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 BUSINESS TO BE CONDUCTED AT THIS MEETING IS TO BE CONDUCTED IN THE ORDER IN WHICH 

IT IS SET OUT IN THIS AGENDA UNLESS THE COUNCIL BY ABSOLUTE MAJORITY DETERMINES 
OTHERWISE 

 
COUNCIL MEETINGS, NOT INCLUDING CLOSED MEETING, ARE AUDIO-VISUALLY RECORDED 
AND PUBLISHED TO COUNCIL’S WEBSITE 
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1. ACKNOWLEDGEMENT OF COUNTRY 
 
 The Mayor will: 
 

• make the following statement: 
 

“Before proceeding, I pay my respects to the Mumirimina people as the 
traditional and original custodians of the lands on which we meet, and I 
acknowledge the continuing connection of the Tasmanian Aboriginal people to 
the skies, land and waterways.  
 
I pay respect to Elders past and present.” 

 
• invite those present to pause for a moment of quiet reflection and respect before 

commencing the council meeting. 
 

• advise the Meeting and members of the public that Council Meetings, not including Closed 
Meeting, are livestreamed, audio-visually recorded and published to Council’s website.  
The meeting is not protected by privilege. A link to the Agenda is available via Council’s 
website. 

 
 
 
2. APOLOGIES 
 
 Nil. 
 
 
3. DECLARATIONS OF INTERESTS OF COUNCILLORS 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 Councillors 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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4. OMNIBUS ITEMS 
 
4.1 CONFIRMATION OF MINUTES  
 

RECOMMENDATION: 
 
That the Minutes of the Council Meeting held on 18 September 2023, as circulated, be taken as 
read and confirmed. 

 
 
 
 

4.2 MAYOR’S COMMUNICATION 
 

  
 
 
4.3 COUNCIL WORKSHOPS 
 

In addition to the Councillor’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 
 Little Howrah Beach Master Plan 
 AFL High Performance Centre 
 Parking Sensors 
 LGAT Motions  25 September 
 

RECOMMENDATION: 
 
That Council notes the workshops conducted. 
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4.4. TABLING OF PETITIONS 
 
 (Note:  Petitions received by Councillors are to be forwarded to the Chief Executive Officer 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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4.5 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. 

 
 

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. 

 
• COPPING REFUSE DISPOSAL SITE JOINT AUTHORITY 
 Representative: Cr James Walker 

 
Quarterly Reports 
September Quarterly Report pending. 
 
Representative Reporting 

 
 

• SOUTHERN TASMANIAN REGIONAL WASTE AUTHORITY 
 Representative: Cr Warren (Mayor’s nominee) 
  Cr Hunter (Proxy) 

 
 

• TASWATER CORPORATION 
 

 
 

• GREATER HOBART COMMITTEE 
 
 

 
 
 

REPORTS FROM COUNCIL AND SPECIAL COMMITTEES AND OTHER 
REPRESENTATIVE BODIES 
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4.6 WEEKLY BRIEFING REPORTS  
 
 The Weekly Briefing Reports of 18 and 25 September and 2 October 2023 have been circulated 

to Councillors. 
 

RECOMMENDATION: 
 
That the information contained in the Weekly Briefing Reports of 18 and 25 September and 2 
October 2023 be noted. 
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5. 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 a Councillor 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.   

 
5.1 PUBLIC QUESTIONS ON NOTICE 

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

 
 

5.2 ANSWERS TO QUESTIONS ON NOTICE 
 
 The Mayor may address Questions on Notice submitted by members of the public. 
 

  Nil. 
 
 
5.3 ANSWERS TO PREVIOUS QUESTIONS TAKEN ON NOTICE 
 

  Nil. 
 
 

5.4 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. 
 
Council’s Public Question Time Policy can be found on Council’s website at Public 
Question Time - City of Clarence : City of Clarence (ccc.tas.gov.au) 

https://www.ccc.tas.gov.au/your-council/council-meetings/public-question-time/
https://www.ccc.tas.gov.au/your-council/council-meetings/public-question-time/
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6. 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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7 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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7.1 DEVELOPMENT APPLICATION PDPLANPMTD-2023/037817 – 981 
CAMBRIDGE ROAD, CAMBRIDGE (CT223817/1 AND CT166751/1) – 9 
MULTIPLE DWELLINGS (ONE EXISTING AND EIGHT NEW) 

 
 EXECUTIVE SUMMARY 

PURPOSE 
The purpose of this report is to consider the application made for nine multiple 
dwellings (one existing and eight new) at 981 Cambridge Road, Cambridge 
(CT223817/1 and CT166751/1). 
 
RELATION TO PLANNING PROVISIONS 
The site is zoned General Residential and is subject to the Parking and Sustainable 
Transport Code, the Road and Railways Assets Code and the Safeguarding of Airports 
Code under the Tasmanian Planning Scheme - Clarence (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 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. 
Council is required to exercise a discretion within the statutory 42-day period which 
expires on 11 October 2023 as agreed with the applicant.  
 
CONSULTATION 
The proposal was advertised in accordance with statutory requirements and two 
representations were received raising the following issues: 
• Boundary fencing;  
• Infrastructure capacity;  
• Traffic congestion and vehicle and pedestrian safety; 
• Anticipated daily vehicle movements to and from the site;  
• Headlight glare; 
• Impact on school pedestrian crossing; 
• Emergency vehicle access;  
• Waste collection arrangements;  
• Location of pedestrian and parking lighting;  
• Incompatible density;   
• Safe sight distance for dwellings; and 
• Loss of privacy and vehicle noise intrusion.  
 
RECOMMENDATION: 
 
A. That the Development Application for nine (one existing and eight new) 

multiple dwellings at 981 Cambridge Road (CT223817/1 and CT166751/1) (Cl 
Ref PDPLANPMTD-2023/037817) be refused because the proposal is contrary 
to the provisions of the Tasmanian Planning Scheme – Clarence for the 
following reason:  
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1. The proposal does not comply with clause 8.4.1 P1(b) because the 
 proposal does not provide for a significant social or community benefit. 
 
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 two lots subject to the application were created by subdivision permit 

SD-2008/116.  The subdivision permit resulted in the creation of two lots which have 

remained in the same ownership, and the property is known as 981 Cambridge Road.  

Planning application PDPLANPMTD-2023/034251, for nine multiple dwellings (one 

existing and eight new) was refused by Council at its meeting held on 17 July 2023 for 

the following reasons: 

1. The proposal does not comply with clause 8.4.1 P1(b) because the proposal does 

not provide for a significant social or community benefit. 

 

2. The proposal does not comply with clause 8.4.2 P3(a)(iv) as the visual impacts 

caused by the overall apparent scale, bulk, and proportions of the proposal, 

would cause an unreasonable loss of amenity when viewed from adjoining 

dwellings.  The proposed dwelling density would emphasise this.  

 

3. The proposal does not comply with clause 8.4.2 P3(b) as the separation between 

the proposed units and dwellings on adjoining properties is inconsistent with 

that existing on established properties in the area.  

 

4. The proposal does not comply with clause 8.4.4 P1 as the multiple dwellings 

have been designed and sited so as to cause an unreasonable loss of amenity by 

overshadowing the private open space of another dwelling on the same site; and 

 

5. The proposal does not comply with C2.6.5 P1(a)-(i) as it would not provide for 

safe and convenient pedestrian access. 
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The planning application now the subject of this report, was made with a revised design 

attempting to overcome refusal grounds 2-5 listed above.  The revised design results in 

the following improved outcomes: 

• Conjoining Units 3 - 4 and Units 7 - 8, and reducing Units 4 and 7 to single 

storey, and increasing the setback of Units 3 - 8 from the eastern side and 

southern rear boundaries resulting in all buildings being located within the 

building envelope, as prescribed by clause 8.4.2 A3 of the General Residential 

Zone.  Compliance with this clause has overcome refusal grounds 2 and 3 in 

relation to visual bulk and dwelling separation.  

 

• The revised design results in a minimum of 50% of the private open space to 

each unit receiving in excess of three hours of sunlight between 9am and 3pm 

on 21 June, as required by clause 8.4.4 A1 of the General Residential Zone, 

therefore overcoming refusal ground 4.  

 

• Provision of a 1m wide internal pedestrian pathway parallel with the western 

side boundary and extending in an easterly direction through the development 

site.  The pathway will be a minimum of 1m wide, constructed with a hard-

wearing concrete surface, and separated from the driveway with kerbing where 

possible.  Where the pathway crosses the internal driveway, it will be delineated 

with road markings, defining the pathway and pedestrian crossing areas.  To 

further enhance safety by moderating the operating speed of vehicles, a 10km/h 

shared zone sign will be installed at the beginning of the driveway.  The internal 

pathway is considered by Council’s development engineers as providing a good 

level of service for pedestrians and overcomes refusal ground 5.  

 
In relation to refusal ground 1, the density of the revised proposal remains unchanged.  

During the initial phase of assessment of the application, it was identified that 

compliance with the applicable density standard would be challenging.  At the earliest 

opportunity, the applicant was made aware, and it was suggested the application be 

revised to what is permissible in the zone (i.e., a total of eight dwellings as opposed to 

nine).   
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However, the application remains for the assessment of nine dwellings and has been 

assessed accordingly.  Refusal ground 1 has not been overcome by the revised design.  

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 Solutions 

under the Scheme. 

2.3. The relevant parts of the Planning Scheme are: 

• Clause 5.6 – Compliance with Applicable Standards; 

• Clause 6.10 – Determining Applications; 

• Clause 8.0 – General Residential Zone;  

• Clause C2.0 – Parking and Sustainable Transport Code; 

• Clause C3.0 – Road and Railway Assets Code; and 

• Clause C.16 – Safeguarding of Airports Code. 

2.4. The proposal satisfies exemption C16.4.1(a) of the Safeguarding of Airports 

Code in that the maximum height of the development would not exceed the 

prescribed obstacle limitation surface level of 90m AHD. 

2.5. Council’s assessment of this proposal must 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 subject site consists of two titles, Certificate of Title references: 

CT223817/1 (1,419m2) and CT166751/1 (1,634m2), known as 981 Cambridge 

Road, Cambridge.  The site has a combined area of 3,058m2 (including the area 

contained within the access strips).   
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The site forms an internal lot accessed from the southern side of Cambridge 

Road via two access strips, with a combined frontage width of 8.14m.   

Reciprocal rights-of-way are in place over the initial 71m of the access strip 

benefiting the lots forming part of the application, and the adjoining property at 

983 Cambridge Road.  The area of these reciprocal rights-of-way covers 430m2.  

A sealed crossover has been constructed from Cambridge Road with an existing 

gravel driveway servicing the existing dwelling. 

The site has a north facing aspect with a gentle grade and is currently developed 

with a dwelling contained within the boundaries of CT166751/1.  The 

topography of the site rises from Cambridge Road at the north from 48m contour 

to the 53m contour at the rear boundary, resulting in gentle 5.2% gradient.  

The site is serviced by reticulated sewer, water and stormwater infrastructure 

with a variable width pipeline easement running parallel to the western side 

boundary. 

The site is within an established residential area typified by single storey 

detached dwellings and multiple dwellings.  

 Map 1: Subject Site and Surrounds 
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3.2 The Proposal 

The proposal is for the construction of eight multiple dwellings (there is an 

existing single residence on the site) resulting in a total of nine dwellings on the 

site. 

 

The dwellings would be located around a central driveway providing access to 

each dwelling.  Table 1 shows the number of storeys and bedrooms per 

dwelling. 

Unit No of Storeys No of Bedrooms 
1 1 2 
2 2 3 
3 1 2 
4 1 3 
5 1 3 
6 2 3 
7 1 3 
8 1 2 
9 (existing dwelling) 1 3 
Total  24 

Table 1: No of storeys and bedrooms per unit. 

The dwellings would have floor areas ranging from 93m2 to 200m2. 

The dwellings would vary in height from 4.5m to 7.5m above existing ground 

level, with setbacks ranging from 1.8m to 9.3m from side and rear boundaries.  

The separation between the proposed dwellings ranges from 2.5m to 9.5m. 

A front fence constructed of timber palings with a maximum height of 1.2m is 

proposed along part of the frontage to screen the proposed shared bin storage 

area. 

A total of 22 car parking spaces has been provided for the proposed 

development, in accordance with the requirements of the Parking and 

Sustainable Transport Code. 
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The existing access is proposed to be upgraded to provide a 5.5m wide sealed 

access and driveway to service the dwellings, with a dedicated pedestrian 

pathway separated from the driveway by kerbing where possible. 

4. PLANNING ASSESSMENT 
4.1. Compliance with Applicable Standards Section 5.6 

“5.6.1  A use or development must comply with each applicable 
standard in the State Planning Provisions and the Local 
Provisions Schedules.” 

4.2. Determining Applications [Section 6.10] 

“6.10.1 In determining an application for any permit for use or 
development the planning authority must, in addition to the 
matters required by section 51(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 section 57(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. 

4.3. General Provisions 

The Scheme contains a range of General Provisions relating to specific 

circumstances not controlled through the application of Zone, Code or Specific 

Area Plan provisions.  There are no General Provisions relevant to the 

assessment of this proposal. 

 

4.4. Compliance with Zone and Codes 

8.2 Use Table 

The proposal is for a residential use, which is permitted in the General 

Residential Zone under Table 8.2 of the Scheme.  
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General Residential Zone 

• Clause 8.4.1 A1 (Residential density for multiple dwellings) requires 

multiple dwellings to have site area per dwelling of not less than 

1/325m2.  The term “Site Area” is defined by the Scheme as: “means the 

area of a site, excluding any access strip, divided by the number of 

dwellings on that site.” 

 

The two properties are burdened by reciprocal rights-of-way as shown in Figure 

1.  These rights-of-way have a combined area of 429.79m2.  

The term “Access Strip” is defined under the Scheme as: 

means the narrow part of an internal lot to provide access to a road. 

 

Figure 1: Plan showing reciprocal rights-of-way for access. 
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A strip of the site 50m in length covering 276m2 in area is proposed to be 

used exclusively for the purpose of access to the site as shown in Figure 2.  

 

Figure 2: Access strip for the purposes of calculating site area per dwelling.  

Site area for the purpose of calculating dwelling density is 3053m2 minus 

276m2, equating to 2,777m2.  

The proposed dwelling density is 2,777m2 divided by nine or one dwelling 

per 308.6m2.  

The proposal fails to comply with the acceptable solution.   

The application must be assessed against Performance Criteria (P1) of this 

standard as follows.  

Clause Performance Criteria Assessment 
8.4.1 
P1 

“Multiple dwellings must only 
have a site area per dwelling that 
is less than 325m2, if the 
development will not exceed the 
capacity of infrastructure 
services and: 

Clause 5.6.4 of the Scheme 
requires the planning authority to 
consider the relevant objective in 
an applicable standard to 
determine if a proposal satisfies 
the performance criterion for that 
standard.  Objective (b) of clause 
8.4.1 relates to the density of 
multiple dwellings through 
optimising the use of 
infrastructure and community 
services.  
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As detailed under the 2022 
Tasmanian Housing Strategy 
Discussion Paper, infrastructure 
services also include appropriate 
access to services (including 
health and retail), employment 
and schools.  Services within the 
township of Cambridge include a 
school, sporting facilities, 
community hall, playgrounds, 
service station and convenience 
store.  Major retail, health, 
community support and 
employment services are located 
5km away within Rosny Park or 
10km away at Sorell.  
 
While a private medical centre is 
located within the Cambridge 
Industrial Park, no public health 
or community support services 
are available in the suburb.  
 
Housing supply must also align 
with the appropriate 
infrastructure, including 
sufficient capacity of roads, 
electricity, and water.  It is 
considered there is sufficient 
capacity within existing 
reticulated services and the local 
road network to cater for the 
increased housing supply.   
 
The use of the conjunctive “and” 
at the end of the first sentence 
within P1 demonstrates that each 
limb of the performance criteria 
must be satisfied.  That is, in 
addition to demonstrating the 
development will not exceed the 
capacity of infrastructure 
services, P1(a) or (b) must also be 
met to satisfy the performance 
criteria.  

 (a) is compatible with the 
density of existing 
development on established 
properties in the area; or 

The site area is 2,777m2 resulting 
in a site area per dwelling of 
308m2.  
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The site consists of two internal 
lots with a combined access strip 
off Cambridge Road.  The lot 
proper has been considered based 
on the removal of the area 
contained within the access 
strips.  The compliant maximum 
density would be eight dwellings.  
 
The proposed density would be 
greater than that of any other 
multiple dwelling development 
within the surrounding area of the 
Cambridge township.  
 
“Compatibility” is not defined 
under the Scheme; however, the 
approach taken in the RMPAT 
decision Henry Design and 
Consulting v Clarence City 
Council & Ors [2017] 
TASRMPAT 11, and several other 
subsequent decisions, has been 
adopted by Council where 
compatibility is taken to be in 
broad correspondence or in 
harmony with the prevailing or 
predominant densities in the 
surrounding area. 
 
In Clarence City Council v M 
Drury [2021] TASSC 5, Justice 
Brett did not rule out statistical 
analysis being determinative of 
the compatibility of the proposed 
site area per dwelling with the 
density of the surrounding area. 
 
The proposed density of 308m2 
per dwelling is significantly 
higher than the average density of 
the surrounding area.  In addition 
to the quantitative analysis, in 
Clarence City Council v M 
Drury, Justice Brett said at 
paragraph [22]: 
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“…The determination of 
compatibility requires an overall 
assessment of how two things 
relate to each other and is 
concerned with the ultimate 
result. It suggests the need for a 
qualitative comparison and 
assessment.” 
 
In undertaking a qualitative 
assessment of the proposed 
multiple dwelling development 
and whether it is in harmony with 
the density of the surrounding 
area, the following is considered 
relevant: 
 
• Single dwellings are the 

predominant development 
pattern in the Cambridge 
township; 

• There are four other multiple 
dwelling developments 
within the surrounding area 
(defined as within 100m of 
the site) with densities of 1 
per 475m2, 1 per 565m2 and 1 
per 400m2 and 1 per 450m2; 
and 

• Single dwellings are 
generally well setback from 
the street frontage and rear 
boundaries, have generous 
backyards, and have either no 
front fence or a low fence.  

 
The proposal for nine multiple 
dwellings with limited rear and 
side setbacks and small private 
open spaces, would not maintain 
a pattern of built form compatible 
with that established in the 
surrounding area.  For this 
reason, the proposed 
development would not exist in 
harmony with the built form in 
the surrounding area.  
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The proposal is not considered 
capable of complying with P1(a) 
and for the proposal to be 
approved it must be capable of 
satisfying 8.4.1 P1(b) as 
considered below. 

 (b) provides for a significant 
social or community benefit 
and is: 

 
(i) the site is wholly or 

partially within 400m 
walking distance of a 
public transport stop. 

 
(ii) the site is wholly or 

partially within 400m 
walking distance of a 
business, commercial, 
urban mixed use, 
village, or inner 
residential zone.” 

The application contained a legal 
opinion, a letter of interest from 
Centacare Housing and an email 
from a planning consultant in 
support of the proposal providing 
a significant social or community 
benefit. 
 
Any provision of housing can 
provide social or community 
benefit.  However, it is whether 
that benefit is significant. 
 
No assessment of any potential 
social or community benefit 
provided by the proposal was 
detailed in the application 
submission.  
 
However, the legal opinion 
stated: 
 
“1. A single supply of 9 new 
 affordable dwellings in 
 Clarence will be a significant 
 benefit to the community in 
 consequence of the current 
 housing shortage and rental 
 crisis. 
 
2. A single supply of 9 new 
 affordable dwellings will 
 offer a significant social and 
 community benefit by leading 
 to an increase in population 
 in the Cambridge area, 
 leading to increased 
 economic activity, and likely 
 social engagement given the 
 proximity of the development 
 to the nearby school and 
 services. 
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3. 9 new dwellings will generate 
 a large increase in municipal 
 rates which will significantly 
 benefit the community.” 
 
The provision of nine multiple 
dwelling units on its own is 
assessed as not providing a 
significant social and community 
benefit and is not considered 
reason enough to provide for the 
increase in density proposed.  If 
the assessment was undertaken 
using this logic, then Council 
could approve any multiple 
dwelling density proposal 
regardless of social or 
community benefit, simply based 
on the number of dwellings 
proposed. 
 
The letter from Centacare states: 
 
“I write to you today to confirm 
that Centacare Evolve Housing 
have an interest in this project 
being approved for the purpose 
of social housing.” 
 
There is nothing in the 
development application which 
provides any assurance that the 
development application would 
deliver community or social 
housing or that Centacare would 
be involved in its eventual 
operation.  If Council were to 
approve the development 
application and wished for it to 
be used for community or social 
housing, it would appear difficult 
to condition the permit on the 
basis that the future owner and 
operational arrangements remain 
unknown.  
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The email from the planning 
consultant states: 
“In my assessment the proposal 
for community housing dwellings 
in a mixed tenure arrangement 
with the remaining dwellings to 
be held in private ownership will 
provide a significant social 
housing benefit.  This is 
particularly so given the 
recognised preference and well 
document (sic) social benefits 
that result from social housing 
being mixed amongst privately 
owned dwellings.” 
 
As previously stated, there is 
nothing in the proposal which 
would guarantee that the 
dwellings would be used for 
social or community housing.  
 
No information is included in the 
proposal which demonstrates or 
calculates that it would provide a 
social or community benefit, 
other than it is for nine multiple 
dwellings, which is not 
considered to be a significant 
benefit.  
 
The proposal is discretionary as it 
seeks to increase the density 
above 1 per 325m2.  A proposal 
for eight multiple dwellings 
would comply with the density 
standards and it cannot be argued 
that one additional dwelling 
would provide any significantly 
greater social or community 
benefit.  
 
Clause 8.4.1(b) P1 in the 
alternative test to the acceptable 
solution where either a 
significant community or social 
benefit can be demonstrated by 
the applicant. 
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In C J & J E Margetts v Burnie 
City Council [2015] TASRMPAT 
21, the Tribunal found: 
“The Tribunal considers that 
community benefit required to be 
demonstrated is the advancement 
of the general community 
interest.  It requires the 
production (by way of evidence) 
of objectively defensible results 
based upon disclosed methods, 
producing analysis capable of 
being understood and tested.” 
 
In relation to the nature of the 
evidence to be provided, the 
Tribunal found: 
“The required social housing 
benefit must be more than a 
marginal impact on house prices 
through the release of a few extra 
lots onto the market and the 
requirement is not demonstrated 
by the testimonials of individual 
‘not for profit’ housing 
providers.  These are in the 
nature of assertions, they 
articulate conclusions, and they 
are not evidence which sets out 
any objectively ascertainable 
community benefit or social 
housing benefit.” 
 
In relation to “significant 
community benefit”, the Tribunal 
considered the meaning of this 
phrase in Telstra Corporation 
Ltd v Meander Valley Council 
and Ors [2019] TASRMPAT 11, 
and stated at paragraphs 71 and 
72: 
“What constitutes a ‘significant 
community benefit’ is not defined 
in the Scheme, nor are the 
individual words defined.  What 
constitutes the ‘community’, 
being a group of people living in 
one place, should not, in the 
Tribunal’s view, be interpreted 
narrowly. 
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In the context of the Site and the 
nature of the Proposal, the 
Tribunal’s view is that 
‘community’ would comprise at 
least the collection of people who 
live in Blackstone Heights and 
may well extend beyond that 
community. 
 
The assessment of ‘benefit’ is that 
which is ‘for the good of a person 
or thing’, or to ‘gain advantage’, 
or ‘make improvement’. For 
benefit to be significant, it must 
be ‘important’ and ‘of 
consequence’.” 
 
The words “a significant social or 
community benefit” require that 
at the completion of a 
development, it provides an 
outcome which is for the good of 
a community or society that is 
important and of consequence.  
This test requires an assessment 
of the development as a whole to 
determine whether that high 
threshold is met.  The need for a 
“significant social or community 
benefit” conveys a requirement 
that the development do more 
than simply increase population, 
housing supply and economic 
activity.  
 
The proposal has not 
demonstrated how a significant 
social or community benefit 
would be delivered by the 
proposal, accordingly it does not 
satisfy clause 8.4.1P1(b) of the 
standard and refusal is 
recommended. 
 
The site is located within 100m 
walking distance of the Local 
Business zoned land at 959-971 
Cambridge Road to the west and 
therefore satisfies (b)(ii).  
 



CLARENCE CITY COUNCIL – PLANNING AUTHORITY MATTERS- 9 OCT 2023 28 

The site is located within 100m 
of a bus stop located along 
Cambridge Road and therefore 
satisfies (b)(i).  

 

General Residential Zone  

• Clause 8.4.6 A3 (Privacy) in that the following windows would not 

maintain the required separation or privacy treatment from the shared 

internal driveway: 

• Unit 1, Bedroom 1 east elevation window maintains the required sill 

height; however, the window does not maintain the required 1m 

separation from the shared driveway, therefore A3(b) is not met. 

 

• Unit 2, Bedroom 1, and Bedroom 2 windows maintain required sill 

height; however, they do not provide the required 1m separation, 

therefore A3(b) is not met. 

 

• Unit 3, door to kitchen, although glazed, does not maintain the required 

1m separation from the shared driveway, therefore A3(a) or (b) is not 

met. 

 

• Unit 4, Bedroom 2 window provides a sill height of 1.7m; however, does 

not maintain the required 1m setback from the shared driveway, 

therefore A3(b) is not met.  

 

• Unit 7, Kitchen and bedroom 2 and 3 windows do not maintain the 

required 1m separation, therefore A3(b) is not met.  While the Bedroom 

3 window provides the required sill height, the kitchen window does not 

provide the required sill height or screening (opaque glass proposed). 
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• Unit 9 (Existing dwelling) sunroom is located within 1m of the shared 

driveway.  The kitchen window, although screened, would be within 1m 

of the shared driveway, therefore neither window meets A3(b). 

The application must be assessed against Performance Criteria (P1) of this 

standard as follows.  

Clause Performance Criteria Assessment 
P8.4.6 
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 
unreasonable impact of vehicle 
noise or vehicle light intrusion to 
a habitable room of a multiple 
dwelling.” 

In relation to Unit 1, the 
provision of a double-glazed 
highlight window to Bedroom 1 
provides an adequate design 
response to minimise 
unreasonable impact of vehicle 
noise or light intrusion into the 
bedroom.  No further 
modifications or treatment to this 
window are considered 
necessary.  
 
The window design for Unit 2 
Bedroom 1 and 2 is considered 
reasonable for reasons applied to 
the Unit 1 discussions.   
 
The door to the kitchen of Unit 3 
is proposed to be glazed with 
opaque glazing.  This is 
considered a reasonable 
treatment to minimise the impact 
of vehicle light intrusion into the 
kitchen and the use of double 
glazing will minimise 
unreasonable impact of vehicle 
noise intrusion.  
 
The window design for Unit 4 
Bedroom 2 includes a double-
glazed highlight window, which 
is considered reasonable to 
minimise unreasonable impact of 
vehicle noise or light intrusion 
into the bedroom.   
 
 
 
 



CLARENCE CITY COUNCIL – PLANNING AUTHORITY MATTERS- 9 OCT 2023 30 

In relation to Unit 7, while the 
Bedroom 3 window provides the 
required sill height, the kitchen 
window does not provide the 
required sill height or screening 
(opaque glass proposed).  The 
use of double-glazing and opaque 
glazing is a reasonable treatment 
to minimise unreasonable impact 
of vehicle light and noise 
intrusion.  
 
Lastly, Unit 9 (existing dwelling) 
sunroom and kitchen windows 
would be suitably screened to 
reduce impact of vehicle light 
intrusion.  In relation to vehicle 
noise intrusion, these windows 
are currently single glazed and 
likely to experience considerable 
noise intrusion resulting from the 
proximity to the initial section of 
the shared driveway.  It is 
considered these rooms would 
benefit from the installation of 
double-glazed windows to 
further attenuate noise intrusion.  
If approved, a condition is 
recommended to this effect.  
 
Subject to minor modifications to 
the treatment of the windows to 
the sunroom and kitchen of Unit 
9 (existing dwelling), the 
proposal is considered to satisfy 
the performance criteria and for 
this reason the standard is met. 

 

Parking and Sustainable Transport Code 

• C2.6.5 A1 (Pedestrian access) in that the proposal requires more than 

10 parking spaces, which also triggers the provision of pedestrian access.  

The proposed pedestrian footpath would be 1m wide and is not 

continuous nor separated from the access ways or parking aisles by 2.5m 

or suitable protective devices.  
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The application must be assessed against Performance Criteria (P1) of this 

standard as follows. 

Clause Performance Criteria Assessment 
C2.6.5 
P1 

“Safe and convenient pedestrian 
access must be provided within 
parking areas, having regard to:  
 
(a) the characteristics of the 

site;   
 

Given the scale of the 
development, the inclusion of a 
continuous pedestrian pathway 
through most of the site is 
deemed necessary to ensure safe 
and convenient pedestrian access 
within the site. 
 
The proposed pedestrian access 
is deemed to provide safe and 
convenient pedestrian access 
given a 1m wide pedestrian 
pathway will be provided 
extending from the footpath 
along Cambridge Road to the end 
of Unit 6.  The pedestrian 
pathway will have a concrete 
surface and be separated from the 
driveway with kerbing where 
possible.   

(b) the nature of the use;  
 

The proposal is for nine multiple 
dwellings providing 24 
bedrooms and accommodating a 
large number of residents, which 
will encourage a higher 
pedestrian usage. 
 
The pedestrian access layout is 
easily delineable and will provide 
clear physical buffers between 
car parking spaces and pedestrian 
access.  It is considered the 
proposed pedestrian access 
arrangement will reduce conflict 
between users of the site and will 
provide for adequate pedestrian 
safety.  

(c) the number of parking 
spaces;  

A total of 22 car parking spaces 
is provided, which is sufficient to 
meet the requirements of the 
Parking and Sustainable 
Transport Code.  
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 (d) the frequency of vehicle 
movements;  

 

In consideration of the number of 
dwellings on the site and 
associated vehicle frequency, the 
proposal includes a clearly 
marked pedestrian crossing and 
implementation of a 10km/h 
shared zone. 
Given there would be limited 
interaction between the 
pedestrian walkways and vehicle 
accessways, the frequency of 
vehicle movements would not 
impact on pedestrian safety. 

(e) the needs of persons with a 
disability;  

Car parking spaces and 
pedestrian facilities for use by 
persons with a disability are 
provided with appropriate access 
to pedestrian facilities within the 
site.    

(f) the location and number of 
footpath crossings;  

 

Pedestrian pathways and 
crossings are clearly defined 
through ground material, 
including painted markings and 
the implementation of a 10km/h 
shared zone sign to be provided 
at the beginning of the driveway.  
Council’s development engineer 
supports the design and location 
of pedestrian crossings.   

(g) vehicle and pedestrian 
traffic safety;  

The proposed pedestrian access 
arrangement will provide for an 
appropriate design, layout and 
delineation from the shared 
driveway and parking spaces and 
will provide for the required 
pedestrian safety.   

(h) the location of any access 
ways or parking aisles; and  

The location of the pedestrian 
walkways is mostly separated 
from the shared driveway and a 
pedestrian crossing will be 
installed in accordance with 
Council requirements.   

(i) any protective devices 
proposed for pedestrian 
safety.” 

In addition to delineation of the 
shared driveway from the 
pedestrian pathway by kerbing, 
the Traffic Impact Assessment 
provided with the application has 
found the internal speed limit of 
10km/h will further ensure 
pedestrian safety.  
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For the above reasons, the 
proposed pedestrian access 
arrangement is considered safe 
and convenient when having 
regard to sub-clause (a)-(i) and is 
considered to satisfy the 
performance criteria and for this 
reason the standard is met. 

 

Road and Railway Assets Code 

• Clause C3.5.1 A.4 (Traffic generation at a vehicle crossing) in that 

the proposal cannot meet the acceptable solution, given the proposal will 

increase vehicular traffic to and from the site by more than 20% than that 

which is currently generated by the existing single dwelling. 

The application must be assessed against Performance Criteria (P1) of this 

standard as follows.  

Clause Performance Criteria Assessment 
C3.5.1 
P1 

“Vehicular traffic to and from the 
site must minimise any adverse 
effects on the safety of a junction, 
vehicle crossing or level crossing 
or safety or efficiency of the road 
or rail network, having regard 
to: 

Vehicular traffic to and from the 
site is assessed as minimising any 
adverse effects on the safety of 
the junction, having regard to: 
 
 

 (a) any increase in traffic 
caused by the use; 

The proposed development 
would generate 48 additional 
vehicle movements per day, as 
compared to the existing seven 
vehicle movements per day.   
 
The Traffic Impact Assessment 
submitted with the application 
finds the amount of traffic 
generated by the proposed 
development is low and there is 
sufficient capacity in the 
surrounding road network to 
absorb these movements.  
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Additionally, the Traffic Impact 
Assessment found the additional 
vehicle movements are not 
expected to cause any adverse 
safety or traffic impact to the 
traffic operations associated with 
the nearby Cambridge Primary 
School.  

 (b) the nature of the traffic 
generated by the use;  

Most vehicular movements to 
and from the site will be smaller 
vehicles under 5.5m.  The type of 
generated traffic movements 
associated with the proposal is 
compatible with the current 
vehicles using the surrounding 
public road network. 

 (c) the nature of the road;  Vehicular traffic would enter and 
exit the site via Cambridge Road.  
Cambridge Road functions as a 
collector road within the 
surrounding network and can 
absorb the increase in traffic 
movements generated by the 
development.   
 
Specifically, with the road 
alignment offering straight sight 
lines in either direction and no 
notable vertical grade, drivers 
will be able to enter and exit the 
site with ease and a high level of 
road safety.  
 
The Traffic Impact Assessment 
indicates the existing access with 
Cambridge Road has sufficient 
sight distance enabling vehicles 
to enter and leave the 
development site in a safe and 
efficient manner, although it is 
noted the installation of a traffic 
mirror on the outside of the 
horizontal curve will assist with 
sight lines for opposing drivers.  

 (d) the speed limit and traffic 
flow of the road;  

Cambridge Road, at the location 
of the proposed access, has a 
60km/hr speed limit which 
reduces to 40km/hr during school 
pick-up and drop off times. 
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 (e) any alternative access to a 
road;  

There is no alternative site access 
other than to and from 
Cambridge Road.  The proposed 
access layout is the most practical 
to service the proposed 
development.  

 (f) the need for the use;  Given the location and size of the 
site, it is reasonable to assume the 
site will be developed with 
multiple dwellings.  

 (g) any traffic impact 
assessment; and  

A Traffic Impact Assessment has 
been provided with the 
application.  The assessment 
found from a traffic engineering 
and road safety perspective, 
additional traffic generated from 
the proposed development is not 
expected to cause any adverse 
safety or traffic efficiency issues 
and no recommendations are 
made.  Council’s development 
engineer supports the findings of 
the assessment.  

 (h) any advice received from 
the rail or road authority.” 

Council’s Manager Development 
has advised the road network can 
absorb the additional traffic 
without significant risk to road 
users and will provide for ease of 
access and egress to the site. 
 
The proposal is considered to 
satisfy the tests of this 
performance criterion and 
complies with the standard.  

 
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. Location of Pedestrian and Parking Lighting  

Concern is raised in relation to the location and design of pedestrian and parking 

lighting within the site and the impact this may have on the amenity of adjoining 

residences.  
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• Comment 

The lighting requirements prescribed by clause C2.6.4 A1 of the Parking 

and Sustainable Transport Code apply to carparks within the General 

Business Zone and Central Business Zone only.  There is therefore no 

mechanism to control the requirement of pedestrian lighting within the 

site.  It is noted there is no specific detail provided for lighting; however, 

any internal lighting will be required to meet relevant Australian 

Standards, which will ensure lighting is baffled so that direct light does 

not extend into the adjoining properties.  

 

5.2. Waste Collection Arrangements  

The representor has raised concern over the location of the communal waste 

storage facility, in terms of the impact this will have on the amenity of adjoining 

residential properties to the east and west.  Concern is also raised as to how the 

bin storage area will be accessed via a waste collection vehicle.   

• Comment 

A private waste collection service will be required to service the 

proposed development, which will use a vehicle capable of hoisting 

larger bins over the front of the cabin.  The vehicle will reverse into the 

driveway, empty the bins, and leave in a forward direction.  This 

reversing manoeuvre is not expected to cause any adverse traffic or 

safety impacts, subject to a condition limiting the collection time to prior 

to 7am on the day of collection.   

 

5.3. Emergency Vehicle Access 

Concern is raised emergency vehicles (particularly fire trucks) will not be able 

to access the site.   

• Comment 

The Traffic Impact Assessment incorporates the sweep path of a medium 

rigid vehicle and has found the internal access arrangements will 

accommodate a medium rigid vehicle (heavy pump fire truck), meaning 

all units can be accessed by fire trucks.   
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Due to site constraints, the fire service will need to reverse out of the 

site, which is acceptable given the likelihood of this movement would be 

very low.   

 

5.4. Boundary Fencing 

The representor is concerned the reduction in the height of the western side 

boundary fence adjacent to 977 Cambridge Road will reduce the privacy, 

security, and amenity of the adjoining property. 

• Comment 

The initial 4.5m of the western side boundary fence is proposed to be 

lowered to 1.2m to enhance sight distance for vehicles and pedestrians 

entering and exiting the property, and to result in a development which 

satisfies the relevant exemption for front fencing.  The reduction in the 

height of the side fence would apply to the initial 4.5m length of fencing 

only, with the remainder of the fence remaining a solid (not permeable) 

1.8m high boundary fence. 

The retention of the western side boundary fence in its current form to 

enhance the privacy of the adjoining property is a private matter 

regulated by the Boundary Fences Act 1980.  This matter is therefore of 

no determining weight.  

5.5. Infrastructure Capacity  

The representor has raised concerns that two stormwater discharge points are 

insufficient to cope with the number of additional dwellings.  

• Comment 

The Scheme does not provide specific stormwater management 

requirements; however, the stormwater design will be assessed as part of 

the detailed engineering assessment to ensure there is no detrimental 

impact to downstream infrastructure.  It is noted that the proposal 

includes a management strategy to address stormwater quality and 

quantity requirements by means of detention and a treatment system. 
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5.6. Traffic Congestion and Vehicle and Pedestrian Safety 

The representor is concerned the proposal does not consider the safety of 

pedestrians crossing the property access on Cambridge Road. 

• Comment 

The Traffic Impact Assessment considers the impact of usage of the 

access on pedestrian safety at section 7.3 of the assessment.  The Traffic 

Impact Assessment finds there are sufficient sight lines between drivers 

and pedestrians and complies with the relevant Australian Standard.  

This finding is supported by Council’s development engineer. 

5.7. Anticipated daily Vehicle Movements to and from the Site 

The representor is concerned the Traffic Impact Assessment underestimates the 

anticipated daily traffic movements to and from the site.  Specifically, the 

representor queries the projected number of seven vehicle movements per day 

associated with the use of the nine units. 

• Comment 

To determine the number of trips likely to be generated by the 

development, the Traffic Impact Assessment refers to the best practice 

guidance document, being the RTA Guide to Traffic Generating 

Developments (RTA Guide).  The guide recommends for low density 

residential dwellings in regional areas daily vehicle trips of 7.4 per 

dwelling.  Based on the RTA Guide, the Traffic Impact Assessment 

predicts the development will generate an additional 48 daily trips.  It 

would appear that the representor may have misread the information 

contained within the Traffic Impact Assessment in relation to forecast 

daily vehicle movements.   

5.8. Headlight Glare 

The representor is concerned the location of the shared driveway will result in 

vehicle headlights shining directly into the neighbouring properties to the west.  
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• Comment 

The concern relating to vehicle light intrusion upon adjoining residences 

to the west does not have any determining weight because the Scheme 

does not include standards addressing separation requirements from 

shared driveway to adjoining residences.   

5.9. Impact on School Pedestrian Crossing 

The representor is concerned the proximity of the access and increased traffic 

generated by the proposed development will impact upon the safety of the 

Cambridge Primary School crossing.  

• Comment 

Cambridge Road, in the location of the access is 60km/hr, which reduces 

to 40km/hr during school opening and finishing hours, with a manned 

crossing provided to the west of the proposed access during school 

hours.  Council’s development engineer has advised the increase in 

traffic is unlikely to result in an adverse impact to the safety of pedestrian 

or school users at the identified school crossing due to the separation 

offered and available sight distance.   

 

Furthermore, the Traffic Impact Assessment has found the additional 

vehicle movements will not cause any adverse safety or traffic impact to 

the traffic operations associated with the local primary school.  

5.10. Incompatible Density 

Representors are concerned that the density of the development is inconsistent 

with the built neighbourhood character of the area.  

• Comment 

It has been established the proposed density does not comply with the 

development standard for residential density at clause 8.4.1 of the 

Scheme, and for this reason will not be consistent with the density of the 

surrounding area and does not provide for a significant social or 

community benefit.  This concern has determining weight. 
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5.11. Safe Sight Distance for Vehicles  

The representor has raised concern the access does not achieve the necessary 

sight distance due to the presence of a solid 1.8m high boundary fence and the 

presence of a power pole and vegetation.  

• Comment 

The Traffic Impact Assessment has been prepared by a suitably qualified 

traffic engineer and has found the layout of the driveway access will 

ensure there is sufficient sight lines between drivers and pedestrians, 

complying with section 3.2.4 and figure 3.3 of the Australian Standard 

2890.1:2004.  The access is therefore deemed appropriately designed 

and located to provide the required safe intersecting sight distance.  

5.12. Loss of Privacy and Vehicle Noise Intrusion 

Concern is raised in relation to the impact of the shared driveway upon the 

residential amenity of the adjacent residential properties adjoining the western 

boundary of the site.  This concern relates specifically to loss of privacy and 

vehicle noise intrusion.  

• Comment 

The concerns relating to loss of privacy caused by use of the shared 

driveway would be satisfactorily ameliorated through the retention of the 

1.8m high solid boundary fence.  The concerns relating to vehicle noise 

intrusion upon adjoining residences to the west do not have any 

determining weight, as the Scheme does not include standards 

addressing separation requirements from shared driveway.   

6. EXTERNAL REFERRALS 
The proposal was referred to TasWater, which has provided a number of conditions to 

be included on the planning permit if granted. 

The proposal was referred to TasNetworks, which has provided advice to be included 

on the planning permit if granted. 
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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 not consistent with the objectives of Schedule 1 of LUPAA, as 

it is not in accordance with Part 1 clause 1 (b) because it does not provide for 

the fair, orderly and sustainable use and development of air, land, and water by 

not satisfying the performance criteria and failing to meet the applicable 

standards. 

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

Council Policy.  

9. CONCLUSION 
The proposal is recommended for refusal because the proposed development does not 

comply with clauses 8.4.1 P1(b) of the Scheme for reasons detailed within this report.  

Attachments: 1. Location Plan (1) 
 2. Proposal Plan (32) 
 3. Site Photos (2) 
 
Robyn Olsen  
ACTING HEAD CITY PLANNING 



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 liability for its use by other
parties. 
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View Visualisation

3D Visualisation by Sergei Nester  www.viewbuild.com  m: 0458 787 111

Jun 21 - 3 pm

View from Habitable Zone of 1/47 Camrise Drive looking towards proposed unit 5 - 981 Cambride Rd
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View Visualisation

View Visualisation by Sergei Nester  www.viewbuild.com  m: 0458 787 111

Jun 21 - 3 pm

View from Habitable Zone of 45 Camrise Drive looking towards proposed unit 7 and 8 - 981 Cambride Rd
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View Visualisation

View Visualisation by Sergei Nester  www.viewbuild.com  m: 0458 787 111

Jun 21 - 3 pm

View from footpath of Cambridge Rd - Looking up driveway towards Unit 9 (Existing structure)
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View Visualisation

View Visualisation by Sergei Nester  www.viewbuild.com  m: 0458 787 111

Jun 21 - 3 pm

View from footpath of Cambridge Rd - Looking up driveway towards 993 Cambridge Road and proposed Unit2 -981 Cambridge Rd
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View Visualisation

View Visualisation by Sergei Nester  www.viewbuild.com  m: 0458 787 111

Jun 21 - 3 pm

View from garden of 49 Camrise Drive towrds proposed Unit3-4 and Unit 5 -981 Cambridge Rd
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Site Photos: 981 Cambridge Road, Cambridge 
 

 
Photo 1: The site when viewed from Cambride Road. 

 

 
Photo 2: The neighbouring dwelling at 983 Cambridge Road when viewed from the reciprocal 

right of way. 
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Attachment 3



 
 

Photo 3: The existing dwelling when viewed from the proposed internal driveway. 
 

 
 

Photo 4: The view towards the rear boundary from within the lot proper. 
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7.2 DEVELOPMENT APPLICATION PDPLANPMTD-2023/037246 – 20 
LOWELLY ROAD, LINDISFARNE - PARTIAL CHANGE OF USE TO FOOD 
SERVICES (WHOLESALE BAKERY) 

 
 EXECUTIVE SUMMARY 

PURPOSE 
The purpose of this report is to consider the application made for a Partial Change of 
Use to Wholesale Bakery (Food Services) at 20 Lowelly Road, Lindisfarne. 
 
RELATION TO PLANNING PROVISIONS 
The land is zoned General Residential and subject to the Car Parking and Sustainable 
Transport Code, the Road and Railway Assets Code and the Safeguarding of Airports 
Code under the Tasmanian Planning Scheme - Clarence (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. 
Council is required to exercise a discretion within the statutory 42-day period, which 
was extended via agreement with the applicant and now expires on 10 October 2023. 
 
CONSULTATION 
The proposal was advertised in accordance with statutory requirements and three 
representations were received raising the following issues: 
• Traffic; 
• Parking on Beach Road. 
 
RECOMMENDATION: 
 
A. That the Development Application for Partial Change of Use to Food Services 

(Wholesale Bakery) at 20 Lowelly Road, Lindisfarne (Cl Ref PDPLANPMTD-
2023/037246) be approved subject to the following conditions and advice. 

 
1. GEN AP1 – ENDORSED PLANS. 
 
2. GEN AM5 – TRADING HOURS After “Monday – Friday” add 

 “8.00am – 6.00pm.”  After “Public Holidays” add “8.00am – 6.00pm.” 
 
3. No signage is approved as part of the application. 
 
4. The development must meet all required Conditions of Approval 

 specified by TasWater notice dated 20 July 2023 (TWDA 2023/00911-
 CCC). 
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 ADVICE 
a. This Permit will lapse after two years from the date on which it is granted 

 unless the development/use has been substantially commenced.  
 Upon request, under Section 53(5A) of the Land Use Planning and 
 Approvals Act 1993, Council may grant an extension of time for a further 
 two years.  A further two years may be granted upon request under 
 Section 53(5B) of the Land Use Planning and Approvals Act 1993.  Any 
 such requests must be made in writing and within six months of the day 
 on which the permit has lapsed. 

 
b. This is a town planning permit only.  Please be aware that a building 

 permit and/or a plumbing certificate of likely compliance or plumbing 
 permit may be required before the development can proceed.  It is 
 recommended that you contact Council’s Building Department on 
 (03) 6217 9580 to discuss the requirement for any additional permits or 
 certification. 

 
c. Non-compliance with this permit is an offence under Section 63 of the 

 Land Use Planning and Approvals Act 1993 and may result in 
 enforcement action under Division 4A of the Land Use Planning and 
 Approvals Act 1993, which provides for substantial fines and daily 
 penalties. 

 
d. A Plumbing permit will be required before any works are to commence. 

  
All plumbing works must comply with the Tasmanian Plumbing Code 

 and Australian Standard 3500. 
 

e. The site must be registered as a business in accordance with the Food 
 Act 2003, prior to the commencement of the use.  An application for a 
 food business registration must be made at least two weeks prior to the 
 intention to commence operating. 
  

Please be aware that Council officers may require modifications to be 
 made to the food preparation area in order to comply with the food safety 
 standards. 
 
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 

There is an existing guest house on-site.  The guest house is listed on the Tasmanian 

Heritage Register.  
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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 Solutions 

under the Scheme. 

2.3. The relevant parts of the Planning Scheme are: 

• Section 5.6 – Compliance with Applicable Standards; 

• Section 6.10 – Determining Applications; 

• Clause 8 – General Residential Zone;  

• Clause C2.0 – Parking and Sustainable Transport Code; 

• Clause C3.0 – Road and Railway Assets Code; and 

• Clause C.16 – Safeguarding of Airports 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 large square corner block of 3531m2.  The site can be accessed from 

both Lowelly Road and Beach Road.  

The site is fully serviced by TasWater potable water and reticulated sewerage, 

and council stormwater infrastructure.  

The site is within an established residential area, with a small area of local 

business adjoining the property to the north-east.  The site is proximate to the 

River Derwent, and a large public park around 200m to the south-west.  
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3.2. The Proposal 

The proposal is for a partial change of use to a wholesale bakery.  The applicant 

proposes to convert a utility room within the existing Guest House to a kitchen 

area to bake burger buns for supply to local cafes.  

The bakery will operate between the hours of 8am and 6pm.  Baked goods will 

be delivered to cafes in the owner’s personal car within operating hours.  On-

site there are four car parking spaces which may be utilised by the bakery use; 

however, the bakery will not have any on-site customers.  

4. PLANNING ASSESSMENT 
4.1. Compliance with Applicable Standards [Section 5.6] 

“5.6.1  A use or development must comply with each applicable 
standard in the State Planning Provisions and the Local 
Provisions Schedules.” 

4.2. Determining Applications [Section 6.10] 

“6.10.1 In determining an application for any permit for use or 
development the planning authority must, in addition to the 
matters required by section 51(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 section 57(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. 

4.3. General Provisions 

The Scheme contains a range of General Provisions relating to specific 

circumstances not controlled through the application of Zone, Code or Specific 

Area Plan provisions. 

There are no General Provisions relevant to the assessment of this proposal.  
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Compliance with Zone and Codes 

The proposal does not require an assessment against the Safeguarding of 

Airports Code as the proposed development height is below the Obstacle 

Surface Layer (OSL) height of 147m, and it is located outside the airport noise 

attenuation area. 

The proposal meets the Scheme’s relevant Acceptable Solutions of the General 

Residential Zone, the Car Parking and Sustainable Transport Code and the Road 

and Railways Assets Code, with the exception of the following. 

General Residential Zone 

• Clause 8.3.1 Discretionary uses P4 – the proposed use is discretionary 

and there is no acceptable solution.  

The application must be assessed against Performance Criteria P4 of 8.3.1 

Discretionary uses as follows. 

 

Clause Performance Criteria Assessment 
8.3.1 
P4 

“A use listed as Discretionary 
must not cause an unreasonable 
loss of amenity to adjacent 
sensitive uses, having regard to: 

The proposed use for a wholesale 
bakery is not considered to cause 
an unreasonable loss of amenity 
to adjacent sensitive uses.  

(a) the intensity and scale of the 
use;  

 

The wholesale bakery is to 
occupy a small 25m2 area within 
the existing large building.  The 
applicant is proposing to make 
hamburger buns to be sold to a 
few local cafes.  There will not be 
a shop front associated with the 
bakery, meaning there will be no 
customers entering the site to 
purchase baked goods.  The 
business proposes to operate 
within the hours of 8am and 6pm, 
which are considered acceptable 
under the use standards of the 
General Residential Zone.  

(b) the emissions generated by 
the use; 

 

There is unlikely to be any 
emissions generated by the 
modest use.  
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 (c) the type and intensity of 
traffic generated by the use;   

 

No large or heavy vehicles will 
be used for the operation of the 
use.  Baked goods will be 
delivered to surrounding cafes by 
the owner in their personal 
vehicle during operating hours.  
The owner is expecting to deliver 
goods once daily.  Any increase 
in traffic is considered to be 
reasonable within the context of 
the area.  

(d) the impact on the character 
of the area; and  

 

Given the use is of a modest scale 
and intensity and occurs mainly 
within the confines of an existing 
building, the impact on the 
character of the area is not 
considered to be unreasonable.  

(e) the need for the use in that 
location.” 

 

The surrounding area is mainly 
residential with a small number 
of local businesses.  The use is 
considered to be compatible 
within the residential context and 
is expected to contribute to the 
boutique vibe of the local 
business.  

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. 

5.1. Traffic  

Representors are concerned with increase vehicle movements associated with 

the use and the adverse impacts this may have on the surrounding road 

networks.  

• Comment 

The proposal is considered to meet the acceptable solution CA1.4 of 

C3.5.1 Traffic generation at a vehicle crossing, level crossing or new 

junction.  No customers will be accessing the site and the business owner 

is proposing to deliver a small amount of baked goods to local cafes 

between the hours of 8am and 6pm.  The traffic generated from the use 

is not expected to generate any adverse impacts on the road network.  
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It appears that many of the representations relate to the existing road safety 

and traffic situation along Beach Street from the intersection at East 

Derwent Highway.  While many of the concerns are valid, they do not 

appear to directly relate to the proposal. 

5.2. Parking on Beach Street  

Representors have raised concerns that the proposal may increase on street 

parking demand.  

• Comment 

The proposed wholesale bakery has four on-site car parking spaces; 

however, the parking spaces are not likely to be needed given the owner 

of the business is proposing to deliver their baked goods off-site within 

their personal car.  The bakery is not a shop front, and the site will not 

be attracting customers.  As such, no additional demand on street parking 

is expected.  

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. 

The application was referred to the Tasmanian Heritage Council, who provided a 

certificate of exemption.  

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 or any other relevant 

Council Policy. 

  



CLARENCE CITY COUNCIL – PLANNING AUTHORITY MATTERS- 9 OCT 2023 84 

9. CONCLUSION 
The proposal is considered to meet the relevant standards of the scheme and is therefore 

recommended for approval, subject to conditions.  

Attachments: 1. Location Plan (1) 
 2. Proposal Plan (4) 
 3. Heritage Exemption (1) 
 4. Site Photo (1) 
 
Robyn Olsen 
ACTING HEAD OF CITY PLANNING 
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Orana House 
20 Lowelly Road, Lindisfarne 
TAS 7015

Utility Room 3.5 X 7.1 
Kitchen 7.0 X 2.8 
 
Currently we use this utility room as a guest 
laundry room. There is a washing machine and a 
dryer. It is our intention to move the washing 
machine and dryer to our main laundry room (Red 
coloured zone).  We will then provide laundry 
service for our guests instead of self service 
laundry. 
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Orana House 
20 Lowelly Road, Lindisfarne 

TAS 7015 
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Our plan is to install the oven, dough divider, dough proofing cabinet, bakery trolley here. 
We also have a large pantry which can accommodate the additional storage of flour, sugar and 
other ingredients  (Blue coloured zone) 
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Tasmanian Heritage Council 
GPO Box 618 Hobart Tasmania 7000 
134 Macquarie St, Hobart Tasmania 7000 
Tel: 1300 850 332 
enquiries@heritage.tas.gov.au 
www.heritage.tas.gov.au 

PLANNING REF: n/a
 5439 EXEMPTION NO: 
 1054 REGISTERED PLACE NO
06-98-99THCFILE NO: 

APPLICANT: Pauline Heng
DATE: 8-Jun-2023

CERTIFICATE OF EXEMPTION 
(Historic Cultural Heritage Act 1995)

The Place: Orana
20 LOWELLY RD  LINDISFARNE 7015 TAS

Thank you for your application for a Certificate of Exemption for works to the above 
place. Your application has been approved by the Heritage Council under section 42(3)
(a) of the Historic Cultural Heritage Act 1995 for the following works: 

Change Utility Room to a small bakery for wholesale bread. Works 
include replacing current oven with a bigger oven, placing a proofing 
rack and a 50 kg flour mixer in the room. No internal structural changes. 
 

Works: 

Documents: 1. Application form
2. Plans
 

Comments: The proposed works are consistent with that which the Tasmanian 
Heritage Council’s Works Guidelines describes as being eligible for a 
certificate of exemption.
 

A copy of this certificate will be forwarded to the local planning authority for their 
information. Please note, this certificate of exemption is an approval under the Historic 

Cultural Heritage Act 1995 only. This certificate is not an approval under any other Act. 
Further approvals such as planning, building or plumbing may be required. For 
information regarding these or any other approval, contact your local Council.

Certificate of Exemption # 5,439, Page 1 of 2
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Photo 1: North-eastern elevation of 20 Lowelly Road  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Photo 2: North-western elevation of 20 Lowelly Road, taken from Beach Road 
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7.3 DEVELOPMENT APPLICATION PDPLANPMTD-2023/036864 – 249 
CARELLA STREET, HOWRAH - ADDITIONS AND ALTERATIONS (SINGLE 
DWELLING) 

 
 EXECUTIVE SUMMARY 

PURPOSE 
The purpose of this report is to consider the application made for Additions and 
Alterations (Single Dwelling) at 249 Carella Street, Howrah. 
 
RELATION TO PLANNING PROVISIONS 
The land is zoned General Residential and subject to the Car Parking and Sustainable 
Transport Code, the Flood-Prone Areas Hazard Code and the Safeguarding of Airports 
Code under the Tasmanian Planning Scheme - Clarence (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. 
Council is required to exercise a discretion within the statutory 42-day period, which 
was extended with the agreement of the applicant, and now expires on 10 October 2023. 
 
CONSULTATION 
The proposal was advertised in accordance with statutory requirements and seven 
representations were received raising the following issues: 
• Overshadowing;  
• Privacy; 
• Construction disruptions; 
• Devaluation of neighbouring property; and 
• Provision of onsite amenity. 
 
RECOMMENDATION: 
 
A. That the Development Application for Additions and Alterations (Single 

Dwelling) at 249 Carella Street, Howrah (Cl Ref PDPLANPMTD-
2023/036864) be approved subject to the following conditions and advice. 

 
 1. GEN AP1 – ENDORSED PLANS. 
 
 2. The additions and alterations are approved as part of the single dwelling 

 and must not be used for visitor accommodation or a secondary 
 residence, unless otherwise approved by the Planning Authority. 
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 ADVICE 
 a. This Permit will lapse after two years from the date on which it is granted 

 unless the development/use has been substantially commenced.  Upon 
 request, under Section 53(5A) of the Land Use Planning and Approvals 
 Act 1993, Council may grant an extension of time for a further two years. 
 A further two years may be granted upon request under Section 53(5B) 
 of the Land Use Planning and Approvals Act 1993.  Any such requests 
 must be made in writing and within six months of the day on which the 
 permit has lapsed. 

 
 b. This is a town planning permit only.  Please be aware that a building 

 permit and/or a plumbing certificate of likely compliance or plumbing 
 permit may be required before the development can proceed.  It is 
 recommended that you contact Council’s Building Department on 
 (03) 6217 9580 to discuss the requirement for any additional permits or 
 certification. 

 
 c. Non-compliance with this permit is an offence under Section 63 of the 

 Land Use Planning and Approvals Act 1993 and may result in 
 enforcement action under Division 4A of the Land Use Planning and 
 Approvals Act 1993, which provides for substantial fines and daily 
 penalties. 

 
 d. A Building Surveyor is required to be engaged, to create and certify an 

 Application for Building Approval. 
 
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 

No relevant background. 

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 Solutions 

under the Scheme. 
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2.3. The relevant parts of the Planning Scheme are: 

• Section 5.6 – Compliance with Applicable Standards; 

• Section 6.10 – Determining Applications; 

• Clause 8 – General Residential Zone;  

• Clause C2.0 – Parking and Sustainable Transport Code; 

• Clause C12.0 – Flood-Prone Areas Hazard Code; and 

• Clause C.16 – Safeguarding of Airports Code. 

2.4. Council’s assessment of this proposal also considers 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 658m2 corner block with a primary frontage to Carella Street and a 

secondary frontage to Somerset Street.  The site is oriented from north-east to 

south-west.  The site has an existing crossover, providing access to the site from 

Somerset Street.  The site has a moderate declining slope from the Carella Street 

frontage to the rear of the property, with a gradient of 1 in 7.  

The site is fully serviced by TasWater potable water and reticulated sewerage, 

and council stormwater infrastructure.  

The site is within an established residential area, with the adjoining land to the 

south developed with a single dwelling (251 Carella Street), and a single 

dwelling to the rear (86 Elinga Street).  The site is proximate to the River 

Derwent, around 200m to the west.  
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3.2. The Proposal 

The proposal is for additions and alterations at 249 Carella Street.  The additions 

include a proposed deck to the west of the existing dwelling and a dwelling 

extension to the east, inclusive of a home office, kitchenette, bedroom and 

ensuite.  The proposed additions have a maximum height of 7.6m.   

The deck addition will have a 3m setback from the southern side boundary and 

a 7.19m setback from the rear boundary.  No changes to the parking 

arrangement on-site are proposed.  The proposed site coverage is 33%.  

4. PLANNING ASSESSMENT 
4.1. Compliance with Applicable Standards [Section 5.6] 

“5.6.1  A use or development must comply with each applicable 
standard in the State Planning Provisions and the Local 
Provisions Schedules.” 

4.2. Determining Applications [Section 6.10] 

“6.10.1 In determining an application for any permit for use or 
development the planning authority must, in addition to the 
matters required by section 51(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 section 57(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. 

4.3. General Provisions 

The Scheme contains a range of General Provisions relating to specific 

circumstances not controlled through the application of Zone, Code or Specific 

Area Plan provisions. 

There are no General Provisions relevant to the assessment of this proposal.  
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4.4. Compliance with Zone and Codes 

The proposal does not require an assessment against the Safeguarding of 

Airports Code as the proposed development height is below the Obstacle 

Surface Layer (OSL) height of 147m, and it is located outside the airport noise 

attenuation area. 

The proposal meets the Scheme’s relevant Acceptable Solutions of the General 

Residential Zone, the Car Parking and Sustainable Transport Code and the 

Flood-Prone Areas Hazard Code, with the exception of the following. 

General Residential Zone 

• Clause 8.4.2 Setbacks and building envelope – P3 – the proposal 

cannot meet part (a)(i) and (a)(ii) of the acceptable solution given there 

are protrusions outside of the building envelope. 

The application must be assessed against Performance Criteria P3 of 8.4.2 

Setbacks and building envelopes for all dwellings as follows: 

Clause Performance Criteria Assessment 
8.4.2 
P3 

“The siting and scale of a 
dwelling must: 

 
 

 (a) Not cause an unreasonable 
loss of amenity to adjoining 
properties, having regard 
to: 

 

The proposal is assessed as not 
causing an unreasonable loss of 
amenity to the adjoining 
properties through siting and 
scale.  Shadow diagrams 
provided have been reviewed in 
assessing the Performance 
Criteria. 

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

The analysis of the shadow 
diagrams (refer shadow diagram 
drawings provided as part of plan 
set) indicate that the adjoining 
dwelling to the south accessed 
from Carella Street and those to 
the west, accessed from Somerset 
Street and Elinga Street are most 
impacted by overshadowing on 
21 June between 9am and 3pm. 
 
 



CLARENCE CITY COUNCIL – PLANNING AUTHORITY MATTERS- 9 OCT 2023 97 

The shadow diagrams show the 
impact of overshadowing to the 
western adjoining dwellings is 
not sustained throughout the day 
on 21 June.  In effect, the 
dwellings located to the west of 
the subject site are only impacted 
by overshadowing on 21 June 
before 10am and therefore, it is 
expected that any windows to 
habitable rooms will receive 
adequate sunlight between the 
hours of 9am and 3pm.  
 
Regarding the dwelling to the 
south, there is only one window, 
along the northern elevation, to a 
habitable room, other than a 
bedroom, which is impacted by 
overshadowing.  This is the 
kitchen window, which faces 
onto the deck.  The applicant has 
provided existing and proposed 
shadow diagrams, which 
demonstrate that the window will 
not be any more impacted by 
overshadowing, other than that 
which is already caused by the 
existing dwelling.  

(ii) overshadowing the 
private open space of a 
dwelling on an 
adjoining property; 

The adjoining property to the 
south is most affected by 
overshadowing; however, the 
shadow diagrams revealed that 
on 21 June at least 50% of the 
private open space at 251 Carella 
Street will receive a minimum of 
three hours of sunlight. 
Additionally, the large upper 
floor deck area of 251 Carella 
Street provides as additional 
private open space area, which is 
likely to be less impacted by 
overshadowing, due to its 
elevation from ground level.   
 
The private open space of the 
properties to the west will be 
afforded with full access to 
sunlight from midday onwards 
on 21 June. 
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Additional overshadowing, other 
than that which is already 
existing to the private open space 
of dwellings on adjoining 
properties, caused by the 
proposal, is not considered 
unreasonable.   

(iii) overshadowing of an 
adjoining vacant 
property; and  

Not applicable.  There are no 
adjoining vacant properties. 
 

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

When viewed from the adjoining 
property to the south, the visual 
impacts will appear minimal.  
Firstly, the proposed additions 
are developed in a way that 
compliments the slope of the 
land.  The maximum height of the 
dwellings is 7.7m and the new 
addition offers visual respite by 
being constructed with materials 
varying from the existing 
dwelling.  
 
When viewed from the adjoining 
properties to the west, visual bulk 
is minimised by variations in 
height.  Further to this, the 
western elevations provide 
material variation and well-
articulated window fenestration.   
 
It is considered that the proposed 
design presents a reasonable 
outcome to minimise any visual 
impacts when viewed from 
adjoining properties.   

 (b) Provide separation between 
dwellings on adjoining 
properties that is consistent 
with that existing on 
established properties in the 
area; and 

Howrah is an established 
residential area with an historic 
pattern of single dwelling 
development.  The proposed side 
and rear boundary setbacks of the 
proposed additions and 
alterations are assessed as 
providing separation to adjoining 
properties, which is consistent 
with that established in the area.   
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This can be further demonstrated 
by the proposed pattern of 
separation being similarly 
compatible with the surrounding 
and established properties. 

 (c) Not cause an unreasonable 
reduction in sunlight to an 
existing solar energy 
installation on: 

Solar installations are evident at 
88 Elinga Street. 
 

 (i) an adjoining property; 
or 

88 Elinga Street appears to have 
solar panels on their north-east 
facing roof; however, the existing 
and proposed overshadowing 
diagrams on 21 June, 
demonstrate there will be no 
increased overshadowing impact.  
The solar panels are within 
shadow at 9am; however, will 
have full access to sunlight from 
10am onwards on 21 June. 

 (ii) another dwelling on the 
same site.” 

Not applicable. 
 
In summary, the application 
complies with the standard 
through the performance criteria.  

 

• C12.6.1 Buildings and works within a flood-prone hazard area – 

P1.1 – There is no acceptable solution. 

The application must be assessed against Performance Criteria P1.1 of C12.6.1 

Buildings and works within a flood-prone hazard area as follows. 

 

Clause Performance Criteria Assessment 
P8.4.6 
P2 

“Buildings and works within a 
flood-prone hazard area must 
achieve and maintain a tolerable 
risk from a flood, having regard 
to:  
 

The proposed dwelling addition 
to the east of the existing 
dwelling is within a flood-prone 
hazard area; however, is assessed 
as being able to achieve and 
maintain a tolerable risk from a 
flood.  
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 (a) the type, form, scale and 
intended duration of the 
development;  

The proposed addition is for a 
double floor extension to the 
existing dwelling, as well as a 
deck area.  As a result, the site 
coverage will increase by 
approximately 55m2 with the 
total site coverage proposed at 
around 33% of the site.  

 (b) whether any increase in the 
level of risk from flood 
requires any specific hazard 
reduction or protection 
measures;  

No hazard reduction or 
protection measures are required. 

 (c) any advice from a State 
authority, regulated entity 
or a council; and 

The application was referred to 
Council’s engineers, who have 
formed the view that the risk 
level is not great enough to 
request a Flood Report.  
Council’s engineers provided 
advice, suggesting that due to the 
site being a corner block, a small 
amount of flood stream and 
overland flow is redirected from 
the road into a small depression 
on the subject site.  As such, any 
flooding impacts are likely to be 
negligible and the dwelling 
addition will not contribute to an 
intolerable flood risk.  

 (d) the advice contained in a 
flood hazard report.” 

Not applicable.  A flood report 
was not required for the 
assessment of the standard. 
 
The proposal is assessed as 
meeting the performance criteria. 

 

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

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

5.1. Overshadowing 

Representors are concerned that the proposal will cause unreasonable 

overshadowing into the neighbouring properties.  
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Additionally, representors have raised concerns regarding overshadowing solar 

installations on neighbouring properties at 88 Elinga Street and proposed solar 

installations at 251 Carella Street.  

• Comment 

The overshadowing has been assessed within the report and the 

application is assessed as complying with 8.4.2 Setbacks and building 

envelopes for all dwellings.  All existing windows to habitable rooms, 

excluding bedrooms, on adjoining properties are assessed as being able 

to receive adequate access to sunlight throughout the day on 21 June.  

Similarly, at least 50% of the private open space on all adjoining 

properties is considered to receive a minimum of three hours of sunlight 

between 9am and 3pm.  

Overshadowing of solar installations at 88 Elinga Street has been 

addressed within the reports and the application is assessed as complying 

with performance criteria P3 of 8.4.2 Setbacks and building envelopes 

for all dwellings.  The planning scheme only allows for the assessment 

of overshadowing to existing solar installations.  The fact that there is 

proposed solar installations to be installed at 251 Carella Street is 

inconsequential to the current assessment.   

5.2. Privacy 

Representors are concerned with the privacy implications to the southern and 

western neighbouring properties, regarding the deck addition.  

• Comment 

The deck, which has a finished floor level of more than 1m from existing 

ground level, is setback from the southern side boundary by 3m and by 

7.192m from the rear western boundary.  As such, and as stipulated in 

clause 8.4.6 Privacy for all dwellings, a privacy screen is not required.  

The proposal is considered to meet the acceptable solution regarding 

privacy.  
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5.3. Construction Disruption 

Representors are concerned with disruptions, including noise, associated with 

the construction of the additions and alterations. 

• Comment 

This is not a planning matter and has no determining weight regarding 

the planning decision.  Despite this, construction parameters will be set 

as part of the building approval. 

5.4. Devaluation of Neighbouring Property 

Representors believe the proposal will decrease the value of surrounding 

properties.  

• Comment 

This is not a planning matter and has no determining weight regarding 

the planning decision. 

5.5. The Provision of On-site Amenity 

One of the representors queried the provision of on-site parking, landscaping, 

drainage, and private open space.  

• Comment 

The proposal is assessed as meeting the private open space and car 

parking requirements of the Tasmanian Planning Scheme – Clarence.  

The General Residential Zone has no landscaping provisions and 

therefore this is not a planning matter and bares no weight regarding the 

decision of the application.  Drainage will be assessed at the plumbing 

approval stage. 

6. EXTERNAL REFERRALS 
No external referrals were required or undertaken as part of this application. 

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 
There are no inconsistencies with Council’s adopted Strategic Plan or any other relevant 

Council Policy. 

9. CONCLUSION 
The proposal is considered to meet the relevant standards of the scheme and is therefore 

recommended for approval, subject to conditions.  

Attachments: 1. Location Plan (1) 
 2. Proposal Plan (11) 
 3. Site Photo (1) 
 
Robyn Olsen 
ACTING HEAD OF CITY PLANNING 
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Photo 1: South-western elevation of 249 Carella Street, taken corner Carella St and Somerset St  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Photo 2: eastern elevation of 249 Carella Street, taken from Somerset Street 
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7.4 DEVELOPMENT APPLICATION PDPLANPMTD-2023/036283 – 1089 AND 
1099 SOUTH ARM ROAD, SANDFORD (WITH ACCESS FROM SCHOOL 
ROAD AND STORMWATER DISCHARGE TO SOUTH ARM HIGHWAY) - 14 
LOT SUBDIVISION AND BOUNDARY ADJUSTMENT INCLUDING PUBLIC 
ROAD AND PUBLIC OPEN SPACE LOTS 

 
 EXECUTIVE SUMMARY 

PURPOSE 
The purpose of this report is to consider the application made for a 14 lot subdivision 
and boundary adjustment including public road and public open space lots at 1089 and 
1099 South Arm Road, Sandford (with access from School Road and stormwater 
discharge to South Arm Highway). 
 
RELATION TO PLANNING PROVISIONS 
The land is zoned Rural Living and is subject to the Sandford Specific Area Plan, 
Bushfire-prone Areas Code, Coastal Inundation Hazard Code, Flood-prone Hazard 
Areas Code, Landslip Hazard Code, Natural Assets Code, Road and Railway Assets 
Code, Safeguarding of Airports Code under the Tasmanian Planning Scheme - Clarence 
(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. 
Council is required to exercise a discretion within the statutory 42-day period which 
expires on 11 October 2023 as agreed with the applicant.  
 
CONSULTATION 
The proposal was advertised in accordance with statutory requirements and eight 
representations were received raising the following issues: 
• Access from School Road;  
• Continued operation of the Sandford Fire Station;  
• Impact on rural ambience and views;  
• Impact on property values; and  
• Road layout.  
 
The proposal was referred to the Environment Protection Authority (EPA) who 
provided advice on the current quarry permit activity at 100 School Road, concerns 
about potential environmental impacts on future dwellings on the proposed lots, and 
the potential for significant land use conflict to fetter the quarry operations.  
Correspondence is included in full in Attachment 4 of the Associated Report. 
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RECOMMENDATION: 
 
A. That the Development Application for a 14 lot subdivision and boundary 

adjustment including public road and public open space lots at 1089 and 1099 
South Arm Road, Sandford (with access from School Road and stormwater 
discharge to South Arm Highway) (Cl Ref PDPLANPMTD-2023/036283) be 
refused as the proposal is contrary to the provisions of the Tasmanian Planning 
Scheme – Clarence for the following reason. 

 
1. The proposal does not comply with Clause C9.6.1 P1(a) and (b) Lot 

 design within an attenuation area of the Attenuation Code, as the 
 proposal results in potential for future sensitive use to be impacted by an 
 existing activity listed in Table C9.1 (Extractive industry) and would 
 constrain the operation of this existing activity.  
 
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 

Zoning History 

Two Section 43A applications, A-2011/12 and SD-2011/36 and A-2012/2 and 

SD-2012/7, were initiated and certified simultaneously by Council at its meeting of 25 

June 2012 and were supported following public consultation and comment at Councils 

meeting of 27 August 2012.  The matter was heard by the Tasmanian Planning 

Commission (TPC) on 14 November 2012.  On 21 January 2013, the TPC decided: 

 

“that the draft amendments should be rejected as they are not considered 
to represent sustainable development and are not based on sound strategic 
planning principals for the following reasons: 
 
1. the conversion of agricultural land to rural residential use outside 

of the rural residential growth boundary in circumstances where 
adequate medium term rural residential land supply exists; and 

 
2. that the potential for sensitive uses to be impacted by and impacted 

upon extractive industries is inconsistent with the objectives and 
strategies of the scheme.” [Emphasis added] 
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The panel report expanded on the reasons and the key issues of concern included: 

• The Southern Tasmania Regional Land Use Strategy (STRLUS) provides no 

capacity for the introduction of new rural residential land use beyond land which 

is currently zoned as such under the Scheme. 

• The fact that the proposal is outside of the Rural Residential Growth Boundary 

in the Scheme’s Planning Policy Framework. 

• The failure of the proposal to adequately address the amenity with regard to the 

Sandford Quarry and the possible future intensification of its use. 

• The failure of the proposal to adequately address the Protection of Agricultural 

Land Policy. 

Subsequent to the decision, the applicants initiated a number of meetings with the TPC, 

Council and others.  During the course of initial meetings, it transpired that the 

resolution of two key issues would help the TPC overcome its concerns and allow a 

new proposal to be approved.  Those key issues were the resolution of amenity impacts 

from the Sandford Quarry and consistency with the STRLUS, which itself required 

amendment to allow for the rezoning.  An amendment of the STRLUS was declared on 

1 October 2013 and provided for the consideration of this proposal. 

 

Following the above decision, the land was part of a rezoning (Planning Scheme 

amendment application reference A-2014/1) from Rural to Rural Living, enabled by 

amendments to the STRLUS, which included the creation of the Sandford Specific Area 

Plan (SAP), in part to enable the continued operation of the existing Sandford Quarry 

consistent with any Environmental Protection Notice (EPN) permit conditions that 

apply to the operation of the quarry.   

 

In its decision, the TPC acknowledged that a change in the zoning will have 

implications for the assessment of any future application for the expansion of the 

quarry; however, it will retain a discretionary status through the provisions of the SAP 

and the standards of the SAP provide more protection by imposing requirements upon 

sensitive uses.   
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The TPC considered the evidence in relation to potential land use conflict and formed 

the view the SAP provided Council sufficient consideration to appropriate matters when 

exercising discretion for a single dwelling. 

 

The site adjoins Rosevear Lane to the west containing five lots created as part of 

subdivision permit SD-2015/67, issued on 12 July 2021.  The subdivision permit 

required covenants to be included on each title to ensure the future owners of the lots 

are aware of the potential for disturbance from the operation of the quarry, and 

conversely so that the operation of the quarry is not fettered by residential development.   

A planning permit was granted by Council on 22 November 2021 for a dwelling and 

outbuilding at 4 Rosevear Lane, Sandford, which directly adjoins the northern boundary 

of 100 School Road containing the Sandford Quarry.  The officer’s recommendation 

for refusal was overturned at the council meeting.  The refusal reasons included: 

1. The proposal does not comply with Clause C9.5.2 Sensitive use within an 

attenuation area, as the proposal has the potential to constrain the operation of 

an existing activity listed in Table C9.1; and 

2. The proposal does not comply with Clause CLA-S11.7.1 Residential amenity, 

as the proposal design and location is considered unlikely to be protected from 

unreasonable impacts from the quarry located at 100 School Road, Sandford and 

does not protect the quarry from potential land use conflict arising from the 

dwelling development. 

In addition, the application for 4 Rosevear Lane was referred to the EPA who provided 

advice on the current quarry permit activity and raised concerns about potential 

environmental impacts on the proposed dwelling, and the potential for significant land 

use conflict to fetter the quarry operations.  Also, a referral response from the Director 

of Mines advised that the development cannot be supported.  

Sandford Fire Station 

The initial version of the subdivision application involved a proposal to excise the fire 

station from proposed Lot 1 and for this lot to form part of the public open space 

contribution.   
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This lot was not considered suitable for public open space in accordance with section 

5.11 of Council’s Public Open Space Policy (2013), as the lot provides for utility 

services and provides no opportunity for Council to develop this land for public open 

space purposes.   

 

The preferred approach was for this land to be transferred to the relevant state authority 

for the intended purpose, being emergency services.  Following this advice, the 

subdivision application was revised to remove the excision of the fire station and is now 

absorbed within proposed Lot 1.   

 

While it is recognised the fire station provides an important community service and the 

subdivision of 1089 South Arm Road presented an opportunity for the fire station to be 

transferred to the appropriate state authority to secure its long-term viability, Council 

is unable to impose a requirement for the transfer of this land without confirmation the 

relevant state authority would accept the transfer of the fire station to their ownership.  

The landowner was unable to provide confirmation of such an undertaking and can 

continue to allow for the fire station to operate on a lease basis as it currently does. 

 

It is further noted the fire station could be subdivided from Lot 1 as part of a separate 

application should the negotiations between the landowner and relevant state authority 

prove successful.   

 

A number of representations received in relation to the application have suggested the 

land on which the fire station is located is rezoned to Community Purposes to reflect 

the use of this land for emergency services.   

 

The Tasmania Fire Service was contacted during the assessment process and has 

advised they are aware of the subdivision application and are exploring short- and long-

term options to secure adequate service delivery within the area.   

2. STATUTORY IMPLICATIONS 
2.1. The land is zoned Rural Living under the Scheme. 
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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 5.6 – Compliance with Applicable Standards; 

• Section 6.10 – Determining Applications; 

• Section 11.0 – Rural Living Zone;  

• Section C2.0 – Parking and Sustainable Transport Code;  

• Section C3.0 – Road and Railway Assets Code; 

• Section C7.0 – Natural Assets Code;  

• Section C9.0 – Attenuation Code;  

• Section C11.0 – Coastal Inundation Hazard Code;  

• Section C12.0 – Flood-prone Areas Hazard Code;  

• Section C13.0 – Bushfire-prone Areas Code;  

• Section C15.0 – Landslip Hazard Code; and  

• Section C16.0 – Safeguarding of Airports Code.  

2.4. The proposal is exempt from the Safeguarding of Airports Code in accordance 

with clause C16.4.1(a) of the Code, as the height of the development would be 

below the prescribed obstacle limitation surface height of 147m AHD.  

2.5. The upper slopes associated with the south-western corner of the site are 

covered by the landslip hazard overlay.  The proposal is exempt from the 

Landslip Hazard Code in accordance with clause C15.4.1(e) of the Code. 

2.6. In accordance with clause C12.2.4 of the Flood-prone Areas Hazard Code, the 

code does not apply to land subject to the Coastal Inundation Hazard Code.  
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2.7. 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 consists of two properties identified in Certificate of Title 175144 Folio 

1 (1089 South Arm Road) and Certificate of Title 174930 Folio 2 (1099 South 

Arm Road). 

The property known as 1089 South Arm Road is an irregular shaped lot of 

34.06ha with its long axis running north-south.  The property has frontage to 

South Arm Road to the east and School Road at the north-western boundary.  

At its highest point along the south-western property boundary, the lot has an 

elevation of 63m AHD and slopes down to the east with the low point being the 

boundary with South Arm Road.   

The property is developed with an existing dwelling, outbuilding and unsealed 

driveway located within a 6m wide Right-of-Way accessed from School Road 

and shared with 1099 South Arm Road.  A large dam occupies the northern end 

of the property.   

The Sandford Fire Station is located at the northern end of the property with 

access to South Arm Road.   

The property known as 1099 South Arm Road forms a 3.291ha lot with frontage 

to South Arm Road.  The property is developed with a single dwelling located 

towards the rear of the site with access provided via a Right-of-way over 1089 

South Arm Road to the north in the interests of minimising the number of direct 

accesses to South Arm Road.  
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The site is comprised of low grasslands, with the exception of the northern part 

of the site, which contains a scattering of remnant trees.  The property is 

identified as Agricultural land in the TASVEG 4.0 [the Tasmanian-wide 

vegetation map produced by the Tasmanian Vegetation Monitoring and 

Mapping Program (TVMMP)].   

The site is not within a TasWater service area for either potable water or 

sewerage.  

School Road is sealed to the Kellow Place junction with the remaining length 

forming an unsealed council-maintained road.  

The surrounding area includes vacant lots, and single residential dwellings.  The 

general pattern of development shows existing dwellings being sited a minimum 

of 100m from the operational quarry at 100 School Road.  The exceptions being 

dwellings approved at 2, 4 and 6 Rosevear Lane, under the provisions of the 

Clarence Interim Planning Scheme 2015 (CIPS2015), which respectively have 

rear boundary setbacks to the quarry site of 45m, 20m and 60m.  These 

dwellings are now under construction.  

3.2. The Proposal 

The proposal is for a boundary adjustment between 1089 and 1099 South Arm 

Road and subdivision of 1089 South Arm Road resulting in the creation of 14 

lots, public road lot and public open space lots.  

The boundary adjustment would result in the transfer of a 1,590m2 strip of land 

from 1089 South Arm Road to 1099 South Arm Road, resulting in the access to 

1099 South Arm Road being contained wholly within the boundaries of this 

property and a Right-of-Way being created benefiting the existing dwelling on 

proposed Lot 4 of the proposed subdivision.  The property known as 1099 South 

Arm Road would increase in land area to 3.45ha because of the boundary 

adjustment.   

  



CLARENCE CITY COUNCIL – PLANNING AUTHORITY MATTERS- 9 OCT 2023 125 

The subdivision of 1089 South Arm Road would result in the creation of 14 

residential lots with each lot maintaining a minimum lot size of 2ha.  A new 

internal subdivision road is proposed to be constructed from School Road to 

service the new lots.  The intersection with School Road would be positioned to 

the south of Kellow Place and would lie parallel with the south-western property 

boundary before terminating in a cul-de-sac at the south-eastern corner of the 

property.  

The existing fire station would be accommodated within proposed Lot 1 with 

no change proposed to the existing parking or access arrangements servicing the 

fire station.  

The subdivision is proposed to be completed over four stages.  Stage 1 would 

involve the completion of Lots 1, 2 and 3, all of which would obtain direct 

frontage and access to School Road.  The boundary adjustment and creation of 

Lot 4 would form Stage 2 works.  Stage 3 would involve the construction of the 

new subdivision road from School Road to Lots 7 and 14, with inclusion of 

temporary turning facilities between Lots 7 and 14.  Stage 4 would form the 

final stage and would result in the completion of the subdivision road, Lots 8-

13 and public open space lot.  

Public open space is proposed in the form of a 10m wide walkway between 

proposed Lots 9 and 10, linking the proposed subdivision road to South Arm 

Road.  The walkway entrance to South Arm Road would be proximate to a 

planned pedestrian crossing to the south of the intersection with Cremorne 

Avenue, with this location being deemed appropriate for a safe pedestrian 

crossing facility on South Arm Road to facilitate ease of access between 

Sandford and Cremorne.  

The subdivision layout is consistent with the Sandford Master Plan as required 

by the Sandford Specific Area Plan.  
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A series of supporting reports was submitted as part of the application, 

including: 

• Bushfire Hazard Report dated 7 February 2023 

• Emissions Assessment dated 21 August 2023 

• Stormwater Design Report dated 29 May 2023 

The proposal involves the connection of the new subdivision road to School 

Road and discharge of stormwater to South Arm Road.  Landowner consent has 

been obtained for the proposal from Council and the Department of State 

Growth (DSG).  

4. PLANNING ASSESSMENT 
4.1. Compliance with Applicable Standards [Section 5.6] 

“5.6.1  A use or development must comply with each applicable 
standard in the State Planning Provisions and the Local 
Provisions Schedules.” 

4.2. Determining Applications [Section 6.10] 

“6.10.1 In determining an application for any permit for use or 
development the planning authority must, in addition to the 
matters required by section 51(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 section 57(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. 

4.3. General Provisions 

The Scheme contains a range of General Provisions relating to specific 

circumstances not controlled through the application of Zone, Code or Specific 

Area Plan provisions. 
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The proposal involves a minor boundary adjustment between the common 

boundary shared between 1089 and 1099 South Arm Road.  General Provision 

7.3.1 of the Scheme provides that an application for a boundary adjustment is 

Permitted, and a permit must be granted if subclause (a)-(f) below can be met.  

An assessment of the proposal’s compliance with the boundary adjustment 

criteria is provided as follows. 

“(a) no additional lots are created;” 

The proposed boundary adjustment complies with subclause (a) in that no 

additional lots would be created through the boundary adjustment.  The second 

element of the proposal is for a subdivision resulting in the creation of 14 

additional lots.  

 

“(b) there is only minor change to the relative size, shape and 
orientation of the existing lots;” 

The boundary adjustment would result in a minor increase (less than 5%) in the 

land area of 1099 South Arm Road and a minor decrease (less than 5%) in the 

land area of 1089 South Arm Road.  The adjustment between the common 

boundary between these titles would not result in any significant divergence 

from the existing lot areas or lot configuration.  Further, the future development 

potential of either lot would not change because of the boundary adjustment.  

The boundary adjustment acts to legitimise the existing access arrangement for 

both lots.  This being the case, the proposed adjustment is deemed minor, and 

subclause (b) is met.  

 

“(c) no setback from an existing building will be reduced below the 
relevant Acceptable Solution setback requirement;” 

The proposed boundary adjustment would not result in the altered boundary 

being reduced below the setback requirement detailed under the Rural Living 

Zone setback standards.  The subclause is therefore met in this regard. 
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“(d) no frontage is reduced below the relevant Acceptable Solution 
minimum frontage requirement;” 

The proposed boundary adjustment would result in marginal changes to the 

frontage dimensions for both lots to South Arm Road with the resultant 

dimension being well in excess of the minimum frontage requirements for Rural 

Living zoned land.  

 

“(e) no lot is reduced below the relevant Acceptable Solution 
minimum lot size unless already below the minimum lot size; 
and” 

Both lots subject to the boundary adjustment would retain more than the 

minimum lot size being 2ha.  

 

“(f) no lot boundary that aligns with a zone boundary will be 
changed.” 

Both lots are zoned Rural Living, therefore the boundary adjustment would not 

result in a misalignment with a zone boundary.   

 

Based on the above assessment, the proposal has been assessed as compliant 

with the requirements of General Provision 7.3.1 of the Scheme.  

 

4.4. Compliance with Zone and Codes 

The proposal meets the Scheme’s relevant Acceptable Solutions of the Rural 

Living Zone, Sandford Specific Area Plan, Bushfire-prone Areas Code, Coastal 

Inundation Hazard Code, Flood-prone Hazard Areas Code, Natural Assets 

Code, Parking and Sustainable Transport Code, Road and Railway Assets Code 

with the exception of the following. 

 
Rural Living Zone  

• Clause 11.4.2 A3 in relation to side setback.  Specifically, the existing 

outbuildings located on Lot 4 are located within 10m of the northern 

boundary with Lot 3.  The proposal must therefore be assessed against 

the corresponding performance criteria P3 of clause 11.4.2 as follows. 
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Clause  Performance Criteria Proposal 
11.4.2 
P3 

“Buildings must be sited to not 
cause an Unreasonable loss of 
amenity to adjoining properties, 
having regard to:  

The siting of the existing 
outbuildings on Lot 4 and the 
proximity to the boundary with 
proposed Lot 3 would not cause 
an unreasonable loss of amenity 
to adjoining properties for the 
following reasons:  

(a) the topography of the site; The location of the outbuildings 
associated with the existing 
residence located within the 
boundaries of proposed Lot 4 
forms gently sloping terrain.  The 
established nature of the 
buildings, non-habitable use and 
location on level ground will act 
to minimise visual impacts 
resulting from the proximity to 
proposed Lot 3.  

(b) the size, shape and orientation 
of the site; 

Proposed Lot 4 would have a 
land area of 3.57ha and forms the 
largest of the lots within the 
subdivision. 
 
The long axis of the lot is 
oriented east/west with the 
subdivision resulting in this lot 
obtaining frontage to South Arm 
Road and the new subdivision 
road. 
 
The lot has an irregular shape, in 
part the result of retaining the 
large dam on the eastern half of 
the site.  

(c) the setbacks of surrounding 
buildings; 

The setbacks of the existing 
dwelling and outbuildings 
located on proposed Lot 4 and 
1099 South Arm Road are 
consistent with or lesser than the 
resultant setbacks to the 
boundary with Lot 3 resulting 
from the proposed subdivision.  
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 (d) the height, bulk and form of 
existing and proposed 
buildings; 

The existing outbuildings form 
small footprint structures with a 
low height profile and for this 
reason would not affect the 
residential amenity associated 
with the future occupation of Lot 
3.  

 (e) the character of the 
development existing on 
established properties in the 
area; and 

 

The surrounding area forms an 
established rural living setting 
where single dwelling use and 
development prevails. 
 
The siting of the outbuildings on 
Lot 4 is consistent with the scale 
and siting of other outbuildings in 
the area and will contribute to the 
retention of a rural setting.  

(f) any overshadowing of adjoining 
properties or public places.” 

The location of the outbuildings 
to the south of the boundary 
shared with Lot 3, together with 
the large lot size attributed to Lot 
3, will ensure no overshadowing 
impact because of the proximity 
of the outbuildings on Lot 4 to 
Lot 3.  
 
Based on the above assessment, 
the proposal is considered to 
satisfy the performance criteria 
and for this reason the standard is 
met.  

 

Rural Living Zone 

• Clause 11.5.1 A1(a)(i) in relation to subdivision design.  Specifically, 

because the existing outbuildings on proposed Lot 4 do not meet the 

setback standard at clause 11.4.2 A2 of the Rural Living Zone because 

of the subdivision design, the proposal does not meet the acceptable 

solution.  The proposal must therefore be assessed against the 

corresponding performance criteria P1 of clause 11.5.1 as follows. 
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Clause Performance Criteria Proposal 
11.5.1 
P1 

“Each lot, or a lot proposed in a 
plan of subdivision, excluding for 
public open space, a riparian or 
littoral reserve or Utilities, must 
have sufficient useable area and 
dimensions suitable for its 
intended use, having regard to:  

As discussed under the 
assessment above addressing the 
requirements of clause 11.4.2 
A2/P2, it has been determined the 
proposed design of Lot 3 and Lot 
4 would enable the establishment 
of a residential use and 
development on Lot 3, which is 
not unreasonably impacted by 
way of loss of amenity because of 
the proximity of the outbuildings 
located on Lot 4.  

(a) the relevant requirements for 
development of existing 
buildings on the lots;  

Lot 4 has been designed to 
encapsulate the existing 
buildings and established uses on 
the site including a dwelling and 
numerous outbuildings.  It is 
reasonable for these buildings to 
be retained on Lot 4 given the 
established use and lot size 
attributed to this lot, which is 
well more than the minimum lot 
size requirement of 2ha.  
 
Similarly, Lot 3 is of an 
appropriate size, shape and 
orientation to accommodate a 
residential development which is 
not impacted by the siting of the 
outbuildings on Lot 4.  

(b) the intended location of 
buildings on the lots;  

As per above.  

(c) the topography of the site;  Both Lots 3 and 4 are gently 
undulating, meaning future 
development of these lots would 
not be constrained by 
topographical considerations.  

(d) any natural or landscape 
values;  

Both Lots 3 and 4 form cleared 
grassland and are of an 
appropriate size, shape and 
configuration to retain the rural 
living landscape qualities of the 
area.   
 
The lot size is consistent with that 
of surrounding properties and 
will act as a logical rural living 
infill development.  
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(e) adequate provision of private 
open space; and  

Both Lots 3 and 4 are in excess of 
2ha and are not constrained by 
topography, natural or landscape 
values.   
 
For these reasons, both lots will 
provide ample private open space 
to service the reasonable needs of 
the occupants of the lots.  

(f) the pattern of development 
existing on established 
properties in the area,  

 
and must be no more than 
20% smaller than the 
applicable lot size required by 
clause 11.5.1 A1.” 

The lot size, shape and 
orientation are consistent with 
established properties in the area 
with the majority of lots being 
marginally in excess of the 
minimum lot size of 2ha.   
The proposed subdivision design 
acts as a reasonable continuation 
of the established subdivision 
pattern displayed within 
surrounding Rural Living zoned 
land.  
The lots within the proposed 
subdivision are each in excess of 
the 2ha minimum lot size.  
For the above reasons, the 
proposal is considered to satisfy 
the performance criteria and the 
standard is met in this regard.  

 

Rural Living Zone 

• Clause 11.5.1 A2 in relation to subdivision design.  Specifically, 

proposed Lot 11 would not meet the minimum frontage requirement of 

40m, in that this lot would have a 12.8m frontage to the new subdivision 

road.  The proposal must therefore be assessed against the corresponding 

performance criteria P2 of clause 11.5.1 as follows. 

 

Clause Performance Criteria Proposal 
11.5.1 
P2 

“Each lot, or a lot proposed in a 
plan of subdivision, must be 
provided with reasonable vehicular 
access to a boundary of a lot or 
building area on the lot, if any, 
having regard to: 

The proposed frontage 
arrangement for Lot 11 is 
considered sufficient to service 
a future residential use for the 
following reasons: 
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 (a) the width of frontage proposed, 
if any; 

The lot would be provided with 
a 12.8m direct frontage to the 
proposed subdivision road.  The 
preliminary engineering design 
drawings indicate the site is not 
constrained by topography or 
other natural features which 
would impede the design of an 
access to service a future 
residence.   
 
The frontage for Lot 11 has 
been designed to accommodate 
the construction of a vehicular 
access capable of meeting the 
design and construction 
standards at clause C2.6.1 A1 
and C2.6.2 A1 of the Parking 
and Sustainable Transport 
Code.  
 
The frontage arrangements will 
also ensure adequate pedestrian 
access to the lots.   

(b) the number of other lots which 
have the land subject to the 
right of carriageway as their 
sole or principal means of 
access; 

Proposed Lot 11 would be 
provided with fee simple 
frontage to the proposed 
subdivision road and would not 
be relied upon by any other lot 
as their sole or principal means 
of access.  

(c) the topography of the site; As per discussion under sub-
clause (a).  

(d) the functionality and useability 
of the frontage; 

As per discussion under sub-
clause (a).  

(e) the ability to manoeuvre 
vehicles on the site; and 

The proposed lot would have a 
land area of 2ha which is of 
ample size to accommodate the 
parking of vehicles on-site and 
forward egress from the site.  

(f) the pattern of development 
existing on established 
properties in the area; 

The frontage arrangement is 
comparable to the frontage 
dimension provided to the lots 
located at the cul-de-sac end of 
Rosevear Lane directly to the 
west of the proposed 
subdivision. 
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The reduction in frontage to Lot 
11 is a direct result of the 
positioning of this lot at the 
outer edge of the proposed 
subdivision road cul-de-sac and 
forms a reasonable response to 
a road layout which is limited to 
a cul-de-sac arrangement.  

And is not less than 3.6m wide.” Proposed Lot 11 would be 
provided with a 12.8m frontage 
to Rosevear Lane, therefore 
complies.  
 
For the above reasons, the 
frontage arrangement for Lot 11 
is considered to satisfy the 
performance criteria and the 
standard is met in this regard. 

 

Rural Living Zone  

• Clause 11.5.2 A1 in relation to roads.  Specifically, the proposal 

includes a new subdivision road therefore is unable to meet the 

acceptable solution.   The proposal must therefore be assessed against 

the corresponding performance criteria P1 of clause 11.5.2 as follows. 

 

Clause Performance Criteria Proposal 
11.5.2 
P1 

“The arrangement and construction 
of roads within a subdivision must 
provide an appropriate level of 
access, connectivity, safety and 
convenience for vehicles, having 
regard to: 

See below assessment.  

(a) any road network plan adopted 
by the council; 

Council’s development 
engineers are satisfied that the 
proposed internal road network 
would be subject to the 
inclusion of detailed 
engineering design conditions, 
in accordance with Council’s 
requirements. 
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The subdivision is consistent 
with the road layout shown on 
the Master Plan in the Sandford 
Specific Area Plan and provides 
the desired connection to 
School Road in the interests of 
minimising the creation of new 
intersections to South Arm 
Road. 
 
The road design provides 
adequate turning provision at 
the end of each stage.  
Engineering detail has been 
provided with the application 
demonstrating that the road has 
also been designed to conform 
to current Council standards, 
with the permit recommended 
to be conditioned to reflect such 
standards. 
 
The shape and size of the 
subject site, the current 
configuration of School Road, 
and the lack of through access 
leaves no alternative to a cul-de-
sac termination. 
 
The dysfunctions attributed to a 
cul-de-sac design will be 
partially improved through the 
incorporation of proposed 
public open space at the 
southern end of the subdivision 
road providing pedestrian 
connectivity to South Arm 
Road.  

(b) the existing and proposed road 
hierarchy; 

The proposed subdivision 
provides for the required road 
connectivity as prescribed 
under the Sandford Specific 
Area Plan and will complement 
the existing road hierarchy.  
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DSG encourage access to the 
subdivision from School Road 
and acknowledge the South 
Arm Road/School Road 
junction does not have a 
dedicated right turn lane and the 
left turn into School Road is not 
compliant with road geometry 
specifications due to drainage 
structures. 
 
It is however, noted that South 
Arm Road does have widening 
adjacent to School Road to 
allow passing of a right turning 
vehicle in the form of a BAR 
treatment. 

(c) maximising connectivity with 
the surrounding road network;  

There is no neighbouring or 
nearby land with subdivision 
potential that requires future 
connector road provision as 
identified in the Sandford 
Specific Area Plan.   
While the adjacent property at 
100 School Road is provided 
with limited subdivision 
potential, the site has a 20+ year 
supply of resources and is likely 
to retain its existing use as a 
quarry for some time. 
Connectivity to this property is 
not considered necessary, given 
any future subdivision of this 
site would be more 
appropriately serviced by an 
extension to School Road.   
 
Pedestrian connection from 
School Road to South Arm 
Road is proposed and would 
form part of the Tangara Trail.  

(d) access for pedestrians and 
cyclists.” 

The proposed subdivision 
layout would facilitate efficient 
vehicular and pedestrian 
permeability between the 
subject site, School Road and 
South Arm Road.   
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The proposed subdivision and 
road layout incorporates 
pedestrian, cycling and public 
transport facilities that will 
facilitate the efficient and safe 
movement of pedestrians, 
cyclists and public transport.   
 
The lots within the subdivision 
will have convenient access to 
the South Arm Road bus route 
through the inclusion of a 10m 
wide pedestrian connection 
from the southern end of the 
subdivision to South Arm Road.    
 
For the above reasons, the road 
design is considered to satisfy 
the performance criteria and the 
standard is met in this regard. 

 

Rural Living Zone  

• Clause 11.5.3 A2 in relation to services.  Specifically, the lots within 

the subdivision are unable to be connected to a reticulated sewerage 

system in the absence of such infrastructure in Sandford.  Accordingly, 

the acceptable solution is not met, and the proposal must therefore be 

assessed against the corresponding performance criteria P2 of clause 

11.5.3 as follows. 

 

Clause Performance Criteria Assessment 
11.5.3 
P2 

“Each lot, or a lot proposed in a plan 
of subdivision, excluding within 
Rural Living Zone C or Rural Living 
Zone D or for Public open space, a 
riparian or littoral reserve or 
Utilities must be capable of 
accommodating an on-site 
wastewater treatment system 
adequate for the future Use and 
development of the land. 

A wastewater plan has been 
provided with the application 
demonstrating each lot can 
accommodate an on-site 
wastewater treatment system 
adequate for the future use and 
development of the land that 
satisfies relevant Australian 
Standards.   
 
There are no identified issues 
which would impede the siting of 
an on-site wastewater system that 
would limit the siting of building 
envelopes.  
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For the above reasons, the lot 
layout is considered to satisfy the 
performance criteria and the 
standard is met in this regard. 

 

Sandford Specific Area Plan 

The site is located within the Sandford Specific Area Plan (SAP).  The SAP 

over-rides all other parts of the Scheme to the extent of any inconsistency.   

 

• Clause S11.8.2 A1 in relation to future public open space 

connections.  Given there is no acceptable solution, the application must 

be assessed against the associated performance criteria P1 of Clause 

S11.8.2 as follows. 

 

Clause Performance Criteria Proposal 
S11.8.2 
P1 

“Subdivision must provide for 
public open space lots:  
 
(a) connecting the existing public 

open space lot between 
Germain Court and School 
Road to Delphis Drive, 
generally in accordance with 
the future trail connection 
shown in Figure CLA-S11.1; 
and  

The public open space linkages 
shown in Figure CLA-S11.1 
have been completed as a result 
of previous subdivision 
approvals and the proposed 
subdivision is independent of the 
existing linkages.   
 
However, the proposed 
subdivision seeks to incorporate 
an additional linkage providing 
for a pedestrian connection from 
the new subdivision road to 
South Arm Road.  The new 
linkage is shown in Figure 1 
below.   
 
The provision of this linkage will 
provide convenient access to the 
Tangara Trail from Cremorne 
Avenue and will form an 
alternative to the use of Delphis 
Drive to access the Tangara Trail 
which is steep.   

(b) along the western side of 
School Road, generally in 
accordance with the future 
trail connection shown in 
Figure CLA-S11.1. 

As per above discussion.  
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Figure 1: CLA-S11.1 The Road and Trail Layout Plan within the Sandford SAP 

identifying the approximate proposed public open space linkage from the new 

subdivision road to South Arm Road in red.  

 

Sandford Specific Area Plan 

• Clause S11.8.2 A2 in relation to future public open space 

connections.  Given there is no acceptable solution, the application must 

be assessed against the associated performance criteria P2 of Clause 

S11.8.2 as follows. 
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Clause Performance Criteria Proposal 
S11.8.2 
P2 

“Additional public open space may 
be provided, if it does not conflict 
with the links required in P1 and the 
Future Road Connections at Figure 
CLA-S11.1. 

As discussed above, clause 
F11.8.2 P2 of the Sandford SAP 
allows for additional public open 
space to be provided, if it does 
not conflict with the identified 
future road connections 
identified within the SAP.   
 
Council’s Tracks and Trails 
Register identifies a 10m wide 
public open space corridor in the 
location between Lot 9 and 10 to 
form a direct and convenient trail 
connection from the Tangara 
Trail to Cremorne Avenue.  
 
Preliminary negotiations with 
DSG are underway in relation to 
a road crossing just south of the 
Cremorne intersection, as the 
sight lines are adequate.  The 
location of the Tangara Trail 
connection to the South Arm 
Highway is consistent with the 
proposed pedestrian crossing 
location. 
 
The performance criteria is 
considered to be met through the 
provision of the additional public 
open space linkage.  

 

Road and Railway Assets Code 

• Clause C3.5.1 A1.4 in relation to traffic generation at a vehicle 

crossing.  The proposed intersection to School Road will increase 

vehicle movements to and from the site by more than 20% or 40 vehicles 

per day, as prescribed by the acceptable solution.  The proposal must 

therefore be considered pursuant to the Performance Criteria P1 of 

Clause C3.5.1 as follows. 
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Clause Performance Criteria Proposal 
C3.5.1 
A1.4 

“Vehicular traffic to and from the 
site must minimise any adverse 
effects on the safety of a junction, 
vehicle crossing or level crossing or 
safety or efficiency of the road or 
rail network, having regard to: 

See below assessment.  
 

(a) any increase in traffic caused 
by the use; 

Council’s development engineer 
has advised the existing road 
network has capacity for the 
increased traffic demand 
resulting from the proposed 
subdivision. 

(b) the nature of the traffic 
generated by the use; 

The traffic generated by the 
future use of the lots would 
primarily be residential vehicles 
and associated service vehicles.  
The road network would be 
designed for the nature and 
frequency of movements. 

(c) the nature of the road; School Road is a local residential 
road with some heavy traffic due 
to the local quarry operation.  
The traffic volume is reasonably 
small on School Road and would 
not be compromised by the 
proposed internal layout. 

(d) the speed limit and traffic flow 
of the road; 

The subdivision would have 
speed limits applied consistent 
with those in the area and it is 
considered that the proposed 
road network would not 
compromise flows at this 
location. 

(e) any alternative access to a 
road; 

Connections would be provided 
from School Road as required by 
the Sandford SAP.  

(f) the need for the use; The proposed junction at the 
north-western corner of the site 
to School Road is necessary to 
facilitate the proposed residential 
subdivision of the subject lot and 
connectivity with the 
surrounding road network.  
Council’s development engineer 
supports the proposed 
development on traffic grounds.   
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 (g) any traffic impact assessment; 
and 

A Traffic Impact Assessment 
was not provided with the 
application as it was not 
considered necessary by the 
DSG, or Council’s development 
engineer.  This is because the 
surrounding transport network 
can cater for the traffic 
generation associated with the 
proposed subdivision, with the 
surrounding transport network 
having progressively been 
modified to cater for increased 
traffic growth.  This includes the 
upgrade to School Road between 
Kellow Place and the new 
subdivision road. 
 
Further, the proposed 
intersections have been assessed 
as compliant with Austroads safe 
intersecting sight distance 
requirements.   

(h) any advice received from the 
rail or road authority.” 

Council is the road authority in 
this case and, on the basis that 
access is restricted to the internal 
road network to be constructed, 
is satisfied that the proposed 
layout would not have an 
unreasonable impact upon the 
efficiency of the road network at 
this location.  

 
Attenuation Code 

• Clause C9.6.1 A1 in relation to lot design within an attenuation area.  

The site adjoins the Sandford quarry (Level 2 Activity) located at 100 

School Road.  The quarry undertakes extraction and crushing/screening 

activities and occasional blasting with all lots within the subdivision 

being within the attenuation distance of 1,000m as prescribed by Table 

C9.1 of the Code.  The subdivision will result in lots intended for a 

sensitive use within the attenuation area therefore does not meet the 

acceptable solution.  The proposal must therefore be considered pursuant 

to the Performance Criteria P1 of Clause C9.6.1 as follows. 
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Clause Performance Criteria Proposal 
C9.6.1 
P1 

“Each lot, or a lot proposed in a 
plan of subdivision, within an 
attenuation area must not result in 
the potential for a sensitive use to be 
impacted by emissions, having 
regard to: 

The quarry at 100 School Road, 
Sandford is an existing Level 2 
extractive activity listed in Table 
C9.1 of the Scheme.  The subject 
site is fully contained within the 
1,000m attenuation distance 
specified in Table C9.1. 

(a) the nature of the activity with 
the potential to cause 
emissions, including:  
(i) operational characteristics 

of the activity;  
(ii) scale and intensity of the 

activity; and  
(iii) degree of emissions from 

the activity; and 

The quarry is operating under a 
Level 2 permit issued by the EPA 
and includes crushing, grinding 
and occasional blasting, with the 
latter requiring consent from the 
Director of the EPA.  
 
The potential emissions include, 
noise, dust, ground vibrations 
and shock waves.  The quarry’s 
operating hours conform with the 
Quarry Code of Practice (QCoP), 
which are restricted to: 
 
• 0700 to 1900 hours, Monday 

to Friday; 
• 0800 to 1600 hours, 

Saturdays; and 
• No operations on Sunday. 
 
The Level 2 activity has not 
explicitly conditioned the 
activity to comply with noise 
emissions limits; however, 
permit condition 6 requires 
compliance with the QCoP.  
 
The quarry lease provides for 
20,000m3 of material to be 
extracted per annum and 
1,600m3 of materials to be 
crushed.  The Department of 
Mines has advised that at this rate 
of extraction the quarry currently 
has a 20-year life span. 
 
The emissions of noise, dust and 
vibrations are optimally 
managed via separation for the 
source, hence the recommended 
attenuation distances. 
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Although topography and 
building design can mitigate 
impacts.  Ground vibrations and 
shock waves are most optimally 
mitigated via setback.  
The QCoP establishes an 
acceptable standard for level of 
noise being 45dB(a) from 0700 
to 1900 hours (daytime).   
The advice received from the 
EPA indicates noise emissions 
set down in the QCoP can 
reasonably be expected to be 
complied with, where the 
separation distances and 
Standard Recommended 
Attenuation Distance (SRAD) 
can be maintained.  This means 
that where a new building is 
developed within these distances, 
the noise emission limits are not 
likely to be complied with or 
enforceable.   
In the case of the subdivision, 
this means it is possible the 
proposed subdivision and future 
sensitive use (if approved) may 
experience noise more than the 
above emission limits given all 
lots are within the attenuation 
area.   
A Noise Emissions Assessment 
(Attachment 3) was provided 
with the application and has been 
reviewed by the EPA.  The EPA 
has advised the following (As per 
Attachment 4):  
• Table 2 of the Noise 

Emissions Assessment 
demonstrates that there are 
lots namely, Lots 1, 2, 3, 4, 
5, 6, 7, 8, 9, 10, 11, 12, 13 
and 14 which will be 
impacted by the Level 2 
Quarry located on School 
Road, as they will 
experience noise that 
exceeds 45dB(A); and 
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• As such, the EPA 
recommends considering 
construction of noise 
barriers as a mitigation 
measure to ensure that 
45dB(A) limits are met at all 
lot boundaries of the 
proposed development. 

 
Noise barriers, as deemed 
required by the EPA to attenuate 
noise and associated impacts 
from the quarry, do not form part 
of the proposal.   
 
It therefore remains that the 
subdivision will cause potential 
for land use conflict and 
potentially sterilise portions of 
the quarry operations and the 
proposal is not supported in its 
current form.   
 
Considering the above, it is 
considered that the proposed 
subdivision and future use will 
constrain an existing activity 
listed in Table C9.1 of the 
Scheme and is not compliant 
with Performance Criteria P1(a) 
and (b).  On this basis the 
proposal cannot be supported. 
 
Should Council decide to 
approve the proposal, a covenant 
ought to be included on the titles 
requiring future development for 
sensitive use to be subject to 
compliance with the noise 
emissions limits established 
under Section 7.2.2.2 of the 
QCoP, as demonstrated by a 
Noise Emissions Report 
prepared by a suitably qualified 
acoustic engineer.  
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Further, if Council decides to 
approve the proposal, a condition 
requiring noise barriers to be 
included in the subdivision 
design would result in 
uncertainly about what 
additional works might occur by 
way of noise attenuation, to the 
effect of significantly altering the 
development beyond that 
currently proposed (noting noise 
barriers are not included in the 
design).  This principle is 
referred to as the Mison principle 
and forms a relevant test in 
condition drafting to ensure the 
fulfilment of a condition imposed 
will not significantly alter the 
development in respect of which 
the application was made for, as 
it is deemed consent has not been 
provided for these additional 
works.  
 
Where the Mison principle 
applies, the result is not that the 
conditions may be set aside by 
the appeal tribunal, but that there 
was never a valid permit.  A 
condition requiring noise barriers 
would result in a substantial 
alteration to the proposed 
development and may invalidate 
the approval.  

(b) the intended use of the lot.” As per the above assessment, the 
future use of the subdivided lots 
would be subjected to 
unreasonable emissions 
associated with the adjacent 
quarry operations and for this 
reason the proposal cannot be 
supported.  

 

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. 



CLARENCE CITY COUNCIL – PLANNING AUTHORITY MATTERS- 9 OCT 2023 147 

5.1. Access from School Road 

Concern is raised in relation to the currently unsealed section of School Road 

beyond Kellow Place, which will service the new sealed subdivision road and 

the impact of additional traffic volumes on the safety and amenity of School 

Road.  Without the necessary upgrades to the currently unsealed section of 

School Road providing access to the new subdivision road, the concern relates 

to the increased usage of School Road, as this will create additional wear and 

tear.  Concern is also raised in relation to the use of School Road by heavy 

vehicles associated with the operation of the Sandford quarry and increased 

usage of the unsealed section of School Road will reduce traffic safety.  The 

representor has suggested the frontage of the subject site to School Road from 

South Arm Road to the new subdivision road be sealed.   

• Comment 

The unsealed section of School Road does not currently comply with 

Council standards.  If approved, a condition is recommended requiring 

the frontage of the lot from Kellow Place to the new subdivision road to 

be upgraded, or for the payment of a proportional headworks 

contribution.  This approach addresses the concern raised by the 

representor.   

 

5.2. Continued Operation of the Sandford Fire Station  

Significant concern has been raised in relation to the impact of the proposed 

subdivision on the continued operation of the Sandford Quarry.  

• Comment 

This matter has been addressed in detail above under the “Background” 

heading.  

 

5.3. Impact on Rural Ambience and Views 

The representor has raised concern the subdivision will impact upon the semi-

rural outlook and views.  
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• Comment 

Under the Tasmanian Planning Scheme – Clarence, the Rural Living 

Zone applies to this area and the proposed subdivision is consistent with 

what can be expected under this zone.  The Scheme has no specific 

provisions relating to the retention of views for existing properties 

adjacent to a proposed subdivision.  Therefore, this matter is not of 

determining weight.  

 

5.4. Impact on Property Values 

The representor has raised concern the subdivision will impact upon the semi-

rural outlook and views.  

• Comment: 

The impact on property values is not a relevant planning consideration.   

 

5.5. Road Layout 

The representor has raised concern the lack of road connection with South Arm 

Road to reduce vehicle movements through School Road.  

• Comment: 

South Arm Road is a State road with higher traffic volume and higher 

traffic speed.  It is desirable to use the internal roads for servicing a 

development of this nature and it is considered there is not sufficient 

demand to require additional connection from the State road.  An 

emergency exit via a laneway and a pedestrian way has been allocated 

from the proposed turning head, which is considered to be sufficient to 

service residents within the event of a bushfire.  

 

6. EXTERNAL REFERRALS 
The proposal was referred to the EPA who has provided advice to be considered by 

Council in making a determination on the application (see Attachment 4).  
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The Tasmania Fire Service has raised minor concerns with the assessment and 

recommendations made within the bushfire hazard management plan report 

accompanying the application.  The Tasmania Fire Service has requested an amended 

report and bushfire hazard management plan be prepared for certification by the 

Tasmania Fire Service.  The amendments to the report and associated plan do not result 

in fundamental changes to the original report and plan.  For this reason, procedural 

fairness would not be compromised through the implementation of the amended 

bushfire report and plan and a condition requiring an amended bushfire hazard 

management plan be submitted prior to the sealing of the final plan of survey for Stage 

1, is recommended, if approved.  

 
The proposal is not located within a serviced area, therefore a referral to TasWater was 

not required.  

 
The proposal was referred to TasNetworks which provided advice that it consented to 

the application, on the basis that certain conditions are met, and measures taken as part 

of the development to cater for existing infrastructure.  Being that this advice is non-

statutory and unrelated to Scheme provisions, it is appropriate to include these 

requirements as advice as part of a planning permit, if granted. 

 
The application was referred to the DSG who advised: 

 

“The Department notes that there are no new proposed accesses to the 
State road with all new properties accessing South Arm Road via School 
Road. 
 
It is also noted the development application does not include a Traffic 
Impact Assessment/Statement. 
 
The South Arm Road/School Road junction does not have a right turn lane 
and the left turn into School Road is fairly tight due to drainage structure/s.  
It is however, noted that South Arm Road does have widening adjacent to 
School Road to allow passing of a right turning vehicle - in the form of a 
BAR treatment. 
 
It is also noted the speed limit on South Arm Road has recently been 
reduced from 100km/h to 80km/h. 
 
The Department does not currently have any funds for further 
improvement of this junction.” 
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The application was referred to the Department of Natural Resources (DNR) and the 

Environment (Conservation Assessments) (CAS) who have provided extensive advice 

relating to the conservation of remnant vegetation containing Eucalyptus morrisbyi 

(endangered flora species) in the north-east corner of the site, in addition to orchids and 

ephemeral species.  CAS have recommended a survey be undertaken at a suitable time 

to capture these species.  

 

If any listed threatened flora species are identified and will be impacted by the proposed 

development, a permit to take under the Threatened Species Protection Act 1995 will 

be required.   

 

The site is not covered by the Natural Assets Code (Priority Vegetation Area) therefore 

Council is not provided with a head of power to require a natural values assessment to 

determine the presence of natural values on the site.  It is therefore recommended advice 

be included in the permit advising the applicant of the DNR requirements. 

 

The site is also within a Swift Parrot Important Breeding Area therefore CAS has 

recommended any tree, which is 70cm diameter at breast height (DBH) or more be 

retained, as these trees have the capacity to bear hollows large enough to be suitable 

nesting habitat.  If the avoidance of native vegetation communities is not possible, CAS 

recommends that clearing of native vegetation communities should be avoided during 

Swift Parrot breeding season (September to January), if the species is breeding in the 

area.  Given the site is not covered by the Natural Assets Code, it is beyond Council’s 

power to require the retention of suitable nesting habitat.  It is therefore recommended 

advice be included in the permit advising the applicant of the DNR requirements.  

 

An additional threat to Swift Parrots is colliding with man-made objects such as 

windows and chain-link fences.  CAS recommends that infrastructure is designed to 

minimise collision risks to Swift Parrots.   

Given the site is not covered by the Natural Assets Code, it is beyond Council’s power 

to condition for future buildings to be designed to minimise collision risk.  It is therefore 

recommended advice be included in the permit advising the applicant of the DNR 

requirements.  
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7. OTHER MATTERS 
In accordance with Council’s Headworks Levy Policy, a headworks charge for the 

upgrading of School Road, from the junction of Kellow Place to the proposed new 

subdivision road, of $41,026.71 associated with the upgrading of School Road is 

recommended by way of permit condition, if approved.  The headworks charge would 

be payable prior to the sealing of the final plan for Stage 3.   

 

Alternatively, the developer can opt to carry out the necessary upgrades, including the 

upgrade of School Road from the junction of Kellow Place to the proposed subdivision 

road.  

 

Council has consistently applied headworks charges for subdivisions involving access 

to School Road, as School Road has not been constructed to a suitable standard to 

absorb the additional traffic generated by subdivision and subsequent development 

approvals.  

 

The headworks charges are calculated along the principle of Council’s adopted 

Headworks Policy and has been updated as necessary to reflect the cost of upgrade at 

the time of the subdivision application.  The headworks amount applied for this 

development is also based on the method applied for the original calculation.  

 

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

those of the State Coastal Policy. 

8.2. The proposal is inconsistent with the objectives of Schedule 1 of LUPAA as it 

would create the potential for land use conflict.  

9. COUNCIL STRATEGIC PLAN/POLICY IMPLICATIONS 
The primary purpose of Council’s Public Open Space Policy (2013) is to ensure the 

delivery of adequate and appropriate Public Open Space (POS) to serve the needs of 

the existing and future population in Clarence.  The policy is used to assist Council to 

exercise its discretion and provide a framework to deliver a consistent approach to the 

consideration of POS, or alternatively the payment of cash-in-lieu of it. 
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Irrespective of the underlying zoning, the Local Government (Building and 

Miscellaneous Provisions) Act 1993 (LGBMPA) provides for up to 5% of the area of 

the site to be taken as POS through the subdivision process (greater than this can be 

required by Council, provided that the landowner is appropriately compensated) or 

alternatively, 5% of the value of the site can be required as a cash-in-lieu of POS.  

Importantly, each subdivision proposal must be assessed on its merits reflecting the 

likely demand on existing (or future) POS related facilities.  On this basis, it is not 

appropriate to apply the maximum 5% contribution indiscriminately across the board 

without considering actual POS demand generated/facilitated by the proposal.  To do 

so would leave developments vulnerable to being unfairly taxed in terms of demand for 

POS.   

 

This being so, it is important to recognise that demand for POS exists at both the local 

and regional level and that any subdivision proposal that generates a demand for, or 

benefit from, POS (in all its forms) ought to contribute towards it.  Given that an area 

of POS can function at both the regional and local level it is difficult to quantify the 

ratio between the two.  However, a review of Council’s POS expenditure indicates that 

in Clarence approximately 80% of all funds allocated towards POS (both land and 

capital improvements) is attributed to POS that provides a significant regional function.  

 

In this case, the land is not well serviced by any existing local POS and the proposed 

lots are of sufficient size to service the likely future population.  For this reason, it is 

considered that each of the proposed lots ought only contribute to the regional 

component which would equate to 4% (80% of 5% - see above) of the value of the land.  

 

The proposal provides opportunity to secure POS identified as being required in 

Council’s Tracks and Trails Strategy 2012 and Tracks and Trails Action Plan.  

Specifically, the trail identified across the site includes a 10m wide linkage from the 

subdivision road connecting School Road and South Arm Road and would form part of 

the Tangara Trail.  The POS shown on the subdivision plan is reflective of this 

requirement and would further Council’s Public Open Space Strategy 2012 and 

Council’s Tracks and Trails Action Plan enhancing Council’s POS network and 

associated facilities.  
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The area of land proposed as public open space represents an area of 1% of the land 

area of 1089 South Arm Road.  As Council has formed the opinion that the subdivision 

will or is likely to increase the demand for public open space at a regional level and the 

land contribution is less than 4%, it has been determined that payment of a cash 

contribution (“the Contribution”) in-lieu of public open space equal to 3% of the value 

of the area of land in the approved plan described as Lots 1-3 and 5-14 is required in 

accordance with the provisions of Section 117 of the LGBMPA.  

 
Should the application be approved, a condition is recommended requiring the POS to 

be transferred to Council prior to the sealing of the Final Plan of Survey for Stage 4 and 

for a cash contribution.  

 

10. CONCLUSION 
The proposal is recommended for refusal because the proposed development does not 

comply with clause C9.6.1 P1(a) and (b) of the Scheme for reasons detailed within this 

report.  

 
It is important to note approving the subdivision in its current form will result in 

uncertainty for future lot owners in terms of the costs and ability to achieve compliance 

with the relevant noise emission levels that will need to be considered as part of the 

assessment of a future planning application for sensitive use on the lots.  Alternate 

options for the applicant include revisiting the layout and design of the subdivision to 

include the required noise barriers or to exclude parts of the site from the subdivision 

that are unable to meet the specified noise emission limits.  

Attachments: 1. Location Plan (1) 
 2. Proposal Plan (1) 
 3. Noise Emissions Assessment (10) 

4. EPA Correspondence (4) 
 5. Site Photos (3) 
 
Robyn Olsen 
ACTING HEAD OF CITY PLANNING 
 
 
 Council now concludes its deliberations as a Planning Authority under the Land Use 

Planning and Approvals Act, 1993. 



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 liability for its use by other
parties. 

20/09/2023
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Executive Summary 

This emissions assessment has been prepared to support a development application for a 14 lot residential subdivision 
at 1089 South Arm Road, Sandford. The assessment is required due to the majority of the site falling within the 750 
metre attenuation zone, specified by the Tasmanian Planning Scheme – Clarence, of a sand and gravel quarry at 100 
School Road, Sandford, which adjoins part of the southern boundary of the proposed subdivision. 

The quarry is currently operated by Jenkins Hire, who undertake operations from 7:30am to 4:00pm Monday to Friday 
year-round, using a jaw crusher, vibratory screen, excavator and bulldozer. Blasting is not undertaken at the site. 

Predicted noise emissions were modelled using SoundPLAN environmental noise modelling. The level of the predicted 
noise emissions from the quarry at the proposed subdivision meets the Tasmanian EPP (Noise) guideline indicator 
level for avoiding daytime outdoor “annoyance” at the location of the proposed building areas within the subdivision. 

The level of dust emissions from the quarry is sufficiently low, that it is not expected to create an environmental nuisance 
at the nearest residence. The quarry is required to carry out dust control measures to minimise dust emissions, under 
its environmental permit. 

Ground vibration from the quarry is unlikely to be detectable at the nearest residence. 

On this basis it may be concluded that potential sensitive uses of the proposed subdivision will not suffer from 
environmental harm or a loss of amenity due to noise and dust emissions or ground vibration from the quarry, and 
therefore the performance criteria of Clause C9.6 of the Tasmanian Planning Scheme – Clarence is met. 
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1. Introduction 
This emissions assessment has been prepared to support a development application for a 14 lot residential subdivision at 
1089 South Arm Road, Sandford. The assessment is required as the property falls within the attenuation zone of a sand 
and gravel quarry located at 100 School Road, Sandford, adjoining the southern boundary of the subdivision site. The 
quarry is adjacent to two other recently approved subdivisions to the north and the south. 

The quarry is currently operated by Jenkins Hire, who undertake operations from 7:30am to 4:00pm Monday to Friday 
year-round, using a jaw crusher, vibratory screen, excavator and bulldozer. Blasting is not undertaken at the site. 

The property extends approximately 1.2km south of the South Arm Road and School Road intersection, 3.5km south of 
Lauderdale. The surrounding area is zoned as a mixture of “Rural” and “Rural Living” under the Tasmanian Planning 
Scheme – Clarence. The locations of the proposed subdivision and quarry are shown in Figure 1 below. The proposed 
layout of the subdivision is shown in Figure 2 below. 

 
Figure 1: Proposed subdivision location (Basemap source: theList) 

Jenkins Quarry  
(ML 1511 P/M) 

South Arm Rd 

School Rd 

Proposed 
Subdivision 
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Figure 2 - Proposed subdivision layout. Extracted from project drawing set. 

 

2. Planning Scheme Criteria 
The Tasmanian Planning Scheme – Clarence, Table C9.1 defines an attenuation zone of 750 metres for a quarry or 
extractive pit where crushing or grinding are undertaken, the nearby quarry uses a vibratory screen and jaw crusher, but 
no blasting is undertaken. 

Clause C9.6 provides development standards for subdivisions intended for sensitive use, within attenuation zones. It is 
reproduced below: 

Objective: To provide for subdivision so that a lot intended for a sensitive use: 
a) is located to avoid an activity with potential to cause emissions and enable appropriate levels of amenity; and 
b)  does not conflict with, interfere with, or constrain an existing activity with potential to cause emissions. 

Acceptable Solutions Performance Criteria 
A1 
Each lot, or a lot proposed in a plan of subdivision, within an 
attenuation area must: 
a) be for the creation of separate lots for existing buildings; 
b) be for the creation of a lot where a building for a sensitive 

use can be located entirely outside the attenuation area; or 
c) not be for the creation of a lot intended for a sensitive use. 

P1 
Each lot, or a lot proposed in a plan of subdivision, within an 
attenuation area must not result in the potential for a sensitive use 
to be impacted by emissions, having regard to: 
a) the nature of the activity with the potential to cause 

emissions, including: 
i) operational characteristics of the activity; 
ii) scale and intensity of the activity; and 
iii) degree of emissions from the activity; and 

b) the intended use of the lot. 

As the proposed lots are located within the attenuation area of the quarry and are intended for sensitive use (residences), 
the proposed subdivision cannot meet the acceptable solution and the performance criteria must be addressed. 
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3. Noise Assessment 

3.1 Noise Criteria 

The Tasmanian Environmental Protection Policy (Noise) 2009 (EPP) provides a table of guideline noise levels which may 
be used to evaluate the impact of noise on sensitive uses, such as residential dwellings. 

Two measures are provided for avoiding “Moderate Annoyance” and “Serious Annoyance” for people engaged in for 
“outdoor daytime living” activities in their yards, of Leq equals 50dB(A) and 55dB(A) respectively. Leq is the “equivalent 
continuous noise level” which can be through of as the average noise level over a specific period of time1. Lmax is the 
maximum noise level recorded in a specific period of time. These measures relate to the combined total noise level 
experienced at a location, which is made up of noise from the activity being considered as well as noise from all other 
sources in the area, such as traffic and other commercial premises, etc. 

The quarry only operates during daytime hours. Noise monitoring was not undertaken as part of this assessment. A daytime 
ambient noise level (excluding noise from the quarry) of 40dB(A), which is typical for rural areas with modest levels of 
traffic has been assumed. 

3.2 Noise Sources 

Typical equipment utilised at the quarry include a crusher, screen, excavator (nominally 20 tonne) and a bulldozer. Table 
1 details the sound power levels, used to characterise the noise sources, for the equipment used at the quarry as advised 
by the quarry operator. Sound power levels are based on noise measurements of equivalent equipment made by 
pitt&sherry or referenced from other noise assessments of quarrying equipment.  

All pitt&sherry noise measurements are made using a Rion NL-42 sound pressure meter, mounted on a tripod. All 
measurements were made in accordance with the Tasmanian DEPHA Noise Measurement Procedures Manual, 2008.  

Table 1: Equipment sound power levels. 

Noise Source Description Quantity Height Above 
Ground – m 

Sound Power 
Level – dB(A) 

Crusher Terex | Finlay J1175 Jaw Crusher 1 2 119.6 

Screen Fintex 570 Screen 1 2 109.0 

Excavator CAT 375 Excavator 1 2 107.7 

Bulldozer CAT D82 1 2 110.0 

3.3 Methodology and Assumptions 

Noise modelling was carried out in accordance with the Tasmanian DEPHA Noise Measurement Procedures Manual, 
2008. Noise level calculations were implemented using SoundPLAN 8.2 environmental noise modelling software. Modelling 
assumptions and settings include:  

• The ISO 9613-2 noise calculation standard was used within SoundPLAN. This standard incorporates “worst case” 
meteorological conditions for noise propagation. 

• Terrain topography was obtained from 2 metre elevation data sourced from the ELVIS online elevation database. 
No modifications to the digital ground model have been made to account for further excavation at the quarry site 
or stockpiles. 

• Buildings were included based on aerial imagery of the area from February 2023. 

 
1 Noise levels measured in decibels are averaged logarithmically.  
2 Hegley Acoustics Consultants, McPherson Quarry Mangatawhiri Assessment of Noise Effects, Report No. 18185, October 2018. 
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• A ground absorption factor was set to 70% soft for the entire modelling area, reflecting the existing environment. 

• The excavator, bulldozer, screen and crusher have been modelled as single point sources, located 2 metres above 
ground level. 

Figure 3, below shows the layout of the SoundPLAN noise model, including the location of the quarrying equipment. 

 
Figure 3: SoundPLAN Noise Model including the locations of quarrying equipment.  

3.4 Intrusive or Dominant Noise Characteristics 

Various characteristics of noise can increase the level of annoyance that is caused. These include Tonality, Impulsiveness, 
Modulation and Low Frequency content. Tonality is where particular frequency bands or “Tones” are present within the 
noise, such as the “whine” of a circular saw. Impulsiveness is where noise has rapid large changes in amplitude such as 
gunshots or jackhammers. Modulation is where the noise level cycles up and down rapidly. Low frequency noise is 
considered a problem when there is significant energy in the 20 Hz to 250 Hz frequency range. 

Quarrying equipment typically generates moderate levels of tonal or low frequency noise, these effects are attenuated by 
distance and partially masked when combined with traffic noise and environmental noise, including from wind, trees and 
birds. Intrusive noise characteristics are taken into account in the noise assessment by adding ‘penalty” corrections to the 
predicted noise level results, in accordance with the Noise Measurement Procedures Manual. 

3.5 Noise Modelling Results 

The predicted levels of noise emissions from the quarry, at the proposed building areas within the subdivision, are given 
in Column 2, of Table 2 below. The closest lots to the quarry incur a penalty for tonal noise of +2.5 to +4dB(A) and a penalty 
for low frequency noise of +5dB(A). These penalties are included in the Table 2 results. 

Column 3 of Table 2 shows the predicted ambient noise level, calculated by logarithmically adding the ambient noise level 
in the area3 (without the quarry) to the predicted quarry noise.  The combined noise level results meet the 50 dB(A) EPP 
(Noise) guideline level for avoiding “annoyance” in outdoor living areas.  

 
3 The daytime ambient noise level in the area, without the quarry has conservatively been assumed to be 40 dB(A), as on-site noise 
logging was not undertaken for this assessment. 

Proposed 
Subdivision  NORTH 

Bulldozer 

Crusher 

Excavator 

Screen 

Quarry 
Boundary 
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Table 2 Modelled noise levels at proposed building areas in the subdivision. 

Lot Predicted Quarry Noise Level 

dB(A) 

Predicted Combined Quarry & 

Daytime Ambient Noise Level   

dB(A) 

Lot 01 47.1 47.8 

Lot 02 47.7 48.4 

Lot 03 48.1 48.7 

Lot 04 43.5 45.1 
Lot 05 46.8 47.6 

Lot 06 45.8 46.8 

Lot 07 46.4 47.3 
Lot 08 47.7 48.4 

Lot 09 45.5 46.6 

Lot 10 44.8 46.1 

Lot 11 45.1 46.3 
Lot 12 48.7 49.2 

Lot 13 49.0 49.6 

Lot 14 48.7 49.3 

 

A noise level contour map showing the distribution of quarry noise in the area, is shown in Figure 4 below.  

 
Figure 4 – Quarry noise level contour map - 45dB(A) contour shown in bold, and proposed subdivision shown in blue. 

 
 

45 dB(A)  
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4. Dust Emissions 
Quarrying equipment and processes have the potential to generate significant dust emissions, especially during extended 
periods of dry weather. The level of potential dust nuisance reaching the nearest building areas in the proposed subdivision 
is minimised by the distance to the working areas of the quarry, intervening trees and vegetation along the northern 
boundary of the quarry, and the topography of the quarrying site and surrounding area. In addition the quarry is obliged to 
carry out a number of dust control measures that are specifically listed in its environmental permit4. These include including 
the covering or dampening of vehicle loads that might blow or spill, and the use of water sprays, dust extraction systems, 
and/or dust enclosures to control dust emissions from crushing, screening and conveying plant. 

As a result, dust generated from quarrying activities is unlikely to reach levels that will cause a nuisance at the location of 
nearest houses within the proposed subdivision. 

 

5. Ground Vibration 
Blasting is not undertaken at the Quarry. Quarrying equipment such as screening and crushing plant can generate modest 
levels of ground vibration, but this is rapidly attenuated as it travels through the ground. At the distance of the nearest 
houses in the proposed subdivision ground vibration will be reduced to undetectable levels. 

 

6. Conclusions 
The predicted noise emissions from the quarry are lower than the Tasmanian EPP (Noise) guideline level for avoiding 
daytime outdoor “annoyance” at the nearest residences in the proposed residential subdivision. Operations are not 
undertaken at night.  

The level of dust emissions from the quarry is sufficiently low, that it is not expected to create an environmental nuisance 
at the nearest residence. The quarry is required to carry out dust control measures to minimise dust emissions, under its 
environmental permit. 

Ground vibration from the quarry is unlikely to be detectable at the nearest residence. 

On this basis it may be concluded that potential sensitive uses of the proposed subdivision will not suffer from 
environmental harm or a loss of amenity due to noise and dust emissions or ground vibration from the quarry, and therefore 
the performance criteria of Clause C9.6 of the Tasmanian Planning Scheme – Clarence is met. 

 
4 EPN 8990/1 – 20 May 1993 
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Environment Protection Authority  
 

GPO Box 1550 HOBART TAS 7001 Australia 
 
Enquiries: Rachel Alexander 
Phone: +61 3 6165 4538 
Email: rachel.alexander@epa.tas.gov.au  
Web: www.epa.tas.gov.au  
Our Ref:  D23-195197/007 

24 July 2023 

Vanessa Tomlin 
Manager City Planning 
Clarence City Council  
38 Bligh St / PO Box 96 
ROSNY PARK TAS 7018 
 
Email: cityplanning@ccc.tas.gov.au 

Dear Vanessa Tomlin 

PDPLANPMTD-2023/036283 – SUBDIVISION OF 1089 & 1099 SOUTH ARM RD, SANDFORD 
NEAR QUARRY – EPA COMMENT 

I acknowledge receipt of Clarence City Council’s email dated 5 July 2023, requesting comment from the 
Director of the Environment Protection Authority (EPA) about a planning application for the subdivision of 
1089 & 1099 South Arm Rd, Sandford. I also acknowledge receipt of the following documents in relation to the 
subdivision: 

• Correspondence from Clarence City Council to EPA date 5 July 2023; 

• Completed form titled Clarence City Council, Application for Development / Use or Subdivision; 

• Site and Folio Plans; and 

• Correspondence from JSA Science in Design to Clarence City Council dated 3 July 2023. 

Jenkins Hire Pty Ltd (Jenkins Hire) is currently authorised to operate a quarry on Mining Lease (ML) 1511P/M 
located at Sandford. The quarry undertakes extraction and crushing/screening activities and the current 
operations, which are carried out within the ML have a separation distance of approximately 150 – 250 metres 
from the ML boundary to Lots 11, 12, 13 and 14, and with all Lots being within approximately 750 metres from 
the ML boundary. 

As per Section 6.1.2 of the Quarry Code of Practice (QCoP) of May 2017 published by the EPA: 

It is suggested that the planning authorities and operators seek to maintain the following separation distances, 
measured from the maximum extent of the quarry operations to any sensitive use: 

1.  where regular blasting takes place 1,000 metres; 

2.  where material is crushed only 750 metres; 

3.  where vibrating and trommel screens alone are utilised 500 metres; 

4.  where no blasting, crushing or screening occurs 300 metres. 

The approval authority may consider variations of the above distances where the nature or manner of the 
operation can justify this. Modelling noise from proposed quarrying and processing activities and the measurement 
of pre-existing noise levels can be used to support such variations. Ground vibration and air blast overpressure 
should also be modelled where blasting is expected within 1,000 metres of a sensitive use. 
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The abovementioned separation distances referenced in the QCoP are reflected in the State Planning 
Provisions, Code 9.0 – Attenuation Code. 

In the case of the abovementioned quarry in relation to blasting, the current Level 2 permit states blasting must 
not be carried out on The Land without the prior written approval of the Director. 

Furthermore, the current Level 2 permit also limits operating hours, whereby activities associated with the 
extraction of rock, gravel, sand, clay or minerals, and loading of product, and screening/crushing must not be 
undertaken outside the hours of 0700 hours to 1900 hours on weekdays and 0800 hours to 1600 hours on 
Saturdays. 

Please note, that whilst the Level 2 permit has not explicitly conditioned the activity to comply with noise 
emission limits, condition G6 requires the activity undertaken on The Land to comply with the Acceptable 
Standards provisions of the Quarry Code of Practice. 

As per Section 7.2.2.2 of the QCoP, an acceptable standard for level of noise (i.e. noise emission limits) has 
been established. 

Noise from quarrying activities and associated activities, including equipment maintenance, when measured at any 
neighbouring sensitive use must not exceed the greater of: 

• The A-weighted 10 minute L90, excluding noise from the quarry, plus 5 dB(A), or 

• The following levels: 

o 45 dB(A) from 0700 to 1900 hours (daytime) 

o 40 dB(A) from 1900 to 2200 hours (evening), and 

o 35 dB(A) from 2200 to 0700 hours the following day (night time) 

when measured as a 10 minute Leq. 

Section 7.2.2.3 of the QCoP referenced separation distances from quarry activities. 

The distances provided in section 6.1.2 are generally consistent with avoiding unreasonable noise impacts. 

The EPA is of the belief that the noise emissions limits set down in section 7.2.2.2 of the QCoP can reasonably 
be expected to be complied with, where the separation distances and Standard Recommended Attenuation 
Distance (SRAD) to sensitive receptors can be maintained. This means that where a new premises is built 
within these distances, the noise emission limits are not likely to be complied with or enforceable. 

Based on the above, the EPA advises that under the current permit conditions, it is possible that the proposed 
subdivision at 1089 & 1099 South Arm Rd, Sandford, and future proposed development (if approved) may 
experience noise in excess of the above emission limits given that all the Lots are within approximately 750 
metres of The Land on which the activity may be carried out. Due to the proximity to the existing quarry, the 
proposed subdivision development has the potential to be affected by quarry associated activities. 

To minimise the potential for the proposed subdivision at 1089 & 1099 South Arm Rd, Sandford, and future 
proposed development to interfere with or constrain the operation of the quarry, the EPA advises that: 

• It is recommended to undertake a Noise Impact Assessment Report assessing impact of quarry operation 
scenarios including but not limited to; the cumulative impact of drilling, blasting and quarrying activities 
(ripping, crushing, screening, loading product etc). The report should clearly discuss potential noise nuisance 
that may be expected to be experienced at each Lot and, should clearly state the expected nuisance from 
the worst-case scenario for each Lot; 

• The Noise Assessment Impact Assessment Report should identify appropriate mitigation measures (i.e., 
noise barriers, external walls, glazing and ceiling/roof facades and construction details) to meet the required 
indoor levels of each habitable space; 

• The Noise Assessment Impact Report should also include appropriate mitigation measures (i.e., noise 
barriers) to protect the outdoor recreation areas; 

• If a permit is granted for the subdivision appropriate conditions should be applied, to ensure that the 
proposed develop and any future proposed development is designed and constructed appropriately to 
attenuate noise and associated impacts from the quarry; 

Agenda Attachments - 1089 & 1099 South Arm Road, Sandford   Page 14 of 19



 3 

• Future residential owners of the subdivision should be informed about potential noise nuisance that they 
may experience, and the associated planning application documents should clearly state the expected 
nuisance from the worst-case scenario. 

The EPA also advises that due consideration should be given to local conditions such as terrain and 
meteorology, including annual rainfall, and the direction and strength of prevailing winds, as these factors have a 
bearing on the potential for dust related nuisance issues to occur in the vicinity of the proposed subdivision 
and future proposed development. 

 

Yours sincerely 

 
Dr Martin Read 
A/DIRECTOR, ENVIRONMENT PROTECTION AUTHORITY 

 

 

cc:  Amanda Beyer, Clarence City Council: abeyer@ccc.tas.gov.au  
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From: Alexander, Rachel <Rachel.Alexander@epa.tas.gov.au> 
Sent: Tuesday, 26 September 2023 2:28 PM 
To: Amanda Beyer 
Subject: RE: Subdivision of 1089 and 1099 South Arm Road - Sandford Near Quarry - 

EPA Comment  
 

 

This Message Is From an External Sender  

This message came from outside your organization.  
 

Afternoon Amanda, 
 
Apologies for the delay and I very much appreciate the extension of time you have provided us. 
 
The EPA Noise Specialist has reviewed the submitted Noise Impact Assessment Report and advises 
the following: 

- Table 2 demonstrates that there are lots namely, Lot 1, 2, 3, 4, 5, 6, 7, 8, 9, 10, 11, 12, 13 and 
14 will be impacted by the Level 2 Quarry located on School Rd as they will experience noise 
that exceeds 45dB(A). 

- As such, the EPA recommends considering construction of Noise barriers as a mitigation 
measure to ensure that 45dB(A) limits are met at all lot boundaries of the proposed 
development. 

 
Furthermore, it is noted that the conclusion drawn in the first paragraph of the Conclusions section is 
correct when utilising the Tasmanian EPP (Noise). As such, this appears to be the reason as to why 
the report has not provided any mitigation measures. However, as the development is located 
adjacent to a level 2 activity the EPA recommended a noise limit of 45dB(A) in place of 50dB(A).  
 
Secondly, the modelled noise levels depicted in Table 2 demonstrates that all lots will experience 
noise level beyond 45dB(A) yet, Figure 4 depicts only lots 1, 2, 3, 9, 11, 12, 13 and 14 will experience 
noise level beyond 45dB(A). This is an inconsistency which is of concern. 
 
Thank you, 

Rachel Alexander | Senior Environment Officer 

Southern Industrial Regulation | Industrial Regulation Branch 
Environmental Regulation Division 
Environment Protection Authority 
GPO BOX 1550, HOBART, TAS, 7001 
T: (03)   6165 4538 
E: rachel.alexander@epa.tas.gov.au  
W: www.epa.tas.gov.au 

 

 

From: Amanda Beyer <abeyer@ccc.tas.gov.au>  
Sent: Thursday, September 21, 2023 1:52 PM 
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SITE PHOTOS – 1089 AND 1099 SOUTH ARM ROAD, SANDFORD 

 

Photo 1: The site when viewed in a westerly direction from the southern end of the property 

frontage to South Arm Road.  The Sandford Quarry is located behind the tree line visible on 

the hill top. The area contained within proposed Lots 8-13 (cul-de-sac head) is visible in this 

image.   

 

Photo 2. The view towards Rosevear Lane when viewed from South Arm Road.  The area 

visible in this image would be occupied by proposed lots 5, 6, 7 and 14. The existing dwelling 

at 1099 South Arm Road is visible on the right hand side of the image.  
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Photo 3: The view of the site from the Kelson Place / School Road junction.  The dam on 

proposed lot 4 is visible in the background. The remnant vegetation on the site is also visible 

to the left of the dam.  

 

Photo 4: The view over the site when viewed upslope from the entrance to 3 Rosevear Lane. 

The dwelling located at 1099 South Arm Road is visible to the left of centre.  
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Photo 5: The site when viewed from the entrance to 6 Rosevear Lane and beyond to the salt 

marshes located on the eastern side of South Arm Road.  
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8. REPORTS OF OFFICERS 
 
8.1 DETERMINATION ON PETITIONS TABLED AT PREVIOUS COUNCIL MEETINGS 
 
 Nil Items. 
 



CLARENCE CITY COUNCIL – ASSET MANAGEMENT- 9 OCT 2023 174 

8.2 ASSET MANAGEMENT 
 
 Nil Items. 
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8.3 FINANCIAL MANAGEMENT 
 
 Nil Items. 
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8.4 GOVERNANCE 
 
8.4.1 DOG MANAGEMENT POLICY 2021 – CONSULTATION ON PROPOSED 

CHANGES TO DECLARED AREAS 
 

 EXECUTIVE SUMMARY 
PURPOSE 
To seek Council’s approval to undertake public notification of its intention to declare 
two areas under the Dog Management Policy 2021 in accordance with the Dog Control 
Act 2000 (Tas.). 
 
RELATION TO EXISTING POLICY/PLANS 
Council’s Dog Management Policy 2021, Council’s Strategic Plan 2021 – 2031, 
Recreation Needs Analysis 2019 and Active Living Strategy 2022 are relevant.  
 
LEGISLATIVE REQUIREMENTS 
The Dog Control Act 2000 is relevant.  
 
CONSULTATION 
Preliminary consultation with stakeholders has been conducted.  Public notification of 
Council’s intention to declare the areas will be undertaken if the recommendations are 
adopted.  The public notification process will advise the community that submissions 
may be made to Council which it must consider. 
 
FINANCIAL IMPLICATIONS 
Any costs associated with consultation and implementation will be accommodated 
within existing approved budgets. 
 
RECOMMENDATION: 
 
That Council: 
 
A. Authorises the Chief Executive Officer to undertake the statutory notification 

and consultation process in accordance with section 24 of the Dog Control Act 
2000 (Tas.) to give public notice of Council’s intention to declare the following 
areas: 

 
(i) the parts of South Street Reserve: 

a. shown in purple on Attachment 1 of the Associated Report be 
 declared a restricted area, a condition of use is that greyhounds are 
 the only dogs permitted in the restricted area and may be exercised 
 off-leash and un-muzzled; 

b. shown in yellow on Attachment 1 of the Associated Report be 
 declared a restricted area, a condition of use is that vulnerable dogs 
 (being dogs which are small, geriatric or experiencing or recovering 
 from an injury or illness) are the only dogs permitted in the restricted 
 area and may be exercised off-leash; 
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c. shown in teal on Attachment 1 of the Associated Report be declared 
 an exercise area, a condition of use is that dogs may be exercised 
 off-leash in this area at times when this area is not being used by the 
 Eastern Shore Dog Club in accordance with its lease terms; and 

d. which are enclosed by fences (being those shown in purple, yellow, 
 teal and green on Attachment 1 of the Associated Report) be 
 declared a training area at the times a permit issued to the Eastern 
 Shore Dog Club authorises them  to be used to conduct dog 
 obedience, agility or other training activities by the club.  
 

(ii) the area on the land side of the Bellerive Boardwalk perimeter shown in 
 blue on Attachment 1 of the Associated Report is declared a restricted 
 area, a condition of use is that dogs are permitted in this area if they are 
 on a leash, otherwise they are restricted from entering the area off-leash, 
 or if the conditions of an event permit declare dogs are not permitted at 
 the event.  
 
B. Notes that the results of the public notification and consultation process and any 

submissions received will be the subject of a future council agenda for Council’s 
consideration. 

 
________________________________________________________________________ 

ASSOCIATED REPORT 
 
1. BACKGROUND 

1.1. The report recommends Council approves the undertaking of public notification 

and community consultation on the following proposed changes to “declared 

areas” under its Dog Management Policy 2021.  The changes are to 

accommodate the following initiatives, which are proposed in response to 

community needs and expectations around the management of dogs in Clarence: 

(a) Declaring parts of South Street Reserve in Bellerive as an off-leash 

greyhound exercise area to accommodate a proposed 12-month trial, 

another part as an area for vulnerable dogs, and changing the declarations 

for the balance of the area from a “training” area to an off-lead exercise 

area; and 

(b) Changing the restrictions on the area on the land side of the Bellerive 

Boardwalk to permit dogs to be walked on-leash, unless prohibited by 

the conditions of a permit issued by Council for the staging of an event.  
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1.2. The proposed changes to the declared areas are shown on the plans in 

Attachment 1. 

1.3. Before making a declaration, Council is required to conduct a public notification 

and community consultation process in accordance with the Act. 

2. REPORT IN DETAIL 
2.1. The schedule of declared areas in Council’s Dog Management Policy 2021 sets 

out public areas in Clarence which are subject to declarations under the Dog 

Control Act 2000 (the Act) around the regulation of dogs.  The current schedule 

of declared areas is Attachment 2.  The proposed changes to schedule of 

declared areas seek to strike a balance between greyhound owners, other dog 

breed owners and non-dog owners’ uses of the relevant areas. 

South Street Reserve 

Council proposes to conduct a 12-month trial of fencing part of the South Street 

Reserve at Bellerive for use as an off-leash greyhound exercise area, with an 

additional off-leash exercise area for vulnerable dogs. 

2.2. The off-leash greyhound exercise area trial is being implemented in response to 

requests from the re-homed greyhound owner community for a fenced, off-leash 

area where they can exercise their dogs.  The Dog Management Policy 2021 

provides for the construction of a fenced, off-leash greyhound exercise area at 

17 Goodwins Road, Clarendon Vale.  However, current allocated funding is not 

sufficient to complete that project, meaning it is likely several years away.  The 

South Street trial will, in the short term, provide a fenced area for greyhounds 

to exercise off-leash and provide valuable data and information to assist in 

future planning of greyhound exercise areas.  

2.3. The vulnerable dog area will provide an area for vulnerable dogs to exercise in 

public with less exposure to larger or stronger dogs that may pose a risk.  It is 

proposed to adopt the definition of “vulnerable dog” adopted by the City of 

Launceston at its Heritage Park dog exercise area, which is: “a dog which is 

small, geriatric or experiencing or recovering from an injury or illness”.  
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2.4. This definition would provide guidance to users of the area but would not be 

definitive in the case of a prosecution or infringement.  

2.5. The other areas of the reserve would remain available as off-leash exercise areas 

for all other dogs and are not subject to other restrictions under the Act.  

However, it is proposed to change the declaration for those areas from a full-

time “training” area to an “off-leash exercise” area, except when booked for 

training activities.  This is because the areas are only used for formal dog 

training activities by the Eastern Shore Dog Club for several hours each week, 

and, in practice, are used by the public as off-leash exercise areas at all other 

times.  

Bellerive Boardwalk 

The part of the Bellerive Boardwalk shaded in red on Page 2 of Attachment 1, 

is currently a declared “restricted” area where dogs are restricted from entering 

at all times, effectively creating a prohibition. 

2.6. The schedule of declared areas identifies the reason for the restriction as:  

“…the recreation of dogs on this area is contrary to the development 
plans for the area and inconsistent with the use of this area for 
outdoor dining.” 

2.7. When the restriction was originally put in place on 25 February 2008, the area 

was intended to be the premiere events space for Clarence, and the Council at 

the time wanted to prevent dogs at events.  In practice, the area is rarely used 

for events, and if it were, restrictions on dogs during events would be able to be 

managed through Council’s event permit application process.   

2.8. Further, attitudes towards allowing leashed dogs in outdoor dining areas have 

changed significantly and it is now common for outdoor dining areas to be “dog 

friendly”.  A new business has recently opened in the area and has outdoor 

dining fronting the restricted area.  The business has advised officers that the 

restriction makes it difficult for customers with dogs to access their premises 

without contravening the restriction, although lawful access is still possible via 

the laneway off Cambridge Road next to the Waterfront Hotel.  
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2.9. Having reviewed the current restriction, officers are of the view that it is more 

appropriate to change the restriction to allow dogs to be leashed, unless the 

conditions of a permit for a specific event prohibit dogs at the event.  

3. CONSULTATION 
3.1. Community Consultation Undertaken 

Preliminary consultation with key stakeholders (including the Eastern Shore 

Dog Club Inc) has been undertaken.  Officers are working closely with the Club, 

which is supportive of the trial, provided it can still book the entirety of South 

Street Reserve for its dog training and agility activities on Sunday mornings 

(which it will be able to do).  

Consultation with the wider community is proposed in this report.  

3.2. State/Local Government Protocol 

Not applicable. 

 

3.3. Other 

Not applicable. 

 

3.4. Further Community Consultation 

Public notification of the proposed changes is required in accordance with the 

Act.  Wider stakeholder and community consultation is also proposed as part of 

this process.  

Council is required under section 24 of the Act to undertake a public 

consultation process, which includes notifying the public by providing a notice 

setting out the area, any proposed condition relating to the use of that area, and 

in the case of a restricted area or prohibited area, the reasons for the declaration.  

The public has the opportunity to make a submission within 15 working days 

after publication of the notice. 
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Attachments 3 and 4 are the Consultation Promotion Plans for the notification 

and consultation processes for South Street Reserve and Bellerive Boardwalk. 

Community consultation will also ask additional questions around the use of the 

areas to assist in future planning and decision making. 

Following the notification and consultation period, a further report would be 

brought back to Council to consider any submissions received prior to any 

declarations being made in respect of either South Street Reserve or Bellerive 

Boardwalk and changes taking effect.  Officers aim to report back to Council at 

the ordinary meeting on 20 November 2023. 

In relation to the proposed off-leash greyhound exercise area and vulnerable 

dogs’ area, further and ongoing consultation would take place during the trial 

with an additional report back to Council closer to the conclusion of the 12-

month trial. 

4. STRATEGIC PLAN/POLICY IMPLICATIONS 
4.1. Council’s Recreation Needs Analysis 2019 recommended that Council support 

the Eastern Shore Dog Club to continue its operations from South Street 

Reserve and work closely with the club to understand future facility 

requirements.  This will be addressed as part of the consultation. 

4.2. Council’s Strategic Plan 2021-2031 within the Strategic Goal Area A Well-

Planned Liveable City contains the following Strategy: 

“2.11 In line with our Sport and Recreation Strategy, work with 
local clubs, state and regional organisations and other 
levels of government to meet the sport and recreation needs 
of our community.” 

4.3. Council’s Active Living Strategy 2022 within Priority 2: Great Spaces identifies 

that Council will Provide contemporary sport, recreation, exercise, and leisure 

facilities and spaces, and specifically: “Identify projects that maximise use and 

increase diversity of use of existing facilities and spaces.”  
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5. EXTERNAL IMPACTS 
5.1. Any member of the public will have the opportunity to make a submission on 

the proposed changes.  Owners of neighbouring properties, business operators 

and any interested community members will have the opportunity to review and 

comment on proposed changes to the declared areas if they have any concerns.  

5.2. The proposal for South Street Reserve would not result in any significant loss 

of space for regular users of the park, given that two general off-leash exercise 

areas would remain, with only the southern one being reduced in size. 

6. RISK AND LEGAL IMPLICATIONS 
Council is required to comply with the public notification process set out under section 

24 of the Act.  If Council determines to make the proposed changes, it will be required 

to notify the date on which the declaration takes effect and the period during which the 

declaration remains in force. 

7. FINANCIAL IMPLICATIONS 
7.1. There are no material financial implications.  Costs associated with public 

notification and community consultation will be accommodated within existing 

approved budgets.  

7.2. Council allocated funding in its 2022/23 budget for construction of an off-leash 

greyhound area which will be used to construct fencing and signage upgrades 

at South Street Reserve, necessary to facilitate the proposed changes, if 

approved.  

8. ANY OTHER UNIQUE ISSUES 
Not applicable.  
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9. CONCLUSION 
For the reasons outlined above, it is recommended Council approves the 

commencement of the public notification and community consultation process, with a 

view to considering making the proposed changes to the Dog Management Policy 2021 

and declared areas outlined in this report. 

 

Attachments: 1. Plans showing Proposed Changes to Declared Areas at South Street Reserve 
  and Bellerive Boardwalk (2) 
 2. Dog Management Policy 2021 – Schedule of Declared Areas (7) 
 3. Consultation Promotion Plan - Greyhound Off-Lead Exercise Area Trial 
  and Changes to Declared Areas – South Street Reserve, Bellerive (6) 
 4. Consultation Promotion Plan - Change to Declared Dog Exercise Area  
  Bellerive Boardwalk (4) 
 
Ian Nelson 
CHIEF EXECUTIVE OFFICER 



Attachment 1

Proposed Changes to Declared Areas (Dog Control Act 2000)

1. South Street Reserve, Bellerive

Current declared areas Proposed declared areas

Declared training areas at certain times
All fenced areas of the reserve will be declared as 'training' areas at any time it is booked for dog training 
activities by the Eastern Shore Dog Club Inc. The club typically books the reserve on Sunday mornings 
until 1pm. The park is unavailable for use by the general public at these times. 



2. Bellerive Boardwalk

Current declared areas Proposed declared areas

Restricted area (red)

Dogs restricted at all times, 
so effectively prohibited

On-leash area (green) On-leash area (green)

Restricted area (Blue)

Dogs allowed on-leash 
except if restricted during 
events



ATTACHMENT 2















Consultation Promotion Plan 
Off-Leash Greyhound Exercise Area Trial 

and Changes to Declared Areas – South Street Reserve, Bellerive 

Purpose 
The purpose of the promotion of consultation of the trial of an off-lead greyhound exercise area at South Street Reserve in Bellerive is to: 

1. Inform regular users of South Street Reserve and owners of Greyhounds about the upcoming trial and seek feedback about the proposed
reconfiguration of South Street Reserve.

2. Comply with the statutory process for changing the declarations under the Dog Management Act 2000 for the proposed greyhound and
other exercise areas at South Street Reserve.

Consultation is being carried out concurrently with the statutory notification process for the proposed change to the declared area at Bellerive 
Boardwalk. However, the anticipated high level of interest in the changes to South Street Reserve and potential for positive media coverage 
means there will be additional promotional activities carried out for the South Street consultation.  

Anticipated start date: 10 October 2023 Anticipated End Date: 7 November 2023 (4 Weeks) 

Note: Additional, ongoing, consultation will take place during the 12-month trial. This will be the subject of a separate consultation plan in the leadup to 
the commencement of the trial. 

ATTACHMENT 3



 

Promotion tool Platform Y N Target audience Proposed 
timeframe 

Primary 
comms 

Follow 
up 
comms 

Statutory 
requirement 

Comments 

STAGE 1: Visioning 

Media Media event   Wider community with 
interest in Council 
matters.  

During week 
beginning 10 
Oct 2023 

   Potential to pitch a 
story/photo opportunity 
with the Mayor and a 
Greyhound Advocate 
publicising Council’s 12-
month trial and 
consultation.  

Media release   To go with media alert 
for event (see above) 

During week 
beginning 10 
Oct 2023 

    

Eastern Shore 
Sun 

 ×     X  

Mailout Letter to 
residents 

  Letter drop to Residents 
in streets surrounding  
South Street reserve.  

During week 
beginning 10 
October 2023 

  X Non-addressed letter with 
QR Code link to YSC page 
and consultation.   

Letter/direct 
email to 
Greyhound 
Owners 

  Addressed mailout to all 
owners of registered 
greyhounds in Clarence  

During week 
beginning 10 
October 2023 

   Individually addressed 
letter or emails to all 
registered owners.   



 

Promotion tool Platform Y N Target audience Proposed 
timeframe 

Primary 
comms 

Follow 
up 
comms 

Statutory 
requirement 

Comments 

Council 
publications 

City of Clarence 
News 

 ×     X Note:  Will submit article 
with results of 
consultation and start of 
trial for next issue, but this 
consultation will be 
complete before that is 
released.  

Other (specify)   Clarence Dog News Already 
published in 
latest issue 

  X Will also include follow-
ups in later issues as the 
trial gets underway 

Advertisement Mercury   Requirement to 
advertise under Dog 
Control Act. 
Advertisement for South 
Street and Bellerive 
areas to be combined.  

Wednesday, 11 
October 2023 

   Declaration cannot take 
effect until 20 working 
days after publication of 
advertisement. Follow-up 
notification/advert is 
required. 

Eastern Shore 
Sun 

 ×     X  

Facebook   Small budget for paid 
promotion of Facebook 
posts, below.  

Throughout 
consultation. 

Dates to be 
finalised with 

    



 

Promotion tool Platform Y N Target audience Proposed 
timeframe 

Primary 
comms 

Follow 
up 
comms 

Statutory 
requirement 

Comments 

communications 
team.   

Social media CCC Facebook 
page 

  Users of South Street 
Reserve and other 
interested stakeholders 
(nearby residents, 
advocacy groups etc)  

Throughout 
consultation. 

Dates to be 
finalised with 
communications 
team.   

  X Post directing to 
information and survey on 
YSC Page.  

Facebook 
groups (specify) 

  C-Dog 

Friends of Bellerive Dog 
Park   

Throughout 
consultation. 

  X Share above post to these 
Facebook Groups.  

Administrators of 
Greyhound advocacy 
groups on Facebook will 
also be contacted and 
invited to share post to 
members.   

Online Your Say 
Clarence 
website 

  Broader community. Go-live on 10 
October 2023 (if 
approved by 
Council) 

  X Your Say Survey  - 4 weeks 
commencing on 10 
October 2023.  

CCC main 
website article 

  Broader community. Go-live on 10 
October 2023 (if 

  X Brief news article directing 
to YSC page.  If proposed 
media opportunity is 



 

Promotion tool Platform Y N Target audience Proposed 
timeframe 

Primary 
comms 

Follow 
up 
comms 

Statutory 
requirement 

Comments 

approved by 
Council) 

Available 
throughout 
consultation 

picked up, can use that 
instead.  

Signage Corflute signage   Users of South Street 
Reserve  

Throughout 
consultation. 

   4 x Corfulte Signs at main 
entrances to South Street 
Reserve dog park. 

Posters  X       

Postcards   X       

Stakeholder 
engagement 

Letters to Key 
Stakeholder 
Groups 

  Eastern Shore Dog Club 

Greyhound Advocacy 
Groups 

Hobart Dog Walking 
Association 

C-Dog 

   X  

On-site 
promotion 

Pop-up 
Information 
sessions – South 
Street Reserve 

  Users of South Street 
Reserve 

 17 October 
 26 October 

4:00pm – 7:00pm 

  X Opportunity to engage 
directly with users of the 
area and gather feedback 
about: 

 The trial itself 



 

Promotion tool Platform Y N Target audience Proposed 
timeframe 

Primary 
comms 

Follow 
up 
comms 

Statutory 
requirement 

Comments 

 South Street Reserve 
more generally.  

The areas of the proposed 
trial will be line-marked at 
the site to give a real-
world view of proposed 
changes.  

STAGE 2: Measuring Success of Trial 

There will be a separate and ongoing consultation process during the proposed trial to measure its success and various other factors to help determine 
whether it should continue.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 



Consultation Promotion Plan 
Change to Declared Dog Exercise Area 

Bellerive Boardwalk 
Purpose 
The purpose of the promotion of consultation of the trial of an off-lead greyhound exercise area at South Street Reserve in Bellerive is to: 

1. Inform users of the Bellerive Boardwalk area in front of the stage of the proposed change to the declaration under the Dog Control Act
2000 for that area from a restricted area (dogs not permitted) to a restricted area (dogs permitted on-leash).

2. Comply with the statutory process for changing the declarations under the Dog Management Act 2000 for any proposed changes to
declared areas.

Anticipated start date: 10 October 2023 Anticipated End Date: 7 November 2023 (4 Weeks) 

Promotion tool Platform Y N Target audience Proposed 
timeframe 

Primary 
comms 

Follow 
up 
comms 

Statutory 
requirement 

Comments 

Media Media event × Potential to include a line 
about the change in any 
media around the 
proposed off-leash 
greyhound exercisea 
area (see separate 

ATTACHMENT 4



 

Promotion tool Platform Y N Target audience Proposed 
timeframe 

Primary 
comms 

Follow 
up 
comms 

Statutory 
requirement 

Comments 

Consultation Promotion 
Plan).  

Media release  ×       

Eastern Shore 
Sun 

 ×       

Mailout Letter to 
residents 

 X      See Stakeholder 
Engagement, below. 
There will be a limited 
mailout/letter drop to 
surrounding businesses 
and stakeholder / 
advocacy groups.  

Council 
publications 

Clarence News  ×       

Advertisement Mercury   Requirement to 
advertise under Dog 
Control Act. 
Advertisement for 
Bellerive Boardwalk and 
South Street declaration 
changes to be combined  

Wednesday, 11 
October 2023 

   Declaration cannot take 
effect until 20 working 
days after publication of 
advertisement. Follow-up 
notification/advert is 
required.  



 

Promotion tool Platform Y N Target audience Proposed 
timeframe 

Primary 
comms 

Follow 
up 
comms 

Statutory 
requirement 

Comments 

Eastern Shore 
Sun 

 ×     X  

Facebook   Small budget for paid 
promotion of Facebook 
posts, below.  

Throughout 
consultation. 

Dates to be 
finalised with 
communications 
team.   

    

Social media CCC Facebook 
page 

  Users of the area Facebook post 
during 
consultation 
period.  

  X Post directing to 
information and survey 
on YSC Page.  

Facebook 
groups (specify) 

  C-Dog 

Friends of Bellerive Dog 
Park   

Throughout 
consultation. 

  X Share above post to 
these Facebook Groups.  

Online Your Say 
Clarence 
website 

  Broader community. Go-live on 10 
October 2023 (if 
approved by 
Council) 

  X Your Say Survey  - 4 
weeks commencing on 
10 October 2023. Very 
brief, with invitation to 
make written  
submissions.  



 

Promotion tool Platform Y N Target audience Proposed 
timeframe 

Primary 
comms 

Follow 
up 
comms 

Statutory 
requirement 

Comments 

CCC main 
website article 

       Article about both sets of 
proposed declared area 
changes with invitation 
to make submissions and 
link to Your Say Page  

Signage Corflute signage   Users of the immediate 
area  

Throughout 
consultation. 

   2 x Corfulte Signs at 
visible locations in the 
vicinity of the area the 
subject of the proposed 
declaration.  

Posters  X       

Postcards   X       

Stakeholder 
engagement 

Letters to Key 
Stakeholder 
Groups 

  Hobart Dog Walking 
Association 

C-Dog 

Local businesses in the 
immediate area 

   X Letter drop to advocacy 
groups and businesses in 
the immediate area, 
notifying of consultation 
and the opportunity to 
make submissions.  

On-site 
promotion 

Pop-up 
Information 
sessions 

 X  
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8.4.2 COMMUNITY CONSULTATION TO GAUGE INTEREST IN AN AFL HIGH 
PERFORMANCE CENTRE IN CLARENCE  

 

 EXECUTIVE SUMMARY 
PURPOSE 
To approve a consultation process to understand levels of community interest in having 
the AFL High Performance Centre located within Clarence, specifically at the Rosny 
Parklands site (formerly the Rosny Golf Course), but also consider other possible sites 
within Clarence. 
 
RELATION TO EXISTING POLICY/PLANS 
Council’s Strategic Plan 2021-2031 and Community Engagement Policy 2020 are 
relevant.  
 
LEGISLATIVE REQUIREMENTS 
There are no legal or legislative considerations associated with the proposed 
consultation. 
 
CONSULTATION 
Consultation conducted in April-May 2023 for the City Heart Plan has informed a draft 
design for the parklands and is relevant to any consideration of alternative uses for the 
Rosny Parklands, including as a site for the Tasmanian AFL/AFLW High Performance 
Centre (High Performance Centre). 
 
Consultation across council departments has informed this report, with inputs from City 
Planning; Infrastructure and Natural Assets; Strategic Development, Communications 
and Engagement; and Community and Culture. 
 
Consultation has occurred with officers from Department of State Growth, and 
Department of Education, Children and Young People. 
 
Community consultation is now proposed to understand the community’s appetite for 
the AFL High Performance Centre to be located in Clarence and more specifically, 
Rosny Parklands, or with facilities spread across Rosny Parklands and Charles Hand 
Park. 
 
FINANCIAL IMPLICATIONS 
There are no significant financial impacts beyond the cost of preliminary investigations, 
which are being largely met by the Department of State Growth.  
 
The proposed consultation would be undertaken using existing resources.  
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RECOMMENDATION 
 
That Council: 
 
A. Authorises the CEO to undertake community consultation with the aim of 

providing Council with a strong understanding of Clarence community views 
about having an AFL High Performance Centre: (a) in Clarence generally, (b) 
fully located at the Rosny Parklands specifically, (c) at dual sites located at 
Rosny Parkland and Charles Hand Park, and (d) at other sites within the City 
that may be identified as suitable for the purpose. 

 
B. Authorises the CEO to continue to work with the Department of State Growth 

to explore sites that have high potential suitability for an AFL High Performance 
Centre within the City. 

 
C. Requests that the CEO provide a report to Council as soon as practical setting 

out the outcome from the consultation (Recommendation A above) and any 
further developments or refinement of design options and/or locations (in 
accordance with Recommendation B above). 

 
__________________________________________________________________________  

ASSOCIATED REPORT 
 
1. BACKGROUND 

1.1. On 3 May 2023, the Tasmanian Government signed a Club Funding and 

Development Agreement with the Australian Football League (AFL) for the 

establishment of a Tasmanian-based AFL and AFLW Club. 

 

1.2. Development of a High Performance Centre near the Hobart CBD forms part of 

the Tasmanian Government’s agreement with the AFL.  

1.3. On 9 August 2023, Department of State Growth (DSG) representatives met with 

senior council staff and provided a high-level briefing on the State’s process to 

identify a preferred High Performance Centre site within Greater Hobart. 

1.4. At the briefing, DSG representatives outlined the expected social and economic 

benefits that a High Performance Centre would be expected to bring to the 

community in which it is ultimately located. 
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1.5. At the briefing, DSG representatives also advised that: 

• Several sites in Greater Hobart were being considered. 

• Rosny Parklands (former Rosny Golf Course) was considered a potential 

site with a high degree of suitability due to its size and location. 

• While several other sites within Clarence had been considered by DSG, 

they were not rated as favourably due to a mix of factors, including 

distance from Hobart CBD, displacement of existing user groups, site 

amenity, available space, cultural and heritage issues, etc. 

1.6. CEO advised DSG representatives that: 

• The draft City Heart Plan is nearing completion and includes a vision for 

Rosny Parklands as a high quality public open space and green corridor 

for the enjoyment of the community.  The City Heart project page on 

Your Say Clarence was shared with representatives. 

• Community engagement would be needed to test social licence for a 

High Performance Centre on the Rosny Parklands site as a preliminary 

issue, subject to Council approval. 

1.7. At a workshop on 14 August 2023, councillors provided guidance to staff, to 

work with DSG representatives to explore the viability of a High Performance 

Centre within Rosny Parklands, subject to the specifications of both Council 

and AFL at the Rosny Parklands.  

1.8. DSG representatives advised they were prepared to cover the reasonable 

consulting fees that Council may incur for this planning work. 

1.9. MGS Architects, consultants preparing the City Heart Plan, were briefed, and 

engaged under a variation to the existing City Heart Plan contract, to investigate 

an option for Rosny Parklands that included the specifications of the High 

Performance Centre, to allow the site suitability and impacts to be tested. 
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1.10. On 17 August 2023, Greater Hobart Mayors wrote to the Minister for Stadia, 

The Honourable Nic Street MP, to request that the State Government liaise with 

the Greater Hobart Strategic Partnership around the High Performance Centre 

site selection, noting that a Greater Hobart perspective should underline such a 

strategic land-use and infrastructure decision, for the benefit of the entire region. 

1.11. At a council workshop on 18 September 2023: 

• DSG project representatives provided a briefing to councillors about the 

benefits that a High Performance Centre could bring to a local area. 

(Attachment 1) 

• MGS Architects presented analysis of a high-level concept within the 

north-east section of the Parklands, incorporating the AFL’s 

requirements for the High Performance Centre and design criteria 

provided by Council staff (These are listed in section 3 of this report).  

• MGS Architects highlighted site constraints associated with achieving 

the specifications of the High Performance Centre at the Rosny 

Parklands. (These are outlined in section 4 of this report). 

1.12. DSG representatives later advised that the concept tested by consultants may be 

cost prohibitive due to the extent of earthworks and retaining walls required to 

achieve flat ovals within the sloping topography of Rosny Parklands, and the 

option is unlikely to represent a feasible option.  

1.13. DSG representatives have recently advised that an alternative may be 

considered under the Site Assessment Process.  For example, one MCG sized 

oval with an adjacent main building, on the Rosny Parklands, plus shared use 

of a secondary oval in close proximity, may be appropriate to put forward for 

consideration.  

1.14. Concept investigations on the alternative option outlined in 1.13 above, have 

not yet been completed, and are pending the outcome of this Council decision.   
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1.15. At a workshop on 25 September, councillors received an update on the project, 

and briefings from staff on: 

• A proposed community consultation approach. 

• Other locations within Clarence raised in discussion include Seven Mile 

Beach, Geilston Bay Recreation Area and Bayview Secondary College 

Sporting Precinct, none of which is owned by Council.  They may be 

eligible for selection under the State’s process, but any expression of 

interest to the State Government would need to be made by the relevant 

landowner. 

2. AFL HIGH PERFORMANCE CENTRE IN CLARENCE – ECONOMIC 
BENEFITS 
2.1. The establishment and operation of a High Performance Centre in Clarence 

would be expected to yield significant economic benefits including job creation, 

increased tourism, and local business expansion in the area.  

2.2. Having a High Performance Centre located in Rosny Park, amongst existing 

business activities, is likely to offer the greatest flow-on economic benefit as it 

would be expected to leverage existing businesses and infrastructure in the area.  

2.3. Alternatively, in an area such as Clarence Plains, the High Performance Centre 

could be a catalyst for economic development – acting as an anchor institution 

in a rapidly growing area, driving further investment and complementary social 

programs relevant to its local community. 

2.4. A High Performance Centre would be expected to create jobs in Clarence, 

including: 

• Construction sector jobs during the development of the facility. 

• Employment for up to 150 Full-Time Equivalents (FTEs) has been 

estimated once the centre is operational, including players, coaches, and 

administrative staff. 
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• If located in Rosny Park, such an uplift would be expected to create a 

ripple effect, fostering increased spending, patronage and business 

opportunities for shops, restaurants, and services in the local area.  Future 

capital investment would also be expected to be a flow-on in the 

surrounding precincts.  

2.5. The High Performance Centre may serve as a focal point for sports tourism, 

attracting fans who contribute to the local economy by spending on 

accommodation, shopping, dining, and entertainment. 

2.6. Attraction of elite athletes, coaches, and sports scientists to the area can be 

expected to enrich the local workforce with skilled and educated professionals.  

High Performance Centres can serve as vibrant hubs for sports science research 

and development, potentially leading to innovative breakthroughs that further 

bolster the local economy. 

3. AFL HIGH PERFORMANCE CENTRE - LOCATION AND DESIGN 
REQUIREMENTS 

3.1. DSG representatives advised Council of the criteria that will inform the site 

selection process and be used to assess different sites put forward by Greater 

Hobart Councils (and potentially other landowners) for consideration: 

• Sufficient space to house the required field/s, building facilities and car 

parking; 

• Access via a service/main road; 

• Close proximity to Hobart CBD; 

• Access to a second ground – preferably on the same site but if not nearby; 

• Connection to local amenity – shops, services, public transport and 

housing; 

• Not displacing or relocating existing sporting club use; 

• A supportive local government/landowner that can see the benefit that 

such a facility could bring to their community. 

3.2. AFL High Performance Centre Site Assessment Process is included for 

information as Attachment 2.  
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3.3. DSG representatives have also provided requirements for a High Performance 

Centre, and these were the starting point for MGS’s investigations: 

• Gross ground floor area of approximately 9,000m2 (approximately 

7,000m2 footprint with 2-storey design potentially possible; 

⁃ An indoor training area/s of at least 1,400m2; 

⁃ Strength and conditioning areas of at least 500m2; 

⁃ Gender neutral locker rooms (AFL/AFLW) of at least 120m2 for 

each; 

⁃ Medical, physio, and treatment facilities of at least 200m2; 

⁃ Wet recovery facilities of at least 250m2; 

⁃ Football and administrative staff office facilities of at least 400m2; 

⁃ Player/staff breakout and lounge facilities of at least 120m2; 

⁃ Meeting rooms and auditorium of at least 200m2; 

⁃ Club dining area of at least 200m2; 

⁃ Full sized, MCG dimension fenced oval (162m x 139m boundary to 

boundary) approximately 22,000m2, oriented north-south; 

• Additional grassed training area adjacent to the main oval or close by, 

approximately 150m long by 120m wide boundary to boundary where 

the training area is an oval shape, and, where the training area is not an 

oval shape, then of similar total size in square metres and an equivalent 

quality to the MCG; 

• Car parking – approximately 150 dedicated car spaces. 

3.4. Within the context of the Rosny Parklands site, Council staff included several 

guidelines into MGS’s brief to ensure alignment with the goals of the City Heart 

project, being: 

• The concept must be well integrated into the parklands and the 

surrounding precincts.  This means the facility needs to sit harmoniously 

in the landscape and be physically well-connected through to Rosny Park 

town centre and bus mall, with good active transport links to public 

transport and other locations within the City Heart area, 
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• The secondary playing field can be accessed and used by the 

community in addition to AFL and AFLW teams, and that its design 

may be less formal and provide a visual transition space between the 

formal sports infrastructure of the High Performance Centre and the 

informal open spaces that will characterise the parklands.  The second 

playing field could potentially be used for occasional performances and 

community gatherings, 

• The High Performance Centre is to be located to the north-east of 

the site, leaving sufficient space for the planned expansion of the Rosny 

Farm cultural precinct and the Art Play Park proposed in the draft City 

Heart Plan, and 

• Traffic and parking impacts to be considered holistically in light of 

other City Heart goals and a separate planning assessment may be 

required to test the car parking numbers. 

4. SITE CONSTRAINTS AND CHALLENGES - ROSNY PARKLANDS 

4.1. Despite the economic and social benefits that an AFL High Performance Centre 

at Rosny would be expected to deliver, there are issues and constraints 

associated with developing the site for this purpose that are important for 

Council to consider. 

 

4.2. Consultants MGS Architects undertook a high-level design exercise to overlay 

the AFL/State requirements for the High Performance Centre (building and two 

ovals) and the Council’s guidelines at the Rosny Parklands site. 

4.3. MGS have been responsible for developing the City Heart plan and are therefore 

familiar with Rosny Parklands and the surrounding precincts.  MGS, Council 

staff and DSG representatives collaborated to test options, with the aim of 

finding a viable option to test with community. 
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4.4. Through the process, site constraints and issues requiring further investigation 

and mitigation of impacts have been identified, including: 

Planning 

• Not all uses associated with the High Performance Centre comply with 

the current zoning (Recreational) and a planning scheme amendment 

would be required to accommodate the proposed uses. 

Civil and Geotechnical 

• Achieving flat ovals on the sloping site will require significant 

earthworks, battering and retaining walls, leading to challenges with 

levels and access, engineering, and cost.  

• Geotechnical advice is needed to determine the substrate and its 

suitability for the extensive cut and fill required.  

• Excavation near existing infrastructure (including the Tasman Highway, 

TasWater and TasNetworks easements) needs to be carefully considered.  

Hydrology  

• Infrastructure in the flood zone of the Kangaroo Bay Rivulet is likely to 

exacerbate existing flooding issues upstream and downstream, and 

therefore any proposed encroachment into the flood zone must be 

carefully considered, designed and managed.  

Environmental 

• A significant number of important mature trees would need to be 

removed for the development of ovals and batters shown in the high-

level preliminary designs, impacting bird habitat and food source, shade, 

and visual amenity.  

• There would be considerations around threatened flora species impacts 

and lighting pollution which may also affect wildlife and habitats. 
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Landscape and Universal Access 

• Disturbance areas will require extensive planting to remediate the 

impacts of earthworks. 

• The network of paths needs to be at 1:20 gradient to ensure universal 

accessibility, and these pathways need to link up to access all parts of the 

parklands, preserving overall pedestrian connectivity around and 

through the site.  

Placemaking and Public Realm Amenity  

• As the oval/s would be perched at a higher level in the park above the 

Rivulet corridor, visibility and sightlines to and from the rivulet level 

(main pedestrian pathway through the site) would be reduced.  This 

means that the activity on the oval/s may not be easily visible to people 

walking through the site along the Rivulet corridor.  The Rivulet corridor 

may therefore lack passive surveillance or “eyes on the space” 

contributing to reduced feelings of safety. 

• Reduction of mature trees and creation of retaining walls may increase 

traffic noise from the Tasman Highway across the parklands and toward 

the Rosny CBD area, particularly in the area of the Council Chambers 

and Tasmanian Government offices.  

• Visual impact and bulk of development needs consideration, from key 

arrival points to the parklands such as the Gordons Hill Road entry and 

Council Chambers. 

Connectivity and Parking 

• Impacts on traffic and parking will be very important to understand and 

mitigate.  

• As proposed in the City Heart Plan an accessible pedestrian connection 

from the High Performance Centre, across the Rivulet to Rosny CBD 

and Bus Mall will be needed to realise the community access, economic 

and activation benefits.  
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• The extent of ovals and impacted areas/batters will make it difficult to 

achieve the planned Tasman Highway Cycleway and a shared trail along 

the Rivulet as proposed in the City Heart Plan.

The combination of these site constraints and issues has resulted in no 

acceptable option being identified that satisfies all the AFL High 

Performance Centre requirements within the project’s probable budget, and 

Council’s reasonable expectations for accessible and sustainable outcomes.

4.5. It is possible that a hybrid approach could work, where a single oval and High 

Performance Centre building are located on the main Parklands site, and a 

secondary shared oval is located elsewhere nearby.  However, this has not yet 

been tested by the consultants. 

5. ALIGNMENT WITH CITY HEART PLAN
5.1. At its meeting of 24 February 2020, Council approved development of a long-

term and large-scale urban planning project to establish a future vision for the 

Rosny Park activity centre and surrounds (The City Heart Project).  

5.2. Community engagement (albeit disrupted by COVID-19) was undertaken by 

consultants Timmins Ray throughout 2020.  An outcomes report was provided 

to the Council at its meeting of 14 December 2020 and published on the 

Council’s website.  The high-level goal of the City Heart Project is to strengthen 

the sense of place within the Rosny Park central business district (CBD), to 

foster a vibrant and liveable primary activity centre for Clarence.  The former 

Rosny Park Golf Course land was later added to the City Heart Project Area. 

5.3. The Clarence City Council Strategic Plan 2021-2031 was released in May 

2021, identifying the City Heart Project as a Major Strategic Project. 
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5.4. The scope for the City Heart Plan was developed in early 2022, followed by an 

Expression of Interest process which was undertaken in July 2022, and at its 

meeting of 5 September 2022, Council accepted the quotation from MGS 

Architects as the lead consultants of a multi-disciplinary team to develop the 

plan.   

5.5. A detailed brief was provided to the consultants in September 2022 with broad 

community engagement and expert analysis undertaken from October to 

December 2022, leading to the publishing of the Analysis and Key Directions 

Report in December 2022.  

5.6. Concept proposals for the City Heart plan were developed throughout January-

March 2023 and the City Heart Concepts Report was issued in March 2023 for 

an extensive consultation involving community and key stakeholders over a 

seven-week period from March-May 2023.  

5.7. The engagement on the Concepts Report informed the Draft City Heart Plan 

(Attachment 3) however the draft is yet to be formally considered by the 

Council for adoption. 

5.8. A final round of community consultation will occur in relation to the City Heart 

Plan, ahead of Council considering the plan for adoption.  However, this step 

has been paused, to provide the community with an opportunity to have a say 

on the AFL High Performance Centre in line with the State’s project 

timeframes, and specifically the potential for locating it within Rosny 

Parklands, which if it went ahead would require substantial changes to the City 

Heart Plan. 

5.9. Six principles were developed to guide the City Heart Plan, all achieving high 

levels of community support during engagement.  They are: 

1 A living city heart on palawa country celebrates and connects to our 

unique sense of place and culture. 

2 A resilient and sustainable city heart that values and connects with 

our natural environment. 
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3 A vibrant city heart that nurtures our economy, opportunities, and 

experiences. 

4 An inclusive city heart that offers diverse housing choices and 

affordable housing. 

5 A liveable city heart that provides great places and spaces designed for 

the whole community to enjoy. 

6 A connected city heart that links people and destinations with a 

network of high-quality streets, promenades, and pathways for all 

transport modes. 

5.10. A High Performance Centre within the Rosny Parklands, if it were well 

designed, and able to be sustainably integrated into the site, with all issues and 

constraints managed or mitigated, has the potential to deliver strongly on 

Outcome 3: “A vibrant city heart that nurtures our economy, opportunities, and 

experiences.” 

5.11. However, initial design investigations have not been able to demonstrate 

sustainable integration of the requirements of the High Performance Centre (as 

set out in section 3) into the Parklands, meaning that such a project would 

struggle to achieve Outcome 2: “A resilient and sustainable City Heart where 

we value and connect with our natural environment” - particularly the following 

Strategies: 

“2.2  Retain established trees and incorporate regenerative 
design outcomes for the Kangaroo Bay Rivulet, Rosny 
Parklands, and other open spaces to promote urban 
biodiversity, and 

2.5 Integration of best practice design in flood prone areas.” 

Vision for Rosny Parklands in the City Heart Plan 

5.12. Prior to the High Performance Centre being a consideration, Rosny Parklands 

was recognised in the draft City Heart Plan (Attachment 3) as a unique 

opportunity to retain a substantial green public open space within the heart of a 

growing city while activating the area to ensure greater levels of community 

use, enjoyment, and benefit.  
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The community has consistently told us that retaining and enhancing the green 

spaces in the City Heart for everyone to enjoy, for the long term, is a high 

priority.  Therefore, the balance of community access versus private 

AFL/AFLW use, will be pivotal to a successful outcome. 

5.13. The City Heart vision for the Rosny Parklands precinct is to offer “diverse 

outdoor spaces that evoke the spirit of Clarence - embracing our cultural origins 

and revelling in the contemporary expression of a place where everyone can 

participate in a healthy and active life, celebrating the arts and the outdoors 

within an ecologically diverse setting and gathering together as one community 

with a shared future”.  

5.14. The Rosny Parklands concept within the Draft City Heart Plan offers a series of 

different activity areas across an expansive and connected parkland network. 

The landscape architects took a “design with nature” approach, responding to 

the existing slope and levels, rivulet and drainage lines, trees and grasslands to 

create different areas of focus- including: 

• Active Park (at Charles Hand Reserve) a place to enjoy the energy that

comes from active participation in a vibrant, safe and playful outdoor

setting.

• Art and Play Park which strengthens Rosny Farm as a culture hub – a

gathering place that supports education, arts and play of all kinds and

inspires creativity, stimulates intellectual curiosity, and fosters critical

thinking.  An age and abilities inclusive, art-themed playful space

welcoming the child in everyone.

• Civic Park that provides atmospheric spaces where community members

can celebrate community life together – a “living room for the city”.

• Surrounding these areas would be the Wild Park with Kangaroo Bay

Rivulet as a celebrated feature connecting the various spaces in a green

corridor with accessible pathways, areas for Aboriginal cultural

expression and an ecological approach to design.
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• Warrane Parklands continues urban green space into the Inner and Outer

Warrane residential neighbourhoods that are likely to experience greater

infill development and residential densification in the coming decades,

with a particular focus on water sensitive urban design, street trees and

flood mitigation measures.

5.15. While an AFL High Performance Centre may appear to fit within the area of the 

former Rosny Golf Course site, extensive cut and fill would be required to 

accommodate two ovals and the building with high-level concepts indicating 

approximately 31% of the Parklands being utilised for this development, and 

the vision for Rosny Parklands in the draft City Heart Plan could not be fully 

realised.  

5.16. If one oval rather than two, in the Parklands, could be acceptable to the State 

Government, potentially halving the site coverage, as well as high levels of 

community access through and around the site were provided, a welcoming and 

inclusive parkland experience for Clarence residents could be achieved more 

harmoniously, while leveraging the economic and social benefits of having the 

AFL/AFLW teams based here in Clarence. 

City Heart Vision for Civic and Employment Precinct 

5.17. The Civic and Employment precinct within the draft City Heart Plan includes 

the Council Chambers, Rosny Library, Bellerive Police Station, Service 

Tasmania, government offices at 130 Gordons Hill Road and CR Barnard Drive. 

5.18. The concept imagines a civic and community hub, connected to Rosny 

Parklands by an accessible pedestrian bridge across Kangaroo Bay Rivulet, with 

increased space for services and employment uses to grow, connected by 

welcoming outdoor places and landscapes for workers and visitors. 

5.19. A redevelopment of the Council Chambers building is currently in early design 

and planning stages. 
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5.20. A High Performance Centre could complement the vision for the Civic and 

Employment Precinct, provided it is well designed and integrated into the site 

and includes a high-quality pedestrian link across the rivulet to connect the 

Rosny Parklands with the Civic and Employment Precinct (as detailed in the 

City Heart Plan).

6. ENGAGEMENT APPROACH IN SUMMARY
6.1. The proposed consultation and engagement plan (Attachment 4) outlines the

detailed engagement approach. 

6.2. The purpose of the proposed community consultation is to provide Council with 

a strong understanding of how the Clarence community feels about having an 

AFL High Performance Centre located (a) in Clarence generally, (b) fully 

located at the Rosny Parklands specifically, (c) at dual sites located at Rosny 

Parkland and Charles Hand Park, and (d) at other sites within the City that may 

be identified as suitable for the purpose. 

6.3. Consultation methods will include a survey and face-to-face methods. 

6.4. The consultation program will reach out to those who previously engaged in the 

City Heart engagement stages, as well as seek to achieve high participation by 

the whole Clarence community through social media (paid and unpaid) and 

community pop-up sessions. 

6.5. A consistent scale will be used within the survey for appropriate comparison 

with previous City Heart parklands engagement results. 

6.6. The engagement period will be for a minimum of four weeks (excluding school 

holidays) in line with Council’s practice. 
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6.7. While the Rosny Parklands presents clear locational advantages to the 

AFL/AFLW teams, a High Performance Centre is a more intensive and 

challenging use of the site than was previously envisaged, and elite sports use 

is a significant departure from what has been previously shared and developed 

with the community.  For this reason, it is critical that the proposal be subject to 

community consultation in order to identify the level of community support for 

the project (social licence) and to identify any critical issues (beyond those 

identified in this report) that the Clarence community has concern about.  

7. EXTERNAL IMPACTS
7.1. If a suitable site is identified, there is significant potential for Clarence to play

a role in the establishment of an AFL/AFLW team in Tasmania. 

7.2. Significant stakeholder engagement work has been undertaken through the City 

Heart Plan project to ensure that the project is widely known about and that 

impacts are positive, but the AFL High Performance Centre has not been part 

of these conversations.  

7.3. If a High Performance Centre was to be developed in the Parklands, trade-offs 

would need to be accepted such as a reduction in the amount of public open 

space available for passive recreation, and a downscaling of the City Heart 

parklands vision, in order to leverage the positive impacts such as employment 

growth and tourism, into the future.  

7.4. Community and stakeholder engagement, transparent communications, further 

technical investigations, and good governance principles will be important in 

the selection and development phase, should Council decide to proceed. 

8. RISK AND LEGAL IMPLICATIONS
There are no particular risk or legal implications associated with engaging the

community on this matter.
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9. FINANCIAL IMPLICATIONS
9.1. There are no significant financial impacts beyond the cost of preliminary

investigations, which are largely met by the Department of State Growth. 

9.2. The proposed consultation would be undertaken using existing resources. 

10. CONCLUSION
10.1. It will be difficult for any site in Clarence to satisfy all site and development

criteria associated with a High Performance Centre, that is, a suitably large, flat 

site near Hobart’s CBD, connected to urban amenity, and not already utilised 

by sporting clubs or schools.  

10.2. Noting the comment above, there will need to be open communication between 

all relevant parties (Council, DSG, AFL) to find workable compromises on one 

or more aspects of the site selection criteria if the project is to proceed in 

Clarence. 

10.3. Rosny Parklands offers many advantages for a future High Performance Centre, 

both in terms of the amenity it would afford Tasmanian AFL/AFLW players, 

coaching and club staff, and importantly, it would generate employment, 

business and other economic benefits within the heart of Clarence.  

10.4. Options have been tested on the north-east section of the Rosny Parklands, 

given the locational suitability of the site, the potential for benefit to the 

community and the State’s interest in the site, however achieving all the AFL 

High Performance Centre’s requirements on that site is not practicable, due to 

the significant site constraints. 

10.5. Community engagement will provide Council with a good understanding of the 

community’s appetite and interest in Clarence being the home of the Tasmanian 

AFL/AFLW team and its High Performance Centre. 
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10.6. Pending the outcomes of the engagement, a Rosny Parklands hybrid option 

could be investigated (as noted in the Recommendation), with one oval on 

former Rosny Golf Course site which would be a fenced, primary oval for 

exclusive AFL/AFLW team use, and the 9,000m2 building facility, and 

associated car parking located under the building.  A second oval would need 

to be identified nearby for shared community and AFL/AFLW use, such as a 

new oval on Charles Hand Park. 

 

Attachments: 1. Presentation to Council Workshop on the AFL High Performance Centre 
  [DSG] (19) 
 2. AFL High Performance Centre Site Assessment Process [DSG] (16) 
 3. Draft City Heart Plan (88) 
 4. Proposed Engagement and Consultation Plan (4) 
 
Ian Nelson 
CHIEF EXECUTIVE OFFICER 



AFL Tasmania High Performance Centre

Presentation to Clarence City Council Workshop 

By Department of State Growth

September 2023



Welcome and Agenda

• Ben Moloney, High Performance Centre Project Director – Department of State Growth

o Project Background

o Vision for the High Performance Centre

o Connection To City Heart

o Community use and benefit

o Site assessment and selection process

o Next steps



Background

• On 3 May 2023, the Tasmanian Government signed the AFL Licence 
Agreement to establish a Tasmanian AFL and AFLW Club.

• A High Performance Centre will support the Tasmanian AFL Licence 
and underpin future player attraction and retention. 

• The Tasmanian Government will determine the location of the facility 
at a location in close proximity to Hobart central business district and 
will use best endeavours to achieve practical completion of the facility 
on or before 31 December 2025.

• Up to $60 million has been allocated by the State to deliver the 
project, with a further $10 million to be contributed by the AFL.



Background

The Tasmanian AFL High Performance Centre will:

• Be a facility that enables the recruitment and retention of high-quality players, coaches, 
support staff and administrators.

• Include external and internal training facilities as well as office spaces and facilities for 
football and administrative staff. 

• Provide become the home to the Tasmania’s AFL, AFLW, VFL and VFLW teams and 
when required, will become the Southern Hub for underage pathway development.

• Be a community asset and a vital link between the Tasmanian AFL club and the 
community in which it is built.

In addition to the delivery of the high performance outcomes, it is imperative that the facility 
has the ability to further develop and foster community partnerships and programs.



The vision for the facility is to provide the players (men and women), coaches and 
administrators with every opportunity to be successful, both on and off the field. In 
addition, the facility is anticipated to be accessed for community use purposes and for 
use by Tasmanian elite athletes. 



Community use

The ability to further develop community partnerships 
and programs is a crucial element for the vision of the 
facility.

• The facility will create opportunities to provide for multiuse 
sports training and development that is accessible to the 
community and other Tasmanian sportspersons, whilst 
meeting the specific requirements of the AFL club.

• The new facility will be planned and designed to ensure that 
“elite” and “community use” can be achieved in harmony.

• The functions and extent of community use will be evaluated 
during the project’s planning phase, with significant input from 
the municipality that the centre is to be located in. 



Community benefits and use

• Majority of the AFL Club training facilities enable public access to the main training ground outside of Club use.

• Generally, facilities with two training grounds incorporate public access and shared use on the secondary field.

• Majority of Club’s have facilities that are accessible to the public.

• Community programming (both in the AFL and NRL) is largely targeted towards local communities that sit within the same 
suburban and local government area of the Clubs.

• Can include café, gym, community programs, oval access outside club allocated use



Example – Brisbane Lions Springfield Training Facility

Credit: Populous



Best practice community programs

Carlton Football Club

Carlton Respects is the Club’s flagship community initiative 
promoting gender equality for the preservation of violence against 
women. Established in 2016, the initiative was developed in response 
to the alarming statistics around family and domestic violence in 
Australia. 

The initiative consists of a Schools Program, Awareness-Raising 
Campaign and Workplace Charter, all with the aim of promoting 
gender equality for the prevention of violence against women.

School’s program: Developed in 2016, the Schools Program 
educates Australian Students aged 8-14 about respect and equality as 
a tool for primary prevention of violence against women. 2022 has 
seen the first full year of the Carlton Respects Digital Learning 
Platform which has allowed for rapid growth and uptake of the 
program across the State and Country. 

Without dedicated onsite facilities, this program has been delivered 
on campus and via digital means. 



Best practice community programs

The Facilities

• The Training Lab is a flexible space designed to seat 36 in class room style however can be configured in a number of ways as the furniture is 
on wheels.

• The Meeting Room space can be configured in a number of ways including theatre style, u-shape and board room accommodating up to 80 
people in theatre style.

• Large multi-purpose area that can be used as three break out areas to fit approximately 18 people in each section or theatre style to seat 100 
for presentations or 150 in for a stand-up event.

• Bi-fold doors between the meeting room and multi-purpose area allow for a large expanded space.



Best practice community programs

North Melbourne Football Club

Born out of the role and value of sport and the 
influence the North Melbourne Football Club plays 
in connecting people across different ages, genders, 
and cultures; The Huddle was established in 2010 
as the community arm of the Club in partnership 
with the Scanlon Foundation and the Australian 
Multicultural Foundation.

It was established to engage, support, and 
empower young people to build on their strengths, 
increase their ability to participate in society and 
contribute to more socially inclusive communities.

delivered in schools, 
communit ies and online

for young peop le t hrough a mix of 
local partnerships (since 20 18)

Today, The Huddle offers

sharing  their skills and 
know ledge to empower 

young people

HAVE CONTRIBUTED

1,000 volunteers

OF THEIR TIME

20,500 hours

11,000+  social 
media followers

15 programs

AND INVESTED BACK 
INTO COMMUNITY

$23m raised$

FROM OVER

ACROSS AUSTRALIA

160 cultures
ENGAGED W ITH OVER

young people
120,000

350 employment outcomes 

DELIVERED 
PROGRAMS IN 

ACROSS AUSTRALIA

250 schools

THE HUDDLE SNAPSHOT
SINCE INCEPTION IN 20 10 , THE HUDDLE HAS:

have part icipated in p rograms 
from various sport s

500 sportspeople



Best practice community programs

The Programs are delivered from a purpose built community facility that forms part of the Club’s High Performance and 
Administration facility.



Best practice community programs

“Game Day”

Taking place in a brand new, state-of-the-art facility, 
The Game Day facility and program has been 
designed so that are required to think critically and 
work collaboratively to achieve Science, 
Technology, Engineering, and Mathematics 
challenges, such as building a pendulum to kick a 
ball through the goals.

The students explore concepts such as artificial and 
emotional intelligence, grit, and mindset as well as 
identify their own characteristics that will support 
students ‘to win’ throughout life.



Rosny Parklands site

✓ Sufficient space for building, main field and car parking.

✓ 2nd full sized match field possible on the site

✓ Proximity to CBD, new Stadium and likely marque player 
residential areas

✓ Space available to explore community aspects / partnerships.

✓ Potential catalyst for Council’s City Heart project vision

✓ Connection to local shops, services, public transport and housing

✓ Not displacing/relocating existing sporting club use

Extent of site works required to create level playing fields

Need to provide good active transport routes through the site

Risk of excessive expectations that the State make substantial 
complementary/ancillary investments 



Site Selection and Assessment Process

• Selecting a site for the High Performance Centre is about more 
than the technical requirements of the land on which the centre 
would be built.

• The State is seeking to partner with a local government that can 
see the benefits that such a facility could bring to their municipality. 

• The State has developed a site assessment and selection process 
that will allow participating councils to have a fair opportunity to 
develop and understand suitable options for sites that may meet 
the needs of the AFL/AFLW club.

• Participating councils invite to prepare a written proposal by the 
end of November 2023 that includes:

o Identification of site

o Confirmation that council supports in principle, the use of 
the site for the High Performance Centre

o Identification of appropriate impacts mitigations

o Proposed general terms and conditions that council would 
apply for the use of the site for the High Performance
Centre.

Milestone or Activity Timeframe

Initial identification and 
technical appraisal of sites. 

June 2022

Confidential discussions 
between State and Greater 
Hobart councils.

Aug/Sept 
2023

Development of options with 
councils including public 
consultation.

Oct/Nov 
2023

Comparative assessment of 
sites supported ‘in principle’ 
by councils.

December 
2023

Negotiate. Finalise and 
formalise an agreement for 
the preferred site. 

Jan/Feb/Mar
ch 2024



Potential benefits for Clarence municipality

Community utilisation of the facility 

Home town of the AFL and AFLW teams

Construction investment and jobs

Long-term local employment opportunities

Elite sporting facilities within the community can offer numerous 
benefits to individuals and the broader community. Here are some of 
the key advantages:

• Community pride and identity.

• Social Interaction and Networking.

• Healthy Lifestyle Promotion.

• Community Partnerships.

• Legacy and Long-term Impact. 

Well-established sporting facilities can leave a lasting legacy for the 
community, providing benefits for future generations. They can 
become part of the community's heritage and continue to support 
athletic development and well-being for years to come.



Connection to a vibrant City Heart

The High Performance Centre will be the heart and soul of Tasmania’s football club.

Around 150 players, coaches, support staff and administrators will use the site every day, with significant flow on impacts to 
the local community. 

Players will live in the local area, visit shops, cafes and restaurants

Benefit of Rosny Parklands site is the connection to the Rosny shopping precinct, Bellerive Beach, Blundstone arena, ferry 
terminal

Live and work in the community 

Catalyst for further investment



Council’s initial questions, thoughts and feedback?



Contact details

Ben Moloney

Project Director

ben.moloney@stategrowth.tas.gov.au

Phone: (03) 6166 4489



AFL High Performance Centre 

Site Assessment Process 
26 September 2023 
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1 Synopsis 

The Tasmanian Government recognises that selecting a site for the AFL High Performance Centre is about more 

than the technical merits of the land on which Centre would be located; it is also about the surrounding 

community and the level of support such a facility would have at any chosen location.  As such, we are seeking to 

undertake a site selection process that includes working collaboratively with councils to explore site options. 

The project proposes $60 million to $70 million of capital investment in the chosen municipality, offers long term 

employment opportunities for many people at the facility, and many other potential benefits for the local 

community.   

The High Performance Centre will become the home to the Tasmania’s AFL, AFLW, VFL and VFLW teams and 

when required, will become the Southern Hub for underage pathway development. 

The vision for the facility is to provide the players (men and women), coaches and administrators with every 

opportunity to be successful, both on and off the field.  

In addition to the delivery of the high performance outcomes, it is imperative that the facility has the ability to 

further develop and foster community partnerships and programs. 

The indicative timeframes for the Site Assessment Process are as follows: 

Milestone or Activity Timeframe 

Confidential discussions between the State and Greater Hobart councils August/September 2023 

Development of options with Council(s) including public consultation October/November 2023 

Comparative assessment of sites supported ‘in principle’ by councils December 2023     

Negotiate, finalise and formalise an agreement for the preferred site January/February/March 2024 
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2 Introduction 

2.1 Project Background 

On 3 May 2023, the Tasmanian Government signed a Club Funding and Development Agreement with the 

Australian Football League (AFL) for the establishment of a Tasmanian-based AFL and AFLW Club. 

A High Performance Centre has been identified as a key requirement to support the Tasmanian AFL licence and 

to underpin the attraction and retention of high-quality players, coaches, support staff and administrators.  

The establishment of a high performance centre forms part of the Tasmanian Government’s agreement with the 

AFL and the AFL Licence Agreement states that the Tasmanian Government will: 

• Determine the location of the facility at a location in close proximity to Hobart central business district; 

and 

• Use best endeavours to achieve practical completion of the facility on or before 31 December 2025. 

On 27 June 2023, the Tasmanian Government allocated up to $60 million for the delivery of the project, with a 

further $10 million to be contributed by the AFL. 

The Tasmanian Government has worked closely with the AFL Taskforce to undertake an options analysis of 

potential sites in the Greater Hobart area and to develop a preliminary masterplan and cost estimates. This work 

undertaken in mid-2022, informed the decision on a licence for a Tasmanian AFL team. 

2.2 Expected Outcomes 

The expected outcomes from the successful delivery of a High Performance Centre are: 

1. A facility that enables the recruitment and retention of high-quality players, coaches, support staff and 

administrators. 

2. Includes external and internal training facilities as well as office spaces and facilities for football and 

administrative staff.  

3. Becomes the home to Tasmania’s AFL, AFLW, VFL and VFLW teams and when required, will become 

the Southern Hub for underage pathway development. 

In addition to the delivery of the high performance outcomes, it is imperative that the facility has the ability to 

further develop and foster community partnerships and programs. 

2.3 Vision for the High Performance Centre 

The vision for the facility is to provide the players (men and women), coaches and administrators with every 

opportunity to be successful, both on and off the field. In addition, the facility is anticipated to be accessed for 

community use purposes.  

2.3.1 Community Use 

The ability to further develop community partnerships and programs is a crucial element of the vision for the 

facility. 
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The new facility will create opportunities to provide for multiuse sports training and development that is 

accessible to the community and other Tasmanian sportspersons, whilst meeting the specific requirements of the 

AFL club. 

The new facility will be planned and designed in a manner to ensure that “elite” use and “community use” can be 

achieved in harmony. 

The functions and extent of community use will be evaluated during the project’s planning phase. 

2.4 Site Requirements 

From a technical perspective, the AFL Licence Agreement outlines a range of requirements for a site. This 

together with the State’s understanding of the AFLs requirements, indicates that a site must be chosen that: 

• is in close proximity to Hobart central business district 

• can accommodate a 9,000 m2 facility (in a footprint of approximately 7,000 m2) as well as a full sized MCG 

sized oval (162 m x 139 m or approximately 22,000 m2) 

• provides access to an additional grassed training area (preferably an oval) adjacent or close by to the main 

oval 

• provides parking for approximately 150 cars 

• allows for a north/south orientation of the main field 

• should not be unduly influenced by weather (e.g. wind). 

2.4.1 Functional Relationships 

• The proximity of the Training and Administration Facility to the full sized, MCG dimension fenced oval is 

of high importance, and proximity of the Training and Administration Facility to the secondary oval / 

grassed training area is desirable but of lesser importance. 

• The location of the car park (some if not all) in proximity to the Training and Administration Facility is 

also important.  

2.5 Site Selection Objectives 

The objectives of the site selection process are: 

• To secure a site to build the High Performance Centre that meets the technical requirements of the AFL 

Licence Agreement. 

• To secure a site that has broad support from the Council / Local Government in which the site is located. 

• To secure a site that minimises the disbenefits to the community (noting that any site chosen is likely to 

have ‘impacts’ but these may be able to be offset). 

• To secure a site that maximises the benefits to the local community that a national scale and quality 

facility will bring. 

• To select a preferred site by December 2023 and secure this site by March 2024. 
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2.6 Site Selection Principles 

A site has not yet been selected for the High Performance Centre. While prior studies were undertaken to 

examine potential locations, this was done confidentially and without extensive consultation due to the 

commercial nature of discussions taking place at the time. 

The Tasmanian Government recognises that selecting a site is about more than the technical merits of the land on 

which the High Performance Centre would be located; it is also about the surrounding community and the level 

of support such a facility would have at any chosen location. 

As such, the State is seeking to undertake a site selection process that includes working collaboratively with 

councils to explore site options. 

The site selection principles to be adopted are as follows: 

• Voluntary – Councils are given the opportunity to opt-in to the process by providing their support to 

explore options within their municipality. 

• Flexible – the site selection process needs to be able to adapt to the feedback from local communities 

and their representatives. 

• Commercial – the site selection process needs to be considerate of the commercial aspects of the facility 

and thus while transparency will be aimed for, in some cases this will not be possible. 

• Equal – the State wishes to give councils equal opportunity to put forward sites within their municipality 

to host the High Performance Centre. Each site will have its own advantages and disadvantages to be 

considered. The State recognises that the development of the High Performance Centre in any 

municipality would be a significant boost to that municipality's economy. 
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3 Site Selection Strategy 

The State is seeking to partner with a local government council that wants to be the home of the Tasmanian 

AFL/AFLW Club. 

In addition to the benefits offered broadly to the communities throughout Tasmania, the High Performance 

Centre will offer substantial benefits for the local community that it is located in. 

The site selection strategy is broken into five elements: 

1. Initial Technical Appraisal of Sites – a process was undertaken, with minimal stakeholder 

engagement, to explore potential technically viable sites across the greater Hobart area with 13 locations 

explored as part of this assessment. This process was not deemed to be site selection; rather it provided 

an indication of opportunities for siting of the facility and enabled identification of sites considered to have 

a high potential of meeting the needs of the Tasmanian AFL/AFLW Club.   

2. Council Approach – each of the councils within the greater Hobart area (Glenorchy, Hobart, Clarence, 

and Kingborough) were approached by the State to determine their interest in exploring options for sites 

to host the High Performance Centre in their municipality. The sites considered to have a high potential 

of meeting the needs of the Tasmanian AFL/AFLW Club were identified to these councils but the 

invitation was left for councils to identify any alternatives sites. In advance of these meetings, Brighton 

Council had already proactively approached the State regarding a potential site within its municipality.  

3. Development of Options – for any council that indicated interest in exploring site options, the State 

would work with that council to detail up the option for further engagement and to explore the benefits 

and disbenefits the option(s) present. It is anticipated that this phase would include public consultation 

lead by council to determine the level of community support for the option being considered.  Final ‘in 

principle’ support would need to be provided by council for any option that was to be taken forward to 

the next phase. 

4. Comparative Assessment – a comparative assessment against a set of assessment criteria would be 

undertaken to identify the preferred site for the High Performance Centre. 

5. Finalise Site Selection – confirming and formalising the selection to enable the progression of the 

development on that site. 

This strategy has been developed to enable the State to work collaboratively with councils to explore options and 

is informed by the Principles outlined in Section 2.6. 

The following sections provide more detail on each of these steps. 

3.1 Initial Technical Appraisal of Sites 

In the period leading to June 2022, the State (through its consultants) completed a process to identify and assess 

potential sites based on their technical merit. 

Thirteen sites were identified across the Greater Hobart area and these sites were assessed and a short-list of 

sites that had high potential of meeting the needs of the Tasmanian AFL/AFLW Club were identified. No selection 

of a preferred site was undertaken at this time. 
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3.2 Council Approach 

Confidential discussions between the State and Greater Hobart councils commenced in mid-August 2023. 

The State is committed to working with a council to explore options for a site if a council identifies a site that: 

1. the project considers has a high potential of meeting the needs of the Tasmanian AFL/AFLW Club; and 

2. may be acceptable to the community if associated impacts are carefully considered and managed. 

Discussions have been held with Greater Hobart councils (Glenorchy, Hobart, Clarence, Kingborough) and with 

Brighton Council to date. 

The discussions have outlined to each council any sites within their municipality considered to have a high 

potential of meeting the needs of the Tasmanian AFL/AFLW Club, but these discussions left the option for 

councils to present alternative options for consideration. 

The intention at this stage is for each council to consider their views on potential sites, discuss associated impacts 

and potential mitigations and consider what the site’s stakeholders and local community opinions may be, without 

the time, expense and potential community angst that may result from undertaking formal engagement at this 

early stage.  

3.3 Development of Options 

If an option is identified that shows promise of good outcomes for the community and AFL, the council may 

choose to develop and explore that option further in consultation with any impacted stakeholders and the 

broader community, and with the support of the Department of State Growth’s High Performance Centre 

project team.   

If a council requires the assistance of an external consultant to develop a concept plan for the site and/or concept 

plan for mitigation of an impact (e.g. relocation of an existing use), then the State may be prepared to fund 

associated consultancy costs, reasonably incurred by the council. Alternatively, the State may be prepared to 

procure a suitable consultant to perform the services with direction from both the project and council 

representatives. However, in both cases, the scope and cost of such services would need to be discussed and 

agreed in advance of the services being procured and delivered. 

Through this process, options to manage and mitigate community impacts or compromises may be developed, 

along with opportunities to maximise the benefits resulting from the proposed site becoming the new home of 

the Tasmanian AFL/AFLW Club. 

With a sound understanding of benefits and disbenefits of the option(s) explored, the council may reach a final 

determination as to whether it wishes to support ‘in-principle’ the use of the proposed site, and would be in an 

informed position to identify to the State the general terms and conditions that would apply to the use of the site. 

3.4 Comparative Assessment 

For each of the options that have ‘in-principle’ support from an associated council, a comparative assessment will 

be undertaken by the State, in consultation with AFL and the Tasmanian ALF/AFLW Club. 

This assessment will be undertaken against a set of assessment criteria. A set of indicative criteria are included in 

Section 4. 
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This will allow for the selection of the optimum option that meets the needs of the AFL, the AFL/AFLW Club and 

the community and takes into consideration the actions required to manage impacts, deliver the desired benefits 

and comply with the applicable terms and conditions. 

3.5 Finalise Site Selection 

Once a preferred site is identified through the prior process, the State will then seek to negotiate, finalise and 

formalise the agreement regarding the preferred option with the council.   
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4 Indicative Assessment Criteria 

The State’s assessment criteria may include: 

Criteria FINANCIAL AND COMMERCIAL 

1 Base Capital Cost 

2 Funding Opportunities 

3 Ongoing Costs 

4 Commercial Revenue Streams and Sponsorship Opportunities 

Criteria CONNECTION TO STAKEHOLDERS 

5 Proximity to Key infrastructure 

6 Potential Community Partnerships 

7 Access to supporter and membership base 

8 Access to Transport Infrastructure 

Criteria ACCESS & FACILITIES 

9 Priority access to state-of-the-art training facilities 

10 Priority access to two training field(s) and potential impact on existing tenants 

11 Quality of facilities located within the precinct 

12 Potential to grow 

13 Ability to locate all facilities (buildings and two fields) at one site 

14 Ability to accommodate for pathway programs 

Criteria GOVERNMENT & PLANNING 

15 Level of Landholder Support 

16 Planning Process 

Criteria RETENTION & RECRUITMENT 

17 Player Retention and Recruitment 

18 Staff Retention and Recruitment 

Criteria SITE DETAILS 

19 Land Tenure - Buildings 

20 Site Features 

21 Strategic Implications 
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5 Site Selection Timeframe 

The table, below outlines the indicative timeframes leading to an agreement for a site being in place. 

Milestone or Activity Timeframe 

Initial identification and technical appraisal of sites June 2022 

Confidential discussions between the State and Greater Hobart councils August/September 2023 

Development of options with Council(s) including public consultation October/November 2023 

Comparative assessment of sites supported ‘in principle’ by councils December 2023     

Negotiate, finalise and formalise an agreement for the preferred site January/February/March 2024 

  



 

AFL High Performance Centre – Site Assessment Process – 26 September 2023 11 

6 Assessment Team 

The State will undertake the assessment against the assessment criteria indicated in Section 4 with input from its 

consultant team, in particular: 

• Planning – Ireneinc Planning 

• Cost – WT Partnerships 

• Specialist Sports Facilities – Waypoint 

Recommendations for endorsement will be made to the project’s Steering Committee, which contains 

representation from the AFL and the Tasmanian AFL/AFLW Club. 

If endorsed by the Steering Committee, the Chair of the Steering Committee will refer the recommendation to 

the Tasmanian Minister for Stadia and Events for approval. 
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7 Consultation 

It is acknowledged that councils will need to carefully plan and implement appropriate stakeholder and community 

consultation when identifying and evaluating potential sites, including assessing potential impacts and strategies for 

their management. While the State’s project team will support councils in this regard, it is anticipated that 

councils will lead the site-specific consultation as councils are likely to have the more direct relationship with 

potentially impacted stakeholders and local community.  

7.1 Confidentiality 

The State and its project team will maintain appropriate confidentiality when dealing with information acquired by 

them in the performance of their duties when working with councils regarding sites and options. 

For example, the State does not intend to identify the councils participating in this process, unless and until a 

council publicly identifies itself as participating in the process. Furthermore, the State does not intend to identify 

the potential site(s) that a council may be evaluating, unless and until a council publicly identifies the site(s) it is 

evaluating. 

Information is confidential if it is gained while carrying out the associated duties, and: 

(i) it is marked “Cabinet in Confidence”, “Commercial in Confidence”, “confidential” or “strictly 

confidential” or conveyed with a statement by the person conveying it, that it is secret or 

conveyed in confidence; or 

(ii) is known to be confidential; or 

(iii) if the State might reasonably consider that the disclosure of the information to, or the use of the 

information by or in the interests of, any person other than itself or council (whether a particular 

person or other persons generally) would affect or prejudice the State’s or council’s commercial 

or financial interests. 

The State and its project team are not obliged to keep confidential information: 

(iv) which is in the public domain through no default of the State and its project team (e.g. 

information that a council chooses to release as part of its community consultation); or 

(v) the disclosure of which is: 

(A) required by Law; 

(B) necessary or advisable to get a consent, authorisation, approval or licence from an Authority; 

(C) necessary or advisable to disclose the confidential provision to a taxation or fiscal authority;  

(D) necessary to disclose a confidential provision in answer to a question asked of a Minister in 

State or Federal Parliament or otherwise to comply with a State or Federal Minister's 

obligations to Parliament;  

(E) given to a court in the course of proceedings to which the State or council is a party;  

(F) given to a person for the purpose of obtaining professional advice, subject to that person 

being bound by confidentiality undertakings no less favourable than those stated above; or 

(G) the State and council otherwise agree in writing can be disclosed. 
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8 Site Identification and Proposal Submission 

While the State initially identified sites as part of prior work and sites that had high potential of meeting the needs 

of the Tasmanian AFL/AFLW Club were identified councils when meeting with them, the opportunity has been 

left open to individual councils to come forward with land that they think would be suitable to host the High 

Performance Centre. 

As such, the identification of land rests with the councils themselves, as the landowners. To that end, a process to 

receive proposals from a council is required, which is outlined, below. 

8.1 Receipt of proposals from councils 

The site identification process is not intended to be a design competition.  

Some sites will, by their nature, offer different benefits and disbenefits than other sites. The State will exercise 

reasonable endeavours to ensure that all participating councils have a fair opportunity to develop and understand 

suitable option(s) for proposed sites in cases where the site proposed has a high potential of meeting the needs of 

the Tasmanian AFL/AFLW Club. 

However, it is important to note that the project proposes $60 million to $70 million of capital investment in the 

chosen municipality, offers long term employment opportunities for many people at the facility, and many other 

potential benefits for the local community.   

Therefore, a council may choose to exercise its discretion to improve the attractiveness of its proposal to 

increase its likelihood of securing the High Performance Centre within its municipality, by: 

1. accepting greater responsibility for implementing actions to manage associated impacts; and 

2. offering terms and conditions that are more favourable than it would otherwise require. 

Therefore, to protect the commercial interests of participating councils and to ensure the process is fair in this 

regard, written proposals are required to be submitted via email to 

highperformancecentre@stategrowth.tas.gov.au by 2.00pm on Thursday, 30 November 2023 (unless the State 

advises and extended date in writing to all participating councils) containing the following: 

1. identification of the site 

2. confirmation that the council supports ‘in-principle’ the use of the site for the purposes of the 

construction, operation and maintenance of the proposed AFL High Performance Centre, including its 

potential ancillary uses (e.g. community programs, sports merchandise shop etc.) 

3. identified actions the council considers appropriate to mitigate impacts associated with the use of the site 

for the above purposes, and identification of the party proposed to be responsible for the cost and/or 

implementation of these action 

4. proposed general terms and conditions that council would apply to the use of the site for the above 

purposes. 

mailto:highperformancecentre@stategrowth.tas.gov.au
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8.2 Consideration of expressions of interest from other landowners 

While it is not anticipated that other landowners will be interested in offering properties under terms and 

conditions more favourable than may be offered by councils keen to become the home of the new AFL/AFLW 

Club, this possibility is not excluded. 

The State will be receptive to expressions of interest from other landowners seeking to provide an offer as 

follows.  

• Legal access to and use of property (e.g. by lease or sale) offer by the owner of that property. 

• For the purposes of the construction, operation and maintenance of the proposed AFL High Performance 

Centre, including its potential ancillary uses (e.g. community programs, sports merchandise shop). 

• For a period of time no less than 27 years from approximately December 2024. 

• With the property offered to be more than five hectares in size and within 20 kilometres by road from 

the Hobart central business district. 

However, the State shall be under no obligation to consider or respond to any or all expressions of interest 

received. 

In the event that the State receives a proposal that the State assesses, at its sole discretion, as warranting further 

consideration, the State shall inform the participating councils of this unanticipated eventuality and reserves the 

right to alter the process described in this document to enable fair and equitable consideration of this proposal.       
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 Phone: 1800 030 688 

Email: highperformancecentre@stategrowth.tas.gov.au  
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AFL High Performance Centre 

Proposed Engagement & Consultation Plan 

Purpose  
The key purpose of the community engagement is to provide council with a strong 
understanding of how the Clarence community feels about having an AFL High Performance 
Centre. This will help inform key future decisions. 

Engagement background  
Councils across Greater Hobart have been in early discussions with representatives of the 
Department of State Growth as site options for the ALF High Performance Centre are 
starting to be considered.  

General benefits that are proposed: 
- Upfront and ongoing investment for the preferred site.
- Potential economic benefits from the staff, players and visitors coming to the area.
- The extent of the benefits is likely to differ site to site.

General risks and potential issues already identified: 
- Potential for a reduction in community access and community use of the site.
- Potential displacement of existing community sports or uses.
- Opportunity costs associated with ideas or plans for sites being changed.

Clarence City Council has been asked to seek community feedback to gain a strong 
understanding of Clarence community views about having an AFL High Performance Centre. 

(a) in Clarence generally,
(b) fully located at the Rosny Parklands specifically,
(c) at dual sites located at Rosny Parkland and Charles Hand Park, and
(d) at other sites within the City that may be identified as suitable for the purpose.

Even at this very early stage, it is clear that the identified site and any other potential sites 
will offer benefits as well as risks and opportunity costs that will need to be better 
understood from the perspective of our Clarence community. 

We are proposing that this consultation occur as an extra stage of City Heart Plan 
consultation - sitting between the Key Concept engagement and Stage 5 (which was 
expected to be the next step). This new stage will be focused exclusively on Rosny Parklands 
and on the idea for an AFL High Performance Centre. It will also canvass support for 
Clarence to be the home of the AFL/AFLW team. 

ATTACHMENT 4



 
 

Rosny Parklands has some significant site-specific constraints that will need to be 
considered alongside the community feedback.  
 
The community has already responded positively to the City Heart ideas for the Rosny 
Parklands, and this data can be used to compare community sentiment towards an AFL High 
Performance Centre in the area. 
 
It is important that this new consultation fits in with the stages already concluded and 
critically this is ensuring that any comparison isn’t against the existing state of the parklands 
but is against the key ideas for parklands within the City Heart Key Concepts (see these 
recent results below). 
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 ompared  ith the  it   eart’s 20 year vision for the Rosny Parklands, an AFL High 
Performance Centre is a more intensive and challenging use of the site. The need for large 
flat areas for ovals and a large building are a significant departure from the vision already 
shared with the community. We will need to position this potential opportunity carefully 
and transparently with the community as this consultation could be divisive if not carefully 
managed. There is a high likelihood of strong opinions both for and against. 
 
As part of being open and transparent we also need to communicate clearly around the 
level of influence council will have with the outcome. Ultimately, the State will be the final 
decision makers on the site selected. We need to manage future expectations and be very 
clear  hat this engagement is and isn’t. 
 
Insights we are seeking 
The engagement will seek to generate the following insights through a survey and 
conversations: 
 
General in-principle support for a High Performance Centre: 

- Overall support in Clarence for being the home of ALF in Tasmania. 
- Level of agreement with the overall benefits and issues of having a High 

Performance Centre. 
 

Sites and specific support: 
- Level of support for being fully located at the Rosny Parkland location. 
- Community perceptions of the benefits and issues with the Rosny Parkland site. 
- Ratings against City Heart parkland principles. 

 
- Level of support for dual sites located at Rosny Parkland and Charles Hand Park. 
- Community perceptions of the benefits and issues with the Rosny Parkland site. 
- Ratings against City Heart parkland principles. 

 
Understand level of interest and support for other sites in Clarence 

- Provide an opportunity to suggest any other alternative sites. 
- Perceptions of benefits and issues with other sites. 

 
Demographics and classification section 

- Age 
- Gender 
- Suburb. 

 
Timings 
The consultation will be for a minimum of four weeks as is standard. Where there are 
School Holidays or Public Holidays we sometimes add extra days so five weeks is an option.   
 
Documents  
Relevant documents to provide to the community alongside the survey and other 
engagement activities, for example: 

• Link to the City Heart You Say Page and the most recent consultation results. 



• Any designs for sites that are able to be shared. 

• Any other information such as State Government process and requirements and 
anything else that will help provide background understanding and transparency. 

• A video discussing the background and inviting the community to share their 
thoughts to help with getting out key messages out clearly. A short video worked 
well for City Heart and more recently Seven Mile Beach. 

 
Engagement/Consultation Plan 

• High Risk and Complexity – strong need to provide multiple ways to provide 
feedback. 

 
Indicative program 
Stage 1: Preparation and Planning 

Timing  Activities  

Week Commencing: 25/09/2023 Briefing meetings (internal) 

 Development of engagement plan and engagement tools  

 Development of communications plan 

 Consideration of dates and times for activities 
- Pop up at the Spring Festival Warrane (21st Oct) 
- Mon-Wed foyer display at Rosny Library 
- Pop up in the parklands during an activity 
- Site walks  
- Webinar and Q&A 

 
Stage 2: Engagement starts (dependant on approval to proceed) 

Timing  Activities  

Week Commencing: 02/10/2023 Set up Your Say page, documents and survey 

 Details for one-on-one sessions/forums/pop ups confirmed 

Week Commencing: 10/10/2023 Your Say Page and survey live (if consultation is approved) 

 
 
Stage 3: Reporting  

Timing  Activities  

Week Commencing: TBC Report to Council  

Week Commencing: TBC Share externally via Your Say and other forums 
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9. MOTIONS ON NOTICE 
 
 Nil Items. 
 



CLARENCE CITY COUNCIL – 9 OCT 2023  350 

10. COUNCILLORS’ QUESTION TIME 
 

 A Councillor may ask a question with or without notice at Council Meetings.  No debate is 
permitted on any questions or answers. 

 
10.1 QUESTIONS ON NOTICE 

 
(Seven days before an ordinary Meeting, a Councillor may give written notice to the Chief 
Executive Officer of a question in respect of which the Councillor seeks an answer at the 
meeting). 

 
 Nil 
 
 
 

10.2 ANSWERS TO QUESTIONS ON NOTICE 
 

 Nil 
 
 
 
10.3 ANSWERS TO QUESTIONS WITHOUT NOTICE – PREVIOUS COUNCIL 

MEETING 
 

Cr Goyne 
1. Do we have any news on progress on the greyhound off-lead trial area in Bellerive? 

 
ANSWER 
(Acting Head Infrastructure and Natural Assets) I understand that there is a report coming 
to the next council meeting regarding dog management, which includes some details 
around greyhounds. 

 
2. Are there rules regarding Councillors’ attire in particular politically branded logos 

and the use of props to make public statements in the Chambers? 
 

ANSWER 
(Mayor) The short answer is no there is not.  If something is overly offensive that would 
be at the discretion of the chairperson but there is a number of laptops that come in here 
from time to time with political slogans and messages on them, there are people who might 
wear clearly branded shirts or badges, from my perspective that is their choice to do that. 

 
 

Cr Mulder 
1. I refer to the planning permit for the use of 3 Droughty Point Road for a landscape 

supplies depot which council approved in October last year.  Neighbours advise 
that some of the permit conditions are not being met and that they have informed 
council of this but they do not appear to have been acted upon.  Could you please 
provide an update Mr Mayor, on the current enforcement conditions and whether 
or not they have been complied with and if so, what action has been taken? 
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ANSWER 
(Acting Head of City Planning) We are very aware of the operations at 3 Droughty Point 
Road.  It is currently under development so we need to allow them time to comply with 
the conditions of that planning permit, so we are regularly inspecting the site to make sure 
that they are in compliance. 

 
2. My question relates to the question I asked at the previous council meeting 

regarding the Kangaroo Bay apartments.  In the further information the Acting 
Chief Executive Officer has stated that there will be a requirement to vary the Sale 
and Development Agreement between Council and Hunter Developments.  My 
question is what is the nature of this variation, and particularly does it relate to the 
Valuer-General’s valuation of the sites? 

 
ANSWER 
(Head of Governance) Reference to a variation to the Sale and Development Agreement 
refers to a different development application being presented to Council. 

 
 

Cr Hulme 
Does council gather any statistics or produce any reports about performance against our 
customer charter? 
 
ANSWER 
(Acting Head Strategic Development, Communications and Engagement) Not currently 
but that is something we are looking into when we deliver our Customer Service Strategy 
which we hope to be early next year. 

 
 

Cr James 
1. My question follows from Cr Mulder’s question in regard to a different 

development application being presented to council in regard to the Hunter 
Development.  If that is presented to council will that make the earlier development 
application null and void? 

 
ANSWER 
Taken on Notice. 
 
(Further information) 
The planning permit for Demolition, 86 Multiple Dwellings, Shops, Food Services and 
Museum was issued on 9 November 2021.  That permit will lapse after two years from the 
date on which it was granted, unless the development/use has been substantially 
commenced.  New applications do not void approved planning permits.  

 
2. What is the procedure for non-executive members and community members to 

resolve issues related to the [Aldermen] Statement of Expectations.  
 
ANSWER 
(Mayor) I thought we answered that last meeting. 
 
Question contd 
Well, it is a bit different if you look at the documentation. 
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ANSWER 
(Mayor) We will come back to you in writing.  The process is actually set out in the 
document quite clearly. 
 
Taken on Notice. 

 
(Further information) 
1. Council adopted an Aldermen Statement of Expectations and Aldermen Issues 

Resolution Procedure on 25 July 2022.  The Issues Resolution Procedure applies to 
the conduct and behaviour of elected members towards each other, council 
employees and community members.  The resolution process outlined applies to 
Elected Members and Executive Members.  This Procedure does not apply to non-
executive members or community members. 

2. Non-executive members have access to an internal Issue Resolution Procedure 
(approved April 2016).  This procedure provides for non-executive members to 
resolve issues via self-management, indirect approach, or a direct approach.  In 
circumstances of concerns regarding councillor conduct or behaviour, a non-
executive member would be required to refer the matter through their Executive 
Leader, or through council's People, Safety and Culture Group.  While not 
expressly stated in the procedure, a non-executive member should not approach a 
councillor directly to seek resolution of an issue. 

3. Members of the public may make a complaint about a councillor’s conduct through 
the formal code of conduct process which is administered by the Department of 
Premier and Cabinet Office of Local Government. 

 
 

Cr Walker 
1. I have an elected member request on this matter but if I could obtain any 

illumination prior that would be very useful.  There is quite a lot of conjecture 
around a rather large 2m sign that has been erected for accommodation along Otago 
Bay Road.  I would like to understand whether that is a typical thing and some of 
the actions that might be taken, as it is out of character with the area.  My 
understanding is that with accommodation signage, applications are made to have 
a small discreet sign added to a street pole but this appears to be two poles being 
put in for a sign.  The sooner that we can come to some understanding with that, 
the better. 

 
ANSWER 
(Acting Head Infrastructure and Natural Assets) We are aware of the sign we are in the 
process of working through it as it is bigger than anticipated.  The sign that was supplied 
was incorrect, but it was installed, nonetheless.  We are in the process of working through 
whether the business qualifies for the sign and the appropriate size for the sign.  If the sign 
is eligible, it should be smaller such as a street name blade underneath the street sign for 
that location.  

 
2. As we are notionally owners of TasWater are we able to make representations 

around the fact that the bills are now being oblique around how pay with credit card 
you can access it but with most bills as it is with council you can pay with credit 
card.  Can you please raise that with TasWater and use all the influence you can as 
an 11% shareholder to allow people to easily pay with a credit card? 
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ANSWER 
Taken on notice. 
 
(Further information) TasWater has discussed the matter with Cr Walker and advised that 
their Customer Assistance team has approached their billing provider to discuss how it can 
be made clearer for customers who want to pay via credit card.  TasWater has undertaken 
to follow up with Cr Walker when a solution is in place. 

 
 

Cr Chong 
I noticed today that Kingborough Council is looking at compostable dog poo bags.  Are 
ours compostable and if not, can we look at putting that into the budget cycle for next year? 
 
ANSWER 
Taken on notice. 
 
(Further information) We do not currently offer compostable dog waste bags to our 
community.  The bags in use are degradable.  At present, we do not have access to a facility 
that can responsibly process organic material containing compostables.  However, should 
a suitable in-vessel composting facility become accessible in southern Tasmania, 
transitioning to compostable bags and liners will be a key priority for council to enhance 
our resource recovery endeavours. 

 
 
 

10.4 QUESTIONS WITHOUT NOTICE 
 

A Councillor may ask a Question without Notice of the Chairman or another Councillor or 
the Chief Executive Officer.  Note:  the Chairman may refuse to accept a Question without 
Notice if it does not relate to the activities of the Council.  A person who is asked a 
Question without Notice may decline to answer the question. 
 
Questions without notice and their answers will be recorded in the following Agenda. 
 
The Chairman may refuse to accept a question if it does not relate to Council’s activities. 
 
The Chairman may require a question without notice to be put in writing. The Chairman, 
a Councillor or the Chief Executive Officer may decline to answer a question without 
notice. 
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11. CLOSED MEETING

Regulation 15 of the Local Government (Meetings Procedures) Regulations 2015 provides that 
Council may consider certain sensitive matters in Closed Meeting. 

The following matter has been listed in the Closed Meeting section of the Council Agenda in 
accordance with Regulation 15 of the Local Government (Meeting Procedures) Regulations 
2015. 

11.1 APPLICATIONS FOR LEAVE OF ABSENCE 

This report has been listed in the Closed Meeting section of the Council agenda in accordance 
with Regulation 15 of the Local Government (Meeting Procedures) Regulation 2015 as the detail 
covered in the report relates to: 

• applications by Councillors for a Leave of Absence.

Note: The decision to move into Closed Meeting requires an absolute majority of Council. 

The content of reports and details of the Council decisions in respect to items 
listed in “Closed Meeting” are to be kept “confidential” and are not to be 
communicated, reproduced or published unless authorised by the Council. 

PROCEDURAL MOTION 

“That the Meeting be closed to the public to consider Regulation 15 
matters, and that members of the public be required to leave the meeting 
room”. 
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