globulus trees on site have the potential to provide foraging and nesting habitat for the EPBC
Act and TSP Act listed lathamus discolor (swift parrot). This species has been previously
recorded adjacent the site, and is known to breed in the Meehan Range. Though it has not been
recorded within the study area, lathamus discolor follows the flowering patterns of E.globulus
and breed in tree hollows in different parts of their breeding-range in different years, so their
presence at a particular site may vary year to year (Forest Practices Authority 2014b). It is
therefore considered possible that this species occurs within the study area from time to time.

Urban development has the potential to threaten this species through removing foraging and
nesting trees, collisions with infrastructure ( i.e. chain link fencing, windows) and increased
predation risk ( i.e. from cats and sugar gliders).

* To minimise the risk of collisions between this species and any future infrastructure
development on the site, it is recommended designs (where practicable) refer to the
‘Guidelines and recommendations for parrot-safe building design.’

There is also the potential for hollow-bearing trees to provide nesting habitat for the EPBCA and
TSPA listed Tyto novaehollandiae castanops (Tasmanian masked owl) (Forest Practices
Authority 2014a).
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e If habitat trees or trees within stands of E.globulus are proposed for removal in the future, a
‘Permit to Take* under the TSPA may be required after consultation with the Conservation
Assessments Section at DPIPWE.

e If removal includes E. globulus consideration should be given to re-planting E. globulus to
provide future habitat for the swift parrot.

4.4 Introduced plants, pests and pathogens

One declared weed listed under the Tasmanian Weed Management Act 1999, and identified as
a Weed of National Significance is known to occur within the site and adjacent roadsides —
Nassella trichotoma (serrated tussock). This is a serious environmental weed, and has been
actively managed by local government.

Given the relatively weed-free status of the native vegetation communities, and their values
discussed in the above sections, weed and hygiene management is strongly recommended to
avoid the introduction of weeds, pests and pathogens into these communities.

Numerous other weed species listed under the Tasmanian Weed Management Act 1999 and/or
listed as a Weed of National Significance have been recorded within and on properties and
roadsides surrounding the study area.

* Itis recommended that weed management be undertaken as part of any development of
this site to ensure that any weed infestations do not spread further into the site, or to other
areas.

Document Set ID: 4438688 GHD | Report for Tasmanian Development Corporation Pty Ltd - 849 South Arm Road, 3219232 | 21
Version: 1, Version Date: 82/06/2020



5. References

Australian Government (2019): Protected Matters Search Tool. Department of the Environment
(DOTE). Available online at: http://www.environment.gov.au/epbc/pmst/index.html

Biodiversity Conservation Branch (BCB) (2019) Natural Values Atlas. Department of Primary
Industries, Parks, Water and Environment (DPIPWE). Available online at:
https://www.naturalvaluesatlas.tas.gov.au

Debus, S.J.S., Baker, G., Owner, D. and Nottidge, B. (2014) Response of White-belliedSea-
Eagles Hailaeetus leucogaster to encroaching human activities at nest sites, Corella, 38 (3), 53-
62

Department of Primary Industries, Parks, Water and Environment (2019) Threatened Species
Link. Species Management Profiles available online at:
http://www.threatenedspecieslink.tas.gov.au/

Department of Primary Industries, Parks, Water and Environment (2017)Tasmanian Threatened
Native Vegetation Communities, Eucalyptus risdonii forest and woodland Information Sheet,
Version 1.

Forest Practices Authority (2015) Fauna Technical Note No. 1 Eagle nest searching, activity
checking and nest management.

Forest Practices Authority (2014a), ‘Identifying masked owl habitat’, Fauna Technical Note No.
17, Forest Practices Authority, Hobart, Tasmania.

Forest Practices Authority (2014b) ‘Identifying swift parrot breeding habitat’, Fauna Technical
Note No. 3, Forest Practices Authority, Hobart, Tasmania.

Kitchener, A. & Harris, S., (2013) From Forest to Fjaeldmark: Descriptions of Tasmania’s
Vegetation, Edition 2. Department of Primary Industries, Parks, Water and Environment, Hobart.
Available online at: htip://dpipwe.tas.qov.au/conservation/flora-of-tasmania/from-forest-to-
fiaedimark-descriptions-of-tasmanias-veqgetation-(edition-2)

Pfennigwerth, S (2008) Minimising the swift parrot collision threat: guidelines and
recommendations for parrot-safe building design, A World Wide Fund for Nature and
Threatened Species Network Publication.

University of Tasmania (2019) Key to Tasmanian Vascular Plants. Available online at:
http://www.utas.edu.au/dicotkey/dicotkey/key.him

Document Set ID: 4480983 GHD | Report for Tasmanian Development Corporation Pty Ltd - 849 South Arm Road, 3219232 | 22
Version: 1, Version Date: 88/00/2020



Appendices

Document Set ID: 4438988
Version: 1, Version Date: 08/00/2020



Scientific Name

Appendix A - Flora List

Acacia dealbata silver wattle
Acacia mearnsii black wattle
Acacia melanoxylon blackwood
Acaena novae-zelandiae buzzy
Acritrucge serrykata ants delight
Agrostis spp. bent

Allocasuarina monilifera
Austrodanthonia spp
Austrostipa spp.
Banksia marginata
Bossiaea prostrata

Bursaria spinosa

necklace sheoak
wallaby grass
spear grass
silver banksia
creeping bossia

sweet bursaria

Caladenia carnea lady fingers
Cassinia acueleata dollybush
Daviesia latifolia hop bitterpea

Dodonaea viscosa

Epacris impressa

native hop bush

common heath

Eucalyptus amygdalina black peppermint

Eucalyptus globulus blue gum

Eucalyptus obliqua stringy bark

Eucalyptus risdonii risdon peppermint Threatened (TSP Act)
Eucalyptus tenuiramis silver peppermint

Exocarpus cupressiformis native cherry

Gahnia grandis ghania

Gahnia radula thatch swawsedge

Gahnia sieberiana redfruit sawsedge

Glossodia major wax lipped orchid

Goodenia ovata hop native-primrose

Holcus lanacus yorkshire fog Introduced

Lepidospermsa elatius
Leptospermum scoparium
Leucopogon parviflorus
lomandra longifolia
Olearia lirata

Pinus radiata

tall swordsedge
common tea tree
coast beard heath
sagg

forest daisy bush
radiata pine tree

Poa labillardierei common tussock grass
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Scieniic Name

Poa rodwayi velvet tussock

Pteridium esculentum bracken fern

Pultenaea spp Bush peas

Silybum spp. variegated thistle Introduced
Viola banksia native violet

Document Set iD: 4430963
Version: 1, Version Date: 68/08/2020



849 SOUTH ARM ROAD, SANDFORD

Photo 1: Site viewed from Rifle Range Road, looking northwest.
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Photo 3: Site viewed fromadjacent the intersection of Rifle Range Road and South Arm Road,
looking west.
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Photo 4: Site wed from Dorans Road boundry, looking southwestp.
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Photo 5: Site viewed frm South Arm Road, looking northwest.
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Photo 6: Land known as Mays int Road, viewed from Bayside Driv Iooking northeast.
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11.3.6 DEVELOPMENT APPLICATION PDPLANPMTD-2020/010796 - 34
CLINTON ROAD, GEILSTON BAY - 33 MULTIPLE DWELLINGS

EXECUTIVE SUMMARY

PURPOSE
The purpose of this report is to consider the application made for 33 multiple dwellings
at 34 Clinton Road, Geilston Bay.

RELATION TO PLANNING PROVISIONS

The land is zoned General Residential and subject to the Bushfire Prone Areas,
Landslide, Road and Railway Assets, Parking and Access, Stormwater Management
and Waterway and Coastal Protection Codes under the Clarence Interim Planning
Scheme 2015 (the Scheme). In accordance with the Scheme the proposal is a
Discretionary development.

LEGISLATIVE REQUIREMENTS

The report on this item details the basis and reasons for the recommendation. Any
alternative decision by Council will require a full statement of reasons in order to
maintain the integrity of the Planning approval process and to comply with the
requirements of the Judicial Review Act and the Local Government (Meeting
Procedures) Regulations 2015.

Note: References to provisions of the Land Use Planning and Approvals Act 1993 (the
Act) are references to the former provisions of the Act as defined in Schedule 6 —
Savings and Transitional Provisions of the Land Use Planning and Approvals
Amendment (Tasmanian Planning Scheme Act) 2015. The former provisions apply to
an interim planning scheme that was in force prior to the commencement day of the
Land Use Planning and Approvals Amendment (Tasmanian Planning Scheme Act)
2015. The commencement day was 17 December 2015.

Council is required to exercise a discretion within the statutory 42 day period which
expires on 20 October 2020.

CONSULTATION

The proposal was advertised in accordance with statutory requirements and 18
representations were received raising the following issues:
additional documentation required;

bushfire risk;

traffic;

pedestrian safety;

stormwater;

decrease in land value;

community services;

impact on residential amenity;

character of area and density;

waste storage, collection and odour;

infrastructure capacity; and

impact on natural values.
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RECOMMENDATION:

A.

That the Development Application for 33 Multiple Dwellings at 34 Clinton
Road, Geilston Bay (Cl Ref PDPLANPMTD-2020/010796) be approved
subject to the following conditions and advice.

1.

2.

10.

11.

12.

GEN AP1 - ENDORSED PLANS.

GEN AP2 — STAGING.

o Stage 1: Units 1-13 inclusive;

. Stage 2: Units 14-22 inclusive;
Stage 3: Units 23-29 inclusive; and
Stage 4: Units 30-33 inclusive.

Each stage must include the associated lot connections, access ways and
footpaths.

A building permit will not be issued for the development until such time
as the Certificate of Title for the boundary adjustment approved under
PDPLANPMTD-2019/003196 has been issued and a copy provided to
Council.

A construction management plan identifying the proposed car parking,
traffic flow and circulation measures to be undertaken during
construction must be submitted to and approved by Council’s Group
Manager Engineering Services.

Details of the proposed private garbage collection service for the
development are to be provided to and approved by Council’s Group
Manager Engineering Services prior to the granting of a building permit.
Upon approval, garbage collection must be undertaken in accordance
with the approved arrangement unless an alternative on-site arrangement
is subsequently approved by Council’s Group Manager Engineering
Services.

ENG A2 — CROSSOVER CHANGE, 5.5m (minimum).

ENG A5 — SEALED CAR PARKING.

ENG M1 — DESIGNS DA.

ENG M5 — EROSION CONTROL.

ENG M8 — EASEMENTS.

ENG S1 — INFRASTRUCTURE REPAIR.

ENG S3B — WATER SENSITIVE URBAN DESIGN PRINCIPLES —
BODY CORPORATE.
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13. EHO 4 — NO BURNING.

14. A landscape plan for the car parking areas where more than five spaces
are shown, and associated vehicle circulation areas must be submitted to
and approved by Council's Manager City Planning prior to the
commencement of works. The plan must be to scale and show:

J a north point;

. existing trees and those to be removed;

. proposed driveways, paths, buildings, car parking, retaining
walls and fencing;

. any proposed rearrangement of ground levels;

. details of proposed plantings including botanical names, and the
height and spread of canopy at maturity; and

. estimated cost of the landscaping works.

All landscaping works must be completed and verified as being
completed by Council prior to the commencement of the use.

All landscape works must be maintained:

. in perpetuity by the existing and future owners/occupiers of the
property;

. in a healthy state; and

. in accordance with the approved landscape plan.

If any of the vegetation comprising the landscaping dies or is removed,
it is to be replaced with vegetation of the same species and, to the
greatest extent practicable, the same maturity as the vegetation which
died or which was removed.

15. The development must meet all required Conditions of Approval
specified by TasWater notice dated 31 July 2020 (TWDA 2020/01044-
CCO).

16.  ADVICE — The proposed works are located within a mapped bushfire
prone area and as such a bushfire assessment and BAL must be provided
by a suitably qualified person and form part of the certified documents
for the building permit application.

B. That the details and conclusions included in the Associated Report be recorded
as the reasons for Council’s decision in respect of this matter.

ASSOCIATED REPORT

1.

BACKGROUND

An application for the adjustment of boundaries between 32 and 34 Clinton Road was
approved by Council on 27 December 2019 under PDPLANPMTD-2019/003196. The
Sealed Plan and Schedule of Easements were sealed by Council on 12 August 2020,
and both are yet to be registered by the Land Titles Office.
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The Land Titles Office was contacted at the time of the preparation of this report and
advice was received that there was a back log of registrations to be actioned. There
were no issues raised by the Land Titles Office in relation to the registration of the

Sealed Plan and Schedule of Easements.

2. STATUTORY IMPLICATIONS

2.1. The land is zoned General Residential under the Scheme.

2.2. The proposal is discretionary because it does not meet certain Acceptable
Solutions under the Scheme.
2.3. The relevant parts of the Planning Scheme are:
o Section 8.10 — Determining Applications;
. Section 10.0 — General Residential Zone;
° Section E1.0 — Bushfire Prone Areas Code;
° Section E2.0 — Landslide Code;
o Section E5.0 — Road and Railway Assets Code;
. Section E6.0 — Parking and Access Code;
. Section E7.0 — Stormwater Management Code; and

. Section E11.0 — Waterway and Coastal Protection Code.

2.4  Council’s assessment of this proposal should also consider the issues raised in
any representations received, the outcomes of the State Policies and the
objectives of Schedule 1 of the Land Use Planning and Approvals Act, 1993
(LUPAA).

3. PROPOSAL IN DETAIL
3.1. The Site
The site is a 15,510m? internal lot with access and 10.5m frontage to Clinton
Road, and is located within an established residential area at Geilston Bay. The
site has a gentle north-westerly slope and is developed with a dwelling towards

the rear (eastern) boundary.
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3.2.

The western half of the site is covered with remnant native vegetation which is
not covered by the Natural Assets Code. The site is fully serviced and provided

with frontage to Clinton Road which forms a sealed Council road.

As noted above, the site is the subject of a pending registration for the
adjustment of boundaries between 32 and 34 Clinton Road, to transfer 53m? of
land from 32 Clinton Road to 34 Clinton Road. The Plan and Schedule of
Easements were sealed by Council on 12 August 2020, and both are yet to be
registered by the Land Titles Office. The resultant lot area would be 15,563m?.

The location of the site is shown in Attachment 1, and the approved boundary

adjustment plan is shown in Attachment 2.

The Proposal

The proposal is for the development of 33 multiple dwellings on the site. The
proposed dwellings would each be accessed from a single access point to
Clinton Road to enter the site adjacent to the north-western boundary, before
then aligning to the south-eastern boundary. Four driveways would then branch

off to provide access to each of the proposed groups of units.

The proposal is for the development of four unit types as part of the
development. Types A and B would be conjoined dwellings and would be
developed over two levels. Types C and D would have a single level but would

provide for lower level parking and manoeuvring areas.

The total unit area proposed is 4248m?, which represents a site coverage of
27.31 percent. A 3m wide swale drain is proposed along the north-western
boundary of the site to cater for stormwater drainage on the site, and a total
impervious area of 7947m? is proposed as part of the development. Works
within the Clinton Road reserve are proposed to construct a stormwater main
under Clinton Road to adjacent Council land, as part of the stormwater design

for the site.
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4.

The multiple dwellings would vary in height from 6.8m to 8.5m above natural
ground level, setbacks range from 3m to S5m from side and rear boundaries, and
the dwellings would each be clad using a combination of timber, cement sheet,
Colorbond, glass and steel. A total of 77 parking spaces are proposed as part of

the development, including the required visitor spaces.

Due to the slope of the land, private open space has been integrated into the
design to take the form of levelled outdoor living areas and/or decks. The
private open space allocated to each unit complies with the size requirements of

the Scheme.

Three bin storage areas are proposed as part of the development. These are
shown at three locations adjacent to the driveway, on the south-eastern part of
the site and would be constructed using 1200mm block fencing for the purposes
of screening. A private agreement is proposed and would be required to be
entered into between the property owner and the waste collection contractor for

the bins to be collected within the site.

It is proposed that the development occur over four stages as follows:

o Stage 1: Units 1-13 inclusive;

. Stage 2: Units 14-22 inclusive;

. Stage 3: Units 23-29 inclusive; and
. Stage 4: Units 30-33 inclusive.

Each stage would include the associated lot connections, access ways and

footpaths. The proposal plans are provided at Attachment 3.

PLANNING ASSESSMENT

4.1.

Determining Applications [Section 8.10]

“8.10.1 In determining an application for any permit the planning
authority must, in addition to the matters required by s51(2)
of the Act, take into consideration:

(@) all applicable standards and requirements in this
planning scheme; and
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(b) any representations received pursuant to and in
conformity with ss57(5) of the Act,

but in the case of the exercise of discretion, only insofar as each such

matter is relevant to the particular discretion being exercised. ”

References to these principles are contained in the discussion below.

4.2. Compliance with Zone and Codes
The proposal meets the Scheme’s relevant Acceptable Solutions of the General
Residential Zone and Road and Railway Assets, Parking and Access and

Stormwater Management Codes with the exception of the following.

General Residential Zone

. Clause 10.4.4 (A1), Sunlight and overshadowing for all dwellings —
the proposed Units 5 to 8 inclusive are orientated at 52 degrees west of
north, which does not comply with the requirement of the acceptable
solution that dwellings are orientated between 30 degrees west of north

and 30 degrees east of north. All other proposed dwelling units comply.

The proposed variation must therefore be considered pursuant to the

Performance Criteria P1 of Clause 10.4.4 as follows.

Clause Performance Criteria Assessment

10.4.4 P1

“A dwelling must be sited and
designed so as to allow sunlight
to enter at least one habitable
room (the than a bedroom).”

The proposed dwelling Units 5 to
8 inclusive would each have a
largely glass north-west facing
elevation. These windows would
provide for a high level of solar
access to the habitable rooms of
each of the dwellings, as required
by the performance criterion.
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General Residential Zone

The proposed variation must therefore be considered pursuant to the

Clause 10.4.6 (Al), Privacy for all dwellings — the proposed
development does not meet the acceptable solution in terms of the 6m
separation distances prescribed between the proposed upper level deck

areas and lower level open space areas proposed for dwelling units

within the boundaries of the site.

Performance Criteria P1 of Clause 10.4.6 as follows.

Clause

Performance Criteria

Assessment

10.4.6 P1

“A balcony, deck, roof terrace,
parking space or carport
(whether freestanding or part of
the dwelling) that has a finished
surface or floor level more than 1
m above natural ground level,
must be screened, or otherwise
designed, to minimise
overlooking of:

See below assessment.

(a) adwelling on an adjoining lot
or its private open space; or

(b) another dwelling on the same
site or its private open space;
or

complies.

The upper level decks allocated
to Units 5-9, 14-17, 23-25 and 30
are each located within 3m of the
private open space (ground level
yard) allocated to adjacent
dwellings on the same site.

To address privacy between open
space areas it is proposed to
utilise privacy screens for Units
5-9 at the end of each proposed
party wall adjacent the first level
decks to minimise overlooking of
the open space of adjacent
dwellings. Similarly, it 1is
proposed to use privacy screens
of 1.5m to minimise overlooking
of adjacent ground level open
space for Units 10-12, 14-17, 19-
21, 23-25, 27,28, 30 and 31.
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This is an appropriate response
and is considered to meet the
requirements of this performance
criterion.

(c) an adjoining vacant
residential lot.”

not applicable

General Residential Zone

. Clause 10.4.6 (A2), Privacy for all dwellings — the proposed
development does not meet the acceptable solution in terms of the 3m
separation distances prescribed between the habitable rooms of adjacent

dwelling units within the boundaries of the site.

The proposed variation must therefore be considered pursuant to the

Performance Criteria P2 of Clause 10.4.6 as follows.

room of dwelling, that
has a floor level more
than 1 m above the

natural ground level,
must be screened, or
otherwise located or

designed, to minimise
direct views to:

Clause | Performance Criteria Assessment
10.4.6 “A window or glazed | See below assessment.
P2 door, to a habitable

(a) window or glazed
door, to a habitable
room of another
dwelling; and

(b) the private open
space of another
dwelling; and

The proposed development includes the
development of a series of 1.7m high
privacy screens to provide privacy between
both habitable rooms, and deck/outdoor
living areas as discussed in relation to
Clause 10.4.6 (P1). Where concerning
deck areas and associated separation
distances, the use of 1.7m high privacy
screens are proposed. Where relating to
habitable windows, the development
utilises 1.7m high window sills to provide
for privacy as required by this standard.
With these measures shown by the
proposal plans it is therefore considered
that the relevant requirements of this
standard are met for privacy between
dwellings.
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Both scenarios are illustrated by the
excerpts from the plan as follows:

(c) an adjoining vacant | not applicable
residential lot.”

General Residential Zone

. Clause 10.4.6 (A3), Privacy for all dwellings — the proposed shared
driveway and parking areas do not meet the acceptable solution in terms
of the minimum 1m separation distance prescribed between the habitable

rooms of the proposed dwelling units.

The proposed variation must therefore be considered pursuant to the

Performance Criteria P3 of Clause 10.4.6 as follows.
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Clause

Performance Criteria

Assessment

10.4.6 P3

“A shared driveway or parking
space (excluding a parking space
allocated to that dwelling), must
be screened, or otherwise located
or designed, to minimise
detrimental impacts of vehicle
noise or vehicle light intrusion to
a habitable room of a multiple
dwelling.”

The proposed development
incorporates a number of
dwelling units that are sited
within Im of the shared driveway
areas. Specifically, these units
are Units 10-13, 19-22,27-29 and
Unit 33.

In all cases, it is an upper level
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habitable room that would be
within 1m of the driveway areas .
The proposed windows would

also be double glazed.

It is therefore considered that the
development would be
appropriately located and

designed so as to minimise
vehicle noise/light intrusion into
habitable rooms as required by
this standard.

Road and Railway Assets Code
e Clause E5.5.1 (A3), Existing road accesses and junctions — the proposal
is for the intensification of use of the existing site access by more than 20%

(or 40 vehicle movements per day), as prescribed by the acceptable solution.

The proposed variation must therefore be considered pursuant to the

Performance Criteria P3 of Clause E5.5.1 as follows.

Clause Performance Criteria Assessment
E5.5.1 “Any increase in vehicle traffic at | See below assessment.
P3 an existing access or junction in

an area subject to a speed limit of
60km/h or less, must be safe and
not unreasonably impact on the
efficiency of the road, having
regard to:
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(a) the increase in traffic caused
by the use;

(b) the nature of the traffic
generated by the use;

(c) the nature and efficiency of
the access or the junction;

(d) the nature and category of the
road;

(e) the speed limit and traffic
flow of the road;

() any alternative access to a
road;

(9) the need for the use;

(h) any traffic
assessment; and

impact

(i) any written advice received
from the road authority.”

Council’s development engineers
have assessed the access
arrangements for the site and
consider that the development
would meet all relevant
Australian Standards for the
location and design of the access.

It is considered that the location
and design of the access would
ensure that the development
would not have an unreasonable
impact upon the efficiency of the
road. Council’s engineers are
satisfied that the available sight
distances for vehicles entering
Clinton Road are adequate for the
proposed development, and that
the available sight distances
comply with the minimum sight
distance requirements of the
Australian Standards as required
by Acceptable Solution E6.7.2
(A1) of the Parking and Access
Code which provides for safe
intersecting sight distances for
private accesses.

It is noted that a right-of-way to
Oscars Place over 23 Oscars
Place benefits this site. The
gradient and width of the right-
of-way is of insufficient width for
access and as such does not
provide a suitable alternative
road access for the development.

For the reasons given above, it is
considered that the proposal
satisfies the relevant
requirements of this performance
criterion.

Stormwater Code
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o Clause E7.7.1 (A2), Stormwater drainage and disposal — the proposal
is for a new impervious area in excess of 600m? and car parking is

provided for more than six cars, as prescribed by the acceptable solution.
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The proposed variation must therefore be considered pursuant to the

Performance Criteria P2 of Clause E7.7.1 as follows.

Clause

Performance Criteria

Assessment

E7.7.1
P2

“A stormwater system for a new
development must incorporate a
stormwater drainage system of a
size and design sufficient to
achieve the stormwater quality
and quantity targets in
accordance with the State
Stormwater Strategy 2010, as
detailed in Table E7.1 unless it is
not feasible to do so.”

A detailed stormwater design
report was provided as part of the
application. Council’s engineers
have considered the stormwater
design provided as part of the
proposal and are satisfied that the
design responds adequately to the
stormwater quality and quantity
targets established by the State
Stormwater Strategy 2010. This
relates to both the proposed swale
drain adjacent to the north-
western boundary of the site, and
the construction of a stormwater
main under Clinton Road as part
of the proposal. It is noted that
the landowner consent of Council
was provided as part of the
application.

Appropriate  conditions have
been included in the
recommended conditions above
to ensure that the design meets
the relevant requirements as part
of the detailed engineering
design phase of the development,
if approved. The requirements of
this criterion are therefore met by
the proposal.
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5. REPRESENTATION ISSUES
The proposal was advertised in accordance with statutory requirements and 18

representations were received. The following issues were raised by the representors.

5.1. Additional Documentation Required

The representations raised the lack of appropriate supporting documentation as
part of the application (such as a traffic impact statement, acoustic report,
bushfire report and statement of environmental effects) as an issue, in that it is

submitted that Council should have required that they be provided.
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5.2.

5.3.

. Comment
The documentation required to enable assessment of the proposal against
the relevant Scheme provisions has been provided. The documents listed
above were not required by the applicable planning controls, and as such

were not provided. This issue is therefore not of determining weight.

Bushfire Risk

Concern is raised by the representations that the site is identified as being
bushfire prone, and that emergency egress from the site (given the proximity to
dense bush to the north-east of the site) should have been considered as part of

the design.

. Comment
The Bushfire Prone Areas Code applies to the site, however as the
development is not for a vulnerable or hazardous use as defined by
Clause E1.2.1(b), the proposal does not require assessment against the
provisions of the Code. That said, a bushfire assessment and bushfire
attack level must be provided by a suitably qualified person and form
part of the certified documents for the building permit application. This

1s included as advice in the recommended conditions and advice, above.

Traffic

The representations express a number of concerns in relation to traffic impacts
of the proposal. The concerns include the proposed access location and
inadequate sight distances; its proximity to a bend on the adjacent section of
Clinton Road; associated issues with buses passing parked vehicles on both
sides of the road; existing on-street parking issues to be compounded by the
proposal; the likely high volume of traffic associated with the development; and
knowledge of many “near misses” and the impact on road network more
broadly. It is also submitted that it would be more appropriate to access the site

from a right-of-way that benefits the site, from Oscars Place.
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. Comment
Council’s engineers are satisfied that there is capacity in the existing
road network to absorb and cater for the additional traffic likely as a
result of the proposal without compromise to the efficiency of the road
network. The proposal satisfies the relevant tests of the Scheme in
relation to the Road and Railway Assets and Parking and Access Codes,
addressed above, and Council’s engineers are satisfied that the available
sight distances for vehicles entering Clinton Road are adequate for the
proposed development, and that the available sight distances comply
with the minimum sight distance requirements of the Australian
Standards as required by Acceptable Solution E6.7.2 (A1) of the Parking
and Access Code which provides for safe intersecting sight distances for

private accesses.

The development provides for on-site parking in excess of the minimum
requirements of the Parking and Access Code. Council’s engineers are
satisfied that the demand for additional on-street parking is not likely to
increase on this basis. The impact therefore, on traffic flows associated

with the Clinton Road corridor would be minimal.

A number of conditions have been included in the recommended
conditions above, to reflect the engineering requirements associated with
the proposal. These relate to engineering designs, construction of shared
access ways, service connections and the construction of the necessary

infrastructure.

It is noted that a right-of-way to Oscars Place benefits this site. The
gradient and width of the right-of-way is of insufficient width for access
and as such does not provide a suitable alternative road access for the
development. This issue is therefore not of determining weight in

relation to the proposal.
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5.4.

5.5.

Pedestrian Safety

Concern was raised by the representations that pedestrian safety would be
compromised as a result of the proposal. The concerns are related to the high
number of vehicular movements likely as a result of the proposal and on-street

parking, which would make pedestrian access unsafe in the vicinity of the site.

° Comment

Council’s engineers are satisfied that there is capacity within the existing
network, both pedestrian and vehicular, to cater for the proposed
development. Sight distances are compliant with the relevant Australian
Standards, and as such the safety of pedestrians utilising footpaths in the
vicinity of the site would not be compromised by the proposal. This

issue is therefore not of determining weight.

Stormwater

Concern is raised by the representations in relation to the proposed stormwater
design for the development, and whether the proposed works have been
designed to adequately cater for the proposed additional impervious area

associated with the development.

° Comment

A detailed stormwater design report was provided as part of the
application. Council’s engineers are satisfied that the design responds
adequately to the stormwater quality and quantity targets established by
the State Stormwater Strategy 2010, and therefore complies with the
relevant performance criterion. This relates to both the proposed swale
drain adjacent the north-western boundary of the site, and the
construction of a stormwater main under Clinton Road as part of the
proposal, and appropriate conditions have been included in the
recommended conditions above to ensure that the design meets the
relevant requirements as part of the detailed engineering design phase of

the development.
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5.6.

5.7.

5.8.

Decrease in Land Value
The representations raise concerns that the proposed development and
associated increased density would have a detrimental impact on the character

of the area, and therefore decrease the value of properties in the area.

) Comment

Loss of property value is not a relevant planning consideration and
therefore cannot have determining weight. The proposal meets the
relevant tests of the Scheme in relation to building envelope, and loss of
land value is not a relevant consideration under the Scheme and to the

discretions sought by the proposal.

Community Services
The representations raise concerns that access to the provision of local services
has not been adequately considered by the proposal. This concern relates to

schooling, healthcare and other such services.

. Comment

The provision of local services is not an issue relevant to the
determination of the proposal under the Scheme. The proposal cannot
be determined under the Scheme on the basis of any claimed insufficient

access to local services.

Impact on Residential Amenity

Concerns are raised by the representations that the proposal would have a
detrimental impact upon residential amenity, in terms of the density of
development, noise impacts associated with residents (likely tenants rather than

owner/occupier, it is submitted), construction noise and traffic, and privacy.

° Comment

The proposal meets the requirements of the Scheme in relation to privacy
in relation to adjacent lots, as articulated by Clause 10.4.6 of the Scheme.
The measures utilised by the design to achieve compliance between the
proposed dwelling units include use of privacy screening and sill heights

to 1.7m above the finished floor level of the units.
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5.9.

5.10.

Noise is not a relevant consideration under the Scheme, and noise
associated with typical residential land use is anticipated within a

residential area. This issue is therefore not of determining weight.

Given the scale of the development it is, however, considered reasonable
to include a condition requiring a construction management plan for the
site, to be approved by Council and to address hours of construction,
construction traffic and management of associated impacts throughout
the construction period. Such a condition has been included in the

recommended conditions.

Character of Area and Density

The representations raise the density of the development as a concern, both in
relation to impact on the established character of the area, and the ability of the
proposed development to meet the Scheme requirements for density. The
materials proposed for cladding are also raised as being inconsistent with the

established character of the greater Geilston Bay and Clinton Road areas.

° Comment

The development site has an area of 1.55ha, and the proposed
development would have a resultant density of 470m? per dwelling unit.
This meets the associated Scheme requirement which is for a minimum

area of 325m? per dwelling unit.

The materials proposed area combination of cement sheet, timber, glass
and Colorbond. The colour and material choices are not, however,
relevant considerations under the Scheme. This issue is therefore not of

determining weight.

Waste Storage, Collection and Odour

The representations raise concerns that there would be a total of 66 bins placed
along Clinton Road on collection day, and that this would create a number of
pedestrian and traffic issues for the area. Further concerns are raised regarding
the proposed bin storage areas within the boundaries of the site, with the large

collection areas proposed to create an odour issue.
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5.11.

5.12.

) Comment

The application proposes that an on-site rubbish collection service would
be provided as part of the development. This is required given the scale
of the development and would comply with the relevant acceptable
solution of the Scheme for access by commercial vehicles. This
arrangement would address the concerns of the representors, which
relate to the risks associated with a number of bins being placed on

Clinton Road in the vicinity of the site.

The concerns surrounding odour associated with the communal bin
storage areas is not a relevant consideration under the Scheme, and

therefore not of determining weight.

Infrastructure Capacity

Concerns are raised by the representations that there is not sufficient capacity
in the existing infrastructure network to cater for the proposed development.
Stormwater has been addressed above, however further concerns exist that the
reticulated water and sewerage networks do not have sufficient capacity for the

development.

° Comment

The proposed development was referred to TasWater as required.
TasWater has provided conditions to be appended to a planning permit,
if granted by Council, thus indicating that there is adequate capacity
within these networks to cater for the proposal. It is further noted that
no comments were received from TasNetworks in relation to the

proposal. This issue is therefore not of determining weight.

Impact on Natural Values

The representations raise concerns that there would be an adverse impact upon
the natural values of the site and area as a result of the proposal. This relates to
proposals to clearing of existing vegetation, and the loss of possible habitat

within the boundaries of the site.
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. Comment
The site is not affected by the Natural Assets Code under the Scheme.
There are therefore no statutory controls under the Scheme in relation to
the retention of vegetation. That said, the landscaping of both the site
and parking areas is proposed as shown, using a combination of native
and other species. Where relevant to the parking areas a condition has

been included in the recommended conditions.

6. EXTERNAL REFERRALS
The proposal was referred to TasWater, who have provided a number of conditions to

be included on the planning permit if granted.

7. STATE POLICIES AND ACT OBJECTIVES

7.1. The proposal is consistent with the outcomes of the State Policies, including

those of the State Coastal Policy.

7.2. The proposal is consistent with the objectives of Schedule 1 of LUPAA.

8. COUNCIL STRATEGIC PLAN/POLICY IMPLICATIONS
There are no inconsistencies with Council’s adopted Strategic Plan 2016-2026 or any

other relevant Council Policy.

9. CONCLUSION
The proposal is for the development of 33 multiple dwellings at 34 Clinton Road,
Geilston Bay. The proposal satisfies the relevant requirements of the Scheme and is

recommended for approval subject to conditions.

Attachments: 1. Location Plan (1)
2. Approved Boundary Adjustment (1)
3. Proposal Plan (31)
4. Site Photo (3)

Ross Lovell

MANAGER CITY PLANNING

Council now concludes its deliberations as a Planning Authority under the Land Use
Planning and Approvals Act, 1993.



LOCATION PLAN - 34 CLINTON ROAD
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TO ALLOW FOR MULCH.

FINISHED GRADE AT LAWN

ROOTBALL + 700mm
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PLANTING AT SHURB AREAS  \
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/-7 PLANT PIT DETAIL
\_-_/ SCALE: 1:20
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FINISHED GRADE AT SHRUBS
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ROOTBALL @% SLOW RELEASE FERTILIZER
L N MODIFIED SOIL. DEPTH VARIES.
x x //
KL
“ \/// MODIFIED SOIL, FIRMLY
Ps BN COMPACTED. INCLUDE
\\//< WATER CRYSTAL.

4.

555

2No. 50mm x 2.0m HARDWOOD STAKES
INSTALLED VERTICALLY FOR TREE SPECIES,
SET PERPENDICULAR TO PREVAILING WIND.

REMOVE NURSERY STAKE BY THE END OF
MAINTENANCE.

2No. 50mm WIDTH HESSIAN TIES
TWISTED & FIRMLY SECURED TO STAKE.
AVOID RUBBING INJURY TO TRUNK.

100mm HIGH x 250mm WIDE ROUND -
TOPPED SOIL BERM ABOVE ROOT BALL
SURFACE SHALL BE CONSTRUCTED
AROUND THE ROOT BALL. BERM SHALL
BEGIN AT ROOT BALL PERIPHERY.

N

150mm SANDY
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70 -80mm LAYER OF MULCH. LOAM SOIL g
<20mm OF MULCH ON TOP OF ROOT BALL. ) DX\ W) \' Mo W
mm PRIOR TO MULCHING, LIGHTLY TAMP SOIL \‘\ <\ \U
AROUND THE ROOT BALL IN 150mm LIFTS TO
MODIFIED SOIL. DEPTH VARIES. BRACE. DO NOT OVER COMPACT. WHEN THE -
(SEE SPECIFICATION NOTES) PLANTING HOLE HAS BEEN BACKFILLED, POUR SUKKKEELIKIRAKIKK

WATER AROUND THE ROOT BALL TO SETTLE
THE SOIL.

ROOT BALL RESTS ON EXISTING OR
RECOMPACTED SOIL.

/7 LAWN DETAIL

- SCALE: 1:20
/- SHURB PLANTING DETAIL N

\_-_/ SCALE: 1:20
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KEEP MULCH 150mm FROM BASE OF TREE. Z Eg#Es;rz?z %'if:f[“géé‘gGER THAN %,
s : 29
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£
MULCH WATER WELL & R
AREA TO 70mm DEPTH. 2 SRR 41
150mm HIGH WATER WELL ‘
AT SHRUBS AREAS. ) AVOID DAMAGE TO ROOTBALL WITH
N SUPPORT STAKE.
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BANKSIA SPINULOSA DWAREF - o
COMMON BIRTHDAY CANDLES 1.0m
WIDE x 0.5m HIGH
WITH MULCHED BEDS OF
EUCALYPTUS BARK.

NOTE: LANDSCAPING IS TO BE AUTOMATICALLY WATERED WITH AN DO NOT OBSTRUCT FOOTPATHS AND DRIVEWAYS. CONTRACTOR RESPONSIBLE FOR APPROVING ALL PLANTS REGARDING ANY CONCERN WITH PLANT TOXICITY/

1.

POA LABILLARDIERI -

COMMON TUSSOCK GRASS 0.6m HIGH
WITH MULCHED BEDS OF EUCALYPTUS
BARK.

5000mm 0 5000 10000 15000 20000 25000mm
(T T A IR NN N NN N R B
SCALE 1:500 AT A1 SHEET

SMALL ROOTS (5mm OR LESS) THAT GROW AROUND, UP, OR
DOWN THE ROOT BALL PERIPHERY TO BE ELIMINATED AT
THE TIME OF PLANTING.

SETTLE SOIL AROUND ROOT BALL OF EACH GROUNDCOVER
PRIOR TO MULCHING.

APPLY SUITABLE SLOW RELEASE FERTILISER AND WATER
CRYSTALS.

WATER-IN WITH SEASOL SOLUTION.

IN-GROUND IRRIGATION SYSTEM PROVIDED EVERY THREE DAYS
OR AS REQUIRED.

WEEDS ARE TO BE HAND EXTRACTED AS REQUIRED.
THE LANDSCAPING MUST BE MAINTAINED FOR THE LIFE OF THE

DEVELOPMENT. ANY DEAD, DISEASED OR DAMAGED PLANTS
ARE TO BE REPLACED.

IMMEDIATELY CLEAN ANY SPILLS ON FOOTPATH/ROAD.
SEEK PRIOR APPROVAL FOR STORAGE OF
MATERIALS/EQUIPMENT, PARKING OF VEHICLES, AND
ERECTION OF BILLBOARDS ON PUBLIC LAND. REINSTATE
PUBLIC LAND (I.E. NEW GRASS TO VERGE) AT PROJECT
COMPLETION.

ALL PRACTICABLE MEASURES ARE BE TAKEN TO CONTROL
THE GENERATION OF DUST.

DELIVERED TO SITE. PLANTS OF INCORRECT VARIETY/ SIZE,
OR POOR HEALTH/ APPEARANCE SHOULD NOT BE
ACCEPTED (ADHERE TO AS2303.2015). DO NOT STORE
PLANTS IN DIRECT AFTERNOON SUNLIGHT, OR IN VIEW
FROM STREET. PLANTING TO OCCUR STRICTLY AS
SPECIFIED IN DETAIL DRAWINGS. PLANTS MAY BE
SUBSTITUTED DUE TO AVAILABILITY ISSUES ONLY WITH
CLIENT & COUNCIL AUTHORIZATION. CLIENT IS ADVISED TO
CONSULT PLANT SUPPLIER OR HORTICULTURALIST

ALLERGIES. PLANTS SPECIFIED MAY BE HARMFUL IF
INGESTED.

APPLY MULCH TO ALL GARDEN BEDS TO A DEPTH OF
70-80MM. REMOVE ANY VISIBLE DEBRIS (STONES, PLASTIC,
ETC..). FINISH 10-20MM BELOW EDGING. MULCH TO BE
ORGANIC FINE FROM LOCAL SUPPLIER, TO AUSTRALIAN
STANDARD AS4454.

SITE LANDSCAPE & LIGHTING PLAN

SCALE: 1:500

LOCALLY GROWN
INSTANT TURF
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KEY - STAGING
B st comesnons soes NOT FOR
CONSTRUCTION

STAGE 2 - UNITS 14-22, LOT CONNECTIONS, ACCESS
ROAD AND FOOTPATHS

STAGE 3 - UNITS 23-29, LOT CONNECTIONS, ACCESS
ROAD AND FOOTPATHS

STAGE 4 - UNITS 30-33, LOT CONNECTIONS, ACCESS
ROAD AND FOOTPATHS
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SITE STAGING PLAN
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KEY - BUSHFIRE ATTACK LEVEL
BAL 12.5 - LOW RISK NOT FOR
BAL 19 - MODERATE RISK CONSTRUCTION
BAL 29 - HIGH RISK
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SITE BUSHFIRE ATTACK LEVEL PLAN
SCALE: 1:500
N
5000mm 0 5000 10000 15000 20000 25000mm
Lot | | | | | | | | | |
SCALE 1:500 AT A1 SHEET
G RESPONSE TO COUNCIL RFI JPI | MH | 20/08/20 ENGINEER SCALE SIZE PROJECT DRAWING TITLE
| eonpame oo £ Lo o M. HORSHAM CC5865 | | ASSHOWN | A1 | PROPOSED UNIT DEVELOPMENT
ENGINEER SCALE SITE BUSHFIRE ATTACK LEVEL PLAN
o T For PRt AR CRTRET R. BEADLE 380567297 | J-P IBBOTT 34 CLINTON ROAD, SROTECTO UGN =
B FOR PRELIMINARY JPI | MH | 17/01/20 STATUS
A FOR PRELIMINARY JPI | MH | 07/01/20 Ellerslie H , Level 1, 119 Sandy Bay Road, Sandy Bay TAS 7005 GE”—STON BAY: 7015 19E99'71 A005 G
REV DESCRIPTION BY |CHK| DATE |REV DESCRIPTION BY |CHK| DATE o ePf?(;J:: (Og) e6224 SGZSa \)IIVW\?V).Ijsac:aangin:erS}fco?Y)ll.au PLANNING APPROVAL

REV DATE: 17/04/18




SHADOW DIAGRAMS NOT FOR
UNIT NUMBER - Private
TR P CONSTRUCTION
A 10, 11,12 & 19
B 14,15 & 16
WINTER SOLSTICE - NOON WINTER SOLSTICE - NOON WINTER SOLSTICE - NOON
c 17 WINTER SOLSTICE - 1PM WINTER SOLSTICE - 1PM & WINTER SOLSTICE - 1PM
D 20 WINTER SOLSTICE - 2PM WINTER SOLSTICE - 2PM & WINTER SOLSTICE - 2PM
WINTER SOLSTICE - 3PM WINTER SOLSTICE - 3PM X WINTER SOLSTICE - 3PM
E 21 \
F 23 & 24 \ k:‘?:k 24m? DECK
24m? DECK /x\ \\ "
G 25 24m? DECK \\\
* Y
H 27 AR §
\ \/
L5 A
SV N
/ 4 N ’
L Bl VAN "4 o
SCALE: 1:100 SCALE: 1:100 SCALE: 1:100
(Clarence Interim Planning Scheme - 10.4.4 A3) (Clarence Interim Planning Scheme - 10.4.4 A3) (Clarence Interim Planning Scheme - 10.4.4 A3)
DECK AREA 24m? DECK AREA 24m? DECK AREA 24m?
SUNLIGHT - NOON 13.6m? - 56.6% SUNLIGHT - NOON 13.9m? - 57.9% SUNLIGHT - NOON 13.9m? - 57.9%
SUNLIGHT - 1PM 20.1m? - 83.75% SUNLIGHT - 1PM 19.7m? - 82% SUNLIGHT - 1PM 19.6m? - 81.6%
SUNLIGHT - 2PM 23.7m? - 98.75% SUNLIGHT - 2PM 23.1m? - 96.25% SUNLIGHT - 2PM 23m? - 95.8%
SUNLIGHT - 3PM 24m? - 100% SUNLIGHT - 3PM 24m? - 100% SUNLIGHT - 3PM 24m? - 100%
WINTER SOLSTICE - NOON WINTER SOLSTICE - NOON WINTER SOLSTICE - NOON
WINTER SOLSTICE - 1PM WINTER SOLSTICE - 1PM WINTER SOLSTICE - 1PM
WINTER SOLSTICE - 2PM WINTER SOLSTICE - 2PM WINTER SOLSTICE - 2PM
WINTER SOLSTICE - 3PM WINTER SOLSTICE - 3PM WINTER SOLSTICE - 3PM
24m? DECK
24m? DECK
24m2 DECK
SCALE: 1:100 SCALE: 1:100 SCALE: 1:100
(Clarence Interim Planning Scheme - 10.4.4 A3) (Clarence Interim Planning Scheme - 10.4.4 A3) (Clarence Interim Planning Scheme - 10.4.4 A3)
DECK AREA 24m? DECK AREA 24m? DECK AREA 24m?
SUNLIGHT - NOON 14.3m? - 59.6% SUNLIGHT - NOON 12.4m? - 51.6% SUNLIGHT - NOON 12m? - 50%
SUNLIGHT - 1PM 20.5m? - 85.4% SUNLIGHT - 1PM 19m? - 79.1% SUNLIGHT - 1PM 16.8m? - 70%
SUNLIGHT - 2PM 23.8m?-99.1% SUNLIGHT - 2PM 23.2m? - 96.6% SUNLIGHT - 2PM 21.5m? - 89.5%
SUNLIGHT - 3PM 24m? - 100% SUNLIGHT - 3PM 24m? - 100% SUNLIGHT - 3PM 23.6m? - 98.3%
WINTER SOLSTICE - NOON WINTER SOLSTICE - NOON WINTER SOLSTICE - NOON
WINTER SOLSTICE - 1PM WINTER SOLSTICE - 1PM WINTER SOLSTICE - 1PM
WINTER SOLSTICE - 2PM WINTER SOLSTICE - 2PM WINTER SOLSTICE - 2PM
WINTER SOLSTICE - 3PM WINTER SOLSTICE - 3PM WINTER SOLSTICE - 3PM
24m2 DECK
24m? DECK
24m? DECK
SCALE: 1:100 SCALE: 1:100 SCALE: 1:100
(Clarence Interim Planning Scheme - 10.4.4 A3) (Clarence Interim Planning Scheme - 10.4.4 A3) (Clarence Interim Planning Scheme - 10.4.4 A3)
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SUNLIGHT - NOON 12.3m?- 51.25% SUNLIGHT - NOON 19.7m? - 82% SUNLIGHT - NOON 16.3m? - 67.91%
SUNLIGHT - 1PM 18.5m? - 77% SUNLIGHT - 1PM 23m? - 95.8% SUNLIGHT - 1PM 20.8m? - 86.6%
SUNLIGHT - 2PM 22.9m? - 95.4% SUNLIGHT - 2PM 23.9m? - 99.5% SUNLIGHT - 2PM 23.7m? - 98.75%
SUNLIGHT - 3PM 24m? - 100% SUNLIGHT - 3PM 24m? - 100% SUNLIGHT - 3PM 24m2 - 100% N
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EXTERNAL FINISHES
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REFLECTANCE VALUE NOT TO EXCEED
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CUSTOM ORB ROOF SHEETING.
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REFLECTANCE VALUE NOT TO EXCEED
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SIMILAR), MAX. 25% TRANSPARENCY
@ PREFABRICATED STEEL STAIR AND / OR
BALUSTRADE - POWDERCOAT FINISH
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EXTERNAL FINISHES

VERTICAL SPOTTED GUM (OR SIMILAR)

SHIPLAP CLADDING (BAL 29). OIL FINISH N OT F O R

JAMES HARDIE 'MATRIX' CLADDING.

CONSTRUCTION

ALUMINIUM FRAMED DOUBLE GLAZED

WINDOWS. COLOUR - COLORBOND
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'B&D' RESIDENTIAL STYLE PANEL LIFT
DOOR.
COLOUR - COLORBOND 'BASALT'

MIN 1.0m HIGH GLASS BALUSTRADE.

CUSTOM ORB ROOF SHEETING.
COLORBOND FINISH,

COLOUR - COLORBOND BASALT. LIGHT
REFLECTANCE VALUE NOT TO EXCEED
40%.

1.7m HIGH SPOTTED GUM SCREEN (OR
SIMILAR), MAX. 25% TRANSPARENCY

PREFABRICATED STEEL STAIR AND / OR
BALUSTRADE - POWDERCOAT FINISH
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EXTERNAL FINISHES

VERTICAL SPOTTED GUM (OR SIMILAR)

SHIPLAP CLADDING (BAL 29). OIL FINISH N OT F 0 R
JAMES HARDIE 'MATRIX' CLADDING.
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WINDOWS. COLOUR - COLORBOND
'MONUMENT'

'B&D' RESIDENTIAL STYLE PANEL LIFT
DOOR.
COLOUR - COLORBOND 'BASALT'

MIN 1.0m HIGH GLASS BALUSTRADE.

CUSTOM ORB ROOF SHEETING.
COLORBOND FINISH,

COLOUR - COLORBOND BASALT. LIGHT
REFLECTANCE VALUE NOT TO EXCEED
40%.

1.7m HIGH SPOTTED GUM SCREEN (OR
SIMILAR), MAX. 25% TRANSPARENCY

PREFABRICATED STEEL STAIR AND / OR
BALUSTRADE - POWDERCOAT FINISH
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EXTERNAL FINISHES

VERTICAL SPOTTED GUM (OR SIMILAR)

SHIPLAP CLADDING (BAL 29). OIL FINISH N OT F 0 R
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MIN 1.0m HIGH GLASS BALUSTRADE.

CUSTOM ORB ROOF SHEETING.
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COLOUR - COLORBOND BASALT. LIGHT
REFLECTANCE VALUE NOT TO EXCEED
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SIMILAR), MAX. 25% TRANSPARENCY
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BALUSTRADE - POWDERCOAT FINISH

OIOROIVIOIOIOIO

e —
SUILDING EN el
_ ___ BUILDING ENVELOPE e - _ -
ONCENNONO : -® 0 6 O ®
b AN\ | 35°PITCH
A \\W
, 4000 L 4500 L1090 3410 , 3 m h
l | T 1 | - $ v | == m — T
(f_l) § v 8
2 v & g X
O] ) E jg = -
/ = ﬁ’sv FFL 38.950 o FFL 38.950
N— o — g //ze \e\le\
* /@V é ° | — et surfac
S Iy B oE - 1
s NORTH WESTERN UNIT 14 TYPE D SOUTH WESTERN UNIT 14 TYPE D
£ SCALE: 1:100 SCALE: 1:100
/§/ |
—73 | g
£ g
— 5 h— F
37 o
§ FFL 38.950 | I— .
777%/ DECK mﬂ\lm@/ - T~ ~
o 2 Hiill | BED 3 ~
S e \ // — — Blipg
: I — — \ENVELOPE
T % ® O 00 ® © DO OO T
36 H i I g
T = N 35° PITCH AN
~ L 777777}//,/ g:% :; P / // N N
AL IL /rL /L v ( )
4000 4500 4500 | | :
X N v~ T e e
N R ’J Natura| Surface leye FFL 38.950 )
FFL 38.950 T - ==ve _
FLOOR PLAN UNIT 14 TYPE D / R ‘ =
SCALE: 1:100 T 7,77 “ o sutace =
SOUTH EASTERN UNIT 14 TYPE D NORTH EASTERN UNIT 14 TYPE D
SCALE: 1:100 SCALE: 1:100
¢
1000mm 0 1000 2000 3000 4000  5000mm
‘HH HH‘ ‘ ‘ ‘ ‘ ‘
| SC‘)ALE 1:‘100 AT ‘A1 SHEI‘ET |
G RESPONSE TO COUNCIL RFI JPI MH 20/08/20 ENGINEER SCALE SIZE PROJECT DRAWING TITLE
F | FORPLANNING APPROVAL WPl | MH | 16007120 M. HORSHAM CC58651 | AS SHOWN A1 PROPOSED UNIT DEVELOPMENT UNIT 14
5 | FoR PRELMINARY ERETRETE ENGIVEER SCALE FLOOR PLAN & ELEVATIONS
[ FgR PRELIMINARY jp| MH 22;((;:23 R. BEADLE 380567297 J-P IBBOTT 34 CLINTON ROAD; PROJECT NO DWG NO REV
B FOR PRELIMINARY JPI MH 17/01/20
A | FORPRELIMINARY WPl | MH | 07/01/20 Ellerslie House, Level 1, 119 Sandy Bay Road, Sandy Bay TAS 7005 STATES PLANNING APPROVAL GEILSTON BAY, 7015 19E99'71 A701 G
REV DESCRIPTION BY |CHK| DATE |REV DESCRIPTION BY |CHK| DATE Phone (03) 6224 5625  www.jsaengineers.com.au

REV DATE: 17/04/18



EXTERNAL FINISHES
(1) R S NOT FOR
S A e oo CONSTRUCTION
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@ 'B&D' RESIDENTIAL STYLE PANEL LIFT
DOOR.
COLOUR - COLORBOND 'BASALT'
@ MIN 1.0m HIGH GLASS BALUSTRADE.
CUSTOM ORB ROOF SHEETING.
@ COLORBOND FINISH,
COLOUR - COLORBOND BASALT. LIGHT
REFLECTANCE VALUE NOT TO EXCEED
40%.
@ 1.7m HIGH SPOTTED GUM SCREEN (OR
SIMILAR), MAX. 25% TRANSPARENCY
@ PREFABRICATED STEEL STAIR AND / OR
BALUSTRADE - POWDERCOAT FINISH
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EXTERNAL FINISHES
O+ttt NOT FOR
s e e poone CONSTRUCTION
ALUMINIUM FRAMED DOUBLE GLAZED
@ WINDOWS. COLOUR - COLORBOND
'MONUMENT'
@ 'B&D' RESIDENTIAL STYLE PANEL LIFT
DOOR.
COLOUR - COLORBOND 'BASALT'
@ MIN 1.0m HIGH GLASS BALUSTRADE.
CUSTOM ORB ROOF SHEETING.
@ COLORBOND FINISH,
COLOUR - COLORBOND BASALT. LIGHT
REFLECTANCE VALUE NOT TO EXCEED
40%.
@ 1.7m HIGH SPOTTED GUM SCREEN (OR
SIMILAR), MAX. 25% TRANSPARENCY
@ PREFABRICATED STEEL STAIR AND / OR
BALUSTRADE - POWDERCOAT FINISH
-
—
E — -
BUILDING ENVELOPE_ —
BUILDING ENVELOPE _ — =
S L TN T 0 © @ ®
N\ o
N~ //\\ 35° PITCH
/ \ \ v
¢¢¢/ \§§
o 4
N\
4000 4500 1090 3410 = v [ T—1 — T
/T /r /T /T /r E W \\ /,’ \\ ’,’ (N (R 8 v 8
\ % N/ :‘ § _ é g
39 Qk — S < FFL 39.970 E jg FFL 39.970
\ ’\ a | ; | N
| 0 2 — ve\
N — \/\ B RN -] cele
] I = | | — — % % a\\“a\ surfa
— e
\\\\s_%’ T eee— ] | —
— | - r
CARPARK LZ — I | R |
I BED 2 — —_—
o > e | B
3 88 ——<e 4 §
@ 5 —— - i)f x - NORTH WESTERN UNIT 16 TYPE D SOUTH WESTERN UNIT 16 TYPE D
(o8 -
/A E e SCALE: 1:100 SCALE: 1:100
. N o cug)
g - — — ] -
o
é | ; ﬁy%— BAXT ‘é
T T e —— T 5]
- .
O
~—\f\§; AR RN FFL 39.970
E— DECK LIVING / DINING
gl 37 ———= [l BED 3 / .
8 = T T — I | T BuiLp,
'g. l T — \NG\ENVELOP
—— | L _ —_— .
([ | () @) oG @ © & OF———_
o g —
——— s 35° PITCH AN
N— — - 7777\ g(LD W LA
| | | | A I
A
’ 4000 ’ 4500 4 4500 ’ NV
\ nat 11| B ] T ]
8 ‘ 8
S p s S
FLOOR PLAN UNIT 16 TYPE D FFL 39.970 | | W FFL 39.970
_ — n,
SCALE: 1:1 2 7 / %,
00 L7227 Vs |
natural surface leve| e/el/e/
SOUTH EASTERN UNIT 16 TYPE D NORTH EASTERN UNIT 16 TYPE.D\
SCALE: 1:100 SCALE: 1:100
1000mm 0 1000 2000 3000 4000  5000mm
(I | | | | | | | | | |
SCALE 1:100 AT A1 SHEET
G RESPONSE TO COUNCIL RFI JPI MH 20/08/20 ENGINEER SCALE SIZE PROJECT DRAWING TITLE
|| FOR PLANNING APPROVAL sei | | eorizg M. HORSHAM CC5865 | | AS SHOWN A1 PROPOSED UNIT DEVELOPMENT UNIT 16
ENGINEER SCALE FLOOR PLAN & ELEVATIONS
=T FoR FRECMiNARY o T s Taateno R. BEADLE 380567297 | J-P IBBOTT 34 CLINTON ROAD, PROJEGTNG WG eV
B FOR PRELIMINARY JPI MH 17/01/20
A | FORPRELIMINARY WPl | MH | 07/01/20 Ellerslie House, Level 1, 119 Sandy Bay Road, Sandy Bay TAS 7005, STATHS PLANNING APPROVAL GEILSTON BAY, 7015 19E99'71 A901 G
REV DESCRIPTION BY |CHK| DATE |REV DESCRIPTION BY |CHK| DATE Phone (03) 6224 5625  www.jsaengineers.com.au

REV DATE: 17/04/18



EXTERNAL FINISHES

VERTICAL SPOTTED GUM (OR SIMILAR)
SHIPLAP CLADDING (BAL 29). OIL FINISH

NOT FOR

JAMES HARDIE 'MATRIX' CLADDING.
COLOUR - DULUX 'DOMINO'

CONSTRUCTION

ALUMINIUM FRAMED DOUBLE GLAZED
WINDOWS. COLOUR - COLORBOND
'MONUMENT'

'B&D' RESIDENTIAL STYLE PANEL LIFT
DOOR.
COLOUR - COLORBOND 'BASALT'

MIN 1.0m HIGH GLASS BALUSTRADE.

CUSTOM ORB ROOF SHEETING.
COLORBOND FINISH,

COLOUR - COLORBOND BASALT. LIGHT
REFLECTANCE VALUE NOT TO EXCEED
40%.

1.7m HIGH SPOTTED GUM SCREEN (OR
SIMILAR), MAX. 25% TRANSPARENCY

PREFABRICATED STEEL STAIR AND / OR
BALUSTRADE - POWDERCOAT FINISH

OIOROIVIOIOIOIO

BULDINGENVELOPE B/U‘LD/\NG/ -
BONO & (o (5 ™ © © (&) (W
N AN\ | 35°PITCH
ydilih S
) / \\ [l
o ] | v
, 4000 L 4500 L1090 3410 , 3 = : N —
W ’{ ’[ ’{ * (:'_5 \'’4 = WV S
£ N N S N
~ \ %D E\* FFL 39.490 E j§ i 1 FFL 39.490 —
N — D — \
— - A \ ‘é g /ﬁace \eve
I N “a\\“
BED 1
o CARPARK | A L —
S| 38 3
8 & | __[00] |
\g S NORTH WESTERN UNIT 17 TYPE D SOUTH WESTERN UNIT 17 TYPE D
A SCALE: 1:100 SCALE: 1:100
S [- ] i
§ O —
% | g
| \ =
T \E\ T KITCHEN
(]
o
I it GG i — —— _
37 .g_ n1™=ad’¢ T - \ e — — B
o \_5) “_:AE:_;P_“_ ﬂ LIVING / DINING BED 3 — \U’LENG EN ELop
e = A) (c G F o —
— &g, o © © OO OX0O, © © -
_ —% 35° PITCH A
— g A
it | I / // W
e _ | vl BT |
) ) s ) & &
4000 4500 4500 / S H
FFL 39.490 i FFL 39.490
. Z ' L/
FLOOR PLAN UNIT 17 TYPE D ///// //// ///////na{{/su?{{{;e/l//é natura’suﬁacelé/v/ej
SCALE: 1:100
SOUTH EASTERN UNIT 17 TYPE D NORTH EASTERN UNIT 17 TYPE D
SCALE: 1:100 SCALE: 1:100
¢
1000mm 0 1000 2000 3000 4000  5000mm
I | | | | | | | | | |
SCALE 1:100 AT A1 SHEET
G RESPONSE TO COUNCIL RFI JPI MH 20/08/20 ENGINEER SCALE SIZE PROJECT DRAWING TITLE
F | FORPLANNING APPROVAL WPl | MH | 16007120 M. HORSHAM CC58651 | AS SHOWN A1 PROPOSED UNIT DEVELOPMENT UNIT 17
5 For eRECINARY o T s 20620 ENGINEER SCALE FLOOR PLAN & ELEVATIONS
¢ FgR PRELIMINARY jp| MH 22;((;:23 R. BEADLE 380567297 J-P IBBOTT 34 CLINTON ROAD; PROJECT NO DWG NO REV
i Egiiiitm::x j: m: ;Z;glgg Ellerslie House, Level 1, 119 Sandy Bay Road, Sandy Bay TAS 7005, STATES PLANNING APPROVAL GEILSTON BAY, 7015 19E99-71 A1 001
REV DESCRIPTION BY |CHK| DATE |REV DESCRIPTION BY |CHK| DATE Phone (03) 6224 5625  www.jsaengineers.com.au

REV DATE: 17/04/18




EXTERNAL FINISHES
VERTICAL SPOTTED GUM (OR SIMILAR)
@ SHIPLAP CLADDING (BAL 29). OIL FINISH N OT F O R
s D T oo CONSTRUCTION
ALUMINIUM FRAMED DOUBLE GLAZED
@ WINDOWS. COLOUR - COLORBOND
'MONUMENT'
@ 'B&D' RESIDENTIAL STYLE PANEL LIFT
DOOR.
COLOUR - COLORBOND 'BASALT'
@ MIN 1.0m HIGH GLASS BALUSTRADE.
CUSTOM ORB ROOF SHEETING.
@ COLORBOND FINISH,
COLOUR - COLORBOND BASALT. LIGHT
REFLECTANCE VALUE NOT TO EXCEED
40%.
1.7m HIGH SPOTTED GUM SCREEN (OR
SIMILAR), MAX. 25% TRANSPARENCY
@ PREFABRICATED STEEL STAIR AND / OR
BALUSTRADE - POWDERCOAT FINISH
BU\\ENE:’ WE—
- _
(5)/ oo (o) (») OO ® (W)
b AN\ | 35°PITCH
4000 4500 1090 3410 / A7 \\W
f f 1 f « ) A \
O A N
\ &Q}// § W
~
% cf" Sk v == X . 1
\e 9 \\\ r’/ \\\ r’/ \\\ /// o v o
\)\\’0 4 T J 1y Y LY g 5 g
S~ — —X &/ 2 N S = FFL 38.640
U S / 8 i FFL 38.640 8 ;L fiahigias
L N | 2 il
%) \3501\ <
a7 | > S
CARPARK 5
S 3
2 ¥ o —
E o N—
l_
- \ < NORTH WESTERN UNIT 18 TYPE D SOUTH WESTERN UNIT 18 TYPE D
: ™ SCALE: 1:100 SCALE: 1:100
T T | | = %
%&\
8 DECHK T — — .
o I —_ —
© LIVING / DINING BED 3 T —
N ¢
36 \C’?O
OROIO ONG %
| . ) OO (W) NC
T <
il M § 35° PITCH PN N ¢%\
— & A N Ko
:; / N AN <&
L | | L ||| N
A4 | \
g 4000 ? 4500 7 4500 7 ||| [ Ak # N
LS v W 5 AN
FFL 38.640 i i FFL 38.640 AN
iy L A _
FLOOR PLAN UNIT 18 TYPE D L2 ol s \
SCALE: 1:100 evel b
<
2
)
O
oM
|
SOUTH EASTERN UNIT 18 TYPE D NORTH EASTERN UNIT 18 TYPE D |
SCALE: 1:100 SCALE: 1:100
Z
1000mm 0 1000 2000 3000 4000  5000mm
Lot | | | | | | | | | |
SCALE 1:100 AT A1 SHEET
G RESPONSE TO COUNCIL RFI JPI MH 20/08/20 ENGINEER SCALE SIZE PROJECT DRAWING TITLE
|| FOR PLANNING APPROVAL oo | | reorao M. HORSHAM CC5865 | | AS SHOWN A1 PROPOSED UNIT DEVELOPMENT UNIT 18
D FOR PRELIMINARY JPI MH 23/06/20 ENGINEER SCALE FLOOR PLAN & ELEVATIONS
c FOR PRELIMINARY JPI | MH | 28/05/20 R. BEADLE 380567297 J-P IBBOTT 34 CLINTON ROAD, PROJECT NO DWG NO REV
B FOR PRELIMINARY JPI MH 17/01/20
A | FORPRELIMINARY JPL | MH | 07/01/20 Ellerslie House, Level 1, 119 Sandy Bay Road, Sandy Bay TAS 7005, STATES PLANNING APPROVAL GEILSTON BAY, 7015 1 9E99'71 A1 1 01 G
REV DESCRIPTION BY |CHK| DATE |REV DESCRIPTION BY |CHK| DATE Phone (03) 6224 5625 www.jsaengineers.com.au

REV DATE: 17/04/18



EXTERNAL FINISHES

VERTICAL SPOTTED GUM (OR SIMILAR)

SHIPLAP CLADDING (BAL 29). OIL FINISH N OT F 0 R
JAMES HARDIE 'MATRIX' CLADDING.
COLOUR - DULUX 'DOMINO' CO N STRU CTIO N

ALUMINIUM FRAMED DOUBLE GLAZED

WINDOWS. COLOUR - COLORBOND
'MONUMENT'

'B&D' RESIDENTIAL STYLE PANEL LIFT
DOOR.
COLOUR - COLORBOND 'BASALT'

MIN 1.0m HIGH GLASS BALUSTRADE.

CUSTOM ORB ROOF SHEETING.
COLORBOND FINISH,

COLOUR - COLORBOND BASALT. LIGHT
REFLECTANCE VALUE NOT TO EXCEED
40%.

1.7m HIGH SPOTTED GUM SCREEN (OR
SIMILAR), MAX. 25% TRANSPARENCY

PREFABRICATED STEEL STAIR AND / OR
BALUSTRADE - POWDERCOAT FINISH

OIOROIVIOIOIOIO

BUILDING ENVELOPE BUILDING ENVELOPE . —— —

Sﬁ
12000 _ 1000 1000 35° PITCH I ;

—N

A ] \ B [\ ] NG
\ ' \ J \ ' S
\ ' \ ’ [
\ ’ Vo
\ / 8 g [
\ | NS [

FFL 42.770 FFL 42.770

[E— o P s

ITH ENS
—— | 'DRY
I L]
| |

BED 1 KITCHEN

T

&
&

l

,T
B
L
m |
prd
_|
T
_<
1490 7
O/A BUILDING HEIGHT 7300
lp
/N
SUU
1200
2400
800"
yd
N\
1700
Z
N\
2400

2200

5500

BED 2 natural surface level

s NN ) NORTH WESTERN UNIT 19 TYPE C SOUTH WESTERN UNIT 19 TYPE C
2 g FFL42.770 g SCALE: 1:100 SCALE: 1:100
§ é DECK T
g E’EE LIVING / DINING
£ 5
~ £
BED 3
i - —————— _ _ [BUuLDNeEwvmoPE
. - © O ® ® oyololo -

)

35° PITCH
35° PITCH ~U| 4 MCH
) , ¥ ’ | )
4000 5590 3410 C
FLOOR PLAN UNIT 19 TYPE C FFL 42.770 — :Ig " FFL 42.770
SCALE: 1:100 1] I I
7
natural surface level natural surface level i g | ] | e
SOUTH EASTERN UNIT 19 TYPE C NORTH EASTERN UNIT 19 TYPE C
SCALE: 1:100 SCALE: 1:100
¢
1000mm 0 1000 2000 3000 4000 5000mm
‘ INNNR NN ‘ ‘ ‘ ‘ ‘ ‘
| SC‘)ALE 1:‘100 AT ‘A1 SHEI‘ET |
G RESPONSE TO COUNCIL RFI JPL | MH | 20/08/20 ENGINEER SCALE SIZE PROJECT DRAWING TITLE
F FOR PLANNING APPROVAL JPI | MH | 16/07/20 M. HORSHAM CC58651 | AS SHOWN A1 PROPOSED UNIT DEVELOPMENT UNIT 19
5 FoR PRECHINARY ERETRETE ENGINEER SCALE FLOOR PLAN & ELEVATIONS
[ FgR PRELIMINARY jp| MH 22;((;:23 R. BEADLE 380567297 J-P IBBOTT 34 CLINTON ROAD; PROJECT NO DWG NO REV
i EEE Eiiﬂmg j: m: ;Z;glgg Ellerslie House, Level 1, 119 Sandy Bay Road, Sandy Bay TAS 7005, STATHS PLANNING APPROVAL GEILSTON BAY, 7015 1 9 E99-71 A1 201 G
REV DESCRIPTION BY |CHK| DATE |REV DESCRIPTION BY |CHK| DATE Phone (03) 6224 5625 www.jsaengineers.com.au

REV DATE: 17/04/18



EXTERNAL FINISHES
S TTED UM (OR SMILAR) NOT FOR
JAMES HARDIE MATRIX CLADDING CONSTRUCTION

ALUMINIUM FRAMED DOUBLE GLAZED

WINDOWS. COLOUR - COLORBOND
'MONUMENT'

'B&D' RESIDENTIAL STYLE PANEL LIFT
DOOR.
COLOUR - COLORBOND 'BASALT'

MIN 1.0m HIGH GLASS BALUSTRADE.

CUSTOM ORB ROOF SHEETING.
COLORBOND FINISH,

COLOUR - COLORBOND BASALT. LIGHT
REFLECTANCE VALUE NOT TO EXCEED
40%.

1.7m HIGH SPOTTED GUM SCREEN (OR
SIMILAR), MAX. 25% TRANSPARENCY

PREFABRICATED STEEL STAIR AND / OR
BALUSTRADE - POWDERCOAT FINISH

OIOROIVIOIOIOIO

BUILDING ENVELOPE __ __  — — — ____ BUILDINGENVELDTE
OENOENO (W)
35° PITC
Sﬁ
35° PITCH I Q

—

|
|
|
|
|
o
)
O,
®

. 12000 , 1000 1000 , S A N2 N
[<e]
W T T W = i ~
- T 77****7****\/ E Vo . AV S Vv v =]
< o D <
o v L N2 N L S v N
z S S I
o [N~ § o o
= NS FFL 42.410 Sl ) FFL 42.410
2 NG
41 o 74
N —N < 7]
(@)

%

natural surface level

\

|

J
!
)
N
£
\%

Y

— R o o g)RY N |natural surface level|l——  _  __ B |

|

5500

| L BED 2

: T NORTH WESTERN UNIT 20 TYPE C SOUTH WESTERN UNIT 20 TYPE C
,,,,\,,,\waw SCALE: 1:100 SCALE: 1:100

g L ] m—
(0]
40 2 § FFL 42.410 3 /BJTH 8
(SN}
S & DECK [ ><
a7
g —5o
3 = ST T LIVING / DININ
g3 = —
< T — — _ B
——— AR BED 3 2UILDING  ENVEL opg
: () (e) OO (e) () () ()~ ——_
L — — N 35° PITCH o
\ 2o RITCH
/(\ ¥ \\\ N
39 ’_\ v N
= A'Vd = | 1 N1
AL ) I ] ) { T | T T )
4000 5590 3410 S =)
FFL 42.410 jg T FFL 42.410
]
FLOOR PLAN UNIT 20 TYPE C 1 “ ”
SCALE: 1:100 za g
natural surface level - N Natura
T — — | SUrf
T - ~~\\Ie\VeI ace
SOUTH EASTERN UNIT 20 TYPE C NORTH EASTERN UNIT 20 TYPE C
SCALE: 1:100 SCALE: 1:100
1000mm 0 1000 2000 3000 4000 5000mm
‘HH‘HH‘ | ‘ | ‘ | ‘ | ‘ | ‘
SCALE 1:100 AT A1 SHEET
G RESPONSE TO COUNCIL RFI JPI MH 20/08/20 ENGINEER SCALE SIZE PROJECT DRAWING TITLE
E Egigt{mmgzm(?v“ j: m: ;Zg;gg M. HORSHAM CC5865 | | AS SHOWN A1 PROPOSED UNIT DEVELOPMENT UNIT 20
ENGINEER SCALE FLOOR PLAN & ELEVATIONS
o FoR PRELMINARY CARTRE T R. BEADLE 380567297 J-P IBBOTT 34 CLINTON ROAD, FROJECTHO BWG O REV
B FOR PRELIMINARY JPI MH 17/01/20
A | FOR PRELIMINARY WPl | MH | 0701720 Ellerslie House, Level 1, 119 Sandy Bay Road, Sandy Bay TAS 7005 STATHS PLANN'NG APPROVAL GEILSTON BAY, 7015 19E99'71 A1 301
REV DESCRIPTION BY |CHK| DATE |[REV DESCRIPTION BY |CHK| DATE Phone (03) 6224 5625 www.jsaengineers.com.au

REV DATE: 17/04/18



EXTERNAL FINISHES
(D) ST e NOT FOR
R T 1 AoPIG CONSTRUCTION
ALUMINIUM FRAMED DOUBLE GLAZED
@ WINDOWS. COLOUR - COLORBOND
'MONUMENT'
@ 'B&D' RESIDENTIAL STYLE PANEL LIFT
DOOR.
COLOUR - COLORBOND 'BASALT'
@ MIN 1.0m HIGH GLASS BALUSTRADE.
CUSTOM ORB ROOF SHEETING.
@ COLORBOND FINISH,
COLOUR - COLORBOND BASALT. LIGHT
REFLECTANCE VALUE NOT TO EXCEED
40%.
@ 1.7m HIGH SPOTTED GUM SCREEN (OR
SIMILAR), MAX. 25% TRANSPARENCY
@ PREFABRICATED STEEL STAIR AND / OR
BALUSTRADE - POWDERCOAT FINISH
E . —
BUILDING ENVELOPE - —— BU“‘D/\NG/ —_—
EROIORNC oJ0 OO ONNOCINO o
35° PITC
r ~J
35° PITCH I
L 12000 ,1000 1000 , v \
’{ T T W N W N
41 . //\v\\ ;
o
§ i w
g e ) . LJ |
T g L
o \ 8 v " 8
2 - g A :
) S ~ T
i o | N
\ % g c:a) rrj,J
= B s Jr J /
«— H N (@)
— B
|
% T L : \
© BED level 1 | =
40 \ITC% BED 2 R .ni’[giaLsy_ﬁ_aCE level |\ _ _ _ _ o
= \ 5 A SCALE: 1:100 SCALE: 1:100
g > i \
(9} 8 T - o
5 @ mananaanaily FFL 41.760 O BAT S
D G T % S
@ T i
g E DECK ><
st 58 M
39 s E \ T — BUIL
BED 3 I DING ENVELopg
(W) (o) (& (&) OROIOIONEE.
—X
35° PITCH 35° PITCH
2o RITCH
47 R
/(\ Ml \\\ N
NP SN
) ) | | — T w
7 4000 7 5590 7 3410 7 T ] [ T 14
o v o
S g
N o N
FFL 41.760 8 FFL 41.760
FLOOR PLAN UNIT 21 TYPE C — ” |
SCALE: 1:100 \J\L g
-——_ § n
- aturlal SUrface
SCALE: 1:100 SCALE: 1:100
Z
1000mm 0 1000 2000 3000 4000 5000mm
I | | | | | | | | | |
SCALE 1:100 AT A1 SHEET
G RESPONSE TO COUNCIL RFI JPI | MH | 20/08/20 ENGINEER SCALE SIZE PROJECT DRAWING TITLE
F FOR PLANNING APPROVAL JPI | MH | 16/07/20 M. HORSHAM CC58651 | AS SHOWN A1 PROPOSED UNIT DEVELOPMENT UNIT 21
E FOR PRELIMINARY JPI | MH | 06/07/20
D FOR PRELIMINARY JPI | MH | 23/06/20 ENGINEER SCALE FLOOR PLAN & ELEVATlONS
C FOR PRELIMINARY JPI | MH | 28/05/20 R. BEADLE 380567297 J-P IBBOTT 34 CLINTON ROAD; PROJECT NO DWG NO REV
B FOR PRELIMINARY JPI | MH | 17/01/20 STATUS
A | FORPRELIMINARY JPI | MH | 07/01/20 Ellerslie House, Level 1, 119 Sandy Bay Road, Sandy Bay TAS 7005, PLANNING APPROVAL GEILSTON BAY, 7015 1 9 E99'71 A1 401 G
REV DESCRIPTION BY |CHK| DATE |[REV DESCRIPTION BY |CHK| DATE Phone (03) 6224 5625 www.jsaengineers.com.au

REV DATE: 17/04/18



EXTERNAL FINISHES

OIOROIVIOIOIOIO

'MONUMENT'

DOOR.

COLORBOND FINISH,

40%.

VERTICAL SPOTTED GUM (OR SIMILAR)
SHIPLAP CLADDING (BAL 29). OIL FINISH

JAMES HARDIE 'MATRIX' CLADDING.
COLOUR - DULUX 'DOMINO'

ALUMINIUM FRAMED DOUBLE GLAZED
WINDOWS. COLOUR - COLORBOND

'B&D' RESIDENTIAL STYLE PANEL LIFT

COLOUR - COLORBOND 'BASALT'

MIN 1.0m HIGH GLASS BALUSTRADE.
CUSTOM ORB ROOF SHEETING.

COLOUR - COLORBOND BASALT. LIGHT
REFLECTANCE VALUE NOT TO EXCEED

1.7m HIGH SPOTTED GUM SCREEN (OR
SIMILAR), MAX. 25% TRANSPARENCY

PREFABRICATED STEEL STAIR AND / OR
BALUSTRADE - POWDERCOAT FINISH

- —
- —_—
- —_—

- —— T

CONSTRUCTION

NOT FOR

()
35° PITC

/
il / 35° PITCH I ;
/ <t W N
) NN
) 12000 1000 1000 - v ‘ A v DY
1 T 1 ] 3 LR T v —
% / i ‘ T ahiE g L FRL41.120 FFL 41.120
i A GSRRNSRRTRRH sl gl
N— T —NX o
| e Ol T 55|
40 |[T) ENS SR ENTRY | S z
«— —X é | —_
T T - e | rewmlsudecslovel | ___ it
=) |
\ \ i PER \KMHEN\ BED 2
\ NORTH WESTERN UNIT 22 TYPE C SOUTH WESTERN UNIT 22 TYPE C
/' : SCALE: 1:100 SCALE: 1:100
\ T . L 41.120 g
< 39 L m 8
il I ‘T\"‘g\
\ o
§ LIVING / DI
o — | T~ —
\O‘O// TR VILDING ENVELopg
% ) il = ——
N L® - (%) (o) OGO (e) ONOICIOIN
\/\// 35° PITCH B%H \ PITCH \ \
N AN I A I h
\ O < A \
\ — ] W h N
\ g v g \
N N - Y § b \
~ FFL 41.120 :Ig FFL 41.120 )
o ] N
| ———— —— T
‘L 4000 ”L 5590 ”L 3410 ‘L ” \J\L | &
- | . \(% Naturg| Surface ‘ %
FLOOR PLAN UNIT 22 TYPE C \\“@@'\\_\‘\\\ §
SCALE: 1:100 |®
SOUTH EASTERN UNIT 22 TYPE C NORTH EASTERN UNIT 22 TYPE C
SCALE: 1:100 SCALE: 1:100
Z
1000mm 0 1000 2000 3000 4000  5000mm
[ \ \ \ |
| S‘CALE 1:‘100 AT /‘0\1 SHEET
G RESPONSE TO COUNCIL RFI JPI MH 20/08/20 ENGINEER SCALE SIZE PROJECT DRAWING TITLE
| FoR PG PPROVAL Za N KO M. HORSHAM CC5865 1 | AS SHOWN A1 PROPOSED UNIT DEVELOPMENT UNIT 22
D FOR PRELIMINARY JPI MH 23/06/20 ENGINEER SCALE FLOOR PLAN & ELEVATIONS
c FOR PRELIMINARY JPI MH | 28/05/20 R. BEADLE 380567297 J—P |BBOTT 34 CLINTON ROAD, PROJECT NO DWG NO REV
i Egi Egit:mi: j: m ;Z;g:gg Ellerslie House, Level 1, 119 Sandy Bay Road, Sandy Bay TAS 7005, STATHS PLANNING APPROVAL GEILSTON BAY, 7015 1 9 E99-71 A1 501 G
REV DESCRIPTION BY |CHK| DATE |REV DESCRIPTION BY |CHK| DATE Phone (03) 6224 5625 www.jsaengineers.com.au

REV DATE: 17/04/18




EXTERNAL FINISHES

VERTICAL SPOTTED GUM (OR SIMILAR)

SHIPLAP CLADDING (BAL 29). OIL FINISH N OT F O R

JAMES HARDIE 'MATRIX' CLADDING.

CONSTRUCTION

ALUMINIUM FRAMED DOUBLE GLAZED

WINDOWS. COLOUR - COLORBOND
'MONUMENT'

'B&D' RESIDENTIAL STYLE PANEL LIFT
DOOR.
COLOUR - COLORBOND 'BASALT'

MIN 1.0m HIGH GLASS BALUSTRADE.

CUSTOM ORB ROOF SHEETING.
COLORBOND FINISH,
COLOUR - COLORBOND BASALT. LIGHT

QIGIOIOIOIO

REFLECTANCE VALUE NOT TO EXCEED
40%.

1.7m HIGH SPOTTED GUM SCREEN (OR
SIMILAR), MAX. 25% TRANSPARENCY

PREFABRICATED STEEL STAIR AND/ OR
BALUSTRADE - POWDERCOAT FINISH

.- -
NGE ENVELOPE —
 BULDINGENVELOPE  _ — — — — — — — — BuLD!
OO () ® O O o O ()
~— //\\ 35° PITCH
/ \\\( \ ()
8 ¢¢// \§§
L 4000 . 4500 L1090 3410 E hé N5
1 1 (I 1 § < v | = | 3
T g e S S <
ﬁ . % @L FFL 45.190 Ig i ] FFL 45.190
\77 N\ ~
| E e § /:na\ surface leve!
S < na
| = =
o | eEDT ] T
z | |
a4 L g
| CARPARK—__| T “
o C
o ®
- g NORTH WESTERN UNIT 23 TYPE D SOUTH WESTERN UNIT 23 TYPE D
c —
£ SCALE: 1:100 SCALE: 1:100
—
& o
B
N— $
3
1 —
.-E’ \ - - _—
B — — -Buip
é S — INEE’\HELOPE
— E @ © () @ © & © T
R — y
g 35° PITCH A
N\ QQ_

- L A

N\
N\

) | ) ) M
’ 4000 ’ 4500 ’ 4500 ’ ) vt 1] N [T T T )
FLOOR PLAN UNIT 23 TYPE D FFL 45.190 v-, i FFL 45.190
SCALE: 1:100 LTI 00000000000 Loty
natural surface level al Surface leve|
SOUTH EASTERN UNIT 23 TYPE D NORTH EASTERN UNIT 23 TYPE D
SCALE: 1:100 SCALE: 1:100
¢
1000mm 0 1000 2000 3000 4000 5000mm
Lotion] \ \ \ \ |
| S(‘:ALE 1:‘100 AT /‘3\1 SHE‘ET |
G RESPONSE TO COUNCIL RFI JPI MH 20/08/20 ENGINEER SCALE SIZE PROJECT DRAWING TITLE
F | FOR PLANNING APPROVAL JPI | MH | 16/07/20 M. HORSHAM CC58651 | AS SHOWN A1 PROPOSED UNIT DEVELOPMENT UNIT 23
5 | For PrewMIARY CRETRET ENGINEER SCALE FLOOR PLAN & ELEVATIONS
c FgR PRELIMINARY jPI MH 22;3320 R. BEADLE 380567297 J-P IBBOTT 34 CLINTON ROAD, PROJECT NO DWG NO REV
i Egi Eiiﬂﬂ:ﬂﬁg j: 3: Sifﬁlfﬁg Ellerslie House, Level 1, 119 Sandy Bay Road, Sandy Bay TAS 7005, STATES PLANNING APPROVAL GEILSTON BAY, 7015 1 9E99-71 A1 601 G
REV DESCRIPTION BY |CHK| DATE |REV DESCRIPTION BY |CHK| DATE Phone (03) 6224 5625 www.jsaengineers.com.au

REV DATE: 17/04/18



EXTERNAL FINISHES

VERTICAL SPOTTED GUM (OR SIMILAR)

SHIPLAP CLADDING (BAL 29). OIL FINISH N OT F 0 R

JAMES HARDIE 'MATRIX' CLADDING.

CONSTRUCTION

ALUMINIUM FRAMED DOUBLE GLAZED

WINDOWS. COLOUR - COLORBOND
'MONUMENT'

'B&D' RESIDENTIAL STYLE PANEL LIFT
DOOR.
COLOUR - COLORBOND 'BASALT'

@ MIN 1.0m HIGH GLASS BALUSTRADE.
CUSTOM ORB ROOF SHEETING.
COLORBOND FINISH,

COLOUR - COLORBOND BASALT. LIGHT
REFLECTANCE VALUE NOT TO EXCEED
40%.

1.7m HIGH SPOTTED GUM SCREEN (OR
SIMILAR), MAX. 25% TRANSPARENCY
PREFABRICATED STEEL STAIR AND / OR
BALUSTRADE - POWDERCOAT FINISH

VELOPE — — —
_ BULDINGENVELOPE B B/U\Lm\\G/EN/
OO ®» © (&) O ® © O ()
. AN | 35° PITCH
AN
L 4000 L 4500 L1090 3410 , \
1 w T 1 . A :
,': W
I
5 v | == m — T
T o \ v o
2 N g — S g
T 9 [en) (=3 ":
N E - 2 #QI FFL 47.780 jg ] FFL 47.780
_ 8 < -
4 | L ge > S — \
o 7
7; | | L o
o (@]
o [
S S
g NORTH WESTERN UNIT 24 TYPE D SOUTH WESTERN UNIT 24 TYPE D
7 g SCALE: 1:100 SCALE: 1:100
-
ﬁ 1 2 BAT™ g
43 \%_\% [ >< 1 — )
N— § I
5
i FFL 47.780 — T~
g T — —
g DECK | — —BUILDIN
oy LIVING / DINING [ BED3 | —CENVELOpE
=) \%\ — o — —
2 E o
: L B ® ® 00 ® 6 Lo @
e eeeep, et/ /. § y / , h
42 \ _ A N
— W
J, J, L L N vl il
g 4000 ? 4500 7 4500 ? g s 3
FFL 47.780 i | . ﬂ( FFL 47.780
FLOOR PLAN UNIT 24 TYPE D TR L7 D L L L S L S e L e Natura) sy
natural surface level ace leyg,
SCALE: 1:100
SOUTH EASTERN UNIT 24 TYPE D NORTH EASTERN UNIT 24 TYPE D
SCALE: 1:100 SCALE: 1:100
Z
1000mm 0 1000 2000 3000 4000 5000mm
I | ‘ | ‘ | ‘ | ‘ | |
SCALE 1:100 AT A1 SHEET
G RESPONSE TO COUNCIL RFI JPI MH | 20/08/20 ENGINEER SCALE SIZE PROJECT DRAWING TITLE
o o osorm M. HORSHAM CC58651 | AS SHOWN A1 PROPOSED UNIT DEVELOPMENT UNIT 24
ENGINEER SCALE FLOOR PLAN & ELEVATIONS
5T TorPretinary i T i [ e R. BEADLE 380567297 | J-P IBBOTT 34 CLINTON ROAD, PROIECTTO WG
B FOR PRELIMINARY JPI | MH | 17/01/20 STATUS
A | FORPRELIMINARY JPL | MH | 07/01/20 Ellerslie House, Level 1, 119 Sandy Bay Road, Sandy Bay TAS 7005, PLANNING APPROVAL GEILSTON BAY, 7015 19E99'71 A1 701
REV DESCRIPTION BY |CHK| DATE |REV DESCRIPTION BY |CHK| DATE Phone (03) 6224 5625 www.jsaengineers.com.au

REV DATE: 17/04/18



EXTERNAL FINISHES

VERTICAL SPOTTED GUM (OR SIMILAR)

SHIPLAP CLADDING (BAL 29). OIL FINISH N 0 I F O R

JAMES HARDIE 'MATRIX' CLADDING.

CONSTRUCTION

ALUMINIUM FRAMED DOUBLE GLAZED

WINDOWS. COLOUR - COLORBOND
'MONUMENT'

'B&D' RESIDENTIAL STYLE PANEL LIFT
DOOR.

COLOUR - COLORBOND 'BASALT'

@ MIN 1.0m HIGH GLASS BALUSTRADE.
CUSTOM ORB ROOF SHEETING.
COLORBOND FINISH,

COLOUR - COLORBOND BASALT. LIGHT

REFLECTANCE VALUE NOT TO EXCEED

40%.

1.7m HIGH SPOTTED GUM SCREEN (OR

SIMILAR), MAX. 25% TRANSPARENCY

PREFABRICATED STEEL STAIR AND / OR
BALUSTRADE - POWDERCOAT FINISH

S — BU\LD\N/G_EME\;Q’P/ -
__ BUILDINGENVELOPE __ — — — — == = — =
ORNO OO (&) ) ®  © (e) (W)
s AN | 35°PITCH
A \\W
§ ( m | W
. 4000 . 4500 L1090 3410 , 5 v [T T X — T
“ 1 1 (I 1 Sy ] | v i
S 3 ) jg - FFL 44.390
EJ) |~~\k FFL 44.390 © ‘ ]/ -
< i
\\777777777 o | ]
— o - -~ g natural surface \eve
] .
| e N
” \55[1\ X A /
ol — |
43 — > RPARK I
— 5| gs BED 2 NORTH WESTERN UNIT 25 TYPE D SOUTH WESTERN UNIT 25 TYPE D
=] [
S =t /| 2 T - SCALE: 1:100 SCALE: 1:100
g =
T et =
:- . — DN —
g 1 3 | AT S
c — \ T il =
¢ Km\ 4
o -
42 & FFL 44.390 —
.g- — —
\ék DECK LIVING / DINING o — T
© i l, T T — —_
T . ® ©® 060 ® © CJONENONO -
— g‘; 35° PITCH //¢ N\
g Q // , v
N N d A
I | | | J ¥ 1| N | |
’ 4000 ’ 4500 4 4500 7 8 it 8
FFL 44.390 : | FFL 44.390
FLOOR PLAN UNIT 25 TYPE D - PR 277 7 e 22272
: natural surface leve| - ural SUrface | -
SCALE: 1:100 evel
SOUTH EASTERN UNIT 25 TYPE D NORTH EASTERN UNIT 25 TYPE D
SCALE: 1:100 SCALE: 1:100
Z
1000mm 0 1000 2000 3000 4000 5000mm
‘HH HH‘ ‘ ‘ ‘ ‘ ‘
| S‘CALE 1:‘100 AT ,‘M SHE‘ET |
G RESPONSE TO COUNCIL RFI JPI MH 20/08/20 ENGINEER SCALE SIZE PROJECT DRAWING TITLE
£ FORPLANNING APPROVAL Jp1_| M | 1607720 M. HORSHAM CC58651 | AS SHOWN A1 PROPOSED UNIT DEVELOPMENT UNIT 25
ENGINEER SCALE FLOOR PLAN & ELEVATIONS
& T For PreLMNARY CRETRET R. BEADLE 380567297 | J-P IBBOTT 34 CLINTON ROAD, SROJECTRG WG No
B FOR PRELIMINARY JPI MH 17/01/20 STATUS
A | FOR PRELIMINARY JPI | MH | 07/01/20 Ellerslie House, Level 1, 119 Sandy Bay Road, Sandy Bay TAS 7005, PLANNING APPROVAL GEILSTON BAY, 7015 19E99'71 A1 801 G
REV DESCRIPTION BY |CHK | DATE |REV DESCRIPTION BY |CHK| DATE Phone (03) 6224 5625 www.jsaengineers.com.au

REV DATE: 17/04/18



EXTERNAL FINISHES

VERTICAL SPOTTED GUM (OR SIMILAR)
SHIPLAP CLADDING (BAL 29). OIL FINISH

JAMES HARDIE 'MATRIX' CLADDING.
COLOUR - DULUX 'DOMINO'

ALUMINIUM FRAMED DOUBLE GLAZED
WINDOWS. COLOUR - COLORBOND
'MONUMENT'

'B&D' RESIDENTIAL STYLE PANEL LIFT
DOOR.
COLOUR - COLORBOND 'BASALT'

CUSTOM ORB ROOF SHEETING.
COLORBOND FINISH,

COLOUR - COLORBOND BASALT. LIGHT
REFLECTANCE VALUE NOT TO EXCEED
40%.

1.7m HIGH SPOTTED GUM SCREEN (OR
SIMILAR), MAX. 25% TRANSPARENCY

@ MIN 1.0m HIGH GLASS BALUSTRADE.

PREFABRICATED STEEL STAIR AND / OR
BALUSTRADE - POWDERCOAT FINISH

NOT FOR

CONSTRUCTION

N //\ 35° PITCH
&
7/ (/
40/0/ //m N\ N/
5 Q/é A N
o / 4
. 4000 L 4500 , 1090 3410 S \$®/ N5
= 9 ] B Ny ) ; N
) | 1 T 1 | : & = i T T 0 [ ]
\ § ) N S é 8
S EE I FFL 44.190 :\F mﬂ FFL 44.190
é | [ Lz
' X ol & | ///mra\ surface leve!
\/\ S 3 < ne
| S S| A |
T _ A P
BED 1 i 3
m
/ _/
W\ — ’\ — —
43 g |
/ NORTH WESTERN UNIT 26 TYPE D SOUTH WESTERN UNIT 26 TYPE D
/ SCALE: 1:100 SCALE: 1:100
4 g DECK T —
A B c A F H @ @ @ @ @ T N
| a () 0 WE ® .
. QE’\ 35° PITCH // N
ot N A
OC ; // . N AN @O/
Z _ A N AN <o/
1.
7& / \ Vv NG S
\ N ] 1
41 IVL IL IVL /L o 11 Q \ <<<2
4000 4500 4500 8 5 3 O
“ 2 ) N7
FFL 44.190 ! ii FFL 44.190 AN
FLOOR PLAN UNIT 26 TYPE D Y N\
Z 7 / \
SCALE: 1:100 77 // ///// /Z natu\éé// 4 N
natural surface level Urfac leve) |
‘ &
- 3
prd
SOUTH EASTERN UNIT 26 TYPE D NORTH EASTERN UNIT 26 TYPE Né
SCALE: 1:100 SCALE: 1:100 |
Z
1000mm 0 1000 2000 3000 4000 5000mm
([ \ \ \ \ |
| S(‘)ALE 1:‘100 AT /‘-\1 SHEET |
G RESPONSE TO COUNCIL RFI JPI MH 20/08/20 ENGINEER SCALE SIZE PROJECT DRAWING TITLE
E EOR PLANNING APPROVAL JPI | MH | 16/07/20 M. HORSHAM CC58651 | AS SHOWN A1 PROPOSED UNIT DEVELOPMENT UNIT 26
5T For PreLMNARY o i 20602 ENGINEER SCALE FLOOR PLAN & ELEVATIONS
¢ FOR PRELIMINARY JPI | MH | 28/05/20 R. BEADLE 380567297 J—P |BBOTT 34 CLINTON ROAD, PROJECT NO DWG NO REV
;B\ Egiiiiﬂmg jg: m: ;Zg:gg Ellerslie House, Level 1, 119 Sandy Bay Road, Sandy Bay TAS 7005, STATES PLANNING APPROVAL GEILSTON BAY, 7015 19E99-71 A1 901 G
REV DESCRIPTION BY |CHK| DATE |REV DESCRIPTION BY |CHK| DATE Phone (03) 6224 5625 www.jsaengineers.com.au

REV

DATE: 17/04/18




EXTERNAL FINISHES

@ VERTICAL SPOTTED GUM (OR SIMILAR)

SHIPLAP CLADDING (BAL 29). OIL FINISH N OT F O R
JAMES HARDIE 'MATRIX' CLADDING.
COLOUR - DULUX 'DOMINO' CONSTRU CTION

ALUMINIUM FRAMED DOUBLE GLAZED

WINDOWS. COLOUR - COLORBOND
'MONUMENT'

'B&D' RESIDENTIAL STYLE PANEL LIFT
DOOR.
COLOUR - COLORBOND 'BASALT'

CUSTOM ORB ROOF SHEETING.
COLORBOND FINISH,

COLOUR - COLORBOND BASALT. LIGHT
REFLECTANCE VALUE NOT TO EXCEED
40%.

1.7m HIGH SPOTTED GUM SCREEN (OR
SIMILAR), MAX. 25% TRANSPARENCY

@ MIN 1.0m HIGH GLASS BALUSTRADE.

PREFABRICATED STEEL STAIR AND / OR
BALUSTRADE - POWDERCOAT FINISH

BUILDING ENVELOPE BU\\—D\NG

T 35° PITCH I :;
) 12000 1000 1000 , il hi ; / \ il
T - T W W S pd v NG P
B - E oo | =
o L N |
w v I .
/ T 8 v S
S 2 - N S N N
a S - ~ J2
. . § 235) = FFL 47.610 j% Bl m FFL 47.610
N 47 \ N &
(= T I | ‘ . <
[T ens L 1 @ 7 ENTRY— /|3 % / —
— ¢« '} / @ — =
— | g)RY
| A L] A | I e natural surface level
g - I e | =g A S -t - e ————— e
0 - BEDT——
KITCHEN BED 2 -
—_—t — NORTH WESTERN UNIT 27 TYPE C SOUTH WESTERN UNIT 27 TYPE C
4 SCALE: 1:100 SCALE: 1:100
e ——— T
>
S 2 - FFL 47.610 - jTH g
. M LEIELT I
O B L F)///)/)
g § DECK [ ><
s c
2 S
% \EL& g LIVING/DINING ) 1T - —_
£ 3 / ~—_
= T — Bu
oeeos f "OING ENve, o
L ® © OlNo o olololo
: > a5 PITCH 35° PITCH —
\\=E BYTGH
\77777777777777777777777777 //)////—77 /(\ 4 ) A
L | | A N [ [
’ 4000 7 5590 7 3410 7 8 NS he 8
FFL 47.610 jg - FFL 47.610
\
FLOOR PLAN UNIT 27 TYPE C — “ ' : ' T
SCALE: 1:100 &
o Bl Surface Jeyey

SOUTH EASTERN UNIT 27 TYPE C NORTH EASTERN UNIT 27 TYPE C
SCALE: 1:100 SCALE: 1:100

1000mm 0 1000 2000 3000 4000 5000mm
([ | ‘ | ‘ | ‘ | ‘ | |
SCALE 1:100 AT A1 SHEET

G RESPONSE TO COUNCIL RFI JPI | MH | 20/08/20 ENGINEER SCALE SIZE PROJECT DRAWING TITLE

¢ FORPLANNNG APPROVAL 01| Wi | 1607120 M. HORSHAM CC5865 1 | AS SHOWN A1 PROPOSED UNIT DEVELOPMENT UNIT 27

D FOR PRELIMINARY JPI | MH | 23/06/20 ENGINEER SCALE FLOOR PLAN & ELEVAT'ONS

¢ FOR PRELIMINARY JPI | MH | 28/05/20 R. BEADLE 380567297 J—P |BBOTT 34 CLINTON ROAD, PROJECT NO DWG NO REV

B FOR PRELIMINARY JPI | MH | 17/01/20 STATUS

A | FORPRELIMINARY JPL | MH | 07/01/20 Ellerslie House, Level 1, 119 Sandy Bay Road, Sandy Bay TAS 7005, PLANNING APPROVAL GEILSTON BAY, 7015 1 9 E99'71 AZOO 1 G
REV DESCRIPTION BY |CHK| DATE |REV DESCRIPTION BY |CHK| DATE Phone (03) 6224 5625 www.jsaengineers.com.au

REV DATE: 17/04/18



EXTERNAL FINISHES

@ VERTICAL SPOTTED GUM (OR SIMILAR)

SHIPLAP CLADDING (BAL 29). OIL FINISH N 0 I F O R
JAMES HARDIE 'MATRIX' CLADDING.
COLOUR - DULUX 'DOMINCO' C 0 N S I RU C I I O N

ALUMINIUM FRAMED DOUBLE GLAZED
WINDOWS. COLOUR - COLORBOND
'MONUMENT'

'B&D' RESIDENTIAL STYLE PANEL LIFT
DOOR.
COLOUR - COLORBOND 'BASALT'

@ MIN 1.0m HIGH GLASS BALUSTRADE.
CUSTOM ORB ROOF SHEETING.
COLORBOND FINISH,

COLOUR - COLORBOND BASALT. LIGHT
REFLECTANCE VALUE NOT TO EXCEED
40%.

1.7m HIGH SPOTTED GUM SCREEN (OR
SIMILAR), MAX. 25% TRANSPARENCY
PREFABRICATED STEEL STAIR AND / OR
BALUSTRADE - POWDERCOAT FINISH

BUILDING ENVELOPE o

_f000 L1000, B : //v\\ .
- - % NS . FFL 47.190 :Ié i 1 ﬂ FFL47.190
=== o2 L T T 3
\ HD\ENs\ Eg G ENTRY | <
— 0o | E——
46\ \f\\-\ 'DRY e ovel D IR === S
J | '?j\ 77777 N — N natural surface \evet ) _ _ — — —j§- —
N \ B S R —
— | BED - KITCHEN \BED )
\ \ \ B § I -
I , NORTH WESTERN UNIT 28 TYPE C SOUTH WESTERN UNIT 28 TYPE C
] \/ l SCALE: 1:100 SCALE: 1:100
><>< HORRGH e
1% | i F
DECK M\[% 2< ST = —
g | G/ DINING % T~ .
] — — — UILD
- . — — IN\G ENVELOPE
—eEDs | (W) (o) OO (&) OEOO®  T—-—
gSR T [ a5 PITCH 3y PITen B PTG
44 = N % Il /\/ \M | il
——
k 4 4 ) | " jo g T |
4000 5590 3410 S e
FFL 47.190 > FFL 47.190
e e e e e eEswea— ) —
natural surface level A =)
FLOOR PLAN UNIT 28 TYPE C | | Matural gy,
SCALE: 1:100 T e ®
SOUTH EASTERN UNIT 28 TYPE C NORTH EASTERN UNIT 28 TYPE C
SCALE: 1:100 SCALE: 1:100
Z
1000mm 0 1000 2000 3000 4000  5000mm
‘ INENEENEN ‘ ‘ ‘ ‘ ‘ ‘
| S‘CALE 1:‘100 AT /‘u SHE‘ET |
G RESPONSE TO COUNCIL RFI JPI MH 20/08/20 ENGINEER SCALE SIZE PROJECT DRAWING TITLE
F | FORPLANNING APPROVAL JPI | MH | 16107120 M. HORSHAM CC58651 | AS SHOWN A1 PROPOSED UNIT DEVELOPMENT UNIT 28
5| Fon PreCINARY CRETRET ENGINEER SCALE FLOOR PLAN & ELEVATIONS
C FgR PRELIMINARY jPI MH 22;3322 R. BEADLE 380567297 J-P IBBOTT 34 CLINTON ROAD, PROJECT NO DWG NO REV
i Egg iiiﬂmﬁg j: ﬂ: Sifﬁlfﬁg Ellerslie House, Level 1, 119 Sandy Bay Road, Sandy Bay TAS 7005, STATES PLANNING APPROVAL GEILSTON BAY, 7015 1 9E99-71 A21 01 G
REV DESCRIPTION BY |CHK| DATE |REV DESCRIPTION BY |CHK| DATE Phone (03) 6224 5625 www jsaengineers.com.au

REV DATE: 17/04/18



EXTERNAL FINISHES

VERTICAL SPOTTED GUM (OR SIMILAR)

@ SHIPLAP CLADDING (BAL 29). OIL FINISH N OT F O R
JAMES HARDIE 'MATRIX' CLADDING.
COLOUR - DULUX 'DOMINCO' CONSTRU CTION

ALUMINIUM FRAMED DOUBLE GLAZED

WINDOWS. COLOUR - COLORBOND
'MONUMENT'

'B&D' RESIDENTIAL STYLE PANEL LIFT
DOOR.
COLOUR - COLORBOND 'BASALT'

MIN 1.0m HIGH GLASS BALUSTRADE.

CUSTOM ORB ROOF SHEETING.
COLORBOND FINISH,

COLOUR - COLORBOND BASALT. LIGHT
REFLECTANCE VALUE NOT TO EXCEED
40%.

1.7m HIGH SPOTTED GUM SCREEN (OR
SIMILAR), MAX. 25% TRANSPARENCY

PREFABRICATED STEEL STAIR AND / OR
BALUSTRADE - POWDERCOAT FINISH

—
—_—

—
/
/ — — ——

—
o (o) (0 AT O NN O aunonCEWEES T T (o) (o) (D
oY — — — = 35° PITC
V
& ~_ |
S 35° PITCH N I

o/
S
12000 ,1000 1000 , Q % N W V \
R & NN
\\ / ] 8 N
g s w 2|
| Y74 o L\ g % g
‘ N s < FFL 47.200 g j§ FFL 47.200
A °A 1 1 5 > N 5
ENS >{ ad =4 entry K | s % B
i@ | S < . -
— \ ' ' — —X 8\‘\ é Q
? | ‘ /%Rl \ @ L = ™
BED N ] T T~ 4
ITCH At BED2 < S| al surface leve!
— natural surface level natur
— NORTH WESTERN UNIT 29 TYPE C SOUTH WESTERN UNIT 29 TYPE C
SOE N [ SCALE: 1:100 SCALE: 1:100
g jTH /_\ %
T J S
DECK §<
AN
T (W) (o) OO (&) ORROIOIO N
35° PITCH 35° PITCH .
- AN
/\// % N1 N/ \
L | | * o %,
4000 7 5590 4 3410 ’ N /(O\
— M N //VO\
S NS - v N S 6\/@\
: - - oo i . Con
S f\a/ - 8
FLOOR PLAN UNIT 29 TYPE C FFL 47.200 I@ et / FFL 47.200 TN
SCALE: 1:100 — \
g h— g
~ — \na\tura\l ﬂlrfiCe IeVe/ <DE
_ el Z
SOUTH EASTERN UNIT 29 TYPE C NORTH EASTERN UNIT 29 TYPE C
SCALE: 1:100 SCALE: 1:100
Z
1000mm 0 1000 2000 3000 4000  5000mm
([ \ \ \ \ |
| S(‘)ALE 1:‘100 AT /‘\1 SHEI‘ET |
G RESPONSE TO COUNCIL RFI JPI MH 20/08/20 ENGINEER SCALE SIZE PROJECT DRAWING TITLE
E :i z:;m‘l“Ni’;z"ROVAL j: m: ;2;2;22 M. HORSHAM CC5865 | | AS SHOWN A1 PROPOSED UNIT DEVELOPMENT UNIT 29
D FOR PRELIMINARY JPI MH 23/06/20 ENGINEER SCALE FLOOR PLAN & ELEVATIONS
c FOR PRELIMINARY JPI | MH | 28/05/20 R. BEADLE 380567297 J—P |BBOTT 34 CLINTON ROAD, PROJECT NO DWG NO REV
;B\ Egiiiiﬂmg jg: m: ;Zg:gg Ellerslie House, Level 1, 119 Sandy Bay Road, Sandy Bay TAS 7005, STATES PLANNING APPROVAL GEILSTON BAY, 7015 19E99-71 A2201 G
REV DESCRIPTION BY |CHK| DATE |REV DESCRIPTION BY |CHK| DATE Phone (03) 6224 5625  www jsaengineers.com.au

REV DATE: 17/04/18



EXTERNAL FINISHES
OF et NOT FOR
S ATDE T oo CONSTRUCTION
ALUMINIUM FRAMED DOUBLE GLAZED
@ WINDOWS. COLOUR - COLORBOND
'MONUMENT'
@ 'B&D' RESIDENTIAL STYLE PANEL LIFT
DOOR.
COLOUR - COLORBOND 'BASALT'
@ MIN 1.0m HIGH GLASS BALUSTRADE.
CUSTOM ORB ROOF SHEETING.
@ COLORBOND FINISH,
COLOUR - COLORBOND BASALT. LIGHT
REFLECTANCE VALUE NOT TO EXCEED
40%.
@ 1.7m HIGH SPOTTED GUM SCREEN (OR
SIMILAR), MAX. 25% TRANSPARENCY
@ PREFABRICATED STEEL STAIR AND / OR
BALUSTRADE - POWDERCOAT FINISH
E —
\[E\_OP —
_ (o) (PMERVEE D) O @ (e — B CAROENO (®) ()
SN— o
//\\ QTCH
. 4000 . 4500 L1090 3410 , /¢/:m N m
1 1 T | S N
/// ° vl [ T ] o ]
& 3 he g
£ N & 3 3
Q o - o -
592 L—///k/ % & n FFL 52.510 81i | M FFL 52.510
N— : X ) 7 é\eve\
4 s
| 5 2
=
[ — |
CARPARK
o ] I
§ ~ /—/
5 —f————— ]
NORTH WESTERN UNIT 30 TYPE D SOUTH WESTERN UNIT 30 TYPE D
SCALE: 1:100 SCALE: 1:100
| g
‘\g‘?; T
50 \g\g&r | FFL 52.510 If — — _
8 25 DECK LIVING / DINING — G ENyg
© "‘***5_—\4:— A ey ED 3 — — LOPE
c o
o CJORENONGEES
| © OICENOIENGC -
Eﬁéi R T -] — —
N E /A‘O 35° PITCH AN
T, 8 \\
A . ~/ P \\ W
49 \//// W V|
—— 11 ] il
| | ) ) 5 : S
’ 4000 4 4500 4 4500 7 ) &
FFL 52.510 4 FFL 52.510
7 L Meturgy g~
/ /. g ur,
FLOOR PLAN UNIT 30 TYPE D 4—{//// ////-///Z /4/Z/ /n{graﬁurfé:eévé - - aIS“"face/evel
SCALE: 1:100
SOUTH EASTERN UNIT 30 TYPE D NORTH EASTERN UNIT 30 TYPE-D\
SCALE: 1:100 SCALE: 1:100
Z
1000mm 0 1000 2000 3000 4000 5000mm
[ | ‘ | ‘ | ‘ | ‘ | |
SCALE 1:100 AT A1 SHEET
G RESPONSE TO COUNCIL RFI JPI MH 20/08/20 ENGINEER SCALE SIZE PROJECT DRAWING TITLE
©_| FORPLANNING APPROVAL | Wi | 16/0720 M. HORSHAM CC5865 | | AS SHOWN A1l PROPOSED UNIT DEVELOPMENT UNIT 30
D FOR PRELIMINARY JPI MH 23/06/20 ENGINEER SCALE FLOOR PLAN & ELEVATIONS
o] FOR PRELIMINARY JPI | MH | 28/05/20 R. BEADLE 380567297 J-P IBBOTT 34 CLINTON ROAD, PROJECT NO DWG NO REV
B FOR PRELIMINARY JPI MH 17/01/20 S S
A | FORPRELIMINARY WPl | MH | 07/01/20 Ellerslie House, Level 1, 119 Sandy Bay Road, Sandy Bay TAS 7005, i PLANNING APPROVAL GEILSTON BAY, 7015 19E99'71 A2301 G
REV DESCRIPTION BY |CHK| DATE |REV DESCRIPTION BY |CHK| DATE Phone (03) 6224 5625 www.jsaengineers.com.au

REV DATE: 17/04/18



EXTERNAL FINISHES
(B St NOT FOR
IS oo CONSTRUCTION
ALUMINIUM FRAMED DOUBLE GLAZED
@ WINDOWS. COLOUR - COLORBOND
'MONUMENT'
@ 'B&D' RESIDENTIAL STYLE PANEL LIFT
DOOR.
COLOUR - COLORBOND 'BASALT'
@ MIN 1.0m HIGH GLASS BALUSTRADE.
CUSTOM ORB ROOF SHEETING.
@ COLORBOND FINISH,
COLOUR - COLORBOND BASALT. LIGHT
REFLECTANCE VALUE NOT TO EXCEED
40%.
@ 1.7m HIGH SPOTTED GUM SCREEN (OR
SIMILAR), MAX. 25% TRANSPARENCY
@ PREFABRICATED STEEL STAIR AND / OR
BALUSTRADE - POWDERCOAT FINISH
NG ——
VWO
CANELOPE = -
_ —
(¢) (&) BuLDNG A (o) (s) @/ _—(® (o) () (w)
. ENVELOPE - A I o  — — — -
—N — /ﬁ\?TC —
//// \\\ el
(| v
8 N v
, 4000 , 4500 , 1090 3410 , 2 < Y == | 4 ]
= o =
1 1 (I 1 ! y . i !
T =
S b FFL 52.830 §I M FFL 52.930
o v . d
— = L e \eve!
2 / /\'\a\.\.“‘a\ suﬁac
o)
] N X
52 | S §
N /
] CARPARK . /_/-
3 .
o S NORTH WESTERN UNIT 31 TYPE D SOUTH WESTERN UNIT 31 TYPE D
_ SCALE: 1:100 SCALE: 1:100
—
N
—
/ o
o S
50
o T2 AN} - By,
& = SR ~SUILp,
= Q§ ~ \NG ENVELOP
5o —"E-¢
< —~
X
S ‘ 0 OIGEROINOG — By,
- § ~—~ ~ N \/EL 0O PE
I e e an | N 35° PITCH //\\\§ ~ )
__BOUNDARY ' W Mo Il ~
ENVELOPE-A , Q| - @ A N
777777777% %+77777777777 v A il ~
=g |||l N [ il
48 2= 8 v g
5 : : ¥ T :
T T T e T =]
FFL 52.930 | _ i FFL 52.930
| | ) ) 77 Pay Z
/ 4000 7 4500 ¢ 4500 7 [T i s s e L L U’a/su,fa 4
natural surface level Ce love,
SCALE: 1:100
~—_|
—
SCALE: 1:100 SCALE: 1:100
Z
1000mm 0 1000 2000 3000 4000  5000mm
[ | ‘ | ‘ | ‘ | ‘ | |
SCALE 1:100 AT A1 SHEET
G RESPONSE TO COUNCIL RFI JPI MH 20/08/20 ENGINEER SCALE SIZE PROJECT DRAWING TITLE
E Egii;‘;mﬁ’;zpmv“ j: m: ;zggg M. HORSHAM CC58651 | AS SHOWN A1 PROPOSED UNIT DEVELOPMENT UNIT 31
D FOR PRELIMINARY JPI MH 23/06/20 ENGINEER SCALE FLOOR PLAN & ELEVATIONS
o] FOR PRELIMINARY JPI | MH | 28/05/20 R. BEADLE 380567297 J-P IBBOTT 34 CLINTON ROAD, PROJECT NO DWG NO REV
B FOR PRELIMINARY JPI MH 17/01/20
A | FORPRELIMINARY WPl | MH | 07/01/20 Ellerslie House, Level 1, 119 Sandy Bay Road, Sandy Bay TAS 7005, STATHS PLANNING APPROVAL GEILSTON BAY, 7015 1 9E99'71 A2401 G
REV DESCRIPTION BY |CHK| DATE |[REV DESCRIPTION BY |CHK| DATE Phone (03) 6224 5625 www.jsaengineers.com.au

REV DATE: 17/04/18



EXTERNAL FINISHES

VERTICAL SPOTTED GUM (OR SIMILAR)

SHIPLAP CLADDING (BAL 29). OIL FINISH N OT F O R

JAMES HARDIE 'MATRIX' CLADDING.
COLOUR - DULUX 'DOMINO'

CONSTRUCTION

o
o
<
N

ALUMINIUM FRAMED DOUBLE GLAZED
WINDOWS. COLOUR - COLORBOND
'MONUMENT'

'B&D' RESIDENTIAL STYLE PANEL LIFT
DOOR.
COLOUR - COLORBOND 'BASALT'

MIN 1.0m HIGH GLASS BALUSTRADE.

CUSTOM ORB ROOF SHEETING.
COLORBOND FINISH,

COLOUR - COLORBOND BASALT. LIGHT
REFLECTANCE VALUE NOT TO EXCEED
40%.

1.7m HIGH SPOTTED GUM SCREEN (OR
SIMILAR), MAX. 25% TRANSPARENCY

PREFABRICATED STEEL STAIR AND/OR
BALUSTRADE - POWDERCOAT FINISH

OIOROIVIOIOIOIO

AN 35 PITCH — ‘

//// X -
/m N -

WV

A\
/4

N\

Z
A
=

\
\
\
L
,

4000 4500 1090 3410

g‘
—X

2400

FFL 52.235

——

750

FFL 52.235

M

MAX O/A BUILDING HEIGHT 8400
1700
800
e

710007

NORTH WESTERN UNIT 32 TYPE D SOUTH WESTERN UNIT 32 TYPE D
SCALE: 1:100 SCALE: 1:100

6000

10000

6000

A\
N\

‘10007
\
V/4
7
y/4

51 UILDING
NVELOPE <A

VA

N\
V/4

v |

7

7

=2 /4
—
<
N

]

FFL 52.235 . 4 | ‘

£
—/,// // / ~ A/na{l{ral/surface level

2400

BUILDING
VELOPE\ C

1700
A

|

BOUNDARY

1200 ¢
2400

FFL 52.235

4000 4500 4500

FLOOR PLAN UNIT 32 TYPE D T
SCALE: 1:100

SOUTH EASTERN UNIT 32 TYPE D NORTH EASTERN UNIT 32 TYPE D
SCALE: 1:100 SCALE: 1:100

1000mm 0 1000 2000 3000 4000 5000mm
[ | ‘ | ‘ | ‘ | ‘ | |
SCALE 1:100 AT A1 SHEET

RESPONSE TO COUNCIL RFI JPI MH | 20/08/20 ENGINEER SCALE SIZE PROJECT DRAWING TITLE

FOR PLANNING APPROVAL WPl | MH | 16007120 M. HORSHAM CC58651 | AS SHOWN A1 PROPOSED UNIT DEVELOPMENT UNIT 32

FOR PRELIMINARY JPI MH | 06/07/20

FOR PRELIMINARY JPI MH | 23/06/20 ENGINEER SCALE FLOOR PLAN & ELEVATIONS

FOR PRELIMINARY JPI | MH | 28/05/20 R. BEADLE 380567297 J-P IBBOTT 34 CLINTON ROAD, PROJECT NO DWG NO REV

FOR PRELIMINARY JPI MH | 17/01/20 STATUS

A | FORPRELIMINARY WPl | MH | 07/01/20 Ellerslie House, Level 1, 119 Sandy Bay Road, Sandy Bay TAS 7005, PLANNING APPROVAL GEILSTON BAY, 7015 1 9 E99'7 1 A2 501 G

REV DESCRIPTION BY |CHK| DATE |REV DESCRIPTION BY |CHK| DATE Phone (03) 6224 5625 www.jsaengineers.com.au

W Ooom Mo

REV DATE: 17/04/18



EXTERNAL FINISHES

@ VERTICAL SPOTTED GUM (OR SIMILAR)

SHIPLAP CLADDING (BAL 29). OIL FINISH N OT F O R
JAMES HARDIE 'MATRIX' CLADDING.
COLOUR - DULUX 'DOMINO' CONSTRU CTION

ALUMINIUM FRAMED DOUBLE GLAZED

WINDOWS. COLOUR - COLORBOND
'MONUMENT'

'B&D' RESIDENTIAL STYLE PANEL LIFT
DOOR.
COLOUR - COLORBOND 'BASALT'

MIN 1.0m HIGH GLASS BALUSTRADE.

CUSTOM ORB ROOF SHEETING.
COLORBOND FINISH,

COLOUR - COLORBOND BASALT. LIGHT
REFLECTANCE VALUE NOT TO EXCEED
40%.

1.7m HIGH SPOTTED GUM SCREEN (OR
SIMILAR), MAX. 25% TRANSPARENCY

PREFABRICATED STEEL STAIR AND / OR
BALUSTRADE - POWDERCOAT FINISH
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