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y Brighton
Councﬂ

Council Representatives: Mayor Gray (Chair), Cr Curran; Cr De La Torre; Cr Geard; Cr
Jeffries; Cr Murtagh; Cr Owen and Cr Whelan.

NOTICE OF MEETING

Dear Councillor,

Notice is hereby given that the next Planning Authority Meeting will be held in the
Council Chambers, Council Offices, Old Beach at 5.30 p.m. on Tuesday, 12 April 2022,
to discuss business as printed below.

QUALIFIED PERSON CERTIFICATION

| HEREBY CERTIFY that in accordance with Section 65 of the Local Government Act
1993, any advice, information and recommendation contained in the reports related to
the Agenda have been prepared by persons who have the gualifications or experience
necessary to give such advice, information and recommendations.

Dated at Old Beach this 7" day of April 2022,

lames Dryburgh

GENERAL MANAGER
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AGENDA

Please note: It is now Council Policy to record proceedings of Ordinary Council
Meetings, Special Meetings and Planning Authority meetings from July 2021. Other
than official Council audio recordings, no unauthorised video or audio recording of
proceedings of Council meetings shall be permitted without specific approval by
resolution of Council. An audio recording of the meeting will be available via a link
on the Brighton Council website within 7 business days of the meeting.

1. Acknowledgement of Country

Brighton Council acknowledges the palawa/pakana (Tasmanian Aboriginal) community
as the traditional and criginal owners of the skies, land and water of lutruwita {Tasmania)
and forward our respect to their elders both past and present.

Brighton Council acknowledges the continued connection the Tasmanian Aboriginal
people still have to the skies, land and water of lutruwita that provides them with the
food, medicine and craft celebrated through ceremony today.

2. Apologies
3. Public Question Time and Deputations

3 Presentation to Council by Dr Richard Barnesg, Van Dieman Consulting Pty Ltd
regarding the proposed development at "Pony Hill™.

4, Declaration of Interest

In accordance with Part 5, Sectiaon 48 of the Local Government Act 1993, the Chairman
of a meeting is to request Councillors to indicate whether they have, or are likely to have
aninterest in any item on the agenda; and

Part 2 Regulation & (7) of the Local Government (Meeting Procedures) Regulations 2015,
the Chairman of a meeting is to request Councillors to indicate whether they have, or
are likely to have, a pecuniary interest in any item on the agenda.

Accordingly, Councillors are requested to advise of any interest they may have in
respect to any matter appearing on the agenda, or any supplementary item to the
agenda, which the Council has resolved to deal with, in accordance with Part 2
Regulation 8 (6) of the Local Government (Meeting Procedures) Regulations 2015.
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a. Council Acting as Planning Authority

In accordance with the provisions of Part 2 Regulations 25 of the Local Government
{(Meeting Procedures) Regulations 2015, the intention of the Council to act as planning
authority pursuant to the Land Use Planning and Approvals Act 1993 is to be noted. In
accordance with Regulation 25, the Council will act as a planning authority in respect to
those matters appearing under ltem 5 on this agenda, inclusive of any supplementary
items.
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a.]  Southern Tasmania Regional Land Use Strategy - Clarence City Council
Proposal To Amend The Urban Growth Boundary

Type of Report: Planning Authority
Address: Droughty Paint
Reguested by: Clarence City Council
Proposal: Amend the Regional Land Use Strategy to expand the Urban
Growth Boundary
Attachments: Attachment A: Clarence City Council Letter (See page 68)
Attachment B: Skylands Condensed Report (Provided under separate cover)
Author: Manager Development Services (D Allingham)
Background

The purpose of this report is to enable the Planning Authority to determine whether to
support an amendment to the Southern Tasmanian Regional Land Use Strategy
{STRLUS) to amend the Urban Growth Boundary (UGB} as requested by Clarence City
Council.

The request relates to the 'Skylands Master Plan' which extends from Tranmere and
Rokeby to Droughty Point and comprises 315ha of land. As part of this masterplan, the
propanent requests an amendment to the STRLUS by expanding the UGB around the
peninsula, to allow for an additional urban area of around 58ha, above the current UGB,

Legislative & Policy Context

Currently, STRLUS enables the consideration of a rezoning proposal for up te 2ha of land
that is outside, but adjoining, the Greater Hobart UGB, provided it meets the necessary
criteria and other relevant regional policies in the STRLUS.

Other modifications to STRLUS and the UGB may be approved by the Minister for
Planning. The consideration of the Minister involves various matters, including the
endorsement of each sauthern Council. The process for Ministerial consideration is set
out in information Sheet RLUST - Reviewing and Amending the Regional Land Use
Strategies published by the Department of Premier and Cabinet, State Planning Office
(formerly the Department of Justice, Planning Policy Unit).

Risk & Implications

A broad review of STRLUS would provide for a more prudent regional planning outcome
rather than ad-hoc decisions by the Minister.

Under Section 5A of the Land Use Planning and Approvals Act 1993 (LUPAA), the Minister
must undertake regular and periodic reviews of regional strategies. To date, no broad
review has taken place since STRLUS inception in 2011,

Council staff will continue advocating for an urgent broad review of STRLUS.


Angela.Turvey
Text Box
(See page 68)

Angela.Turvey
Text Box
(Provided under separate cover)
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Assessment

The planning merits need to be established by the proponent and the relevant Council
and, inturn, accepted by the Minister. It is not necessary, practical nor appropriate, for all
Councils to undertake a lengthy evaluation of individual developments.

Conclusion

Having an out-of-date STRLUS appears to be leading to a greater number of ad-hoc
reguests to the Minister to amend STRLUS. However, in the absence of such a review,
Council supports the request to be determined by the Minister.

RECOMMENDATION:

That Council resolve to:

A. Receive the Report; and
B. Provide the following response to Clarence City Council:

trefer to your correspondence regarding an expansion of the Urban Growth Boundary
set out in the Southern Tasmanian Regional Land Use Strategy (STRLUS) 2010-2035
to accommodate the Skylands master plan.

Brighton Councif note that an urgent review of STRLUS is needed and amendments
to STRLUS to create additional residential land outside of the UGH, prior to a
broad review of the Greater Hobart Settiement Strategy and the STRLUS, is
not considered to be g prudent regional planning outcome.

However, in the absence of such a review, Brighton Council has no view on the
planning merits of the master plan or the change to the Urban Growth Boundary but
support the request being determined by the Minister for Planning.

DECISION:
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Development Application DA 2022 / 000235 for 10 Maritimo Way, Old Beach -

Planning Officer {(Brian White)

Applicant:

SIM Property Develapments

Subject Site:

10 Maritimo Way, Old Beach

Proposal:

Single Dwelling

Planning Scheme:

Tasmanian Planning Scheme - Brighton

Zoning:

General Residential

Codes:

Parking and Sustainable Transport

Local Provisions:

Tivoli Green Specific Area Plan

Use Class:

Residential (Single Dwelling)

Discretions:

Clause 8.4.2 (P3) Setbacks and building envelope for all dwellings

Representations:

One (1) representation was received. The representors raised the
following issues:

e Overshadowing of adjoining lots.

Attachments

A - Advertised Plans and Planning Response (See pages 69-86)

B - Amended Plans in Response to Representation

Recommendation:

Approval with conditions

1. STATUTORY REQUIREMENTS

The purpose of this report is to enable the Planning Authority to determine permit
application DA 2022/25,

The relevant legislation is the Land Use Planning and Approvals Act1993 (LUPAA).

Council's assessment of this proposal should consider the relevant Standards in the
Scheme, any issues raised in any representations received that are relevant to the
exercise of a discretion, the outcomes of the State Policies, and the objectives of

Schedule 1 of LUPAA.

This report details the reasons for the officer recommendation. The Planning Authority
must consider this report but is not bound to adopt the recommendation. Broadly, the
Planning Authority can either:



Angela.Turvey
Text Box
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(1 adopt the recommendation, or

(2) vary the recommendation by adding, modifying, or removing recommended
reasons and conditions or replacing an approval with a refusal {(or vice versa).

Any alternative decision requires a full statement of reasons to comply with the Judicial
Review Act 2000 and the Local Government (Meeting Procedures) Regulations 2015.

2. SITE ASSESSMENT

The subject site is a vacant General Residential zoned lot with an area of 609m?2. It has a
frontage of approximately 18m to Maritimo Way, and its topography falls from the
frontage to the rear boundary to the north at an average grade of approximately 9%. The
site is able to be serviced by reticulated stormwater, water, and sewerage services, and
is located in the recently subdivided ‘Tivoli Green Estate’. There is an existing sealed
vehicular access to the site from Maritimo Way.

The adjoining properties are vacant apart from at 12 Maritimo Way where there is a house
currently under construction.

The location of the subject site is shown in Figure 1 below.

Figure 1 Subject Site (Source: The List)

Planning Controls

The site is zoned General Residential under the Tasmanian Planning Scheme - Brighton.
It is subject to the Bushfire-Prone Areas Overlay which has bearing on the assessment of
the proposal.
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The site is located within 'Precinct B’ of the Tivoli Green Specific Area Plan (SAP); there
are no relevant standards in the SAP for dwellings in the Precinct.

3. PROPOSAL

Planning approval is sought for the development of a four {(4) bedroom single dwelling
which includes the construction of a sealed driveway and stormwater infrastructure.

The dwelling is double story with a maximum height of approximately 8.8m and a hipped
roof. The dwelling is to be sethack approximately 4.9m from the eastern side boundary,
8m from the rear boundary, 6.6m from the frontage, and between 1.5m - 3m from the
western side boundary.

That part of the dwelling within 3m of the western side boundary consists of a garage and
small deck. The deck facing the western side boundary is to be fitted with a 1.8m privacy
screen.

All habitable room windows are located at least 3m from all side boundaries and 4m from
the rear boundary.

The dwelling is to be clad in combination of bricks on the lower floor and cement sheeting
on the upper level. The roof is to be Colorbond,

An attached garage is proposed which provides car parking for two {2) vehicles.

3.1. Changes to Proposal in Response to Representation

Inresponse to the concerns raised in the representation received during advertising, the
applicant has provided amended plans which reduce the maximum height of the dwelling
from 8.8m to 8.1m. These plans will be endorsed via permit condition.

Refer to attachment A for the proposal drawings and submitted planning submission,
and attachment B for the amended drawings.

4. PLANNING SCHEME ASSESSMENT
Compliance with Applicable Standards:

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

56.2 A standard is an applicable standard if:
(a) the proposed use or development will be on a site within:
{i) azone;
{i) an area to which a specific area plan relates; or

(i) an area to which a site-specitic qualification appfies; or



11
11 Planning Authaority 12/04/2027

(b) the proposed use or development is a use or development to which
a relevant applies; and

{c) the standard deals with a matter that could affect, or could be
affected by, the proposed use or development.

5.6.3 Compliance for the purposes of subclause 5.6.1 of this planning scheme
consists of complying with the Acceptable Solution or satisfying the
Performance Criterion for that standard.

5.6.4 The planning authority may consider the relevant objective in an applicable
standard to determine whether a use or development satisfies the
Performance Criterion for that standard.

Determining applications {clause 6.10.1):

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) ail 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.

Use Class

The Use Class is categorised as Residential (Single Dwelling) which has a “no permit
required” status in the zone.

Given the proposal relies on a performance criterion to satisfy a development
standard, the proposal is Discretionary sois a type of application which Council have
a discretion to apprave or refuse in accordance with Section 57 of LUPAA.

Compliance with Performance Criteria

The proposal meets the Scheme's relevant Acceptable Solutions except for the
following standard.

Clause 8.4.2 A1/P1 Setbacks and building envelope for all dwellings

Objective:

The siting and scale of dwellings:

(a) provides reasonably consistent separation between dwellings and their frontage
within a street;
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(b) provides consistency in the apparent scale, bulk, massing and proportion of
cdwellings;

(¢) provides separation between dwellings on adjoining properties to allow reasonable
opportunity for daylight and sunfight to enter habitable rooms and private open
space; and

{d}) provides reasonable access to sunlight for existing solar energy installations.

Performance Criteria

P3
The siting and scale of a dwelling must:
(a) not cause an unreasonable loss of amenity to adjoining properties, having regard to:

(i) recuction in sunlight to a habitable room {other than a bedroom) of a dwelling on
an adfoining property;

(i) avershadowing the private open space of a dwelling on an adjoining property;
(i) overshadowing of an adjoining vacant property,; or

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

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

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

(i) an adjoining property; or

(i) another dwelling on the same site.

Comment

It is noted that Clause 8.4.2 P3 (a) contemplates that some loss of amenity of an
adjoining lot due to overshadowing and/or visual impacts may be acceptable. The
test is whether that loss of amenity is ‘unreasonable’.

Overshadowing

The submitted shadow diagrams indicate that the overshadowing of adjoining lots due to
the proposal will be minimal.

The properties to the north of the subject site will not be affected by overshadowing,

The vacant property to the east is partly impacted by overshadowing between 1pm -3pm
on the 21% of June which is considered reasonable and therefore compliant with {a)(iii).
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There is a partially developed dwelling on the adjeining praperty to the west (12 Maritimo
Way), so the property isn't considered ‘vacant’ for the purposes of the assessment.

The author of this report has reviewed the approved building plans on that property and
notes there are two (2) bedroom windows facing the subject site that are likely to
overshadowed between approximately 9am - 1lam on the 215 June. The assessment of
reasonableness under (a){(i) does not consider overshadowing of bedrooms of dwellings
on adjeining lots. There are ne other habitable rooms of the dwelling on the adjoining ot
to the west that are likely to be overly affected by overshadowing.

Regarding the overshadowing of the private open space of the dwelling to the west, it is
unlikely to unreasonably impact on the rear of the site which is where the approved
private open space of that dwelling is to be located.

The images below show the approved site and floor plan of the adjoining dwelling to the
west
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Figure 3 Approved floor plan of property to the west
The proposal is assessed as complying with P1 (a) {i - iii) in terms of overshadowing of

adjoining lots.

Visual impacts

After receiving a representation objecting to the proposal due to overshadowing of
adjoining lots, the applicant has provided amended plans showing a reduction in overall
building height from approximately 8.8m to 8.1m by lowering the pitch of the roof. Thisis
shown in Figures 2 and 3 below, which is a view from the property to the west.
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Figure 5 Amended drawings (Approx. building height of 8.1m - adjusted roof pitch)

The visual impacts of the dwelling when viewed from the properties to the rear will be
reasonable given the dwellings 8m setback the rear boundary. The applicant has provided
the following response to the performance criteria regarding visual impacts:

The proposed dwelling's scale and bulk is largest on the north-western corner
of the dwelling. This is due to the sfope of the site, but has been minimised due
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to differing cladding options, using lighter colours to not stand out, and
differing roof fines and setbacks to break up the bulk.

As visible on the FPropased North Elevation, the dwelling’s habitable areas on
the upper floor are approximately 1200mm outside of the Tasmanian Planning
Scheme's building envelope at the north-western corner. This measurement
reduces reasonably significantly as the site slopes up back towards the street
and is within the building envelope quickly upsiope.

The slope of the site means that the dwelling protrudes cutside of the required
building envelope towards the rear of the site.

However, the articulation provided by the different cladding of the bottom and
upper floor along with the fenestration provided by numerous windows on the
upper level reduces the visual bulk of the dwelling when viewed from the adjoining
lots to the east and west.

It is considered that the dwelling will not 'loom’ over adjoining properties given the
setback of the dwelling is generally at least 3m from all boundaries except for the
lower-level garage and landing area which is setback 1.5m from the western side
boundary. The stepping back of the upper level from the western side boundary
also reduces visual bulk.

Overall, it is considered that the visual impacts of the dwelling when viewed from
adjoining lots will not result inan unreasocnable loss of amenity for the reasons
outlined above. The proposal is therefore considered to comply with P3 (a)(iv).

Consistency with setbacks nearby

There are numerous examples of dwellings with similar side setbacks nearby to the
subject site. The proposal is assessed as complying with P3 (b).

Solar Energy Installation

The proposed dwelling will not result in an unreasonable reduction in sunlight to an
existing sclar energy installation on an adjaining property.

The proposal is assessed as complying with P3. The amended plans will be
endaorsed via condition.

5. Referrals

Senior Technical Officer

Standard conditions have been applied by Council’s Engineer.
6. Representations

One (1) representation was received during the statutory public exhibition period.
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The cancerns of the representor are summarised below:

Representor’s concerns Planning Response

Overshadowing of adjoining lots. The shadow diagrams indicate that the
adjoining properties will only be affected
by overshadowing for a maximum of
approximately 3 hours on the 21° June.
This is considered reasonable in the
General Residential Zone and does not
warrant refusal of the application.

7. Conclusion

The propasal for a dwelling at 10 Maritimo Way, Old Beach satisfies the relevant
provisions of the Tasmanian Planning Scheme - Brighton, and as such is recommended
far approval.

Recommendation:

That: A. Pursuant to the Tasmanian Pilanning Scheme - Brighton, Council approves
application DA 2022/25 for a single dwelling at 10 Maritimo Way, Old Beach for
the reasons outlined in the officer's report and a permit containing the following
conditions be issued:

General

{1) The use and development must be carried out substantially in accordance with
the application for planning approval, the endorsed drawings and with the
conditions of this permit, noting that the drawings prepared by Woehler Design
and Drafting, Project Number 21057, Dated 16/12/2021 be substituted by drawings
prepared by Woehler Design and Drafting, Project Number 21057, Dated
2271272027, and must not bhe altered or extended without the further written
approval of Council.

(2) This permit shall not take effect and must not be acted on until 15 days after the
date of receipt of this letter or the date of the last letter to any representor,
whichever ig later, in accordance with section 53 of the Land Use Planning and
Approvals Act1993.

Amenity
(3} Any front fence must have a height above natural ground level of not more than:

(a) 1.2m, if the fence is solid; or
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{b) 1.8m, if the fence has cpenings above a height of 1.2m which provide a
uniferm transparency of not less than 30%.

Services

{4} The developer must pay the cost of any alterations and/or reinstatement to
existing services, Council infrastructure or private property incurred as a result of
the development. Any work required is to be specified or undertaken by the
authority concerned.

Parking and Access

(5} At least two (2) car parking spaces must be provided on the land at all times for
the use of the development, in accordance with Standards Australia (2004}
Australian Standard AS 2890.1 - 2004 - Parking Facilities Part 1: Off Street Car
Parking; Standards Australia, Sydney.

{6) The internal driveway and areas set-aside for parking and associated access and
turning must be provided in accordance with Standards Australia (2004):
Australian Standard AS 2890.1 - 2004 - Parking Facilities Part 1: Off Street Car
Parking; Standards Australia, Sydney and to the satisfaction of Council’s
Municipal Engineer, and must include all of the following;

{(a) Constructed with a durable all-weather pavement.

{b) Surfaced with a material to resist abrasion from traffic and to minimise
the entry of water. The surfacing material must be spray seal, agphalt,
concrete, or other approved material.

{c) Drained to an approved stormwater system.
Stormwater

(7) Stormwater drainage from the proposed development must drain to a legal point
of discharge to the satisfaction of Council's General Manager and in accordance
with a Certificate of Likely Compliance or Plumbing permit issued by the Permit
Authority in accordance with the Building Act 2076,

Soil and Water Management

{8) Before any work commences a soil and water management plan (SWMP) prepared
in accordance with the guidelines Soif and Water Management on Building and
Construction Sites, by the Derwent Estuary Programme and NRM South, must be
approved by Council's General Manager before development of the land
commences. The SWMP shall form part of this permit when approved.

(9} Before any work commences install temporary run-off, erosion and sediment
controls in accordance with the recommendations of the approved SWMP and
maintain these controls at full operational capacity until the land is effectively
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rehabilitated and stabilised after completion of the development in accordance
with the guidelines Soil and Water Management on Building and Construction
Sites, by the Derwent Estuary Programme and NRM South and to the satisfaction
of Council’s General Manager.

Construction amenity

{(10)The development must only bhe carried out between the following hours unless
otherwise approved by the Council’s Manager Development Services:

Monday to Friday 7:00 am.to 6:00 p.m.
Saturday 8:00 a.m. to 6:00 p.m.
Sunday and State-wide public holidays 10:00 a.m. to 6:00 p.m.

(1) All works associated with the develapment of the land shall be carried cut in such
a manner so as not to unreasonably cause injury to, or prejudice or affect the
amenity, function, and safety of any adjoining or adjacent land, and of any person
therein or in the vicinity thereof, by reason of:

{a) Emission of noise, artificial light, vibration, odour, fumes, smoke, vapour,
steam, ash, dust, wastewater, waste products, grit or otherwise.

{b) The transportation of materials, goods, and commodities to and from
the land.

(c) Obstruction of any public footway or highway.
{d) Appearance of any building works or materials.

(12)Any accumulation of vegetation, building debris or other unwanted material must
be disposed of by removal from the site in an approved manner. No burning of
such materials on site will be permitted unless approved in writing by the Council's
Manager Development Services.

(13)Public roadways or footpaths must not be used for the storage of any construction
materials or wastes, for the loading/unloading of any vehicle or equipment; or for
the carrying out of any work, process or tasks associated with the project during
the construction period.

(14)The developer must make good and/or clean any footpath, road surface or other
element damaged or soiled by the development to the satisfaction of the Council’s
Municipal Engineer.

THE FOLLOWING ADVICE APPLIES TO THIS PERMIT:

A. Please contact your private building surveyor to ascertain what approvals (if any)
are required under the Building Act 2076.
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B. This permit does not imply that any other approval required under any other
legislation or by-law has been granted.

C. This planning approval shall lapse at the expiration of two (2) years from the
date of the commencement of planning approval if the development for which
the approval was given has not been substantially commenced. Where a
planning approval for a develocpment has lapsed, an application for renewal of
a planning approval for that development shall be treated as a new application.

DECISION:
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9.3  Development Application DA 2021 / 00149 for LOT 615 Lamprill Circle,
Herdsmans Cove - Multiple Dwellings (40)

Author: Planning Officer (Brian White)

Applicant:

Prime Design

Subject Site:

Lot 615 Lamprill Circle, Herdsmans Cove

Proposal:

Multiple Dwellings (40)

Planning Scheme:

Tasmanian Planning Scheme - Brighton

Zoning:

General Residential

Codes:

Parking and Sustainable Transport Code

Road and Railway Assets Code

Local Provisions: N/A
Use Class: Residential
Discretions: o C(lause 8.4.3 Site coverage and private open space for all

dwellings

Clause 8.4.6 Privacy for all dwellings

Clause 8.4.7 Frontage fences for all dwellings
C2.5.3 Motorcycle parking numbers

C2.6.2 Design and layout of parking areas
Clause C2.6.3 Number of accesses for vehicles
C2.6.5 Pedestrian access

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

Representations:

One (1) representation was received. The representor raised the
following issues: Concerns with residential development on
adjoining property.

Attachments

a)
b)
c)
d)

€)

Proposal Plans (Provided under separate cover)
TasWater SPAN (See pages 87-105)
Technical Officer's Report

Legal Submission re: Attenuation Code

TasWater email re: Recycled Water use

Recommendation:

Approval with conditions



Angela.Turvey
Text Box
(Provided under separate cover)

Angela.Turvey
Text Box
(See pages 87-105)
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1. STATUTORY REQUIREMENTS

The purpose af this report is to enable the Planning Authority to determine application
DA 2021/ 00149,

The relevant legislation is the Land Use Planning and Approvals Act 1993 (LUPAA). The
provisions of LUPAA require a planning authority to take all reasonable steps to ensure
compliance with the planning scheme.

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 1of the Land Use Planning and Approvals Act, 1993 (LUPAA).

This report details the reasons for the officer recommendation. The Planning Authority
must consider this report but is not bound to adopt the recommendation. Broadly, the
Planning Authority can either:

(1} adopt the recommendation, or

{2) vary the recommendation by adding, modifying, or removing recommended
reasons and conditions or replacing an approval with a refusal (or vice versa).

Any alternative decision reguires a full statement of reasons to comply with the Judicial
Review Act 2000 and the Local Government (Meeting Procedures) Regulations 2015.

2. SITE ASSESSMENT
2.1. The Site

The currently vacant site is located on the eastern boundary of the suburb of Herdsmans
Cove. It has frontage to the East Derwent Highway, Lamprill Circle, and Gage Road.

The site has a total area of 3.564ha and is split into two (2) parcels by Gage Road. It is
located towards the bottam of a hillside which extends up to a height of 60m AHD to the
west beyond the site. The site itself is on land within the 35m to 20m AHD range which
slops down towards the East Derwent Highway. The site has no significant vegetation and
is on land identified as having no significant scenic qualities.

The site is owned by the Director of Housing.
2.2, Infrastructure

There is a gravity sewer main and a stormwater connection in the northwest corner of the
site. There is also a stormwater pipe and easement running through the site, parallel to
Gage Road. There is a water reticulation main running along the Lamprill Street frontage.

The site is therefore able to be serviced by reticulated services.
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2.3. Surrounds

The site is located on the interface between Herdmans Cove, Gagebrook, and Gld Beach.
The surrounding area consists of residential use and development interspersed with
packets of open space, primary schools, a service station, and Brighton Council's Offices.

The existing residential development in Herdsmans Cove to the west appears to have
been originally designed around the ‘Radburn planning ideology’ which is characterised
by singe dwellings on cul-de-sacs with pedestrian connections to areas of public open
space. This pattern of cul-de-sacsis also common on residential land to the east,

The location of the subject site is show in Figure 1 below.

Figure 6 Subject Site Location (Source: ThelList)

2.4. Zoning and QOverlays

The subject site is predominantly zaned General Residential under the Tasmanian
Planning Scheme: Brighton (‘the scheme') although there is a strip of the site along the
East Derwent Highway frontage zoned Open Space. The site is not subject to any
overlays that are relevant to the proposal.

The zoning of the site and surrounds is shown in Figure 2 below.
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. General Residential
. Inner Residential
. Low Density Residential

D Rural Living
. Village

Urban Mixed Use
Local Business
. Generz| Businass
. Central Business
. Commercial
. Light Industrial
. General Indusrtrial

Rural
. Agriculture
. Landscape Conservation
. Environmental Managemeant
. Major Tourism
. Fort and Marine
Utilities
Community Purpose
. Recreation
. Open Space
. Future Urban
. Particular Purpose

No development on
sauthern part of
site.

Figure 7 Site and Surrounds Zoning (Source: TheList)
3. PROPOSAL

The proposalis for the use and development of forty (40} two-bedroom multiple dwellings
on the northern section of the site which is to be contained within the area zoned General
Residential. There will be shared access to the Open Space Zone from within the
development site provided by a pathway adjacent to Unit 30.

The proposal includes an internal driveway network, accessed via two (2) crossovers on
Lamprill Circle, which provides access to thirty-six (36) of the dwellings. There are also
four (4) other new crossovers proposed on Lamprill Circle that each provide access to a
dwelling.

The dwellings each have access to two (2) allocated parking spaces and there are fifteen
(15) proposed visitor spaces located throughout the site.

The dwellings are designed ta run in a linear fashion along each side of the main driveway
spine, parallel with Lamprill Circle. The dwellings are to be a combination of single and
double storey and clad in a mixture of bricks and cement sheeting, all with Colorbond
roofing.

Each of the dwellings has access to at least 24m?2 of private open space.
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The noise assessment submitted as part of the application requires a 1.8m high noise
barrier which is provided along the boundary of the site and the East Derwent Highway.
For the dwellings backing directly onto the Highway the noise barrier will be their rear
fence. Those dwellings that back onto the Open Space Zone will have standard boundary
fence along the houndary of the two zones.

The proposal plans are provided as attachment A to this report.

The application is supported by the attached plans and documents which include traffic
impact assessment (TIA}, stormwater management plan, noise assessment, and details
of internal lighting within the site.

Council's Senior Technical Officer has provided an assessment of the proposal regarding
parking, access, stormwater and other engineering matters which is attached as
Attachment C.

4, PLANNING SCHEME ASSESSMENT
Compliance with applicable standards

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

5.6.2 A standard is an applicable standard if:
(a) the proposed use or development will be on a site within:
(i) azone;
{i) an area to which a specific area plan relates; or
{1if) an area to which a site-specitic qualification applies; or

(b) the proposed use or development is a use or development to which
a relevant Code applies; and

(c) the standard deals with a matter that could affect, or could be
affected by, the proposed use or development.

5.6.3 Compliance for the purposes of subclause 5.6.1 of this planning scheme
consists of complying with the Acceptable Solution or satisfying the
Performance Criterion for that standard.

5.6.4 The planning authority may consider the relevant objective in an applicable
standard to determine whether g use or development satisfies the
Performance Criterion for that standard.
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Determining applications {clause 6.10.1):

Indetermining an application for any permit for use or development

the planning authority must, in addition to the matters required by

ail applicable standards and requirements in this planning

any representations received pursuant to and in conformity

butin the case of the exercise of discretion, only insofar as each such
matter is relevant to the particular discretion being exercised.

6.10.1
section 51(2) of the Act, take into consideration:
{a)
scheme; and
(b)
with section 57(5) of the Act,
Use Class

The Use Class is categorised as Residential (multiple dwellings) whichis a ‘permitted’
use in the General Residential Zone under the Scheme.

Compliance with Performance Criteria

The proposal meets the Scheme's relevant Acceptable Solutions except for the

following.

Clause 8.4.3 A2/P2 Site coverage & Private Open Space

The private open spaces of the dwellings backing onto the East Derwent Highway
frontage do not comply with the A2 {d} as the frontage is not orientated between 30
degrees west of true north and 30 degrees east of true north. The performance

criteria is relied upon.

Objective:

provide:

(b)

That dwellings are compatible with the amenity and character of the area and

{a) far outdoor recreation and the operational needs of the residents;
opportunities for the planting of gardens and landscaping; and

{c) private open space that is conveniently located and has access to sunlight.

Acceptable Solution

Performance Criteria

A2

A dwelling must have private open
space that:

P2 A dwelling must have private open
space that includes an area capable of
serving as an extension of the dwelling
outdoor  relaxation, dining,

entertaining and children's play and is:

for
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isin one location and is not less

{a)

than:
{i) 24m?2 or
(i) 12m?=, if the dwelling is a multiple

dwelling with a finished floor level that is
entirely more than 1.8m above the
finished ground {excluding a
garage, carport or entry foyer);

level

{b) has a minimum horizontal
dimension of not less than:

{i) 4m; or

(i) 2m, if the dwelling is a multiple

dwelling with a finished floor level that is
entirely more than 1.8m above the
finished ground {excluding a
garage, carport or entry foyer);

{c) is located between the dwelling
and the frontage only if the frontage is
orientated between 30 degrees west of
true north and 30 degrees east of true
rorth; and

{d)
in10.

level

has a gradient not steeper than 1

(a)
to a living area of the dwelling; and

{b) orientated to take advantage of
sunlight.

conveniently located in relation

The private open spaces of those dwellings are conveniently located in relation to
living areas and will receive favourable morning sunlight giving they range from
being between the north to eastern side of the dwellings.

Whilst there will be a 1.8m noise barrier along the rear boundary of those lots
backing directly onto the Highway, it is considered that the fence will not
unreasonably impact on solar access to those identified areas of private open

space.

The performance criteria can be satisfied.

Clause 8.4.6 A2/P2 Privacy

Unit 33 window four {(4) has a finished floor level greater than 1m above natural
ground level and is within 6m of unit 32, which does not comply with A.4.6 A2 (a)(iv).

Therefore, assessment against the performance criteria is relied upon.
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Objective:

To provide a reasonable opportunity for privacy for dwellings,

Acceptable Solution

Pertformance Criteria

A2

Awindow or glazed door to a habitable
room of a dwelling, that has a floor
level more than Tm above existing
ground level, must satisfy (a), unless it
satisfies (b)

{a)

the window or glazed door:

(i) is to have a setback of not less
than 3m from a side boundary;

(ii)is to have a setback of not less
than 4m from a rear boundary;
(iii) if the dwelling is a
multiple dwelling, is to be not less
than 6m from a window or glazed
door, to a habitable room, of
another dwelling on the same
site; and

{iv) if the dwelling is a
multiple dwelling, is to be not less
than 6m from the private open
space of another dwelling on the
same site.

(b)

the window or glazed door:

(i) is to be offset, in the horizontal
plane, not less than 1.5m from the
edge of a window or glazed doar,
to a habitable room of another
dwelling;

(i)is to have a sill height of not
less than 1.7m above the floor
level or have fixed obscure
glazing extending to a height of

P1

A balcony, deck, roof terrace, parking
space or carport for a dwelling
{whether freestanding or part of the
dwelling) that has a finished surface or
floor level m above
existing  ground be
screened, or otherwise designed, to
minimise overlooking of: (a) a
dwelling on an adjoining property or
its private open space; or

{b) another dwelling on the same
site or its private open space.

more  than

level, must
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not less than 1.7m above the floor

level; or
{iii} i to have a
permanently  fixed external

screen for the full length of the
window or glazed door, to a
height of notless than 1.7m above

floor level, with a uniform
transparency of not more than
25%.

The sill height of window four (4} is 1.5m above floor level.

specitied opague glass which will minimise overlooking into the adjcining unit.

The performance criteria is satisfied.

Clause 8.4.7 A1/P1 Frontage fences for all dwellings

A1.3m noise barrier is proposed along part of the boundary of the subject site and

the East Derwent Highway. There is no acceptable solution for this standard.

Therefore, assessment against the performance criteria is relied upon.

Objective:

(b)

and the dwelling; and

The height and transparency of frontage fences:
{a) provides adequate privacy and security for residents;

allows the potential for mutual passive surveillance between the road

(c) is reasonably consistent with that on adjoining properties.

Acceptable Solution

Pertformance Criteria

Al

No Acceptable Solution.

P1

A fence (including a free-standing
wall) for a dwelling within 4.5m of a
frontage must:

{a) provide for security and
privacy while allowing for passive

surveillance of the road; and

The applicant has




31
31 Planning Authority

12/04/2022

(L) be compatible with the height
and transparency of fences in the
street, having regard to:

(i} thetopography of the site; and

{in traffic the

adjoining road,

volumes on

Given the 1.8m fence is located along the frontage of a major highway, issues
associated with passive surveillance of the road are not relevant. Similarly for
these types of fences are common between

compatibility,
development and major roads.

The performance criteria is satisfied.

Clause C2.5.3 A1/P1 Motorcycle parking

The proposal does not include motorcycle parking provided. Four motor cycle
parking spaces are required to comply with the Acceptable Solution of Clause

C2.5.3.

Objective:

of the use.

That the appropriate level of motorcycle parking is provided to meet the needs

Acceptable Solution

Performance Criteria

Al

The number of on-site motorcycle
parking spaces for all uses must:

{(a) be no less than the number
specified in Table C2.4; and

(b if an existing use or
development is  extended or
intensified, the number of on-site
motorcycle parking spaces must
be based on the proposed
extension or intensification,
provided the existing number of
motorcycle parking spaces s
maintained.

P1

Motorcycle parking spaces for all
uses must be provided to meet the
reasonable needs of the use,
having regard to

{a) the nature of the proposed use
and development;

{b) the tapography of the site;

{¢) the location of
buildings on the site;

existing

(dy any constraints imposed by
existing development,; and

{e) the availability and
accessibility of maotorcycle parking

residential
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spaces on the street or in the
surrounding area.

The application was referred to Council’'s Senior Technical Officer, who states:

The development complies with the number of resident car parking spaces and
has 5 more visitor spaces than reguired. Motorcycles can use car parking spaces

when required.

The performance criteria is satisfied.

a) Clause C2.6.2 A1/P1 Design and layout of parking areas

The proposal does not meet A11 50 must be assessed against the performance

criteria.

Objective:

That parking areas are designed and laid out to provide convenient, safe and

efficient parking.

Acceptable Solution

Pertformance Criteria

Al

Parking, access ways, manoeuvring
and circulation spaces must either:

(a)

comply with the following:

(i have a gradient in accordance
with Australian Standard AS 2890 -
Parking facilities, Parts 1-6;

(i)
and exit the site in a forward direction
where providing for more than 4
parking spaces;

{iii} have an access width not less
than the requirements in Tahle C2.2;

provide for vehicles to enter

{iv) have car parking
dimensions  which  satisfy

requirements in Table C2.3;

space
the

{v) have a combined access and

mangeuvring  width  adjacent to
parking spaces not less than the

P1

All parking, access ways,
manoeuvring and circulation spaces
must be designed and readily

identifiable to provide convenient,
safe and efficient parking, having
regard to:

{a) the characteristics of the site;
{b) the proposed slope,
dimensions and layout;

{c) useability in  all  weather
conditions;

{cl) vehicle and pedestrian traffic
safety; {e) the nature and use of

the development;

() the expected number and type
of vehicles;
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requirements in Table C2.3 where
there are 3 or more car parking
spaces;

{vi) have a vertical clearance of not
less than 21m above the parking

surface level; and

(vi} excluding a single dwelling, he
delineated by line marking or other
clear physical means; or

{b) comply with Australian
Standard AS 2890- Parking facilities,
Parts 1-6.

Al2

Parking spaces provided for use by
persons with a disability must satisfy
the following:

{a) be located as close as
practicable to the main entry point to

the building;

{b) be incorporated
overall car park design; and

intc  the

{c) bhe designed and constructed
in accordance with Australian/New
Zealand Standard AS/NZS
2890.6:2009 Parking facilities, Off-
street  parking for people with
disabilities. [S35]

(g) the likely use of the parking
areas by persons with a disability,

(h)

surrounding area;

the nature of traffic in the

{i) the proposed means of
parking delineation; and
() the provisions of Australian

Standard AS 2890.1:2004 - Parking
facilities, Part 1: Off-street car parking
and AS 28902 -2002 Parking
tacilities, Part 2 Off-street
commercial vehicle facilities.

Council's Senior Technical Officer has assessed the application.
considers that the aisle widths in some instances are slightly less than required in
AS2890.1. However, turning paths have been provided to demonstrate the parking

spaces are accessible. The TIA included the following statement:

Provisions of AS2890.1.
requirements of AS2890.1.

into and out of the spaces.

The car parking layout generally complies with the
Whilst the aisle width is deficient in some areas
(minimum 5.6m), there is sufficient manoeuvring area to facilitate a B85 vehicle

That officer
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This is due to the additional space width and the low speed operating environment.
Engineering plans demonstrate the accessibility of all parking spaces by a B85

vehicle, as shown in Appendix A,

It is recommended that any permit issued should include standard conditions for
car parking and associated access to be in accordance with AS2890.1 except

12/04/2022

where lesser aisle widths have been assessed using turning paths.

The performance criteria can be satisfied.

Clause C2.6.3 A1/P1 Number of accesses

There will be six (6) accesses onto Lamprill circle, which does not satisfy the
The proposal must therefore be assessed against the

acceptable solution,
performance criteria.

Objective:
That:
{a) access to land is provided which is safe and efficient for users of the

land and all road network users, including but not limited to drivers,
passengers, pedestrians and cyclists by minimising the number of vehicle

dCCess5es;

(b)

uses; and

{c)

accesses do not cause an unreasonable loss of amenity of adjoining

the number of accesses minimise impacts on the streetscape.

Acceptable Solution

Pertformance Criteria

Al

The number of accesses provided for
each frontage must:

{a)
(b)

number of accesses,

be no more than 1; or

no more than the existing

whichever is the greater.

P1

The number of accesses for each
frontage must be minimised, having
regard to:

{a) any loss of on-street parking;
and

{b) pedestrian safety and amenity;
{c) traffic safety;

{d) resicential amenity on
adjoining land; and

{e) the impact on the streetscape.
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The proposal was assessed by Council’'s Senior Technical Officer, who advises
that given the length of the frontage the number of accesses proposed is
acceptable.

The existing redundant access to the northwest is to be removed and nature strips
reinstated.

The submitted TIA has addressed pedestrian impacts and states that the
development will attract a relatively small number of pedestrian movementsin the
surrounding network and that pedestrian infrastructure in the surrounding area
generally of a high standard with footpaths provided on both sides of Lamprill
Circle near the subject site.

The proposal satisfies the performance criteria.
Clause C2.6.5 A1/P1 - Pedestrian access

The proposal does not meet the acceptable solution, as a pedestrian path
separated from the driveway or protected by bollards has not been included. The
performance criteria is relied upon.

Objective:

That pedestrian access within parking areas is provided in a safe and
convenient manner,

Acceptable Solution Performance Criteria

Al P1

Uses that require 10 or more car | Safe and convenient pedestrian
parking spaces must: access must be provided within

arking areas, having regard to:
(@  havealmwide footpath thatis | T & VINg reg

separated from the access ways or | (a) the characteristics of the site;
arkin aisles, excludin where

P ,g ' & , {b) the nature of the use;

Crossing  access ways or parking

aisles, by: {c) the number of parking spaces;

{N a harizontal distance of 2.5m | {d) the frequency of wvehicle
between the edge of the footpath and | movements; (e) the needs of
the access way or parking aisle; or persons with a disability;

(i) protective devices such as | (f) the location and number of
ballards, guard rails or planters | footpath crossings;
between the footpath and the access

. . &) vehicle and pedestrian traffic
way or parking aisle; and

safety;
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{b) be signed and line marked at | (h) the location of any access
points  where pedestrians cross | ways or parking aisles; and

access ways or parking aisles.
Al.2

In parking areas containing accessible
car parking spaces for use by persons
with a disability, a footpath having a
width not less than 1.5m and a
gradient not steeper than 1.in 14 is
required from those spaces to the
main entry point to the building.

{i) any protective devices
proposed for pedestrian safety.

The use is for a multinle dwelling development within a low-speed environment

where pedestrians will be familiar with the parking layout.

Whilst there are no protective bollards, these are not necessary for such a use,
Council's Senior Technical Officer states that "footpaths are provided throughout
the development” so is satisfied that pedestrian safety will be safe and convenient.

The Performance Criteria can be satisfied.

Clause C3.5.1 A1/P1 Traffic generation at a vehicle crossing, level crossing or

new junction

The proposal includes six {6) new accesses. Prior written consent was not
provided by Cauncil as the road autharity for the accesses {A1.2) so the proposal

must be assessed against the performance criteria.

Objective:

To minimise any adverse effects on the safety and efficiency of the road or rail
network from vehicular traffic generated from the site at an existing or new
vehicle crossing or level crossing or new junction.

Acceptable Solution

Performance Criteria

Al

For a category 1 road or a limited
access road, vehicular traffic to and
from the site will not require:

{a)

a new junction;

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,
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{b) a new vehicle crossing; or
{c) a new level crossing.
A1.2

Foraroad, excluding a category 1 road
or a limited access road, written
consent for a new junction, vehicle
crossing, orlevel crossing to serve the
use and development has been
issued by the road authority.

A3

Far the rail network, written caonsent
for a new private level crossing to
serve the use and development has
been issued by the rail authority.

Al4

Vehicular traffic to and from the site,
using an existing vehicle crossing or
private level crossing, will not increase
by more than:

the amounts in Table C3.1; or

(a)

{h) allowed by a licence issued
under Part IVA of the Roads and
letties Act 1935 in respect to a limited
access road.

AlS

Vehicular traffic must be able to enter
and leave a major road in a forward
clirection.

having regard to: {(a) any increase in
traffic caused by the use;

{H) the nature of the traffic
generated by the use;

{c) the nature of the road,

{cl) the speed limit and traffic flow

of the road;

{e) any alternative access to a
road;

() the need for the use;

{£) any traffic impact assessment;
and

{h) any advice received from the

rail or road authority.

The proposed accesses are supported by Council's Senior Technical Officer.

The submitted TIA opines that the traffic generation caused by the proposal will

not have any significant adverse impacts in terms of traffic efficiency or safety.

The proposal will generate some 200 vehicles per day split over 2 accesses and 4
individual driveways with the peak generation being ¢ vehicles per day at the two

accesses.
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Lamprill Circle is a collector road, with a speed limit of 50-km/h, which carries

predominantly residential traffic. This

is therefore compatible with the traffic

generation associated with the proposed development. Council's Senior
Technical Officer has raised no issues with the capacity of the surrounding road
network to accormmodate the increased traffic caused by the proposal.

The proposal satisfies the performance
5. Referrals

Senjor Technical Officer

criteria.

Council's Senior Technical Officer has determined that, subject to conditions, the
proposal is acceptable in terms of parking and access, traffic and stormwater. See

attachment C for more details.

TasWater

TasWater have issued a Submission to Planning Authority Notice, dated 10/06/2021.

Department of State Growth/ Crown Services

Department of State Growth (DSG)/ Crown Services have no objections to the proposal.

6. Representations

One (Y representation was received during the statutory public exhibition period between

17" February and 3rd March 2022.

The concerns of the representors are summarised below:

Representor’'s concerns

Planning Response

Does not want any houses or units built on
adjoining land.

The subject site is zoned General
Residential which makes residential use
{for multiple dwellings) a permitted use.
Therefore, this type of use directly furthers
the purpose of the zone.

The development has been assessed as
meeting all  relevant  development
standards of the zorne that relate to
impacts on the amenity of adjoining
sensitive uses in terms of visual impacts,
overlooking and overshadowing.




39
39 Planning Authority 12/04/2027

The supporting TIA concludes that the
increased traffic caused by the proposal
will not compromise the safety or
efficiency of the nearby road network.

7. Conclusion

The proposal for Use and Development at Lot 615 Lamprill Circle, Herdsmans Cove
satisfies the relevant provisions of the Tasmanian Planning Scheme - Brighton, and as
such is recommended for approval.

Recommendation:

That: A, Pursuant to the Tasmanian Planning Scheme - Brighton, Council approve
application DA 2021/ 149 for Residential {multiple dwellings) and the
development of 40 multiple dwellings at Lot 615 Lamprill Circle, Herdsmans
Cove for the reasons outlined in the officer’'s report and a permit containing the
following conditions be issued:

General

(1) The use or development must be carried out substantially in accordance with the
application far planning approval, the endorsed drawings and with the conditions
of this permit and must not be altered or extended without the further written
approval of Council.

(2) This permit shall not take effect and must not be acted on until 15 days after the
date of receipt of this letter or the date of the last letter to any representor,
whichever is later, in accordance with section 53 of the Land Use Planning and
Approvals Act1993.

Staged development

(3) Prior to the application for building or plumbing approvals the developer must
submit an amended staging plan including both main vehicular accesses as part
of Stage 1 or incorporate a temporary on site turning area at the end of Stage 1.
Once approved by Council's Manager Development Services the amended
staging plan will form part of the endorsed documents.

Agreements

{(4) Anagreement pursuant to Part 5 of the Land Use Planning and Approvals Act 1993
must be entered into prior to the use commencing to the effect that:

{a) The noise barrier fence is the responsibility of the land owners for on-
going maintenance, repair and replacement in perpetuity.
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(5) Agreement(s) made pursuant to Part 5 of the Land Use Planning and Approvals
Act 1293 must bind the current owner and his/her successors intitle and must be
prepared on a blank instrument form and registered with the Recorder of Titles in
accordance with Section 78 of the Land Use Planning and Approvals Act 1993 by
the applicant at no cost to Council.

Landscaping

(&)} Prior to commencement of use, all trees and landscaping must be planted and
installed in accordance with the approved Landscaping Plan to the satisfaction of
the Council's Manager Development Services. Evidence showing compliance
with this condition must be submitted to and approved by the Manager
Development Services within 30 days of planting.

{(7) Replacement trees and landscaping in accordance with the approved
Landscaping Plan must be planted if any is lost. All landscaping must continue 1o
be maintained to the satisfaction of Council.

Services

(8) The developer must pay the cost of any alterations and/or reinstatement to
existing services, Council infrastructure or private property incurred as a result of
the proposed subdivision or development. Any work required is to be specified or
undertaken by the authority concerned.

{9} Services located under the proposed driveways are to be provided with trafficable
covers to the requirements of the relevant authority and to the satisfaction of
Council's Municipal Engineer.

Amenity

(10} Apart from the frontage fence along the boundary of the subject site and the East
Derwent Highway required by condition 11, all other frontage fences must have a
height above natural ground level of not more than:

{c) 1.2m,if the fence is solid; or

{(d) 1.8m,if the fence has openings above a height of 1.2m which provide a
uniform transparency of not less than 30%.

Noise Attenuation

(1M Prior to the commencement of the use, a noise barrier with a minimum height
1.8m and minimum surface mass of 15 kg/mZ2 must be constructed on the
boundary of the subject site and East Derwent Highway, as per Section 5 of the
endorsed Noise Assessment, prepared by Noise Vibration Consulting, dated 31
August 2027,
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Roadworks

(12) Unless approved otherwise by Council’'s Municipal Engineer the developer must
upgrade the road frontage across Lamprill Circle to include:

{(a) newkerbandchannel between, and including, the two (2) main vehicular
accesses.

by  new 1.5m minimum width concrete footpath across the entire Lamprill
Circle frontage.

{¢) new stormwater side entry pit lids and surrounds.
Parking and Access

{13) Any existing vehicular accesses along the frontage not utilised by the
development must be removed and the kerb and channel, footpath and nature
strip reinstated.

Advice: There is an existing vehicle crossover at the north western end of the
Lamprilf Circle frontage that will be redundant.

{(14) Unless approved otherwise by Council's Municipal Engineer all vehicular
accesses within the road reservation must be constructed in reinforced
concrete.

(15) At least ninety-five (95) car parking spaces must be provided on the land at all
times for the use of the development, including at least two (2) car parking spaces
per dwelling and at least fifteen (15) designated for visitor parking.

(16) All parking, access ways, manoeuvring and circulation spaces must be provided
in accordance the endorsed drawings, Australian Standard AS 2890 - Parking
facilities, Parts 1-6, or as otherwise required by this permit, and include all of the
following:

(d) beconstructed with a durable all weather pavement;
{e) bedrainedtothe public stormwater system; and

{fi be surfaced by asphalt, concrete, pavers or equivalent material to
restrict abrasion from ftraffic and minimise entry of water to the
pavement,

(g) have a gradient in accordance with Australian Standard AS 2890 -
Parking facilities, Parts 1-6;
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{(hy  Other than units 13, 14, 17 and 18, provide for vehicles to enter and exit
the site in a forward direction;

{i) have an internal access width not less than 3m, with adeguate
manoeuvring areas to accommodate turning paths of vehicles entering
and exiting parking spaces {including 0.3m clearance to any fixed object
greater than 150mm in height including fences and walls);

{0 the main internal loop access and access to units 35 and 36 have width
not less than 6m with provision for two way traffic;

(k) haveavertical clearance of not less than 2.1m above the parking surface
level.

(17) The developer must provide a pedestrian path on at least one side of the main
vehicular access through the site.

{18) A minimum 1.5m wide reinforced concrete pedestrian path must be provided
through the Public Open Space zoned land connecting to Gage Road.

{(19) Prior to the development commencing, or application for building or plumbing
permits, the developer must submit to Council a parking plan including:

{a) pavement details,
{b) design surface levels and gradients,
{c) drainage,

{d) turning and travel paths (where required to demonstrate compliance
with AS 2890.1),

{e) dimensions {including clearances),
{ft) line marking,

(g} lighting,

{h) pedestrian paths

The parking plan is to be certified by an engineer and shall form part of the
permit once accepted.

(20) The completed parking and associated turning areas and access must be
certified by a practicing civil engineer to the effect that they have been
constructed in accordance with the endorsed drawings and specifications
approved by Council before the use commences.
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All areas set-aside for parking and associated turning, and access must be
completed before the use commences and must continue to be maintained to
the satisfaction of the Council’'s Municipal Engineer.

Access to State Road

(22)

Prior to undertaking any works within the State road reservation the developer
must obtain the consent of the Minister under Section 16 of the Roads and Jetties
Act 1935

Advice: For further information please visit
http://www.transport.tas.gov.au/road/permits or contact:
permitsistategrowth.tas.gov.au

Stormwater

(23)

(24)

(25)

(26)

(27)

(28)

The stormwater system for the development must, unless required otherwise
by this permit, be substantially in accordance with:

{a) Lot 1 Lamprill Circle, Stormwater Management and Concept Services
Report, Lamprill Circle, Herdsmans Cove for Catholic Care Tasmania
(Revision B) prepared by Gandy and Roberts Consulting Engineers,
dated 15 November 2021,

Stormwater from the proposed development must drain to the piped public
stormwater system to the satisfaction of Council’s Municipal Engineer and in
accordance with the Building Act 2016.

The developer must provide on-site detention to offset the increase in
stormwater runcff caused by the development to Council's piped system for a
5% AEP event to the satisfaction of Council’'s Municipal Engineer.

The development must incorporate an overland flow path to accommodate a
storm with a 1% AEP.

Unless required otherwise by the Department of State Growth stormwater
flows from the site discharging to the State Road drainage network must be
limited to a rate that can be accommodated in the piped network for a 2% AEP
event.

Stormwater from the proposed development must be treated prior to entering
the public stormwater system to achieve that the quality targets in accordance
with the State Stormwater Strategy 2010. Water Sensitive Urban Design
Principles will be in accordance with the Water Sensitive Urban Design
Procedures for Stormwater Management in Southern Tasmania, Council Policy
6.1 Stormwater Quality Controf Contributions and to the satisfaction of the
Council's Municipal Engineer.
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The staormwater system within the development must continue to be
maintained to ensure the quality targets, in accordance with the State
Stormwater Strategy 2010, and flow rates discharging to the public starmwater
system are maintained as per the approved design and water is conveyed so as
not to create any nuisance to adjacent properties.

The driveways must be drained to minimise surface runoff over adjoining land
in accordance with the requirements of the Municipal Engineer and in
accordance with the Building Act 2016,

Advice: General Manager's consent is required for connection to the public
stormwater system in accordance with the Urban Drainage Act. Providing the
planning permit conditions are met General Managers Consent will be granted.

Discharge of Stormwater or drainage into the State road drainage system

(31

Prior to commencement of works or application for building or plumbing
permits the developer must obtain the consent of the Minister under Section
17B of the Roads and Jetties Act 1935 to concentrate and discharge drainage to
the State road reserve.

Advice: The proponent must submit a drainage plan, including catchment area,
flows and drainage design for any area discharging to the State road reserve.

This section of the East Derwent Highway is a Category 3 road, with flood
protection design criteria relating to a 2% AEF event.

If any enfargement of the existing State road drainage infrastructure is required
in order to carry any additional drainage, these works must be undertaken
under the supervision and to the satisfaction of an officer designated by the
Minister. if such works are required, the costs associated with the works will be
payable by the proponent.

The proponent is responsible for the ongoing maintenance of their own
infrastructure.

it is recommended that the proponent initiates early discussions with the
Department concerning the overall stormwater design associated with the
application to assist in streamliining the consent process.

For further information please contact Road Assets at
roadassets.utilities@stategrowth.tas.gov.au.
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Soil and Water Management

(32)

(33)

A soil and water management plan (here referred to as a ‘SWMP’) prepared in
accordance with the guidelines Soif and Water Management on Building and
Construction Sites, by the Derwent Estuary Programme and NRM South, must
ke approved by Council's Municipal Engineer befare development of the land
commences,

Temporary run-off, erosion and sediment controls must ke installed in
accordance with the approved SWMP and must be maintained at full
operational capacity to the satisfaction of Council's Municipal Engineer until the
land is effectively rehabilitated and stabilised after completion of the
development.

TasWater

(34)

The use and/or development must comply with the requirements of TasWater,
as detailed in the form Submission to Planning Authority Notice, Reference No
TWDA 2021/00948-BTN, dated 10/06/2021, as attached to this permit.

Construction amenity

(35)

(36)

The road frontage of the development site including road, kerb and channel,
faotpath and nature strip, must be:

a) Surveyed prior to construction, photographed, documented and any
damage or defects be noted in a dilapidation report to be provided to
Council's Asset Services Department prior to construction.

b) Be protected from damage, heavy equipment impact, surface
scratching or scraping and be cleaned on completion.

In the event a dilapidation report is not provided to Council prior ta
commencement, any damage on campletion will be deemed a result of
construction activity requiring replacement prior to approval.

The development must only be carried out between the following hours unless
otherwise approved by the Council’s Manager Develapment Services:

Monday to Friday 7:00 a.m. to 6:00 p.m.
Saturday 8:00 a.m. to 6:00 p.m.

Sunday and State-wide public holidays 10:00 a.m. to 6:00 p.m.

(37) Allworks associated with the development of the land shall be carried outin such

a manner so as not to unreascnably cause injury to, or prejudice or affect the
amenity, function, and safety of any adjoining or adjacent land, and of any person
therein or in the vicinity thereof, by reason of:
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{e) Emission of noise, artificial light, vibration, odour, fumes, smoke, vapour,
steam, ash, dust, wastewater, waste products, grit or otherwise.

(fi  The transportation of materials, goods, and commaodities to and from
the land.

(g) Ohbstruction of any public footway or highway.
(h) Appearance of any building works or materials.

Any accumulation of vegetation, building debris or other unwanted material
must be disposed of by removal from the site in an approved manner. No
burning of such materials on site will be permitted unless approved in writing by
the Council's Manager Development Services.

Public roadways or footpaths must not be used for the storage of any
construction materials or wastes, for the loading/unlcading of any vehicle or
equipment; or for the carrying out of any work, process or tasks associated with
the project during the construction period.

The developer must make good and/or clean any footpath, road surface or
other element damaged or soiled by the development to the satisfaction of the
Council's Municipal Engineer.

Engineering

(41}

(42)

(43)

Public works must be carried out and constructed in accordance with the:
a) Tasmanian Subdivision Guidelines
b)  Tasmanian Municipal Standard - Specifications
c) Tasmanian Municipal Standard - Drawings

as published by the Local Government Association of Tasmania and to the
satisfaction of Council’'s Municipal Engineer.

Engineering design drawings for all public works must be submitted to and
approved by Council’s Municipal Engineer before any works associated with
develoepment of the land commence.

Advice: Public works include all works within the road reservation
including, but not limited to, kerb and channel, footpath, stormwater mains,
sewer mains. The engineering drawings submitted with the application are
considered to be concept plans and may require alterations prior to
consideration for approval.

Engineering design drawings are to be prepared by a qualified and
experienced civil engineer, or other person approved by Council's Municipal
Engineer, and must show -
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a) all existing and proposed services required by this permit;

k) all existing and proposed roadwork required by this permit;

c) measures to be taken to provide sight distance in accordance with the
relevant standards of the planning scheme;

d) measures to be taken to limit or control erosion and sedimentation;

e) any other work required by this permit.

Approved engineering design drawings will remain valid for a period of 2 years
from the date of approval of the engineering drawings.

The developer shall appoint a qualified and experienced Supervising Engineer
{or company registered to provide civil engineering consultancy services) who
will be required to certify completion of public works., The appointed
Supervising Engineer shall be the primary contact person on matters
concerning the public works.

Maintenance and Defects Liability Period

(46)

(47)

Public works provided as part of the development must be placed onto a
twelve (12} month maintenance and defects liability period in accordance with
Council Policy following the completion of the works in accordance with the
approved engineering plans and permit conditions.

Advice: A bond is to be lodged with Council during the maintenance and
defects liability period equal to 10% of the value of public works in accordance
with Councif Policy 6.3

Prior to placing waorks onto the maintenance and defects liability pericd the
Supervising Engineer must provide certification that the works comply with
the Council's Standard Drawings, specification, and the approved plans.

THE FOLLOWING ADVICE APPLIES TO THIS PERMIT:

This permit does not imply that any other approval required under any other legislation
or by-law has been granted.

A

Please contact your private building surveyor to ascertain what approvals (if
any) are required under the Building Act 2016,

This permit does not imply that any other approval required under any other
legislation or by-law has been granted.

This permit does not take effect until all other approvals required for the use
or development to which the permit relates have been granted.

The owner is advised that an engineering plan assessment and inspection
fee of 1% of the value of the approved public engineering works {minimum of
$300.00), or as otherwise specified in Council’s Schedule of Fees, must be
paid to Council prior to the approval of engineering plans.
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This planning approval shall lapse at the expiration of two (2) years from
the date of the commencement of planning approval if the development
for which the approval was given has not been substantially commenced.
Where a planning approval for a development has lapsed, an application
tor renewal of a planning approval for that development shall be treated as
a new application.
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9.4  Development Application SA 2021 / 00010 for 346 Cove Hill Road, Honeywood -
Subdivision (2 Lots plus Balance)

Authors: lo Blackwell / David Allingham
Applicant: PDA Surveyors
Subject Site: 346 Cove Hill Road, Honeywood
Proposal: Subdivision (2 lots plus Balance)

Planning Scheme: | Tasmanian Planning Scheme - Brighton

Zoning: Rural Living Zone A

Codes: e Parking and Sustainable Transport Code
e Roadand Railway Assets Code

e Attenuation Code

o Bushfire-Prone Areas Code

e Landslip Hazard Code

Local Provisions: Nil
Use Class: Residential
Discretions: o Lot Frontages

e Access Construction
e Attenuation Distance

Representations: | 2 representations were received. The representors raised the
following issues:

e Maintaining Existing Vegetation

e  Stormwater Management

e Access and Increased Traffic to Cove Hill Road

e Space for Bin Collection

e Proposed Shared Access

e No adequate buffer to agricultural land from rural living
land

e Bushfire Risk

Attachments A- Proposal Plans (See pages 106-172)

B -TasWater SPAN

C- Engineering Report

D - Statement addressing Attenuation Code

Recommendation: | Approval with conditions



Angela.Turvey
Text Box
(See pages 106-172)
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1. STATUTORY REQUIREMENTS

The purpose af this report is to enable the Planning Authority to determine application
SA2021/0010 which is an application to subdivide the site into two lots plus balance.

The relevant legislation is the Land Use Planning and Approvals Act 1993 (LUPAA). The
provisions of LUPAA require a planning authority to take all reasonable steps to ensure
compliance with the planning scheme.

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 1of the Land Use Planning and Approvals Act, 1993 (LUPAA).

This report details the reasons for the officer recommendation. The Planning Authority
must consider this report but is not bound to adopt the recommendation. Broadly, the
Planning Authority can either:

(1} adopt the recommendation, or

{2) vary the recommendation by adding, modifying, or removing recommended
reasons and conditions or replacing an approval with a refusal {or vice versa).

Any alternative decision reguires a full statement of reasons to comply with the Judicial
Review Act 2000 and the Local Government (Meeting Procedures) Regulations 2015.

2. SITE ASSESSMENT

The site refers to one lot: 346 Cove Hill Rd, Honeywaood, which is developed by an existing
single dwelling.

The lot is triangular, 3.004 hectares (ha) in size and slopes down to the north at a gradient
of approximately 1in & (see Figure 1).

The site is zoned Rural Living A (see Figure 2).
A10m wide Right of Way affects the front of the lot (parallel to Cove Hill Rd).

The site is fully within the Bushfire-Prone Areas Code overlay, and minimally affected by
a Low landslip hazard band.

The adjoining land to the north is the large Glenfield agricultural operation at 250 Cove
Hill Rd. It is zoned Agriculture.

Land to the south of Cove Hill Rd is of lesser agricultural value and is accordingly zoned
Rural.
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Figure 1. Aerial Map {Site highlighted)

Figure 2. Zoning (Pink = Rural Living; Dark Brown = Agricultural; Light Brown = Rural)
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3. PROPOSAL

The proposal seeks to subdivide 346 Cove Hill Rd from one lot into three triangular
shaped lots,

Each lotis approximately 1 hectare in size and will utilise a shared access off Cove Hill Rd.

The application is supported by a Geotechnical Assessment {specifically addressing
wastewater management) and, a Bushfire Hazard Report and Management Plan (both
prepared by suitably gualified persons).

A legal submission addressing compliance with the Attenuation Code was received after
advertising as it was identified that the Code applied due to re-use water irrigation as part
of a representation. The legal submission is Attachment D.

4, PLANNING SCHEME ASSESSMENT
Compliance with Applicable Standards:

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

5.6.2 A standard is an applicable standard if:
(a) the proposed use or development will be on a site within:
(i) azone;
{i) an area to which a specific area plan relates; or
(i) an area to which a site-specitic qualification applies; or

(b) the proposed use or development is a use or development to which
a relevant code applies; and

{c) the standard deals with a matter that could affect, or could be
affected by, the proposed use or development.

5.6.3 Compliance for the purposes of subclause 5.6.1 of this planning scheme
consists of complying with the Acceptable Solution or satisfying the
Performance Criterion for that standard.

5.6.4 The planning authority may consider the relevant objective in an applicable
standard to determine whether a use or development satisfies the
Performance Criterion for that standard.

Determining applications {clause 6.10.1):

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:
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(a) ail applicable standards and requirements in this planning
scheme; and
{b) any representations received pursuant to and in conformity

with section 57(h) 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.

Use Class

The existing Use Classis categorised as Residential under the Scheme, with a single
dwelling on the site. In the Rural Living Zone the Residential use is "No Permit
Required” for a single dwelling. However, the application involves subdivision of land,
which is discretionary.

Compliance with Performance Criteria

The proposal meets the Scheme's relevant Acceptable Solutions except for the
following:

Clause 11.5.1 A2/P2 Lot Design - Frontage

Objective:

That each lot:

has an area and dimensions appropriate for use and development in the

{a)

zone;
{b) is provided with appropriate access to a road; and
{c) containg areas which are suitable for residential development.

Acceptable Solution Performance Criteria

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 a frontage not less
than 40m.

Each lot, or a ot proposed in a plan of
subdivision, must be provided with a
frontage or legal connection to a road
by a right of carriageway, that is
sufficient for the intended use, having
regard to:

{a) the width of frontage proposed,
if any;
{b) the number of other lots which

have the land subject to the right of
carriageway as their sole or principal
means of access;
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{c) the tapography of the site;

(d) the functionality and useability
of the frontage;

{e) the ahility 1o manoeuvre

vehicles on the site; and

{f the pattern of development
existing on established propertiesin the
area,

and is not less than 3.6m wide.

The site currently has a 23.52m wide frontage to Cove Hill Road. Accordingly, the
propasal is not able to satisfy the acceptable solution, therefore assessment
against the performance criteria is relied upon.

The site fronts Cove Hill Rd, a Council maintained road which is constructed to a
sealed rural standard. Cove Hill Rd has a posted speed limit of 70km/h.

The subdivision will utilise an existing access. The increased traffic generation as a
result of the subdivision can be estimated at 18 vehicle movements per day (‘'vmpd’)
{being 2 additional residences generating 9vmpd each) which is well under the
acceptable increase of 40vmpd in Table C3.1 of the Planning Scheme.

The attached Engineering Report, prepared by Council's Senior Technical Officer,
outlines how the vehicle access sufficient for the intended use can be achieved to
required Bushfire and Engineering standards.

Accordingly, the PC is satisfied.

Clause C2.6.1 A1/P1 - Access Construction

Objective:

That parking areas are constructed to an appropriate standard.

Acceptable Solution

Performance Criteria

Al ANl parking, access
manceuvring  and
spaces must:

ways,
circulation

{a) be constructed with a durahle
all weather pavement;

P1 Al parking, access ways,
manceuvring  and  circulation
spaces must be readily identifiable
and constructed so that they are
useable in all weather conditions,
having regard to:

{a) the nature of the use;
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{b) ke drained to the public {(b) thetopography of the land;
stormwater system, or contain ] ,
, {c) the drainage system available;
stormwater on the site; and
{d) the likelihood of transporting
sediment or debris from the site

onto a road or public place;

{c) excluding all uses in the Rural
Zone, Agriculture Zone, Landscape
Conservation Zone, Environmental
Management Zone, Recreation {e) the likelihood of generating
Zone and Open Space Zone, be dust; and

surfaced by a spray seal, asphalt,
concrete, pavers or equivalent
material to restrict abrasion from
traffic and minimise entry of water

{fy the nature of the proposed
surfacing.

to the pavement.

The applicant proposes to seal the initial portion of the driveway only {defined by
the hatched area on Sheet 46847-101 of the application documents). This does not
satisfy the acceptable solution, therefore assessment against the performance
criteriais relied upon.

Council's Senior Technical Officer has assessed and concluded that drainage of the
drivewayis best considered as part of future Engineering Design approval via permit
condition. An additional condition to the effect that there is to be no increase in
stormwater runoff onto adjacent praperties as a result of the development is also
recommended.

The accesses to the site are, in places, steep and may be subject to excessive wear
and tear due to vehicles lacking traction. It is recommended that the shared
portions of the access are sealed as well as any sections greater than 18% in grade.

Accordingly, the PC is satisfied with conditions.

Clause C9.6.1 A1/P1 - Attenuation Code

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 canstrain an existing activity
with potential to cause emissions.
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Acceptable Solution

Performance Criteria

Al Each lot, or a lot proposed in a
plan  of subdivision, within an
attenuation area must:

{a) be for the creation of separate

P1 Each lot, or a lot proposed in a
plan  of subdivision,
attenuation area must not result in
the potential for a sensitive use to

within  an

lots for existing buildings: be impacted by emissions, having

regard to:
{b) be fgr the creation of a lot
where a building for a sensitive use
can be located entirely outside the

attenuation area; or

{a) the nature of the activity with
the potential to cause emissions,
including:

(i operational

{c] not be for the creation of a lot L o
characteristics of the activity;

intended for a sensitive use.
(i scale and intensity of
the activity; and

{iii) degree of emissions

from the activity; and

{b) theintended use of the lot.

The proposal involves subdivision with the purpose of creating two additional lots
intended for sensitive use which does not satisfy the acceptable solution.
Assessment against the performance criteria is relied upon.

The Attenuation Code applies, due to a pivot irrigation system operating on the
adjoining Agriculture zoned land at 250 Cove Hill Road, Honeywood. The irrigation
system utilises TasWater's recycled water for irrigation of crops on that land, with
the area irrigated by the pivot infrastructure extending to the northern boundary of
the subject site.

Table C9.1 of the Scheme requires a 200m Attenuation Distance for Effluent
irrigation schemes measured as the shortest distance from the boundary of the site
on which the activity is located. In other waords, the Attenuation area covers the
entire site.

A legal submission has been provided as part of the application addressing
compliance with the Attenuation Code (see Attachment D).

In summary, the applicant submits that for the recycled irrigation scheme to
operate lawfully, a buffer distance from 100m from the property boundary applies.
Assuming that the pivot irrigation reuse system is operating lawfully, then any
sensitive use located beyond the boundary (therefore beyond the buffer) will not be
patentially impacted by the emissions from the pivot irrigator.
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Accordingly, it is considered that the Applicant is able to demonstrate that the
potential sensitive use is unlikely to be impacted by emissions as the use of the
pivot irrigator which sprays recycled wastewater.

However, there is a possibility that, on occasions, equipment may malfunction and
spray drift and odour emissions may occur. Accordingly, in order to provide further
protection to each of the lots, itis recormmended that a condition be included in any
permit approved, which requires a Part 5 agreement to be registered on the title as
part of any permit approved. The Part b will require that future sensitive uses are to
be protected by a permanent vegetative barrier, the location and depth to be agreed
with Council's Manager Development at the time of development approval.

The PC can be satistied, with conditions.
5. Other Planning Considerations

In order to assess the matter fully, and consider future development on the sites, it is
noted that any future sensitive use on the additional lots will be required to address the
Attenuation Code, as well as the development standards for which the acceptable
solution is a 200m setbacks for sensitive use, if within 200m of agriculture zoned land
{clause 11.4.2 A4/P4 of the Scheme).

Further, future landowners should be reminded that the proposed lots adjoins land used
for agricultural purpases, and that they may be subject to noise, dust and emissians,
separate to the use of recycled water, that may impact on their residential use of the land.
Accordingly, itisrecommended that a condition for a Part 5 agreement be included inany
permit approved advising:

The owner of each of the lots shown on the plan covenant and agree with the Planning
Authority that the fots are within an established rural area and may be subject to
noise, odour, chemical and dust emissions associated with surrounding agricultural
activities.

6. Referrals
Senior Technical Officer

The application was referred to Council’'s Senior Technical Officer, who has responded to
technical issues raised in the representations. That officer’'s Engineering Report is
contained in Attachment C.

TasWater

A Submission to Planning Authority Notice has been issued with standard water provision
conditions.
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7. Representations

12/04/2022

Two (2} representations were received during the statutory public exhibition period

between 14" and 28" July 2021.

The concerns of the representors are summarised below:

Representor’'s concerns

Planning Response

Maintain existing vegetation

A mature line of native vegetation falls
within the proposed Lot 1, along the south-
west site boundary. This native vegetation
currently acts as a visual screen between an
adjoining property and the proposal site.
There are also several mature trees to the
north-west boundary which also act as a
visual screen. We ask council to consider
conditioning the Planning Permit to retain
existing vegetation to act as a visual screen.

This is a reasonable request for the south-
west boundary and will help minimise
potential amenity impact to the existing
adjoining dwelling.

If approved, a permit condition is
recommended that the land owner enter
into a Part 5 Agreement that:

e the existing mature trees along the
south-west side boundary of Lot 1
shared with 340 Cove Hill Rd are to
be retained unfess otherwise
approved in writing by Council's
Manager Development Services.

Stormwater Management

We are concerned that the proposed
changes to the access road will increase the
amount of storm water runoff, potentially
damaging adjoining property.

A condition requiring engineering plfans for
approval by Council is recommended.
Drainage of the be
considered as part of the design approval.
An additional condition to the effect that
there is no increase in stormwater runcff
onto adjacent properties as a result of the
development is also recommended.

driveway  will

Access & Increase in Traffic to Cove Hill
Road

We are very concerned with potential
increase of traffic on Cove Hill Road this
subdivision and  potential  additional
subdivisions will bring. There are potentially
a further 6 properties on this stretch of the

Cove Hill Road is classified as a collector
road and provides connectivity from
Honeywood and surrounds to
Bridgewater. The proposed subdivision is
likely to result in increase  of
approximately 18 vehicle movements per

an
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12/04/2022

road which are suitable for subdivision in
addition to the proposal.  We strongly
encourage Council to consider the
cumulative effect of these subdivisions an
the safety of this road, especially in the
context of the substantial increase in heavy
vehicle movements since the bridge has
bheen improved. We ask council fo consider
if a Traffic Impact Assessment (TIA) for
Cove Hill Road is required.

day, comprising 9vmpd for a residential
dwelling on each of the 2 new fots. The
application complies with acceptable
solution C3.5.1 A1.4:

Vehiculfar traffic to and from the site, using
an existing vehicle crossing or private level
crossing, will not increase by more than:

20% or 40 vehicle movements per day,
whichever is the greater.

As such a TIA is not required or in this
instance warranted given the fow traffic
generation.

Space for Bin collection on Cove Hill Road

We are wvery concerned that on bin
collection day, potentially 8 bins at the top
of the access road where it joins Cove Hill
Road will reduce lines of sight when leaving
nearby properties and may cause an
accident. Traffic is already forced into the
carriageway at several locations on this road
due to people putting their bins out too far
into the carriageway. It is especially
hazardous with the increase
vehicle movements.

in heavy

The representation has merit. Whilst there
is no requirement for temporary objects to
be clear of the sight lines it is important
that they do not obstruct the traffic lane.
Bins should be able to be placed in the
road reservation clear of the traffic lanes.
If approved, a condition requiring an area
suitable for the 3 lots to place bins clear of
the traffic lane to be provided and
incorporated into the engineering design
plans for approval by Council is
recommended.

Proposed shared access

The existing tarmac surface and proposed
seal upgrade illustrated by PDA Surveyors
drawing 46947 - 101 should be extended to
the west side of proposed access to Lot 1.
The shared access would then be protected
from erosion damage to the existing shared
gravelled access
excavation and site construction vehicles
attending Lot 1 during construction.

driveway by heavy

This is a reasonable request. The shared
component of all driveways should be
sealed, including the shared portion of Lot
1 and no. 340 and the shared section of
Lots 2 & 3. A condition to this effect is
recommended, if approved.
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There are not adequate buffers to protect
the agricultural land from rural living

TasWater sewerage treatment recycling
ponds are used by adjoining 250 Covehill
Road (Glenfield) to irrigate crops, and
residential complaints are increasing.

The subject site adjoins agricultural fand
which uses recycled water to irrigate
crops. The applicant has demonstrated
that a buffer zone applies to the re-use
irrigation scheme which demonstrates
some compliance with the Performance
Criteria condition s
recammended that lots 1 and 2 enter into
a Part 5 Agreement requiring vegetation
screens be provided for future sensitive
uses to provide further protections should
equipment fail.

A permit

A further permit condition s
recommended that all lot owners enter
into a Part b Agreement acknowledging
that the fand adjoins an agricultural
operation and may be subject to the
occasional rural area emissions such as

overspray, noise and odour.

Council’s Senior Environmental Officer
has only received past complaints from
one residential property regarding strong
odour from the irrigation of the recycled
water from 250 Covehill Road (Glenfield).
Each time this has been the result of

irrigation equipment not being
appropriately maintained, and the issue
has been quickly resolved  after

intervention from Tas\Water.

Bushfire risk

Most residences along Cove Hill Road are
non-compliant  with  Bushfire  hazard
requirements and increasing the number of
residences will only increase risk to fire
damage on the adjoining agricultural
property, particularly in peak summer when
cereal crops are in full growth.

The state of other properties is a separate
matter to the Planning application under
consideration.  The Bushfire Hazard
Management assessment and plan
submitted has been prepared by a suitably
qualified person and concludes there will
be no unreasonable increase in bushtire
risk from this subdivision.




61
B1 Planning Autharity 12/04/2072

8. Conclusion

The proposal for Subdivision (2 lots plus balance) at 346 Cove Hill Road,
Honeywood, satisfies the relevant provisions of the Tasmanian Planning Scheme
- Brighton, and as such is recommended for approval.

Recommendation:

That. A. Pursuant to the Tasmanian Planning Scheme - Brighton, Council
approve application SA 2021/0010 for Subdivision (2 lots plus balance) at 346 Cove
Hill Road, Honeywood, for the reasons outlined in the officer's report and a permit
containing the following conditions be issued:

General

1. The subdivision layout or development must be carried out substantially in
accordance with the application for planning approval, the endorsed drawings
and with the conditions of this permit and must not be altered or extended
without the further written approval of Council.

2. This permit shall not take effect and must not be acted on until 15 days after
the date of receipt of this letter or the date of the last letter to any representor,
whichever is later, in accordance with section 53 of the Land Use Planning and
Approvals Act 1993,

Bushfire Management
3. The development and works must be carried out in accordance with:

a. Bushfire Hazard Report (V1.0) for proposed three lot subdivision at 346
Cove Hill Road Honeywood, grepared by Jim Mulcahy, dated 9 April 2021,

4. Prior to Council sealing the final plan of survey the developer must provide
certification from a suitably qualified person that all works required by the
Bushfire Hazard Report have been complied with.

Fasements

5. Easements must be created over all drains, pipelines, wayleaves and services
in accordance with the requirements of the Council’s Municipal Engineer. The
cost of locating and creating the easements shall be at the subdivider’s full
cost.

Endorsements

6. The final plan of survey must be noted that Council cannot or will not provide
a means of drainage to all lots shown on the plan of survey.
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Public Open Space

7. In accordance with the provisions of Section 117 of the Local Government
{Building and Miscellaneous Provisions) Act 1993, payment of a cash
contribution for Public Open Space must be made to the Council prior to
sealing the Final Plan of Survey. The cash contribution amount is to ke equal
to 5% of the value of the land being subdivided described as Lot 1and 2 in
the plan of subdivision at the date of lodgement of the Final Plan of Survey.

8. The value is to be determined by a Land Valuer within the meaning of the
Land Valuers Act 2001 at the developers’ expense.

9. Thecash-in-lieuof public open space must be inthe form of adirect payment
made before the sealing of the final plan of survey.

Agreements

10. Prior to sealing, the owner and Council must enter into an agreement
pursuant to Part b of the Land Use Planning and Approvals Act 1993 in
respect of the land. The Agreement is to provide that the owner covenants
and agrees with the Brighton Council that:

a. Priortoany commencing any sensitive development on Lots 1 and 2:

i. apermanent vegetative shelter belt must be planted and maintained
along the northern boundary to protect the sensitive use from spray
drift in conjunction with an approved landscaping plan.

i. Thelandscaping plan must be grepared by a suitably qualified person
and must be submitted to and approved by Council's Manager
Development Services. The landscaping plan must detail:

e the depth of the shelter belt;

e the species to be planted;

o typical height and spread of each species;
e number of each species.

The shelter belt is to comprise vegetation which suits the local
environment,

b. The existing mature trees along the south-west side boundary of Lot
shared with 340 Cove Hill Rd are to be retained unless otherwise
approved in writing by Council's Manager Development Services.

c. The existing mature trees along the northern boundary must not be
modified or removed unless otherwise approved in writing by Council's
Manager Development Services.



11.

Final pfan

12.

13.

14.

15.
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d. The land is within an established rural area and may be subject to
occasional noise, odour, chemical and dust emissions associated with
surrounding agriculfural activities.

Agreement(s}) made pursuant to Part 5 of the Land Use Planning and
Approvals Act 1993 must bind the current owner and his/her successors in
title and must be prepared on a blank instrument form and registered with
the Recorder of Titles in accordance with Section 78 of the Land Use
Planning and Approvals Act 1993 by the applicant at no cost to Council.

A final approved plan of survey and schedule of easements as necessary,
together with two (2) copies, must be submitted to Council for sealing for
each stage. Thefinal approved plan of survey must be substantially the same
as the endorsed plan of subdivision and must be prepared in accordance
with the requirements of the Recorder of Titles.

Prior to Council sealing the final plan of survey for each stage, security for an
amount clearly in excess of the wvalue of all outstanding works and
maintenance required by this permit must be lodeged with the Brighton
Council. The security must be in accordance with section 86(3} of the Laocal
Government (Building & Miscellaneous Provisions) Council 1993, The
amount of the security shall be determined by the Council's Municipal
Engineer in accordance with Council Policy 6.3 following approval of any
engineering design drawings and shall not to be less than $5,000.

All conditions of this permit, including either the completion of all works and
maintenance or payment of security in accordance with this permit, must be
satisfied befare the Council seals the final plan of survey for each stage. Itis
the subdivider’s responsibility to notify Council in writing that the conditions
of the permit have been satisfied.

The subdivider must pay any Titles Office lodgement fees direct to the
Recorder of Titles.

Engineering

16,

17.

18.

The subdivision must be carried out in accordance with the Tasmanian
Subdivision Guidelines October 2013.

Engineering design drawings, to the satisfaction of the Council’'s Municipal
Engineer, must be submitted to and approved by Council before any works
associated with development of the land commence.

Engineering design drawings are to be prepared by a qualified and
experienced civil engineer, or other person approved by Council's Municipal



19.
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Engineer, in accordance with the Tasmanian Subdivision Guidelines October
2013, and must show -

a. allexisting and proposed services required by this permit;
b. all existing and proposed roadwaork required by this permit;

Cc. measures to bhe taken to provide sight distance in accordance with the
relevant standards of the planning scheme;

d. measures to be taken to limit or control erosion and sedimentation;
e, any other waork required by this permit.

Approved engineering design drawings will remain valid for a period of 2
years from the date of approval of the engineering drawings.

20.The developer shall appoint a qualified and experienced Supervising

Engineer {or company registered to provide civil engineering consultancy
services) who will be required to certify completion of subdivision
construction works. The appointed Supervising Engineer shall be the
primary contact person on matters concerning the subdivision.

Property Services

21.

22.

23

The Subdivider must pay the cost of any alterations and/or reinstatement to
existing services, Council infrastructure or private property incurred as a
result of the proposed subdivision works.  Any work required is to be
specified or undertaken by the authority concerned.

Any existing services shared between lots are to be separated to the
satisfaction of Councils Municipal Engineer.

Property services must be contained wholly within each lots served or an
easement to the satisfaction of the Council's Municipal Engineer or
responsible authority.

Telecommunications and electrical reticulation

24. Electrical and telecommunications services must be provided to each ot in

25.

accordance with the requirements of the responsible authority and to the
satisfaction of Council’'s Municipal Engineer.

Prior to sealing the final plan of survey, the developer must submit to Council
a Letter of Release, or equivalent, from TasNetworks confirming that all
conditions of the Agreement between the Owner and authority have been
complied with and that future lot owners will not be liable for network
extension or upgrade costs, other than individual property cannections
{basic connection} at the time each lot is further developed.
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Vehicular Access

26. The vehicular access{es}) must be constructed/upgraded from the road

carriageway to service each lot and, unless approved otherwise by Council’s
Municipal Engineer, must:

a.

b.

Be constructed with a durable all weather paverment

Be designed so as there is no increase in concentrated stormwater onto
adjacent properties (including 340 Cove Hill Rd).

Have a sealed surface for all shared sections {i.e. servicing 2 or more
properties) including to the eastern extent of where Lot 1 access
intersects the existing access to 340 Cove Hill Road.

Sealed surface far all sections of driveway where the grade is equal to or
greater than 18%.

The surfacing material may be a spray seal, asphalt, concrete, pavers or
other approved material.

Hawve a min trafficable width of 4.0m with a minimum sealed width of
3.0m

Have a passing bay of minimum width of 5.5m for a distance of no less
than ém from the edge of the road.

As required by Bushfire Hazard Report (V1.0) for proposed three lot
subdivision at 346 Cave Hill Road Honeywood, prepared by Jim Mulcahy,
dated 9@ April 2021.

27. Widening of the road shoulder, adjacent the vehicular access, is to be
provided as a collection area for waste and recycling bins. The bin collection
area must be of sufficient size to accommodate the bins for the three {3) lots
clear of the tratfic lane and such that safe sight distance is maintained exiting
the access. The bin collection area is to be included in the engineering

design drawings for approval.

Stormwater

23. Stormwater from the proposed development must be managed on site
such that any stormwater runoff from the site, for a storm with an AR| of 20
years, will be no greater than pre-existing runoff to the satisfaction of
Council's Municipal Engineer.

TasWater

29. The development must meet all required Canditions of approval specified
by Tas Water Submission to Planning Authority Notice TWDA 2021/00676-
BTN, dated 07/05/2021.
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Water quality

30. A soil and water management plan (here referred to as a 'SWMP') prepared

3

32

33

in accordance with the guidelines Soil and Water Management on Building
and Construction Sites, by the Derwent Estuary Programme and NRM
South, must be approved by Council's Municipal Engineer before
development of the land commences.

Temporary run-off, erosion and sediment controls must be installed in
accordance with the approved SWMP and must be maintained at full
operational capacity to the satisfaction of Council’'s Municipal Engineer until
the land is effectively rehabilitated and stabilised after completion of the
development.

The topsoil on any areas required to be disturbed must be stripped and
stockpiled in an approved location shown on the detailed soil and water
management plan for reuse in the rehabilitation of the site. Topsoil must not
be removed from the site until the completion of all works unless approved
otherwise by the Council's Municipal Engineer.

All disturbed surfaces on the land, except those set aside for roadways,
footways and driveways, must be covered with top soil and, where
appropriate, re-vegetated and stabilised to the satisfaction of the Council's
Municipal Engineer.

Construction Amenity

34

35,

. The development must only be carried out between the following hours
unless otherwise approved by the Council's General Manager

» Monday to Friday 7:00 AM to 6:00 PM
» Saturday 8:00 AM to 6:00 PM
» Sunday and State-wide public holidays 10:00 AM to 6:00 PM

All subdivision works associated with the development of the land must be
carried out in such a manner 30 as not to unreasonably cause injury to, or
unreasonably prejudice or affect the amenity, function and safety of any
adjoining or adjacent land, and of any person therein or in the vicinity thereof,
by reason of -

a. emission from activities or equipment related to the use or development,
including noise and vibration, which can be detected by a person at the
bhoundary with another property; and/or

b. transport of materials, goods or commodities to or from the land; and/or

c. appearance of any building, works or materials.



67
67 Planning Authority 12/04/2072

36. Any accumulation of vegetation, building debris or other unwanted material

37.

must be disposed af by removal from the land in an approved manner. No
burning of such materials on-site will be permitted unless approved in writing
by the Council's General Manager.

Public roadways or footpaths must not be used for the storage of any
construction materials or wastes, for the loading/unloading of any vehicle or
equipment; or for the carrying out of any work, process or tasks associated
with the subdivision during the construction period.

Maintenance and Defects Liability Period

38.

The subdivision must be placed onto a twelve (12) month maintenance and
defects liability period in accordance with Council Policy following the
completion of the works in accordance with the approved engineering plans
and permit conditions.

39. Prior to placing the subdivision onto the maintenance and defects liability

period the Supervising Engineer must provide certification that the works
comply with the Council’s Standard Drawings, specification and the
appraoved plans.

THE FOLLOWING ADVICE APPLIES TO THIS PERMIT:

A

DECISION:

This permit does not imply that any other approval required under any other
legislation or by-law has been granted.

This permit does not take effect until all other approvals required for the use
or development to which the permit relates have been granted.

The owner is advised that an engineering plan assessment and inspection
fee of 1% of the value of the approved engineering works {minimum of
$300.00), or as otherwise specified in Council's Schedule of Fees, must be
paid to Council prior to the approval of engineering plans.

This planning approval shall lapse at the expiration of two (2) years from the
date of the commencement of planning approval i the development for
which the approval was given has not been substantially commenced. Where
a planning approval for a development has lapsed, an application for renewal
of a planning approval for that development shall be treated as a new
application.
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38 Bligh St Rosny Park
PO Box 96

Rosny Park TAS, 7018
M\ Dx 70402
g Ph 03 6217 9500
Clarence... a brighter place Ecla rence@ccc.tas.gov.au

City Planning
PDPSAMEND-2021/022172

23 February 2022

General Manager
Brighton Council
Email: admin@brighton.tas.gov.au

Dear Mr Dryburgh
REQUEST TO AMEND THE URBAN GROWTH BOUNDARY FOR THE “SKYLANDS” MASTERPLAN

Council has received a request to amend the Southern Tasmanian Regional Land Use Strategy
(STRLUS) by expanding the Urban Growth Boundary (UGB) to accommodate the above masterplan.

The masterplan site extends from Tranmere and Rokeby to Droughty Point and comprises 315ha of
land. As part of this masterplan, the proponent requests an amendment to the STRLUS by
expanding the UGB around the peninsula, to allow for an additional urban area of around 58ha,
above the current UGB. The purpose is to enable the creation of six new walkable neighbourhoods
based around activity centres. The masterplan would also provide for 108ha of public open space,
including a 57ha nature reserve/parkland along the ridgeline, revegetated green connectors
between the park and a 22ha reserve around the shoreline.

In accordance with council’s policy on such proposals, a community consultation program has
recently commenced. To meet the requirements of the Planning Policy Unit Information Sheet
RLUS1, council also requests your views of the proposed change to the UGB, along with those of all
regional councils and relevant agencies.

The proponent’s documentation includes a ‘Skylands Summary Masterplan Report’, ‘Skylands
Condensed Report’ and ‘Skylands Future Housing Market Analysis’. They can be downloaded from:
https://www.yoursay.ccc.tas.gov.au/skylands-proposed-ugb-adjustment

Council would be grateful for your advice as soon as practicable. In the meantime, if you need any
more information, please contact council’s Principal Planner, Bruce Gibbs, on 6217 9550 or via
email at cityplanning@ccc.tas.gov.au.

Yours sincerely

Lo

Ross Lovell
MANAGER CITY PLANNING
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General Manager
Brighton Council
1 Tivoli Road, Old Beach 7017

RE: Application for Planning Permit (DA 2022 / 00025) - Dwelling, 10 Maritimo Way, Old Beach:

This statement should be read in conjunction with the drawings and documents submitted for 10 Maritimo Way,
Old Beach to address the request for additional information for DA 2022 / 00025, Clause 8.4.2 (P3) as below.

8.4.2 Setbacks and building envelope for all dwellings:

P3: The siting and scale of a dwelling must:
(a) not cause an unreasonable loss of amenity to adjoining properties, having regard to:
(i) reduction in sunlight to a habitable room (other than a bedroom) of a dwelling on an adjoining
property;
(ii) overshadowing the private open space of a dwelling on an adjoining property;
(iii) overshadowing of an adjoining vacant property; or
(iv) visual impacts caused by the apparent scale, bulk or proportions of the dwelling when viewed
from an adjoining property;
(b) provide separation between dwellings on adjoining properties that is consistent with that existing on
established properties in the area; and
(c) not cause an unreasonable reduction in sunlight to an existing solar energy installation on:
(i) an adjoining property; or
(ii) another dwelling on the same site.

Statement:

The proposed dwelling’s siting has taken into consideration neighbouring dwellings, solar access into habitable
spaces internally and externally, setbacks from the side, front and rear boundaries, and parking and access to
achieve a happy medium that doesn'’t affect the neighbouring dwellings greatly. As visible on the drawings
submitted, the shadows cast by the proposed dwelling have limited impact on the neighbouring dwellings.
Shadows will be cast on Lot 483 Maritimo Way to the west until approximately 12:00pm on June solstice where
the altitude of the sun is lowest. The shadow then casts on the subject lot until it impacts the neighbouring Lot
192 at approximately 2:30pm. This allowance of sunlight into the subject and neighbouring properties is an
acceptable solution as per Clause 8.4.4 of the Tasmanian Planning Scheme.

The proposed dwelling’s scale and bulk is largest on the north-western corner of the dwelling. This is due to the
slope of the site, but has been minimised due to differing cladding options, using lighter colours to not stand out,
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and differing roof lines and setbacks to break up the bulk. As visible on the Proposed North Elevation, the
dwelling’s habitable areas on the upper floor are approximately 1200mm outside of the Tasmanian Planning
Scheme’s building envelope at the north-western corner. This measurement reduces reasonably significantly as
the site slopes up back towards the street and is within the building envelope quickly upslope.

In regard to the setbacks from the proposed dwelling to the boundaries, the setbacks provided are very much in
line with the acceptable solutions as per Clause 8.4.2 of the Tasmanian Planning Scheme, with the closest
setback being the side setback of 1500mm, which is for 6480mm along the external side of the garage and
1690mm for the laundry landing. Due to the proximity of this landing to the side setback and height above
natural ground level, an 1800mm high screen along the boundary facing side has been proposed for privacy for
the subject dwelling and neighbouring Lot 483.

Conclusion:

Whilst relying on the Performance Criteria of the clause above, the development complies with Tasmanian
Planning Scheme.

Kind regards,

Ash Woehler

S

Woehler Design & Drafting

0477 293 605
ash@woehlerdesigndrafting.com
www.woehlerdesigndrafting.com
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3 ALL WORKS TO COMPLY WITH BUT NOT LIMITED TO:
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Submission to Planning Authority Notice

il Planni
Council Planning | )\ 5551 /00149 Council notice date | 8/06/2021
Permit No.
TasWater details
TasW
asWater TWDA 2021/00948-BTN Date of response 10/06/2021
Reference No.
TasWater .
Contact Phil Papps Phone No. | 0474 931 272

Response issued to
Council name BRIGHTON COUNCIL

Contact details development@brighton.tas.gov.au

Development details
Address LAMPRILL CIR, HERDSMANS COVE Property ID (PID) 3046549

Description of Multiple dwellings x 40
development

Prepared by Drawing/document No. Revision No. Date of Issue

Prime Design Site Plan / PD20174-01 03 21/04/2021
Gandy & Roberts Sewer & Water Servicing Plan / C020 A 16/04/2021

Pursuant to the Water and Sewerage Industry Act 2008 (TAS) Section 56P(1) TasWater imposes the
following conditions on the permit for this application:

CONNECTIONS, METERING & BACKFLOW

1. A suitably sized water supply with metered connections and sewerage system and connections to
the development must be designed and constructed to TasWater’s satisfaction and be in accordance
with any other conditions in this permit.

2. Any removal/supply and installation of water meters and/or the removal of redundant and/or
installation of new and modified property service connections must be carried out by TasWater at
the developer’s cost.

3. Prior to use of the development, any water connection utilised for the development must have a
backflow prevention device and water meter installed, to the satisfaction of TasWater.

DEVELOPMENT ASSESSMENT FEES

4. The applicant or landowner as the case may be, must pay a development assessment fee of $675.71
to TasWater, as approved by the Economic Regulator and the fee will be indexed, until the date paid
to TasWater.

The payment is required within 30 days of the issue of an invoice by TasWater.
General

For information on TasWater development standards, please visit
http://www.taswater.com.au/Development/Development-Standards

For application forms please visit http://www.taswater.com.au/Development/Forms

Service Locations
Please note that the developer is responsible for arranging to locate the existing TasWater infrastructure

Page 1 of 2
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and clearly showing it on the drawings. Existing TasWater infrastructure may be located by a surveyor
and/or a private contractor engaged at the developers cost to locate the infrastructure.

The location of this infrastructure as shown on the GIS is indicative only.

(a) A permitis required to work within TasWater’s easements or in the vicinity of its infrastructure.

Further information can be obtained from TasWater
(b) TasWater has listed a number of service providers who can provide asset detection and location
services should you require it. Visit www.taswater.com.au/Development/Service-location for a list of

companies.

Declaration

The drawings/documents and conditions stated above constitute TasWater’s Submission to Planning
Authority Notice.

Authorised by

Jason Taylor
Development Assessment Manager

TasWater Contact Details
Phone 13 6992 Email development@taswater.com.au

Mail GPO Box 1393 Hobart TAS 7001 Web www.taswater.com.au

Page 2 of 2
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ENGINEERING REPORT

DA#: DA2021/00149

Applicant: Prime Design

Address: 615 Lamprill Circle, Herdsmans Cove
Proposal: Multiple Dwellings (40)

Planning Scheme:

Tasmanian Planning Scheme - Brighton

Zone:

General Residential Zone

Report completed

by (Name & date):

Leigh Wighton
5 April 2022

Brief Description

Proposal

The application proposes 40 dwellings on vacant land at 615 Lamprill Circle, Herdmans
Cove.

The land is predominantly zoned General residential with a narrow triangular section in the

south eastern corner zoned Open Space.
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Crown Land Owner
Consent

Crown Land Owner Consent (CLOC)was received with the application which included the
following:

In giving consent to lodge the subject development application, the Department notes that
the works in the State road network will require the following additional consent:

Other types of works (pipeline, etc.) OR Construction of infrastructure in the road
reserve/on Crown land (Works permit required)

The consent of the Minister under Section 16 of the Roads and Jetties Act 1935 to
undertake works within the State road reservation.

For further information please visit http://www.transport.tas.gov.au/road/permits or
contact permits@stategrowth.tas.gov.au .

Discharge of Stormwater or drainage into the State road drainage system (Ministerial
consent required)

The consent of the Minister under Section 17B of the Roads and Jetties Act 1935 to
concentrate and discharge drainage to the State road reserve.
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The proponent must submit a drainage plan, including catchment area, flows and drainage
design for any area discharging to the State road reserve.

If any enlargement of the existing State road drainage infrastructure is required in order to
carry any additional drainage, these works must be undertaken under the supervision and
to the satisfaction of an officer designated by the Minister. If such works are required, the
costs associated with the works will be payable by the proponent.

The proponent is responsible for the ongoing maintenance of their own infrastructure.

It is recommended that the proponent initiates early discussions with the Department
concerning the overall stormwater design associated with the application to assist in
streamlining the consent process.

For further information please contact Road Assets at
roadassets.utilities@stategrowth.tas.gov.au .

In giving consent to lodge the subject development application, the Department notes the
following applicable advice:

The noise barrier fence is the responsibility of the adjoining owners for on-going
maintenance in perpetuity and enforceable by way of a permit condition for a Part 5
Agreement on title.

Conditions and/or advice requiring the above are recommended for inclusion in the permit.

Roadworks, Parking
and access (existing
and proposed)

The subject land has frontage to the East Derwent Highway, Lamprill Circle and a short
section of Gage Road which links Lamprill Circle to the roundabout on the East Derwent
Highway.

4 dwellings will have individual driveways directly onto Lamprill Circle. The remainder are
accessed via a shared access which loops onto Lamprill Circle. There is no vehicular access
to the East Derwent Highway or Gage Road.

Whilst kerb and channel across the frontages of the subdivision is generally in reasonable
condition the footpath is in a poor condition. The need for 6 new crossovers results in
portions of the existing kerb and channel and footpath needing to be replaced. To maintain
continuity and ensure new footpath isn’t placed against old kerb the entire section of
footpath and kerb and channel across Lamprill Circle between, and including the 2 main
entrances, should be replaced.

Ideally the remainder of the footpath and kerb and channel and across the balance of the
Lamprill Circle frontage would be replaced to maintain a consistent standard. However
given the kerb is in reasonable condition and no driveways are being cut into the kerb in
these sections only footpath will need to be replaced unless damage occurs to the kerb
during construction.

Conditions requiring the developer to:
1. replace footpath across the full Lamprill Circle frontage; and
2. kerb and channel across the Lamprill Circle frontage between, and including, the 2
main entrances
are recommended.
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This will also entail replacing existing side entry pit lids and surrounds where within the
new footpath.
Parking and access

The application proposes a total of 95 car parking spaces which exceeds the requirements
of the scheme.

The proposed main internal access is 6m asphalt seal width with concrete kerb/kerb and
channel both sides.
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TYPICAL CROSS SECTION - DRIVEWAY 1

Minor driveways and parking areas are proposed to be reinforced concrete.

Staging

The development is proposed to be undertaken in 3 stages. The staging will need to be
amended to include the main internal access connecting to Lamprill Circle at both ends to
enable through traffic, in particular garbage collection. Alternatively a temporary turning
facility, suitable for garbage trucks, will need to be provided at the end of Stage 1.

|§tage T Should include
iconstruction of both
main accesses to
facilitate through traffic
and garbage collection.

Pedestrian Access

A footpath is generally provided on one side of the internal access/driveway throughout
the development. There is an additional walkway proposed in the Public Open Space
zoned land to the south east providing connectivity to Gage Road as shown on the
landscaping plan (below).
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Traffic Impact Assessment
A Traffic Impact Assessment prepared by Midson Traffic was submitted with the
application. The TIA concluded:

The key findings of the TIA are summarised as follows:

= The traffic generation of the development is likely to be 200 vehicles per day with a peak
generation of 20 vehicles per hour.

= Traffic generation is split between 2 main accesses and 4 driveways that service individual
units. The traffic generation at the accesses will not have any significant adverse impacts
on traffic efficiency or road safety. The development meets the requirements of
Performance Criteria P1 of Clause C3.5.1 of the Planning Scheme.

= The car parking provision of 95 on-site parking spaces meets the requirements of
Performance Criteria P1.1 and P1.2 of Clause C2.5.1 of the Planning Scheme. The parking
demands of the development will be lower than the Acceptable Solution parking
requirements, and there is a large pool of on-street car parking available immediately
adjacent to the site.

= The car parking layout of the development meets the requirements of Acceptable
Solution A1.1 of Clause C2.6.2 of the Planning Scheme.

Based on the findings of this report and subject to the recommendations above, the
proposed development is supported on traffic grounds.

The development does not meet C2.5.3 Al for Motorcycle Parking. The development
requires 4 motorcycle spaces but none are provided. There is however an excess of car
parking spaces available within the site which can be used for motorcycles.

Transport Code and C3.0 Road and Railway Assets Code of the Scheme.

Noise Assessment
A Noise Assessment was submitted with the application.
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“”

The assessment concludes: “.. that provided a noise barrier with minimum height 1.8m
and minimum surface mass of 15 kg/m2 is constructed on the boundary with the East
Derwent Highway (with extents as shown in Figure 3), then traffic noise levels will be below
the Acceptable Solutions criterion under the Scheme.

The proposal thus satisfies clause C3.6.1-A1(c) of the Planning Scheme.”

Stormwater (existing
and proposed)

Stormwater Management and Concept Services Report was submitted with the
application. The report addresses both stormwater quantity and treatment. The report
was prepared assuming compliance with the requirements of the Brighton Interim Planning
Scheme 2015. This considers a minor drainage network catering for a 5% AEP however the
affected section of the East Derwent Highway is a Category 3 road, with flood protection
design criteria relating to a 2% AEP event. The State highway drainage system has been
assessed for the 2% AEP event.

Figure 10: Existing Council stormwater network

Capacity
Stormwater from the site is proposed to discharge to 3 locations.

The northern portion of the site will discharge to Councils existing piped network in Smith
Place. This system has limited available spare capacity and it is proposed to limit design
flows to available capacity.

The mid section of the development discharges to the east and will be connected directly
to Councils existing piped network. This network has capacity issues downstream and it is
proposed to limit discharge to pre development levels.

The lower section of the site is drained to existing piped system in Gage Road, utilising an
underground detention system to limit flows to pre development.

Treatment
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The proposed stormwater management system for the development incorporates water
sensitive urban design principles, including above ground detention basins, as well as
proprietary treatment systems. The following design elements are proposed for the
development:

e Three Enviro Australis GV30 in-line stormwater quality improvement devices each
treating approximately one-third of the total hardstand runoff for the site.

¢ Above ground detention basins and one below ground detention tank providing
stormwater flow attenuation and some minor treatment.

Sewer and Water

Sewer and Water reticulation is available to the site.
TasWater who provided a SPAN.

The application was referred to

Additional
Comments

Representor comments (summarised)

Engineering response

Representation 1

Relating to loss of views.

Not engineering related

Parking & Clause: | Proposed Complies PC Assessment/Comments
Sustainable
Transport Code
USE STANDARDS
Number of C2.5.1 80 resident spaces Req 2 per dwelling + 1 visitor per 4
Spaces Al (2 per dwelling) + | Yes | No | N/A dwellings = 80 + 10 =90 min required
15 visitor spaces = X O O
95 total
Bicycle parking C2.5.2 Yes No | N/A | No requirement
Al O O |K
Motorcycle C2.5.3 4 motorcycle P1 Motorcycle parking spaces for all
parking Al parking space uses must be provided to meet the
required. reasonable needs of the use, having
None proposed. g ek
e No | N/A (a) the nature of the proposed use
O X O and development;
(b) the topography of the site;
(c) the location of existing
buildings on the site;
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(d) any constraints imposed by
existing development; and

(e) the availability and
accessibility of motorcycle parking
spaces on the street or in the
surrounding area.

The development complies with the
number of resident car parking spaces
and has 5 more visitor spaces than
required. Motorcycles can use car
parking spaces when required. The
proposal is considered to have
satisfied the performance criteria.

Loading bays C2.5.4 Yes No | N/A
Al O O X
Parking spacesin | C2.5.5 Yes No | N/A
GRZ & IRZ Al O O |K
DEVELOPMENT STANDARDS
Construction of C2.6.1 Proposed driveway Standard conditions
parking areas Al and parking areas
t
are concrete or Yes No | N/A
pavers (spray seal
X o [ d
for temporary
access turning
stage 1)
Design & Layout C2.6.2 Al p'roposed The aisle widths in some instances are
] parking, access . o
(manoeuvring, Al.1 . slightly less than required in AS2890.1.
ways, manoeuvring
etc.) and circulation However turning paths have been
spaces do not provided to demonstrate the parking
strictly comply with spaces are accessible. The TIA
included the following statement.
ALL(b) Yes |No | N/A
comply with Provisions of AS2890.1. The car
Australian Standard O X O

AS 2890- Parking
facilities, Parts 1-6.

parking layout generally complies with
the requirements of AS2890.1. Whilst
the aisle width is deficient in some
areas (minimum 5.6m), there is
sufficient manoeuvring area to
facilitate a B85 vehicle into and out of
the spaces. This is due to the
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additional space width and the low
speed operating environment.
Engineering plans demonstrate

the accessibility of all parking spaces
by a B85 vehicle, as shown in
Appendix A.

Include standard conditions for car
parking and associated access to be in
accordance with AS2890.1 except
where lesser aisle widths have been
assessed using turning paths.

DéSlgn & Layout C2.6.2 No aFceSS|bIe Yes No | N/A
(Disabled) Al.2 parking spaces are
O O X
proposed.
Number of C2.6.3 6 new accesses Given the length of the frontage the
accesses Al proposed. number of accesses proposed is
1 existing accessto | Yes | No | N/A Az,
be removed. u u The existing redundant access to the
north west is to be removed and
nature strips reinstated.
Lighting in GBZ C2.6.4 Yes No | N/A
Al O 0 |K
Pedestrian access | C2.6.5 The proposal does e
. Safe and convenient pedestrian access
(10 or more Al.l not provide a
spaces) pedestrian path must be provided within parking
separated from the areas, having regard to:
e or (a) the characteristics of the site;
sisiEEd (b) the nature of the use;
bollards (c) the number of parking spaces;
(d) the frequency of vehicle
Yes No N/A movements; ‘
e e needs of persons with a
0 0 (e) th ds of th
disability;
(f) the location and number of
footpath crossings;
(g) vehicle and pedestrian traffic
safety;
(h) the location of any access

ways or parking aisles; and
(i) any protective devices
proposed for pedestrian safety.
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Footpaths are provided throughout
the development and
Pedestrian C2.6.5 Yes No | N/A | Residential use
(disability) Al.2 O O <
Loading bays C2.6.6 Yes No | N/A | Residential use
(dimensions) Al O O X
Loading bays C2.6.6 Yes No | N/A
(entry & exit) A2 O O ]
Bik king i 2.6.7
ike par |.ng|n C2.6 Yes No | N/A
GBZ (>5 bike Al
O O X
spaces)
Bike parking in C2.6.7 Yes No | N/A
GBZ (dimensions) | A2 O O X
Siting of parking C2.6.8 Yes No | N/A
Al O O X
Precinct Parking C2.7.1 Yes No | N/A
plan O O X
Road and Clause: | Proposed Complies PC Assessment/Comments
Railway Assets
USE STANDARDS
Traffic generation | C3.5.1 Yes No | N/A
Al.l O O X
C3.5.1 6 new accesses are The proposed accesses are supported
Al.2 proposed onto by Council’s Asset Services
L ill Circle. D .
amprill Circle. No Yes No | N/A epartment
written consent The TIA submitted with the
O X] O
was provided by application concluded the
Council for the performance criteria were met.
accesses.
C3.5.1 Yes No | N/A
Al3 O O X
C3.5.1 Yes No | N/A
Al4 O O X
C3.5.1 Yes No | N/A | Lamprill Circle is not a Major Road,
Al.5 O O < however on site turning is provided
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for all units apart from the 4 individual
unit accesses.

Recommended General Conditions

General

1. The use or development must be carried out substantially in accordance with the application for
planning approval, the endorsed drawings and with the conditions of this permit and must not be
altered or extended without the further written approval of Council.

Staged development

2. Priortothe application for building or plumbing approvals the developer must submit an amended
staging plan including both main vehicular accesses as part of Stage 1 or incorporate a temporary
on site turning area at the end of Stage 1. Once approved by Council’'s Manager Development
Services the amended staging plan will form part of the endorsed documents.

Agreements

3. An agreement pursuant to Part 5 of the Land Use Planning and Approvals Act 1993 must be
entered into prior to the use commencing to the effect that:

(a) The noise barrier fence is the responsibility of the land owners for on-going
maintenance, repair and replacement in perpetuity.

4. Agreement(s) made pursuant to Part 5 of the Land Use Planning and Approvals Act 1993 must
bind the current owner and his/her successors in title and must be prepared on a blank instrument
form and registered with the Recorder of Titles in accordance with Section 78 of the Land Use
Planning and Approvals Act 1993 by the applicant at no cost to Council.

Landscaping

5. Refer to planning.

Services

6. The developer must pay the cost of any alterations and/or reinstatement to existing services,
Council infrastructure or private property incurred as a result of the proposed subdivision or
development. Any work required is to be specified or undertaken by the authority concerned.

7. Services located under the proposed driveways are to be provided with trafficable covers to the
requirements of the relevant authority and to the satisfaction of Council’s Municipal Engineer.

Noise Attenuation

8. The developer must provide a noise barrier with minimum height 1.8m and minimum surface mass
of 15 kg/m2 on the boundary with the East Derwent Highway in accordance with the
recommendations of LOT 615 LAMPRILL CIRCLE — NOISE ASSESSMENT, prepared by Noise
Vibration Consulting, dated 31 August 2021.

Roadworks

9. Unless approved otherwise by Council’s Municipal Engineer the developer must upgrade the road
frontage across Lamprill Circle to include:

(a) new kerb and channel between, and including, the 2 main vehicular accesses
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(b) new 1.5m minimum width concrete footpath across the entire Lamprill Circle frontage

(c) new stormwater side entry pit lids and surrounds

Parking and Access

10. Any existing vehicular accesses along the frontage not utilised by the development must be

removed and

the kerb and channel, footpath and nature strip reinstated.

Advice: There is an existing vehicle crossover at the north western end of the Lamprill Circle

frontage that will be redundant.

11. Unless approved otherwise by Council’s Municipal Engineer all vehicular accesses within the

road reservation must be constructed in reinforced concrete.

12. At least ninety five (95) car parking spaces must be provided on the land at all times for the use
of the development, including at least two (2) car parking spaces per dwelling and at least fifteen

(15) designated for visitor parking.

13.  All parking, access ways, manoeuvring and circulation spaces must be provided in accordance

the endorsed drawings, Australian Standard AS 2890 - Parking facilities, Parts 1-6, or as

otherwise required by this permit, and include all of the following;

(a)
(b)
(c)

(d)

(e)

(f)

(8)

(h)

be constructed with a durable all weather pavement;
be drained to the public stormwater system; and

be surfaced by asphalt, concrete, pavers or equivalent material to restrict
abrasion from traffic and minimise entry of water to the pavement.

have a gradient in accordance with Australian Standard AS 2890 - Parking
facilities, Parts 1-6;

Other than units 13, 14, 17 and 18, provide for vehicles to enter and exit the site
in a forward direction;

have aninternal access width not less than 3m, with adequate manoeuvring areas
to accommodate turning paths of vehicles entering and exiting parking spaces
(including 0.3m clearance to any fixed object greater than 150mm in height
including fences and walls);

the main internal loop access and access to units 35 and 36 have width not less
than 6m with provision for two way traffic;

have a vertical clearance of not less than 2.1m above the parking surface level;

14. The developer must provide a pedestrian path on at least one side of the main vehicular access
through the site.
15. A minimum 1.5m wide reinforced concrete pedestrian path must be provided through the Public

Open Space zoned land connecting to Gage Road.

16. Prior to the development commencing, or application for building or plumbing permits, the

developer must submit to Council a parking plan including:

(a) pavement details,

(b) design surface levels and gradients,
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(c) drainage,

(d) turning and travel paths (where required to demonstrate compliance with AS 2890.1),
(e) dimensions (including clearances),

(f) line marking,

(g) lighting,

(h) pedestrian paths

The parking plan is to be certified by an engineer and shall form part of the permit once
accepted.

17. The completed parking and associated turning areas and access must be certified by a practicing
civil engineer to the effect that they have been constructed in accordance with the endorsed
drawings and specifications approved by Council before the use commences.

18. All areas set-aside for parking and associated turning, and access must be completed before the
use commences and must continue to be maintained to the satisfaction of the Council’s
Municipal Engineer.

Access to Public Road

Advice: No works on or affecting any Council road reservation is to be commenced until the Brighton
Council has issued a WORKS IN ROAD RESERVATION PERMIT. Application for the issue of the
necessary works permit is to be made to the Brighton Council’s Asset Services Department
prior to the proposed date of commencement of any works.

Access to State Road

19. Prior to undertaking any works within the State road reservation the developer must obtain the
consent of the Minister under Section 16 of the Roads and Jetties Act 1935
Advice: For further information please visit http://www.transport.tas.gov.au/road/permits
or contact permits@stategrowth.tas.gov.au

Stormwater

20. The stormwater system for the development must, unless required otherwise by this permit,
be substantially in accordance with:

(a) Lot 1 Lamprill Circle, Stormwater Management and Concept Services Report, Lamprill
Circle, Herdsmans Cove for Catholic Care Tasmania (Revision B) prepared by Gandy and
Roberts Consulting Engineers, dated 15 November 2021.

21. Stormwater from the proposed development must drain to the piped public stormwater system
to the satisfaction of Council’s Municipal Engineer and in accordance with the Building Act 2016.

22. The developer must provide on-site detention to offset the increase in stormwater runoff
caused by the development to Council’s piped system for a 5% AEP event to the satisfaction of
Council’s Municipal Engineer.

23. The development must incorporate an overland flow path to accommodate a storm with a 1%
AEP.
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25.

26.

27.
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Unless required otherwise by the Department of State Growth stormwater flows from the site
discharging to the State Road drainage network must be limited to a rate that can be
accommodated in the piped network for a 2% AEP event.

Stormwater from the proposed development must be treated prior to entering the public
stormwater system to achieve that the quality targets in accordance with the State Stormwater
Strategy 2010. Water Sensitive Urban Design Principles will be in accordance with the Water
Sensitive Urban Design Procedures for Stormwater Management in Southern Tasmania, Council
Policy 6.1 Stormwater Quality Control Contributions and to the satisfaction of the Council’s
Municipal Engineer.

The stormwater system within the development must continue to be maintained to ensure the
quality targets, in accordance with the State Stormwater Strategy 2010, and flow rates
discharging to the public stormwater system are maintained as per the approved design and
water is conveyed so as not to create any nuisance to adjacent properties.

The driveways must be drained to minimise surface runoff over adjoining land in accordance
with the requirements of the Municipal Engineer and in accordance with the Building Act 2016.

Advice: General Manager’s consent is required for connection to the public stormwater system in

accordance with the Urban Drainage Act. Providing the planning permit conditions are met
General Managers Consent will be granted.

Discharge of Stormwater or drainage into the State road drainage system

28.

Prior to commencement of works or application for building or plumbing permits the
developer must obtain the consent of the Minister under Section 17B of the Roads and Jetties
Act 1935 to concentrate and discharge drainage to the State road reserve.

Advice: The proponent must submit a drainage plan, including catchment area, flows and
drainage design for any area discharging to the State road reserve.
This section of the East Derwent Highway is a Category 3 road, with flood protection
design criteria relating to a 2% AEP event.
If any enlargement of the existing State road drainage infrastructure is required in
order to carry any additional drainage, these works must be undertaken under the
supervision and to the satisfaction of an officer designated by the Minister. If such
works are required, the costs associated with the works will be payable by the
proponent.
The proponent is responsible for the ongoing maintenance of their own
infrastructure.
It is recommended that the proponent initiates early discussions with the
Department concerning the overall stormwater design associated with the
application to assist in streamlining the consent process.
For further information please contact Road Assets at
roadassets.utilities@stategrowth.tas.gov.au .

Tas Water

29.

The development must meet all required Conditions of approval specified by Tas Water
Submission to Planning Authority Notice TWDA 2021/00948-BTN, dated 10/06/2021.

Soil and Water Management



30.

31.
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A soil and water management plan (here referred to as a ‘SWMP’) prepared in accordance with
the guidelines Soil and Water Management on Building and Construction Sites, by the Derwent
Estuary Programme and NRM South, must be approved by Council's Municipal Engineer before
development of the land commences.

Temporary run-off, erosion and sediment controls must be installed in accordance with the
approved SWMP and must be maintained at full operational capacity to the satisfaction of
Council’s Municipal Engineer until the land is effectively rehabilitated and stabilised after
completion of the development.

Construction amenity

32.

The road frontage of the development site including road, kerb and channel, footpath and nature
strip, must be:

(a) Surveyed prior to construction, photographed, documented and any damage or
defects be noted in a dilapidation report to be provided to Council’s Asset Services
Department prior to construction.

(b) Be protected from damage, heavy equipment impact, surface scratching or scraping
and be cleaned on completion.

In the event a dilapidation report is not provided to Council prior to commencement, any
damage on completion will be deemed a result of construction activity requiring replacement
prior to approval.

33. The development must only be carried out between the following hours unless otherwise

34,

35.

36.

37.

approved by the Council’s General Manager
¢  Monday to Friday 7:00am to 6:00 pm
e  Saturday 8:00am to 6:00 pm
e Sunday and State-wide public holidays  10:00 am to 6:00 pm

All works associated with the development of the land shall be carried out in such a manner so
as not to unreasonably cause injury to, or prejudice or affect the amenity, function and safety of
any adjoining or adjacent land, and of any person therein or in the vicinity thereof, by reason of:

(a) Emission of noise, artificial light, vibration, odour, fumes, smoke, vapour, steam, ash,

dust, waste water, waste products, grit or otherwise.

(b) The transportation of materials, goods and commaodities to and from the land.

(c) Obstruction of any public footway or highway.

(d) Appearance of any building, works or materials.

Any accumulation of vegetation, building debris or other unwanted material must be disposed
of by removal from the site in an approved manner. No burning of such materials on site will be
permitted unless approved in writing by the Council’s Manager Strategic Planning.

Public roadways or footpaths must not be used for the storage of any construction materials or
wastes, for the loading/unloading of any vehicle or equipment; or for the carrying out of any
work, process or tasks associated with the project during the construction period.

The developer must make good and/or clean any footpath, road surface or other element
damaged or soiled by the development to the satisfaction of the Council’s Municipal Engineer.

Engineering

38.

Public works must be carried out and constructed in accordance with the:
a. Tasmanian Subdivision Guidelines
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40.
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b. Tasmanian Municipal Standard — Specifications

c. Tasmanian Municipal Standard — Drawings
as published by the Local Government Association of Tasmania and to the satisfaction of
Council’s Municipal Engineer.

Engineering design drawings for all public works must be submitted to and approved by
Council’s Municpal Engineer before any works associated with development of the land
commence.

Advice: Public works include all works within the road reservation including, but not limited
to, kerb and channel, footpath, stormwater mains, sewer mains. The engineering
drawings submitted with the application are considered to be concept plans and
may require alterations prior to consideration for approval.

Engineering design drawings are to be prepared by a qualified and experienced civil engineer,
or other person approved by Council’s Municipal Engineer, and must show —

a) all existing and proposed services required by this permit;

b) all existing and proposed roadwork required by this permit;

c) measures to be taken to provide sight distance in accordance with the relevant
standards of the planning scheme;

d) measures to be taken to limit or control erosion and sedimentation;

e) any other work required by this permit.

41. Approved engineering design drawings will remain valid for a period of 2 years from the date of

approval of the engineering drawings.

42. The developer shall appoint a qualified and experienced Supervising Engineer (or company

registered to provide civil engineering consultancy services) who will be required to certify
completion of public works. The appointed Supervising Engineer shall be the primary contact
person on matters concerning the public works.

Maintenance and Defects Liability Period

43.

44,

Public works provided as part of the development must be placed onto a twelve (12) month
maintenance and defects liability period in accordance with Council Policy following the
completion of the works in accordance with the approved engineering plans and permit
conditions.

Advice: A bond is to be lodged with Council during the maintenance and defects liability period
equal to 10% of the value of public works in accordance with Council Policy 6.3

Prior to placing works onto the maintenance and defects liability period the Supervising Engineer
must provide certification that the works comply with the Council’s Standard Drawings,
specification, and the approved plans.

THE FOLLOWING ADVICE APPLIES TO THIS PERMIT: -

A

This permit does not imply that any other approval required under any other legislation or by-
law has been granted.

This permit does not take effect until all other approvals required for the use or development
to which the permit relates have been granted.



105

The owner is advised that an engineering plan assessment and inspection fee of 1% of the
value of the approved public engineering works (minimum of $300.00), or as otherwise

specified in Council’s Schedule of Fees, must be paid to Council prior to the approval of
engineering plans.



DRAWINGS:

46947-100
46947-101
46947-102
46947-103

OVERALL PLAN & SISD
ENLARGEMENT DETAIL
DRIVEWAY LONGITUDINAL SECTION
DRIVEWAY LONGITUDINAL SECTION

Council: Brighton Council
|| Pranning Scheme: Brighton interim Pianning Scheme 2015
Zone & Overlay: Rural Living & Bushiire Prone

RURAL 3 LOT SUBDIVISION

346 COVE HILL ROAD, HONEYWOOD TAS
GREGORY & MARGARET BYGRAVES

OVERALL PLAN & S.I1.S.D.

NOTES

This plan has been prepared only for
the purpose of obtaining preliminary
subdivision approval from the Council
and the information shown hereon
should be used for no other purpose.
All measurements and areas are
subject to final survey.

5.0m LIDAR CONTOURS SHOWN

1000

PHONE: +61 03 6331 4099
F

EMAILA@;G@?. 209 | ABOAT7

%)




107

NOTES
8 D
« COVE HILL ROAD IS 60Km/H
+ 0.5m EXISTING CONTOURS
LOT 1 - To) ShowN
1hazt '
1ha+ at
PROPOSED
ACCESS

PROPOSED
EX.ACCESS TO A

#340 COVE HILL
ROAD

#340 COVE HILL ROAD
OTHER OWNER

PROPOSED PIPELINE AND

SERVICES EASEMENT 8 LEGEND

— - — EX.TOP/TOE BANK

EX. WATER MAIN

<IN\ f
EX. WATER - ’ ‘\ %
CONNECTION\\ ‘)l/&\'\' > ‘ =—— PROPOSED WATER CONNECTION
)
~ s .A/' #352 COVE HILL ROAD

"/ ,"IA 24 OTHERGWNER I:I EX. SEAL
//'///,/ . EXCWATER [ | ex.craveL

N, v A
%%?é////;j// 7. \ g ‘ o V//////) PROPOSED SEAL UPGRADE
v g

- SoALE [ e

: T e RURAL 3 LOT SUBDIVISION ———
0 346 COVE HILL ROAD, HONEYWOOD TAS ETTE T
: A8 K GREGORY & MARGARET BYGRAVES V" Surveying, Engineering & Planning o ¢15s 50 0

T o | o | o 08 JULY 2021 ENLARGEMENT DETAIL e el paasnapnenas | 46947 =101




108

|
=
T
%) w
4 2 §4
i
0 O 0 OO
P Q 4 o QO
w o < O < <<
> ) I8 La
[oNe) = I * g o
O (@] < O 2
B — A LT ™~
-— i 5
T — @] ——— @©
TTT—2 \ a
— ®  9lg
m—— 5 AN \\\_ —
T T —— < QL e
—_ N Qg
© @
o o
5.p0
-9lpp%
-+ -1[1% 4 -19% =+ -8% =+ -18.76% _|-13.80% -24.509 -6,68%
R.L. 77.600 R.L. 76.400
© ololw=] wlal o
< ©O|N[@o] =l ©
© MmO ol <
© wlvlw | I
DESIGN s 0|00|c0|0| @|0| @
CENTRELINE
o —|af wlalwl =~ olwl olo[wvlv]  ~olx o = o © ~ «ofo o|x|nw] ol «
©® ol oW ool ON o NNKM  — olv NN 9] — —  O<|$ —|@o® =0 ©
q == og& © B &< &Nbs =& Ql ) & o = RN —|glg|©| i< <
EXISTING o oo ool | @ 0ol KNS K Clo ©| © 0 0 N ©G|O|o Wl S|
© ®|©| |o(w| | | ©|wd| | w|mlo| @ oo ©| © © @ © ®|o|wd ©0|00|0|0| @|o| @
SURFACE
o olo| v~ ool o~ oloolx] «lolo ol © o o o —|om olxlolo] wlo| 1~
S ol qNo| o o o= ol=|on I oo S| © S < S oA Ow(S|5| ©B| ©
S 5o o o o ol oo olee S N S N S ~ow olReel o|l ~
o dilm| «|w|d| o o —|a| ¥|w|o|lo olol— ©| ~ o ) S aljm|m ©o|o|o|—| oo w
CHAINAGE At B Rl Ml Kl Rl Rl BRIV [V | o @ ) QT L w

EXISTING ACCESS LONGSECTION - #340 COVE HILL ROAD ACCESS LONGSECTION - LOT 1

SCALE: 1:200 SCALE: 1:200
E SURVEYOR ‘GEOCHIL RURAL 3 LOT SUBDIVISION B ?Qasnsbam s:?v;;x‘ SCALE | FPAPER
o EN a s ol Ao o Fovat, |1
B e 346 COVE HILL ROAD, HONEYWOOD TAS Y57 PDA Surveyors ™" s | 28 60
: oATE ® = GREGORY & MARGARET BYGRAVES \ 1 Surveying, Engineering & Planning  pHone: +61 03 6331 4009
- py— P e R 08 JULY 2021 DRIVEWAY LONGITUDINAL SECTIONS s Al oo | 46947 =103




109

[}

19}

0]

(@]

Q

I

™

'_

O

—

>

[N

H‘Q\‘

—~

3.000% -10.14%
R.L. 77.600

< Ofx ol ~oof o~

O —| O < N ~o

o o|® 0| ool o|®
DESIGN BI B 8 BB LB
CENTRELINE

— 0| —| ol N ©

INEo]lv] ol N T|o

o O N| ©lo| |»| ©
EXISTING 18 8|8| & 8|8 I3 &
SURFACE

o olo < <[of ool w

o oM al Yol e} oo 0]

Sx@o ¥ Qg &g ©

o —|al w6 N|o| olo| o
CHAINAGE ——| -

ACCESS LONGSECTION - LOT 2

_
=
T
w
=37
S
(%)
o O
5 < ﬂ
e O
T < (&)
< O <
w - ]
——— —
T ——— O
T
o T —o
<t ——
A T
o I
IS
of
5% -1R%- 21% =+
R.L. 76.800
— allo(alswlafo] ojolo| =] ™ = af [ o
M —|®|O|DS|b[—| =|®O| N | ™ o N =
© QOIS IMIOI—|—| OO O W ~| N
og od|ag|ad|od|od|ad|ed| IN|NIN| O G| @ vl v
00 00|0|00|00|00|c0[0| co|eo|o| O | @ | b
o w|o|olo|awlo] o/sxlo] i o o — o o
S K|N|m|—=|al|o|0| ||| o @ = ol 3 «
O ®|O|©I©O|@|—| OISO NI N © © O «©
O —|q|m|<F|<F|w|©o| ©|w|o| = ™| w o o =
-~ = - — & o

EXISTING ACCESS LONGSECTION - LOT 3

SCALE: 1:200 SCALE: 1:200
E SURVEYOR ‘GEOCHIL RURAL 3 LOT SUBDIVISION B ?Qasnsbam s:?v;;x‘ SCALE | FPAPER
o EN n/a ey oo ai Ao ot o, |1
B e 346 COVE HILL ROAD, HONEYWOOD TAS Y57 PDA Surveyors ™" s | 28 60
: oATE ® = GREGORY & MARGARET BYGRAVES \ 1 Surveying, Engineering & Planning  pHone: +61 03 6331 4009
s P e 08 JULY 2021 DRIVEWAY LONGITUDINAL SECTIONS e el piainepancmes | 46947 =102




110

"(€ @nbi4) peoy |IH 8n0D 9YE 1B 8oUBpISal 8U) 10} WelSAS I8]EMBISEM
elisuo Jualnd ay} jo ueid ay) jo Adoo e payddns Apup (1UNOY [|3J0S - 189D YIIESH [BIUSWUONAUT JoIUSS) uenseg ualg iy

"JUBLISSESSE Sy} uo Joeduw) Jou op 210j81ay) pue ‘(suonisod
i1ey) 0} anp) [esodsIp JBJEMSISEM 10} PSSN 84 JOU PINOM SABJISAO aU) Aq peienod seale 8y “z 107 pasodoid Jo epis waypou sy

pue ‘g 107 pasodoud jo apis wayinos ‘| jo pasodouid Jo apis WBISBMUINOS BY} LD SISiX8 ‘(z ainbiy) KepsAQ 8plSPUET YSIY-MOT

1sam 2y} 0} pue adojsdn 8)us|Op BY} WO} PBALIBP WNIANJ0D 3|qISSOd LjIM ‘a}1IB|0P DISSEIN[ PUE SJUSWIPSS DISSEII |
usamaq JoBjuCd 8y} Aq ulepepun S| B)IS BY) 1By} S8jedIpUl puoLYry, depy [eoibojoag [eNBig 000SZ: L JuBWEde( SAUIN BYL

“(s1ebne by pyos Jsjawelp wwpQL Yim Jabne [EalueyosW G2y 1dINYS PaIuNowW
amv) Z % L s107 pasodoid uo pajajdiiod a1am sejoy S8 ‘[eRuajod [esedsip JBIBMBISEM B)ISUO 104 BYIS DU SSBSSE O] SPIEZEY puE

sainjes) [eoibojoydiowiosB pue [esiBojoab jo Buiddew pjey Buissedwoous 'L zoz ‘yosey £z Aepsan) uo pajejdwos sem Asnns pley v

NOILVOILSIANI

'5)0f Mou pasodosd ayj 104 SjgeINS BIE SWIISAS JIajEMBISEM 18l | g

pue ‘Aiojoeysyes sy wWejsAs ssjemajsem Bulsixe at jo Logesof sy ey | v

:Bunejs saubisep Jsjemelsem payifenb e woly Hodsl e sepiroid JueLussasse siy |

'82Z1s Ul By | aq ||m s)o] pasodoud |y

‘(1 @nbi4) poomAauoy
‘PeOY |IIH 2A0D gpE 18 UOISIAIpgNS J0|-8a1u} B 10} pajeulisap pue| ay) Jo [enusiod Jsjemalsem ajisuo ay) sessasse podal siy |

poomABUOH ‘pPeoy ||IH 8A0D 9FE 1B PUBT JO UOISIAIPANS - JUBLUSSSSSY [E0ILLDDJ09S)

Ne’Wo SoIUyoaj0abplosyo0i@Ialed ne‘wod epd@iiie | bieiy
69/ 096 /L¥0 Aus] Breiy - siofeming wad 2
¢LkL SYLl saneibAg jaiebiepy @ AioBaig
NOL113140 SSINFIND
PEOY Uo)sud €91
OHOH J8lad LEDZ/EISE

a1 Ald SOINHO3L039 AIT0s X00¥

¢.0-1¢ HO31039



111

*8|0Y JAUNa Ul PaIajunoous JOU SEM JJEMPUNOIS)

‘yidep wgg'| Je uojspues aIssel | uo [esnjal Jabne ypm inq ‘epyoid seddn sepuuis B pey | # 2|0H 159

‘wpl'g — Jidep pasinbal je peleuiLLg) 910 +WoL'z

1si0Ww ‘umolq ‘pues pauielb wnipaw o} auy ‘Aepo Auonsed wnipaw :gNwS Aakep | AVD Apues woL'z -GzZ'L

1s10W ‘pues paulelb wnipaw o} aul %,Ge-0¢ 'umolq ‘Alonseld wnipaw (A0 Apues wsz'L —0.L0

1si0LU ‘pues pauielB wnipaLu o] auly 9,0z ‘umoiq ysifaib syep ‘Aionseld ybiy o) wnipaw Ay 1D Apues wo/0 —0Z0
10Sd0L

- g1ajjo0! ‘pues pauielB wnipaw o) auy 9,0¢ 'umolq ysihaib yiep ‘Anonserd wnipaw Ay 1D Apues wpz'o —-000

}JO PBISISU0D Y/ | # 710} 155 | Ul passjunoous ajyoid ay |

‘¢ aunbi4 uo payiew

ale s8|0Y }s3) U jo suoneao] ay| Ajjigelns [esodsip 1sjemalsem a)Isuo 10) a)Is au) SSasse 0] paje|duwiod siam Sa|0y 1S58} OM |

‘saalbop g pue g usamiaq je Jsemypiou ; yuou sy o) sadojs Ajjeiaual pue ‘ajjoid ul Bunenpun
AnyBis st puel ay] “Aepunoq Apadold uI9ISBMUINOS By} UO SqRIYS |[BLUS Ma) B pue ‘spaam Jouiw pue sself ul palanod s ays ay|

‘a)Is 3y} uo spiezey [2o1uyoaj0ab Aue Jo souspine ou Si ey Yo0|q JueseA ‘ey). e s | Jo7 pasoedoid - | 1O

'5)0) MBU pasodoid atj) Jo) 3)Ge)INS 8J8 SLSISAS 19)eMajSem JBy] &

"IN} 3y} Ul palinbal Ji ] POpUS)Xa 10 MBU E 10}

a|qeyns pue| ajqejieae sjdwe s| a1y uoisinpqgns pasodoid ay) uo pajpedu jou si pue ‘g Jo7 pasodoid uo paulejuod si Walsks au|

(1 anbid)

20UBPISal JUBLIND BY} JO YUou Yy} 0} pue adojsumop eale @81} / qniys ‘uealb ay) o) spuodsaniod eale sy (vy) ealy uonedddy
pue ayl ui pajjeisul sem spaq uapieb payonw sapun uonebiun aoepnsgns jo LWGEZ 1.yl smoys (g ainbi4) ueid Juuad Buiquinid 8yl
‘B/E00Z Ul paieIsul (S IAY) WalsAs juaweal) 18jeMalSEN Pejelay usaly 1ZZ(), UB Y)IIM PadIAISS S| £ JOT] U0 S0UspISal JUaling sy

AI0]oBISHES SI WBISAS Ja1emMa)Sem BUlISIXE alj] JO LUoNEI0] 8yl 1Y



‘seje)s , swielsAg Justuabeuryy IsjlemISBA) S1IS-UQ 10} SBUEPING S, J0alig, U

‘ansiadsig Ajybis se paiysse|o alem sejdwes yjog p ainbig woiy e

16002) /enuep souasssey (eanyoay Juewsbeueyy
el pue sjiog eAisiedsiq - uoisiadsip sjebaibbe 1o 1s8) pjaty) ¢ 2By yum paleduwion Pue paalesqo alam sajdwes e
“Inoy | 10j @0UBQINISIP INOYIM Y8| 81am sojdwies
“Isjem pojnsip Buiuiejuoo siel ul paoed asem sejdwes |y«
‘paup-lie aiam sajdwes ay| e

(600Z) [ENVEY 83UBI8I8Y |EINUYDD] JUSLSBEUEN H8Y) PUE S)IOS dAISISdSI uoneoignd isjep) pue saujsnpu|
Aieuiiid jo uswpedaqg au) yiim souepioooe ul ssausnisiadsip 10} pa)sa) pue alis ayj Wwoy uaye) auam sajdwes ay| e

'S|ios 2AIs19dsIp Joj 1S By} SSBSSE 0} (WWOQY SYIEP) (11 % %9 /| 4 <701 150 | WOJ) PAUIEHE D1am sa|dwes Aep om |

(AV10) 9 SSV10 Se st apyosd oy |

112

188M 8 01 BuMoo| — ¢ a0 150 = 1107 ~ | Sjeld



113

‘8|0yY JAYNIS Ul paJajuNooUa JoU SEM JBJEMPUNOIL)

‘w| g Yidap painbai 0] - WwGg'| Je pasejunooua ANYS AaAep / AV1D Apues yum ing ‘ejyord seddn sejiuwis & pey G 2101 15

‘WLz —yidap pannbai je pajeuluua) 8104 +WQL'e

Jsiow ‘pues paulesf wnipaw 0} aul %G6e-0g ‘umolq ‘Ayonseld wnipaw Ay Apues WoL'Z —0L°0

Jsio ‘pues pauielb Lwnipatu o) sul 90z ‘umolq ysikaib spep ‘Aonseld ybiy o) wnipaw A0 Apues wp2'o —0z20
110Sd01

- gjajjool ‘pues paulelb wnipaw o} aul 9%0¢ ‘umoiq ysihaib suep ‘Aponseld wnipaw  Ay10 Apues woz'o —00'0

}JO PaISISUOD W/ if o 59| w pasejunoous ajjoid ay|

* ainbi4 uo payiew

ale s8j0y 158} 8y} J0 suoedo] 8y AIIGeNNS [Bsodsip Jajemalsem a1ISUo 10} 8)S BY) SSasse 0} peja|duwoo alem sejoy s8] om |

‘seaifap ; pue p usamjaq Je yuou ay) o} sedojs Ajeisuab pue ‘ajyoid ul Bunenpun

ApuBys s1 puej sy Arepunog Apadoid ule)sea ay) Uo SANIYS ||BLUS M8} B PUE ‘Spaam Joulw pue sseib ul pasenod siais ey

‘8Jis 8y} Uo SpIBZEY [BoIUYOa]0ab AUB JO BoUBpIAS OU SI 818y | "}00|q JUBDEA 'BY| B S| Z 107 pasodold - 7 1O

‘souspisal ajbuis B 10} WSISAS ISIEMOISEM S)ISUO UE JO uolje||BIsul 8y} Joj puel ajgenns sjdwe sey | Joq

‘Buljjomp WooIpag-¢ B 10} ;g9 e
‘WooIpaq/Yy ] SqR|IBAR JO LLUGGL e

:sejeindis SoulepINg $J1010811Q, BU) Ul Bauly uogesyddy pue wnuiuyy - € siqeL

"SWIBISAS Jajemalsem

2)ISUO Jo} sjuawa.linbal eaJe wnwiuiw ay} BuuiuL}ep Uaym pPalapisuoD aq os[e Jsnw 'Y L-6 0) Buenbs - (.g-G) adojs ay|

‘los g AoBajen Joy sjuswannbal ay) Jo siseq ayj uo pajeNde
aq 1snw paJinbai eaJe sy uay) ‘ajyoid j10s ay} Jo w1 Jaddn ayj UM palajunoous ale Jake] Buiwi| e 10 S|10S aAISIadsIp )| e



‘los g A10B31e Iy SusWwalnbal sy} jo SISBq BU) U pojeNDjeD
9q 1snw palinbai eale ay) uay) 'ayoid |10s ay) jo wy 1addn ay) UM paisjUNOoUB a1 1efe) Buniw e o spos anisiadsip )] e

'sajels  swalsAg uaiebeueyy 1eajemalsep alis-uQ Joj saulepIng s,010alid, ay |

‘ansiadsig Ajybis se payisselo siem sojdwes uyioq p ainbi4 Woi4 e

16002) fenueyy ouaiyay feanyos) Juswebeueyy
Ji8l) pue sjios aarsiadsyq - uoisiadsip eiebaibbe Joj 1se) pieid) t ainbiy yim paledLLod pue paAIBSqo B1M so|dweg
'JNoY | 10} BOUBGQINISIP INOYYIM o] a1am sajdwes =
ajem pajjsip Buiuiejuoo siel u paoed atem sajdwes |y
‘paup-lie siam ssjdwes ay| e

16002) 1enuepy asusisjey] [Eanoa) JusLuabeusyy oY) PUE SII0S aAsiadsig uoneonqnd J3)EAA PUB SBLISNPU|
Arewild jo uawpedaq ay) yym 20UBPIODDE L SSBUBAISIBSIP 10} PalSa) pue a)is ay) woyy uaye) s1am so|dwes aly| e

'S|i0s aAIsIadsIp 10} 8IS OY} SS9SSE 0) (WWQOPQ SYIdep) 11 4 9 i sojop 190 ] woyy paulelje asem sajdwes Aejo om|

(AV10) 9 SSYT10 se st ajyoud oy

114

“ISB8UUOU B} 03 BUOO] — 2k 01| 150 —Z 107 - Z fleld



115

aul4 SUONIPUOY) JBUIEIA

LE0e-£-€2 uolnenjeAs als jo ajeq
pajsjuncoud JoN -{w) 1@empunolb jeuosess o} yidag
paJajunoous JoN Jaiempunolsy/abeulelq

ON Zpaiinbai aoinpe |eaibojoab s)

ON ¢Aungess ayis joaye |eSOdSIp I18JBMB)SEM BJIS-UO [IIAN EESETS

1S8MUINOS 0} 1SeMUHON UONoAlIP PUIM JUBUILLIOP-3id
Buizeig (asn puey) :A10)SIH 81IS

sselg :uonejbiop,

N :5951N00 18jem / sau|| abeulelqg

1semyuou/yuou o) sealbep g-+ :ado|g
3)U9|0p DISSEIN[ / SJUBLUIPAS JISSBL | ABojoas
g

ON paunbay 189 UOSIBWS PAYPON (000Z-L¥S) SZN/SY Ul paje)s se)
obae) (105

poomAsuOH 'PeoY [IH 9A0D 9YE 140434 NOILYNIVAT T710S ANV 3118

-gouapisal ajbuis B 10} Wa)sAs JalEMalSEM B)ISUO UB JO UONE||EISUI 8U) Jo} pue| ajgelns ajdwe sey g 107

‘Buijjemp woolpag-g B 10} LG9y e
‘Wo0IPaq/yY ] S[dejieAR JO ;GG

:sejeindils Seuleping s 10j0aliq, 8y} Ul Bay uojediddy pue wnwuyy - € 8lgeL

"SLIBISAS 19]EMB]SEM
a)isuo 10} sjuswialinbal eale wnwiuiw ay) Buiujuueap uaym PalopISuoD ag Os|e 1snw ‘e,z L/ 0} Bunenba - (o/-7) @dojs ay|



116

BEIS WOJ ¥oBQg1S

| LUnLLUILL 2q 0} Wy

‘a|gejdecoe

S1)SU 8y} 1eY) sajelisuoLap Jey) poja|duco
uaaq sey /yGL SZN/SY Jo ¥ xipuaddy

Y)im @oUBpI0dde Ul JuBLUSSasSe ysu vy (q)
pue 'Y xipuaddy /G|

SZN/SY Ui Jus)sisuod aq jsnw yoeqies (e)
:Bumoiio ayj Jo jje yum

Aidwoo jsnw ywy e o} Asepunog Auedosd

E WoOJ) adue)sip uoljeledss |ejuozuoH

Jo !Aepunoq Apedoud edojsumop

e woJj yuaipeib abesaae jo aaibap

HMsna Joj wz wsnye pajealsy Aewid jj (i)
g fepunoq

Apadoud |ens| Jo adojsdn ue wouj wgy (1)
‘uey} ssa| ou aq (q)

Jo ‘Aepunoq

Apadoud e woly woy ueyy ssa| ou aq (B)
:Bumol|of ayy jo Jayye ypm

Aidwos jsnuw wy e o) Alepunoq Apadosd
€ WOl soue)sip uoneledss |ejuozuoy

£V Yim salidwon Ed £y
“Jajem aoeuns ado|s

umop o} Juaipe.b abeiane jo aaibap Kians

Joj wg snjd wg| ‘uoneaydde aoepnsgns

‘8|gejdagoe pue anyye pajeaJ; Aepuoaas i (11)

2V Yim saldwoy

S| %SU a8y} jey) sejelisuowap jey} pajedwon
uaaq sey LGl SZN/SY JO ¥ xipuaddy

U)im 20UBPIOJ0E Ul JUBLUSSISSE YSU v (q

'd xipuaddy /pg)1

SZN/SY UNM JU8)SISUOD ag ISNwW s)oeq)as (e
:Buimoljoy ays Jo je yym Ajdwioo

1SNW 'y e 0} Jajem soeuns adojsumop
LI0J) 80UB)SIp uoljeledas |BIUOZLOH

2d

10 Jajem aoepns ado|sumop

0} juajpe.b abelane jo aalbap Aana Joj
wy snid wg| uaniye pajeas) Lewud ji (1)
:Bumoyjoy ey} ueyy ssa| ou aq (q)

Jo lwgQ| uey) ssa| ou aq (&)

(a) Jo (e) yum Ajdwoo

1SNW Yy € 0} Jajem aoeuns adojsumop
woly aouejsip uonesedas |BjuoZUOH

(4]

\Ue Wod) Wg< ag ued Wy

LY Yim saiduion

‘mo| Ajgejdasoe si suoiepunoy s Buipjing e
Jo Ayoedeo Bupeaq sy Bulonpal 1ejema)sem
4O ¥SU Y3 Jey} 0s pajeao) si ] 8y L

ld

‘Buip|ing adojsumop e woly juaipesd
abelane Jo @a1bap fuaaa Joj wgz o snid
Wiz uey) ssa| ou ‘uoieaijdde aoeunsqns

pue juanjya pajeal) Aepuooss §| (1)

:Buipiing

adojsumop e woly usipesb abelane

Jo aaubiap Auana Joj Wi snid Wiy uewy

$S8| 0U 2q 0} juan|je pajeas; Arewd y (1)
‘Buip|ing

|@n8| Jo Auepunog adojsdn ue wody weg (1)
‘uey} ssaj ou aq (q

‘W9 uey) ssej ou aq (e

:Buimoj|oy sy

10 8uo yim Ajdwos jsnw wy e o Buiping
E WOJj BOUB)SIP UOlEIEdas [BJUOZLOH

LY

sealy uojed|ddy
pueT Jajemajsen 10} spiepuels ‘)

LV Ypm sajidwog

‘a|gejdanoe

S| 3suU 8y} jey} sejedjsuoLuap jey) pajejdwoo
uaaq Sey /61 SZN/SY J0 ¥ xipuaddy

UM BOUBPIOJOR Ul JUBLUSSASSE %SU v (q
PuUe [J$GL SZN/SY 40 sjuswalinbal

8} UM S0UEPIOIDE Ul pazis S| Wy aul (e
:Buimoyio) ayy jo |je sjeaww jey)

Wyl E Ulim papiaoid ag isnw Buljjamp mau vy
ld

'€ 2Iqe L Yim sa1dwod jey) vy
e U)im papiaold aq jsnw Buijjamp mau v
LY

~sBuipjing 1oj Juswebeuew |
IS)EMB)SEM B}ISUO 8|qBUIRISNS JO)

)

9|qejieA. S| pue| JUBIDIYNS 2INSUS 0| |'G

s|qejdanoy

§>>w0 10} mvc__mv__.mo.. si0j00110 =

31981 eoueldwon

"passalppe 0S|e ale SaulepIng s 10j0alIg

ay) u1 sjuawalinbal SoUB|SIP YOBGIAS Y] BY) Jey) [e01Bo| alojalay) Si )| "ajqeidanoe aq 0] UOHEDO| BIGENNS B Ul 8 OS|E JSNLU Yy Y



117

7I/d $91UYOBJ0BY) PIOS HO0Y
OljoH 181ad

ot

"s@ouapisal ajbuis 10) SWB)SAS JSIEMBISEM BJISUO UIBISNS UBD Z ¢ | S}07] pasodoud

*gJmn} 8y} ul pasinbed 1 ealy voneoyddy pue 1ejemalsem ayy

10 uoEIpaLWal 10} € 107 Uo Wool ajdwe si 218y} pue ‘Aiojoejsies si ¢ jo pasodoid uo waisAs 1s1emalsem Bunsixe auy) Jo uoneso] sy

5

107 pesodoid Uo paulejuod AlJOyM S| POOMASLOH ‘PEOY (IIH BA0D 9FE 1B 53USPISaI BY) SBOIAISS JBU) WSISAS IS]EMaISEM JUBLIND U |

SNOILYAN3IWOD03d

uanyja pajeal) Auepuodas ji wg g (q)
10 Yjuenye pajeas) Aewud J wg L (B)
ueyy

) L "o xipuaddy /ySLSZN/SY S58] 0U 8q ISNW vy & g Jake| Buniwi

UM JUSISISUDD 8Q SN %OBg)aS |BOIUS B U9am}aq aouejsip uoneledas |BOILBA

Oy yim sadwod 9d v
a|qejdasoe

Gy Uam saydwon

S| 3Sl1 8y} Jely) sajesisuowiap jeui Lyl
SZN/SY JO ¥ xipuaddy yim 8ouepiodoe

ul pajedwoo juswssasse ysu v (q)

pue 'y xipuaddy /pGL

SZN/SY Ulm JusIsuod aq Jsnu oeqies (e)
:Buimoyjo) auyy

yym Aidwon jsniu yy B pue Jajempunolf
usamiaq aouejsip uoneledss |eoiuap

Sd

uanye pajeal) Alepuodas Ji weg (q)

10 ‘Juenye pejees Aewud ) wg'| (e)
‘uey)

$58| 0U 8q }SNW Yy B '3 Jajempuncud
usamiaq aoueSIp Uoneledas [eoIusp,

Sv

"a|qejdecoe

SISl U} Jey) SejensuowWwap /yGL

SZN/SY J0 v xipuaddy yym 8ouepioooe

Ul paja|duiod JuaWSSasse ysu v (q)

pue iy xipusddy /pGL

SZN/SY LM JUBISISU0D 8q SN %oeqias ()
‘Buimoljoy

auy} jo ||e yim Ajdwoa jsnwl yy e 0}

Aiddns sajem Je|iwis Jo [[am ‘aioq adojsumop
B WoJ) aoueysip uonesedas [BJUOZLOH

¥d

“uaipesb umop Jo dn Jayjeym aiog ay)

JO S2UBNJUI JO BUOZ BU] LILUIM 8q JoU pue
WG UBL} SSB| OU 8q IsNW Yy e o} Addns
Jo1EM JB|ILUIS JO ||aM ‘aloq adojsumop

€ WoJj 90uUe)sS|p uonesedas |ejuozuoH

L

‘Aepunog Apadold adojsumop

e woyy juaipelb abelane jo aaibap fuons
Joj wi snid wg'| ‘'vopesidde asepnsqns
pue juan|ya pajeas) Aiepuaoas Jj (1)




118

17 Ald SOINHIFLOFD 01708 M08

1d n% H313d

PN "Aid s21uY281099) pliog 320y jo JyBukdog ey ale podal sIy) Ul paulRiLGS uoljeuuojul g sidecuos sy ybukdon

equnid payipao ay) Jo Ayiqisuodsas ayj a1 syjom Buiguinid punoiBiapun

IV "wa)sAs ayj jo uoeao) ay) Auaa o} ‘Ajuo Loioadsul [ensia 2oBHNS UG paseq aq |m uonajdwo) jo sjeayiualg, v Huusd Buiquin|d |eweds
Panssi 1I9UNoD 8uy) Ul S|Ieap sy} moj|oy A|inyasen pue Adoo e uiejqo jsnw saquinid paseysiBal ay 1 12uUnoo JuenB|al BY] LWOY PSUIBIGO PuLSY
Buiguinid enadg papusie ue pue ‘9gY AQ panoidde aq jsnw ubisap JBjemalSEM 8y o} uolielen Auy “aquinid paiiue pue Jusbesumo
al] Jo Ajigisuodsal 210s ay) S1 UOHE([EISUI JOIBMBIEEM AUy “SLIDJSAS IO)EMBISEM JO uolie||elsul 1981103 aU) i) ajgisuodsal jou s1 9gY

‘21eoyiua0 ay) Buinss g wsiA ajis ayj oy saidde
29} |eUolippe Uy “papiroid aq [im Jusiwsie)s e ubisap s 5y Jad se Paj|eisul usaq sey wajsAs ay jey) Ausa o} uonppadsul ay) Jayy pajeisul
usaq sey wWa)sAs ayj sauo uonosdsul [ JSIA a)is Jayuny & ainbal M ufisap wajsAs Jajemajsem ajisuo Ue papnjoul Sey Jey) Juawssasse Auy

“uoIsil] UBIUBWSE | ‘s19auiBuT Jo Snpisu| - BIUBWSE | Ul

0£8Z8Y 01 U0IEIYISSE] B)IS 10} 8SI]IBId JO BPOD PAPUBLULIOIBY PUE SUOISIIPGNS JO JUBLLSSISSY [EDIUYDBI0BS) 10} SAUIBPINGD, Ul palyaads se g

lualwabeuep Jelemaisen asawog apsugy ch0C-LPSISY -
suanebnsanu apg |esiuydajoany E661-92L1SY .

'SpJepuelS UeljessnY ul paUIINO SpIEpPUE)S 0} pajonpuod aie suonebisanu|

‘Papmold ag Aew a9IApe B JUSLUSSOSSE

[EUCHIPPE OS ‘Lodal SIy) Ul pajuasaid 8SOU) WO JBPIP SUOHIPUOD adBUNS-qNS aU) JBUY) PBJESAR 84 1 PINOYS Joyine ay) ALou o} PapUAWILIODaI S}

‘(pauinbai aq |jIm JUSLLSSASSE [BUOHIPPE UR 8)IS JUBLLSSasSE |eutBuo ayy

LuoY parow i aps juswdofeasp ay) Ji 'al) 85012 MOY JSNEW OU 'SBYS JUSIBHIP O} S|GEIBJSUBI] JOU S| UOHEWIOJUI BLj| "Sa)S oywads Woy uaye} sajduwes
uo paseq aie podai siy) ul suonesyisselo sy peloid ayj Jo joadse Aue aye Aew jey) suoipuoo punolB ul suoeLEA pajpsdxaun 1o paBueys

Joj Ajiqisuodsal ou sexe} HSY “SeliS UoneAesqo g ajduies usamjag AIBa UBD S|ELISIEW JO SOISUSJOBIELD @Y} 'S|BUSJELL R SUOHIPUOD 89BUNSQNS

ur uoneuen jo Ajjiqissod ay) o} anQ ‘suesw isnsieym Aq pajeanal Kjuanbasqns aq ew Jey) 9SOyl % SUOHIPUOD pajaudiaqu usamaq suoleUeA 1oj
Aupgisuodsal jdeooe jou seop 9y Juslwabpnl |eucissaioid uo paseq pajuasald s1 g AlBuipioase paynuapl uasaq sey uoeLLoju! SIU} ‘papoda) useg
SEL| UOIEN|EAS IO LIOIELLLIOJUI SANEI3IdISIUI 213YA) "UOHEN|BAS S0BUINSGNS Pajiui| UO USYO paseq suoljejaudiaiul g sUoBAISSHO SUIBJUOD podal siy |

"suoponjsul s uabe Jo sjuemnas JiBy) Yym 1o sjuawainbal s Jusiio 9y0ads BUYl LJM BOUBPIOIOE Ul PBINPUOD
usaq sey uonebysaaul sy “Ajuo uoneBjisanul ay} jo awi ayj je usLND aie podal SiY) Ul pajuasald SUoHIPuoo Jo uonejaidiaiul B synsel ayy

‘Paniadal uaaq sey JuawwiAed (Iny (jun podal Siy) Jo SjuBlUO U} Joy Ajjge) ou
sideace 95y uoenpaid sy oy |y ul pied usaq sey HSY |un uoneoyddy uswdoEnsg Jo Buipjing Joj UDISSILIGNS U0} PaSN aq Jou pjnoys Hodss siy |

‘uoljeaiiddy juswdojanaq Jo Buipjing 1o} pasn

80 JOUUED Ji 3w Yaiym 1aye ‘podal auy) jo uananpold Jo sjep ay) Wwoy siesk om) Jo pouad e 1oj asn 10} @|geyns pue juaund s| podal SIy} Ul UoHELLIoUI
ayL 'asn Jaylo yons soj Aigisuodsal ou sideooe 55y asodind sayjo Aue Joj pasn aq o} s1 podal ay} asayy) ebed Janod ayj uo pauonuaiu

Juabe o yusijo ay} jo esn ajos oy} Joj ‘pasedaid podas ay) g ‘pajonNpULD USIY SABY suoneBisanul ay| Auedwoo siy) jo uoissiuuad usjuM INoym
asodind Jayjo Aue Joj pasn Jo '||n} 1o ped ul paonposdal ag jou 1snw | (9SY) ‘P Aid so1uyasioes) piios %20y Jo Auadoid ay) suiews. podss siy|

NOLLYDILSIANI 4O SNOILIANOD



FeN /s

saneiBAg jauebBieyy g Lobaig ‘yIaNMO

SvL QOOMAINOH
avod MIH3AADD 8¥E 'SSTHAAY
OL/%¥SL0% ‘3TLIL

J

55800y Bugsixg [
uiaeuue) JeiEM pasodoig
uonosuung Jaren Bunsig
UIE|N JBIEAN
fuepunog oqubian
AIEDUNDR PBSOUOI Bl |  —

anN3oan

fanins (euy o}

108(qns AU SBAUE pUB SjUILLBINSEAW
I “@sodind Jayo ou Joj pesn

29 PINOYS UDSIBY LUMOUS UORELLICHLE
U} pue PURGD Sy WOl [BAcudde
uosmpgns Aeuiead Buuieigo

10 asodind ayy Joy Auo peiedasd
USag SBUY UDISINPANS JO UBHd I

S310N




120

L jo | afiegd iZ%MD'I.{Z%G'E%SSV‘IDUZ%GNVOZ%.‘.Z%SGT&I..-{E%US%QCIOO_O:'596=M5ﬂb'&‘596'.{LL=SJG£E|E£=Ja£2|qugggggz"'0955zggzg{,'ogazgg'ggsggzg'pgzggg=xuqqédewhsufddwdemls!|an'naE'ser1slgaq1‘5deu.w:sduq

DIUDWSO) PUD'] ~ 220N JyBuhdo pue Jawie|dsia £69'):L N9SY69ZS ‘I8SZZZS : SSYON YEYAD

APT O T ATz
T VIO

we gz:/ ‘1z/e/sz BlUBWSE]| WaISAS UONBLIOJU| pueT - dewiS]




121

g FINE A

"oace < (ONDIO $00Z-9) : ON qor
umoys Sy aeag 002 AON - ajeq

"y2109 Auusyp 'Sy Jod

: ‘Bi3'diq peun) )
(U2Je)' 28’8 semovuer ' uely Uoogm:o_.._
ne‘lau’adedsiou@eplle jew 3 ‘Deo I 8A0
CZLSELZ9 Xed/ud P d lIH : Q ove
010, ‘sel 5 om 107
‘Ayaious|o) * 188.)S JOSPUM /9 E DUl||Sm(] pasodol
- Buiyesp pue ubisap fle } H1sMa p d
.
[ ‘payads se poalosd auy 10) Juays aug o} pajuess asuam

ﬂlu alp 0] pajolnsal st asn €y pue Jaubissp aup jo Auadold aup suieLas Bumesp sig
‘uogeaytoads Jey o) wnpueppe Aue

PuUE Uogedyads PIIBUILIOU AUB LM UogoUNfues Ul pra) 3q 0} 81 Buwmesp siy)

Ses.] suogsnasu) usyum siaimoenUeW npoid pue siuBWaiinbay elegsny Jo 3pon
Buipjing ‘spiepuels JUBARRL LM ULIOJLIOD (jBYS diysuBLLINIOM PUE SIELSIBW |y

L 'S3doM aip oju| pajesocloow due (eacsdds o suogpuco
—0e yeu PUe 'saquone (B0 JueA|as A AQ pancidde, se pedwels U2ag aAey
| - suogeayaads sopue sjierep Bukuedwoase Aue pue Bumesp sip ey ainsug

‘@18 U0 SUDISUSWIP |18 Luyuo?) "AjUo SUOISUILWIP USRLM 350

LNVLHOdWI

/

WSl

._ 4 \_1.\..\. 4 h
- vira N
o e IS ol il e ¥
_;ﬁ,whim} = = T -y eouliposa T _ 7., m
] HEES ey AR ok L B 1
_ :..mw.?: 10 , da?nﬁdvdhﬂﬂ_t i | e o N
| 4 __-1»__ }oi._.rlll__ ‘ [ /“ll ” /
- me _ﬁ._.rnw A LB RTERAA R { _ / T ”
J__“ | i | @S mew L e _.L | ﬁ..... R )
Poe _” i\ TIUTIBNR T =SS JQP | h 4 . W
.m_ T i ! ‘aTEos @1 an I | #% 4 )
. _ | _ ﬁ i .w&wp.wdnwwﬂ.aﬁuﬂ __ ‘o _ H M K
PNl s 3 5 oy | | & % 7 b
c.na._,..qw‘...._wo( \ 1} ] 1 f Iiin' § _ . M \ 4.
§ e — - { . .I.J ﬁ_ Fi / | 6_ / ?
AN ey |ES
SRR ) oSS lvr o8
w_mwm”.m_/@__ _ - , SURPIL T I 2 A 3
2B&E e | T T | opryvm {\ | i & & W
MW OQx :| B — d.w s o __ ﬁ“ L]
32 B T Mo g TTry
QO 2E 2N | Dol E e _ o NI
CF - g‘u ﬁ..”l“!rqu W 15 I 6 ,
205589 R - B
N / T LR
23 uslw..ar.m_,m /3 3 oA laﬂ P& X o 3
@z 5 € 52 ESjve s / m. Ti| 2 ‘ | X ..m i%"
<o m.ﬁm_.w._w..L Xy M/ Nl _~__\ o 0 \ I-m
m" w3 | = o . _____. A _ - =) | ; T ﬂ ﬁ
J-083aldk m-‘_ﬂ. ; W\ : mT.F _ M : X
SR / (R S R
SS / TS W e
| . h ..« )

| i
VELZa N

T TERMGANG NORSRTTRLS N Loy
CNAWM O S T7NRNEAN IR Uy
DRAMAT TINTT (NOUTITOTSLAS TN
WARISHS ArPuw.oemTal ageiereaq -
TTTERA DTSR ONSLW S NSNS
T hTE SEANZIwWMmey SN
BHuosaTD P AN .gfguw
S ooN § UM TIUuMAS AT
HRIWOaY Ro9s Pusuog e

\M | W&Mxﬁ&% d
¥ s ._ A 0

—




VDS

_ saAelBAg jauebiep g AoBaig 'HINMO
ugid 7 Euu_ac_;ulﬁug 'h‘ul.ﬁaqu & 5¥1 AOOMAINOH
" siohening yQd Qvod TIHIAOD S¥E 'SSIMAQY ' o 2 Bt 1
OL/PSLOY ‘FLIL

55800y Bunsix3

uoloeuung) JEiEn pasodald

uoisuue? Jsep Bunsxg

ey 11,

fepunog Jnoguybian
ABPUNDE PASOT0I/BIN]  —

aN=o3"

“Ranans [Buy o

1oalgns aue SEAIE DUR SILEWAINSES W
I @sodind Jayio ou oy pasn

29 PINOYS UOSIBY LMOYS LORELLLIDG)
Byl pue U0 D 3y) woy eacsdde
uoisinpgns Leuuyasd Buuimgo

J0 @sodind auyy ) Auo pesedesd
uaBg SEY UOISIMDGNS Jo Ueyd SIYL

S310ON




1202 114dV 6
Ayeoiny wip :Aq patedald
spjoufay I8}ad 040 SI0ABAINS YAd :juallod

poomASUoH peoy [|IH 9A0D 9 ¢

Je UOISIAIPQNS 10| 934yl pasodoud Jo4
(0'TA)

}loday pJezeH aJ1ysng

pliom SuiBueyo e 10) SUOIIN|OS [BIUBLUUOIIAULS

solueu _Ulo‘___,>C®




124

no*WoI SoIWDbUAP-0JINUS @ OfUl

m._”........................................................meuum w CO_Hmemm\/%o WOHOLQ m>_“—.m._u.m3___ IH X_Dzm&&<
w._n ..................................................................................................................... qucw.hmu_.wx m

NH............................................................................................ mCO_HN_\/mLQﬁ_( UCN >mewo_w .m

m.ﬁ ..................................................................................................................... CO_WJ_UCOU ..v
m.ﬁ ......................................................................................................... WCO_HmvC@EEOUQZ .m
m._” ..................................................................................................... >_Qajm (_wu.m; mc_u.r_m_.._.lw.h_n_ .v.m
N._” .............................................................................................. mmwuu< mc_u.sm_%lwt__i Ucm U__Djl m.m
._HH ................................................................................................... mmmt_< HC@ENMNCNE ULmNmI N.m
OH .................................................................................... W@L:WN@E HC@E&MNCNE m.;c.sm:m .N

G LU SUISSISSY PIRZRH AUYYSNE T

m ........................................... Am qm N WGLDM_H_ Hm WQ@E HX@PCOU _Ucm Co_pmuo_ wwmv CO-HQ-LUW&D wu._m m..ﬁ
m ............................................................................................................ _mmoao.‘_a Hcmgao_m>mo N.H
m ................................................................................................................................ W__mu.mh_ mu._m H..—“
m ..................................................................................................................... CO_HU—JUOLHC_ .H

._“.................................................................................................................>LWEE_JW m>_u.3nvmxm

SJu=luo)

120 [14dy — pOOMASUOH ppoY [[IH 2A0D 9 € Jof 110day piozpH 341fysng



125

T ND WO SAWDUAP-0IINUS MMM

paubis
120Z 1AV 6 :31va
¥£€0Q3 ‘ON LV DHILYTD

(65 1-d49) YOSSASSY FAI4HSNG QILAIIDDV
P11 Ald SOIWBUApP-oIAuUg — Aypojnw wir

"uolsIAlpgns pasodoud sy Joy uoijedrdde

Jusawdo|aAap e jo ed se [1ouno) uolydiig 03 papiaodd 39 ||IM pue Juodad SIY3 JO UOISISA
[eul} 9yl Auedwodde ||IM 3| "Pal13492 US3(Q Sey pue apo7) 3yl Japun UOISIAIPGNS 404 SUOIIN|OS
9|ge1dadde ay3 Yym aouel|dwod sa1elisuowap ue|d Juswadeue|n piezeH aJlipysng ayl

"6S6€ SV 40 ¥'17' d|qe L Japun 6T-1v4d 40 Suiled (1vg)

[9AS7 30BNV 2414ysng e 9ASIYde 03 S3Ul||oMP 34ninj pue 3ullsixs 404 |elluaiod ay) a3elisuowsp
UoIym seady juswadeuelp plezeH 3uimoys ‘paJedald usaq sey ue|d Juswadeue|p

plezeH 2414ysng v (6S6€ SY) SpaJy auoid aJifysng ul sbuipjing Jo uoi1oniisuo) 6002-656€

SV pue ap0o) ay1 4O syuswaldinbad sy 3sulede passasse usaq sey uolsiAipgns pasodoud ay |

'ss9004d 3uiuue|d syl 3ulnp

P3J3PISUOD 3q SYSI4 3S0Y1 0] sasuodsal Juswadeuew pJlezey ielidosdde pue Juswdo|sAsp
9U31 01 3S14 24144ysng ay3 3ey3 sadinbad swayds sy “(swayds ayl) STOZ awayas buiuun|d
wiiaiul uoaybrig sy Jo AedaA0 Seady auodd-a41ysng ayl ulyum si yuswdo|ansp pasodoud syl

"POOMASUOH peoy [|IH 9A0D) 97 € 18 UOISIAIPgNS
10| € pasodoud e jo 1oddns ul paJedald usaq sey 1oday plezey aJipysng 3UIMo||04 Syl

Alewwing aAlN2ax3

120 [14dy — pOOMASUOH ppoY [[IH 2A0D 9 € Jof 110day piozpH 341fysng



126

z ND WO SAWDUAP-0IINUS MMM

‘BT0C-656ESV pue
600Z-656ESY Y10q Jo suoisinoid ayl Yiim 1Ua1sISuod ale ue|d Juswaseue |\ piezeH alijysng

Payde1le syl pue 1odad SIy} Ul pauleluod saduelsip uollesedas paglidsald pue suoisn|duod
ay3 ‘Buipuelsiapun pue a3pa|mouy S,0yine ayl 4O 159 8yl 03 ‘}nsad e sy "1odad siyi ul
pauleluod sisAjeue ay) 1089}k Ajjelia1ew Jou op sadueyd asayl Ing ‘UoIle}ada/ JO UOIIRDIISSE|D
89Ul pue uoI1e193aA 1834y} MO 4O UoI1dIIdSap a3 0} S83URYD SUWIOS 9PN|IUl S0P pJepuels
Mau ay] "8TOC-656ESY Ul 9°C 9|QEL SB 9aWEeS 9yl 1 600¢-656ESY Ul ¥'¥7°¢ 9|geL JO JUs1U0d 9y}
‘ado|s pue adA3 uojleladan uo paseq suolleuIWIRIBP (TVg) |9AT oY 2Ji4ysng Jo 309dsad U|

‘pJepuRIS MauU
33 20uaJaal 03 patepdn uUaaq sey Sawayds Sujuue|d WIJSIU| SNOLIBA 33 JO 9POD) SBAJY dU0Id
2J1Jysng 0°'T3 |11UNn 1UBAS|aJ UleWAJ [|IM pue 1Jodald SIY) JoJ 1UBAS|aJ SUlBWJ 6007 6S6ESY

'810Z'656€SV Aq papasiadns
u=9(q >_owUmL Sey sobaiy mQOxllmx.\u:\\mbm ul m@t.\\o\.sm \O uononJisuo) 600 — 6S6£SY

SpAbpubls uolbiisny

"JUSAS 3J14ysnq
B DAIAINS [|IM Suip|ing e eyl 933ueJlend Jouued 1odal Siyl Ul pauljino saJnseaw Juawageuew

pJezey ay3 Jo ddUBUIIUIBW PUE UOIIBIUBWS|dWI 1BY) dJBME 3] P|NOYS SI9UMOPUE|
‘SUOI}IPUOD JBYIBIM BWJIXa Japun Ajde|naipled ‘salijysng o ainieu ajgeidipaldun ayi 01 ang

"140daJ SIY3 Ul paulelu0d suolepuswwodad pue suoildiasald Jo Ajugaiul

93 9siwoldwod 40 aulwapun eyl saijed pJiyl Jo sisaumopue| Ag suolioe 4o} pai1dadde 3
ued Alljiger| oN ‘JuawdoaAap ay3 JO 41| 9Y3 JOJ dUBUIUIBW JIBY) pUB ||N} Ul uoileIusW|dwl
JI9Y3 UO S3I|2J S9INSEIW 9531 JO SSDUDAINDLD 9] 9IS 9Y3 UO S3ul||oMp 34n1Nnj pue

3unsixa 01 3S1 2414ysng 2dnpaJ 01 paudisap aJe sainseaw Juswadeuew pJezey paqlidsald ayl

'600Z-656€ SV PIDPUDIS UDJIDIISNY PUB GTOZ dWaYIS
buiuup|d wiiaiu uoayblig ayy Jo apo)) Sealy auoid aJ414ysng 0’13 Ul paquosald spiepuels

91 192w 03 AJessadau salnseaw Juswaseuew piezey ayl pue JUSWSSISSe Y3 JO Wil Y3

1e Juawdojanap pasodoud ayi 8uildayie pJezey aJi} 9yl JO UOII3|Ja4 91edndde ue S| 1iodad syl
Ul pauIBIUOD 3DIAPE PUB UOITBWIOLUI 3Y1 1Y) 9JNSUS 01 UdXe] U3aq dAeY SA31S 9|qrUOSEaI ||V

J2wipjasig

120 [14dy — pOOMASUOH ppoY [[IH 2A0D 9 € Jof 110day piozpH 341fysng



127

< ND WO SAWDUAP-0IINUS MMM

(T 24n814
99S) 9ZIS Ul BYT-/+ JO S10| 934yl 03Ul [924ed SUlAl| |ednJ SullsIXa ue aplAIpgns 0} si jesodoud ay

|esodoud JuswdojpAsq ¢'T

7££0d3 JoqUWINN 20UoJ9)9Yy

120T Y24BIN (19T IUSWSSassy JO 218

UOISIAIPgNS 10| 824y} T3UsWdO|aAS(Q JO 9dAL

"(Sui84ew UJaYINOS pue UJBYHIOU) MOT — BaJY pJezeH apl|spue

pue {(211S 9|oyM) sealy auoid aJiysng N EPENOERENES

3uIAI [edny ‘guiuoz

lPuno) uoly3ig AYl[eapiunin

OT/¥STOY 1D PRIL

poomAsUOH peoy [|IH 8A0D 9¥¢ tuonedo]

sonel3Ag asoy 194e3ue|\ pue saAes3Ag uyor Auo3auo :Jaumopue]

S|lelag SUST'T

(656ESV)

SDaJy auodd aJifysng ui sbuipjing Jo uoi1oniisuo) 600Z-656€ SV Japun 6T-1vg JO Siuswalinbau
931 199w 01 s3uljjomp aJnin} pue 3ullsixa Jo Aydeded syl saleqisuowap Yarym (dNHg)

ue|d uswadeue|n plezeH aJiysng e asedaud 01 pasn usaq sey 1odad siya ul sisAjeue sy

"8uy31-a41} 4o} sanddns uazem pue 3uilydiy-a41) Jo4 SS902€ ‘Seale Juswadeuew

pJezey Jo 309dsaJ Ul 9p0D 9yl YHM 9ouel|dwod ainsus 03 Sa4nies} aA1309304d Saljiauapl pue
JuswdolaAap oyl Suildalje pJezey a414ysng ay3 JO JUSWISSSSSe ue saplaoad juodad ay] “(swayds
Y1) GTOZ dwayas buiuup|4 widaiuj uojybrig ayy 40 (9p0D ay3) apo)) Sealdy sauoid-aJipysng

0°'T3 40 suoIsir0Ld Y3 SSSJ4ppe 03 UdXelapun usaq sey Joday pJezeH a4i4ysng SUimo||o) ay L

uoiPNpPoOIU| ‘T

120 [14dy — pOOMASUOH ppoY [[IH 2A0D 9 € Jof 110day piozpH 341fysng



Bushfire Hazard Report for 346 G Hill Road Honeywood — April 2021

NOTES

This plan of subdhvision has been
prepared anly for the purpose of
obtaining prefiminary subdivision
approval from the Council and the
infarmation shown hereon should be
used for no other purpose. All
measurements and areas are subject
Io final survey.

LEGEND

Title/Proposed Boundary
Neighbour Boundary

Water Main

Existing Water Connection
Proposed Water Connection
Existing Access

TITLE: 40154/10
ADDRESS: 346 COVEHILL ROAD

‘i PDA Surveyors _

HONEYWQOD TAS ¥V Sivering E & Plan
OWNER: Gregory & Margaret Bygraves e a

Figure 1 — Proposal Plan page 1 (PDA Surveyors, February 2021)

www.enviro-dynamics.com.au
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Figure 4 — Bushfire Hazard Assessment Map
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Bushfire Hazard Report for 346 Cove Hill Road Honeywood — April 2021

Table 1 — Separation distance calculations for Indicative Building Area on Lot 1

Direction | Vegetation Effective Slope under Approx. Current Separation Prescribed
Classification® vegetation distance from | BAL distance for | minimum hazard
dwelling (m) rating BAL-19 (m) | management area
North G(i) Grassland Downslope 6-14° 0-100 BAL-FZ 13-<19 15m
East G(i) Grassland +/- flat to upslope 0-100 BAL-FZ 10-<14 11m (for consistency)
South G(i) Grassland Upslope 0-55 BAL-FZ 10-<14 11m (for consistency)
Non-veg.” & low - 55-100 - -
threat* (garden, drive,
road & verge)
West G(i) Grassland Downslope 2-5°to upslope | 0-100 BAL-FZ 11-<16 11m
Table 2 — Separation distance calculations for Indicative Building Area on Lot 2
Direction | Vegetation Effective Slope under Approx. Current Separation Prescribed
Classification® vegetation distance from | BAL distance for | minimum hazard
dwelling (m) rating BAL-19 (m) | management area
North G(i) Grassland Downslope 6-20° 0-100 BAL-FZ 13-<19 15m
East G(i) Grassland Downslope 3°to upslope 0-100 BAL-FZ 11-<14 11m
South G(i) Grassland Upslope 0-100 BAL-FZ 10-<14 11m (for consistency)
West G(i) Grassland Downslope 3-6°to upslope | 0-100 BAL-FZ 11-<16 11m

* Exclusion under AS3959-2009 2.2.3.2 # Classification as per AS3959-2009 amendment 3, Table 2.3 and Figures 2.4(A)-2.4(G)

www.enviro-dynamics.com.au
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Bushfire Hazard Report for 346 Cove Hill Road Honeywood — April 2021

Table 3 — Separation distance calculations for existing dwelling on Lot 3

Direction | Vegetation Effective Slope under Approx. Current Separation Prescribed
Classification” vegetation distance from | BAL distance for | minimum hazard
dwelling (m) rating BAL-19 (m) | management area
North Low threat* (garden) - 0-20 - - 15m
G(i) Grassland Downslope 6-14° 20-100 BAL-12.5 | 13-<19
East Non-veg.* & low threat* 0-14 - - To outer edge of drive
(lawn & drive) (14m+)
G(i) Grassland +/- flat to upslope 14-100 BAL-12.5 | 10-<14
South Non-veg.* & low threat* | - 0-10 - - To fence (10m+)
(lawn & drive)
G(i) Grassland Upslope 10-83 BAL-19 10-<14
Non-veg.” & low threat* | - 83-100 - -
(road & verge)
West Low threat* (lawn) - 0-12 - - 10m
G(i) Grassland +/- flat across slope 0-100 BAL-19 10-<14

* Exclusion under AS3959-2009 2.2.3.2 # Classification as per AS3959-2009 amendment 3, Table 2.3 and Figures 2.4(A)-2.4(G)
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ATTACHMENT 1 — Bushfire Hazard Management Plan (BHMP) — April 2021

Jim Mulcahy - Enviro-dynamics Pty Ltd 0 25 50

ACCREDITED BUSHFIRE ASSESSOR (BFP-159)
CERTIFICATE No: ED0334
DATE: 9 April 2021

Signed

Proposed development
[ Proposed lot boundaries
[ | Indicative Building Areas

Bushfire Hazard Management Planning

L B EE—

75 100 m

[ Existing dwelling
| ] Existing shed ==
— [_] Existing water tank — e
/— —
Hazard Management Areas ==
Indicative property access o L
: . . 3 . S Rof\j_),f"”:’f'
® Indicative water tanks for fire-fighting e
l \
For:  PDA Surveyors obo Peter Reynolds This plan is to be printed at A3 and read in conjunction

Titles: CT 40154/10
Assessment #: 0334

enviro-dvynamics

with:

e Bushfire Hazard Report for proposed three lot
subdivision at 346 Cove Hill Road Honeywood (v1,
Enviro-dynamics, April 2021.

1. Hazard Management Areas (HMAs)

a) HMAson Lots 1 and 2 must be established at the

time of building on the lots.

HMASs must be maintained as ‘low threat vegetation’

or ‘non-vegetated land’ (as defined by Clause 2.2.3.2

of AS3959) for the life of the development.

No trees should overhang dwellings and trees

should ideally be sited 1.5 times their mature height

away from dwellings.

Trees and shrubs should be separated to create

discontinuous ‘clumps’ and a minimum 20m

separation should be maintained between clumps.

A minimum 2m horizontal separation should be

maintained between tree canopies and low

branches should be removed to create a minimum
2m vertical separation between tree canopy and
underlying shrubs or ground cover.

f) Grassland, pasture and lawn must be kept short

(less than 100mm).

Fine fuels such as leaves, bark and twigs should be

removed from the ground periodically, particularly

leading into summer or any other identified period
of high fire risk.

Flammable vegetation should not be retained or

planted under or directly adjacent to dwellings

(particularly decks, flammable cladding and glazed

elements) or in corridors which can act as a ‘wick’ to

channel fire to dwellings.

i) Flammable material such as firewood, building
materials, organic mulch and fuel should not be
stored under decks or dwellings nor directly
adjacent to dwellings.

2. Public and Fire-fighting Access

a) Cove Hill Road is compliant with E1.0 Bushfire Prone
Areas Code (the Code).

This plan shows Indicative property access corridors
which are 5m wide and terminate in compliant
turning areas.

At the time of construction, owners/developers
must ensure that property accesses comply in all
respects with Table E2 of the Code.

3. Water Supply for Fire-fighting

a) No reticulated water supply is available.

b) This plan shows Indicative water tanks for fire-
fighting that are located within 3m of a hardstand,
more than 6m from the dwelling/Indicative Building
Areas and within 90m hose lay of the furthest parts
of the dwelling/Indicative Building Area.

At the time of installation, owners/developers must
ensure that static water supplies for fire-fighting
comply in all respects with Table ES of the Code.

b

C

d

e

©

h

b

C

C

4. Construction Standards

a) This plan only certifies that future dwellings
constructed within the Indicative Building Areas can
achieve the separation distances required to allow
construction to BAL-19.

www.enviro-dynamics.com.au 28
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LEGEND

Title/Proposed Boundary

Neighbour Boundary

Water Main

Existing Water Connection
Proposed Water Connection

Existing Access

Council: Brighton Council
|| Pranning Scheme: Brighton interim Planning Scheme 2015
Zone & Overlay: Rural Living & Bushiire Prone

TITLE: 40154/10

ADDRESS: 346 COVEHILL ROAD
HONEYWOOD TAS

OWNER: Gregory & Margaret Bygraves

NOTES

This plan of subdivision has been
prepared only for the purpose of
obtaining preliminary subdivision
approval from the Council and the
information shown hereon should be
used for no other purpose. All
measurements and areas are subject
to final survey.
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Submission to Planning Authority Notice

il Planni

Council Planning | ¢\ 451 /00010 Council notice date | 29/04/2021
Permit No.
TasWater details
Tasw

asWater TWDA 2021/00676-BTN Date of response | 07/05/2021
Reference No.
TasWater Al Cole Phone No. | 0439605108
Contact

Response issued to
Council name BRIGHTON COUNCIL

Contact details development@brighton.tas.gov.au

Development details
Address 346 COVE HILL RD, HONEYWOOD Property ID (PID) 7569902

Description of
development

Subdivision - 3 Lots

Schedule of drawings/documents

Prepared by Drawing/document No. Revision No. Date of Issue
PDA Proposal Plan N/A 23/2/2021

Pursuant to the Water and Sewerage Industry Act 2008 (TAS) Section 56P(1) TasWater imposes the
following conditions on the permit for this application:

CONNECTIONS, METERING & BACKFLOW

1. A suitably sized water supply with metered connections to each lot of the development must be
designed and constructed to TasWater’s satisfaction and be in accordance with any other conditions
in this permit.

2. Any removal/supply and installation of water meters and/or the removal of redundant and/or
installation of new and modified property service connections must be carried out by TasWater at
the developer’s cost.

3. Prior to commencing construction of the subdivision/use of the development, any water connection
utilised for construction/the development must have a backflow prevention device and water meter
installed, to the satisfaction of TasWater.

ASSET CREATION & INFRASTRUCTURE WORKS

4. Plans submitted with the application for Engineering Design Approval must, to the satisfaction of
TasWater show, all existing, redundant and/or proposed property services and mains.

5. Prior to applying for a Permit to Construct the developer must obtain from TasWater Engineering
Design Approval for new TasWater infrastructure. The application for Engineering Design Approval
must include engineering design plans prepared by a suitably qualified person showing the
hydraulic servicing requirements for water to TasWater’s satisfaction.

6. Prior to works commencing, a Permit to Construct must be applied for and issued by TasWater. All
infrastructure works must be inspected by TasWater and be to TasWater’s satisfaction.

7. In addition to any other conditions in this permit, all works must be constructed under the
supervision of a suitably qualified person in accordance with TasWater’s requirements.

8. Prior to the issue of a Consent to Register a Legal Document / Certificate of Water and sewerage
Compliance (Building and/or Plumbing) all additions, extensions, alterations or upgrades to

Page 1 of 3
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10.

11.

12.

13.

TasWater’s water and sewerage infrastructure required to service the development, generally as
shown on the concept servicing plan “Plan of Subdivision”, are to be constructed at the expense of
the developer to the satisfaction of TasWater, with live connections performed by TasWater.

After testing and disinfection, to TasWater’s requirements, of newly created works, the developer
must apply to TasWater for connection of these works to existing TasWater infrastructure, at the
developer’s cost.

At practical completion of the water and sewerage works and prior to TasWater issuing a Consent
to a Register Legal Document the developer must obtain a Certificate of Practical Completion from
TasWater for the works that will be transferred to TasWater. To obtain a Certificate of Practical
Completion:

a. Written confirmation from the supervising suitably qualified person certifying that the
works have been constructed in accordance with the TasWater approved plans and
specifications and that the appropriate level of workmanship has been achieved;

b. A request for a joint on-site inspection with TasWater’s authorised representative must be
made;

C. Security for the twelve (12) month defects liability period to the value of 10% of the works
must be lodged with TasWater. This security must be in the form of a bank guarantee;

d. Work As Constructed drawings and documentation must be prepared by a suitably qualified
person to TasWater’s satisfaction and forwarded to TasWater.

After the Certificate of Practical Completion has been issued, a 12 month defects liability period
applies to this infrastructure. During this period all defects must be rectified at the developer’s cost
and to the satisfaction of TasWater. A further 12 month defects liability period may be applied to
defects after rectification. TasWater may, at its discretion, undertake rectification of any defects at
the developer’s cost. Upon completion, of the defects liability period the developer must request
TasWater to issue a “Certificate of Final Acceptance”. The newly constructed infrastructure will be
transferred to TasWater upon issue of this certificate and TasWater will release any security held for
the defects liability period.

The developer must take all precautions to protect existing TasWater infrastructure. Any damage
caused to existing TasWater infrastructure during the construction period must be promptly
reported to TasWater and repaired by TasWater at the developer’s cost.

Ground levels over the TasWater assets and/or easements must not be altered without the written
approval of TasWater.

FINAL PLANS, EASEMENTS & ENDORSEMENTS

14.

Prior to the Sealing of the Final Plan of Survey, a Consent to Register a Legal Document must be
obtained from TasWater as evidence of compliance with these conditions when application for
sealing is made.

Advice: Council will refer the Final Plan of Survey to TasWater requesting Consent to Register a Legal
Document be issued directly to them on behalf of the applicant.

DEVELOPMENT ASSESSMENT FEES

15.

16.

The applicant or landowner as the case may be, must pay a development assessment fee of,
$351.28 and a Consent to Register a Legal Document fee of $149.20 to TasWater, as approved by
the Economic Regulator and the fees will be indexed, until the date paid to TasWater.

The payment is required within 30 days of the issue of an invoice by TasWater.

In the event Council approves a staging plan, a Consent to Register a Legal Document fee for each
stage, must be paid commensurate with the number of Equivalent Tenements in each stage, as

Page 2 of 3
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approved by Council.
General

For information on TasWater development standards, please visit
http://www.taswater.com.au/Development/Development-Standards

For application forms please visit http://www.taswater.com.au/Development/Forms

Service Locations

Please note that the developer is responsible for arranging to locate the existing TasWater infrastructure
and clearly showing it on the drawings. Existing TasWater infrastructure may be located by a surveyor
and/or a private contractor engaged at the developers cost to locate the infrastructure.

The location of this infrastructure as shown on the GIS is indicative only.

(a) A permitis required to work within TasWater’s easements or in the vicinity of its infrastructure.

Further information can be obtained from TasWater
(b) TasWater has listed a number of service providers who can provide asset detection and location
services should you require it. Visit www.taswater.com.au/Development/Service-location for a list of

companies

(c) TasWater will locate residential water stop taps free of charge

(d) Sewer drainage plans or Inspection Openings (I0) for residential properties are available from your
local council.

Declaration

The drawings/documents and conditions stated above constitute TasWater’s Submission to Planning
Authority Notice.

Authorised by

Jason Taylor
Development Assessment Manager

TasWater Contact Details
Phone 13 6992 Email development@taswater.com.au

Mail GPO Box 1393 Hobart TAS 7001 Web www.taswater.com.au
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ENGINEERING REPORT

DA#: SA2021/10

Applicant: PDA Surveyors

Proposal: Subdivision (3 lots)

Address: 346 Cove Hill Road, Honeywood
Zone: Rural Living B

Report completed Leigh Wighton

by (Name & date): 1 Aug 2021

Brief Description

Proposal

The application proposes subdividing an existing lot at 346 Cove Hill Rd, Honeywood into 3
lots.

Lot 3 will contain an existing dwelling.

Lots 1 & 2 will be a vacant lot.

Parking and access

The site fronts Cove Hill Rd which is a council maintained road constructed to a sealed rural
standard. The road has a posted speed limit of 70km/h.

A desktop assessment indicates that sight distances at the access are approx. 250m to the
east and 160m to the west. Plan no 46947-100 submitted with the application shows Safe
Intersection Sight Distances (SISD) of 148m to the west and 180m to the east. Standard
drawing TSD-RF01 Guide To Intersection and Domestic Access Sight Distance Requirements
for the Safe Intersection Sight Distance require a minimum of 140m SISD. The sight
distances are compliant.

The property shares an existing access with no 340 Cove Hill Rd. Representation regarding
the access was received. (see below)

Bushfire Hazard Report (V1.0) For proposed three lot subdivision at 346 Cove Hill Road
Honeywood, prepared by Jim Mulcahy, dated 9 April 2021, was submitted with the
application. The report included the following recommendations in relation to vehicular
access.

It is recommended that the owners undertake the following actions at the earliest
opportunity in respect of the existing dwelling on Lot 3.
a) During the next period of road maintenance:
o widen the driveway to a minimum width of 4m with an additional 0.5m
clearance to either side;
o upgrade the surface of the driveway to a compliant standard; and
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o surface the parking/turning area to the same standard as the driveway and
to provide a compliant hardstand within 3m of a fire-fighting water point.

The approved Bushfire Hazard Management Plan (BHMP) included the following:

c) At the time of construction, owners/developers must ensure that property accesses
comply in all respects with Table E2 of the Code.

Sections of the existing and proposed accesses exceed 18% and as such must be sealed to
comply with the bushfire standards (refer PDA drawings 46947-102 and 46947-102). This
includes most of the existing Lot 3 access. Lot 3 access should be sealed as part of the
subdivision as per the recommendations of the Bushfire Hazard Report.

The access for Lot 2 (off the shared section of Lot 3) has a grade of approximately 10% and
does not need to be sealed to comply with the bushfire standards. A short section should
however be sealed to protect the edge of seal of the shared section.

Lot 1 shares access with no 340 Cove Hill Road. The shared portion leading up to Lot1 is
19% and the 1* 8m approximately of Lot 1 access is 24.5%. The entire shared portion
between Lotl and the existing access to 340 should be sealed. In addition, the portion of
lot 1 access exceeding 18% should also be sealed to provide safe and efficient access to the
lot, as well as ensuring future compliance with the bushfire standards.

Stormwater

There is no piped stormwater system able to service the lots. SW will need to be
managed on site.

The titles should be endorsed to the effect that Council cannot provide a means of
drainage to any of the lots.

The wastewater report did not assess on site SW disposal however indicated that each lot
required approx. 450sg.m of LAA for wastewater. Given the lots are each 1ha it is not
unreasonable to assume that each lot will be able to manage SW on site. The land use
directly down slope of the lots is agriculture.

Sewer and Water

No sewer reticulation is available. Wastewater is to be disposed of on site.

A wastewater report was supplied with the application. The wastewater system for the
existing dwelling is contained within Lot 3.

The land is in a water serviced area. The application was referred to TasWater.

Additional Power supply is overhead. NBN (Fixed Wireless) is available to the area.
Comments
Codes C2.0 Parking and Sustainable Transport Code

See above for sight distances.

C3.0 Road and Railways Assets Code
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C13.0 Bushfire Prone Areas Code
A Bushfire Hazard Report and Bushfire Hazard Management Plan were submitted with the
application.

C15.0 Landslip Hazard Code
The Low landslip hazard band covers the shared access and a portion of Lot 3.

The access is largely formed apart from the Lot 1 extension and lot 2 extensions. New
works should be less than 100m3 of cut and fill and therefor the subdivision would be
exempt from the code. Irrespective plans for the new access will be required to be
prepared and certified by an engineer.

Cove Hill Rd has a posted speed limit of 70km/h. The subdivision uses an existing access.
The increased traffic generation as a result of the subdivision can be estimated at 18
vehicle movements per day (being 2 additional residences generating 9 vmpd each) which
is well under the acceptable increase of 40vmpd in table C3.1 of the scheme.

A condition requiring compliance with the report and BHMP is recommended. Additionally
a condition requiring certification from a suitably qualified person that the requirements
have been met prior to Council sealing the plan of survey is also recommended.

DISCRETIONS

Clause:

Proposed

Provide brief detail of discretion and any condition
required:

C2.0 Parking and Sustainable transport Code

C2.6.1 Construction of
parking areas

Al

All parking, access ways,
manoeuvring and circulation
spaces must:

(b) be drained to the
public stormwater system, or
contain stormwater on the
site; and

(c) excluding all uses in
the Rural Zone, Agriculture
Zone, Landscape
Conservation Zone,
Environmental Management
Zone, Recreation Zone and
Open Space Zone, be
surfaced by a spray seal,
asphalt, concrete, pavers or
equivalent material to

No SW drainage is shown.

Only the initial portion of
the driveway is proposed
to be sealed.

P1

All parking, access ways, manoeuvring and circulation
spaces must be readily identifiable and constructed so
that they are useable in all weather conditions, having
regard to:

(a) the nature of the use;
(b) the topography of the land;
(c) the drainage system available;

(d) the likelihood of transporting sediment or
debris from the site onto a road or public place;

(e) the likelihood of generating dust; and

(f) the nature of the proposed surfacing.

Drainage of the driveway will be considered as part of
the design approval. An additional condition to the
effect that there is no increase in stormwater runoff
onto adjacent properties as a result of the
development is also recommended.

The accesses to the site are in places steep and may
be subject to excessive wear and tear due to vehicles
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restrict abrasion from traffic
and minimise entry of water
to the pavement.

lacking traction. It is recommended that the shared
portions of the access are sealed as well as any
sections greater than 18% in grade.

Representation

Council Response

Stormwater Management

We are concerned that the proposed changes to the
access road will increase the amount of storm water
runoff, potentially damaging our property. We ask
that council address this matter in the conditions of
the Planning Permit.

A condition requiring engineering plans for approval by
Council is recommended. Drainage of the driveway will
be considered as part of the design approval. An
additional condition to the effect that there is no increase
in stormwater runoff onto adjacent properties as a result
of the development is also recommended.

Access & Increase in Traffic to Cove Hill Road

We are very concerned with potential increase of
traffic on Cove Hill Road this subdivision and potential
additional subdivisions will bring. There are
potentially a further 6 properties on this stretch of the
road which are suitable for subdivision in addition to
the proposal. We strongly encourage Council to
consider the cumulative effect of these subdivisions
on the safety of this road, especially in the context of
the substantial increase in heavy vehicle movements
since the bridge has been improved. We ask council
to consider if a Traffic Impact Assessment for Cove Hill

Road is required in light of this potential development.

Cove Hill Road is classified as a collector road and
provides connectivity from Honeywood and surrounds to
Bridgewater. The proposed subdivision is likely to result
in an increase of approximately 18 vehicle movements
per day, comprising 9vmpd for a residential dwelling on
each of the 2 new lots. The application complies with
acceptable solution C3.5.1 Al1.4

Vehicular traffic to and from the site, using an existing
vehicle crossing or private level crossing, will not increase
by more than:

20% or 40 vehicle movements per day, whichever is the
greater

As such a TIA is not required or in this instance warranted
given the low traffic generation.

Space for Bin collection on Cove Hill Road

We are very concerned that on bin collection day,
potentially 8 bins at the top of the access road where
it joins Cove Hill Road will reduce our line of sight
when leaving our property and may cause an
accident. Traffic is already forced into the
carriageway at several locations on this road due to
people putting their bins out too far into the
carriageway. Itis especially hazardous with the
increase in heavy vehicle movements. We ask that
Council addresses this issue.

The representation has merit. Whilst there is no
requirement for temporary objects to be clear of the
sight lines it is important that they do not obstruct the
traffic lane. Bins should be able to be placed in the road
reservation clear of the traffic lanes. A condition
requiring an area suitable for the 3 lots to place bins clear
of the traffic lane be provided and incorporated into the
engineering design plans for approval by Council is
recommended.

Proposed shared access

We request that the existing tarmac surface and
proposed seal upgrade illustrated by PDA Surveyors
drawing 46947 - 101 is extended to the west side of of
proposed access to Lot 1. The shared access would
then be protected from erosion damage to the
existing shared graveled access driveway by heavy

This is a reasonable request. The shared component of
all driveways should be sealed, including the shared
portion of Lot 1 and no. 340 and the shared section of
Lots 2 & 3. A condition to this effect is recommended.
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excavation and site construction vehicles attending
Lot 1 during construction.

Recommended Conditions

General

1. The subdivision layout or development must be carried out substantially in accordance with
the application for planning approval, the endorsed drawings and with the conditions of this
permit and must not be altered or extended without the further written approval of Council.

2. The development and works must be carried out in accordance with:
a. Bushfire Hazard Report (V1.0) For proposed three lot subdivision at 346 Cove Hill
Road Honeywood, prepared by Jim Mulcahy, dated 9 April 2021

3. Prior to Council sealing the final plan of survey the developer must provide certification from
a suitably qualified person that all works required by the Bushfire Hazard Report have been
complied with.

Easements

4. Easements must be created over all drains, pipelines, wayleaves and services in accordance
with the requirements of the Council’s Municipal Engineer. The cost of locating and creating
the easements shall be at the subdivider’s full cost.

Endorsements

5. The final plan of survey must be noted that Council cannot or will not provide a means of
drainage to all lots shown on the plan of survey.

Final plan

6. A final approved plan of survey and schedule of easements as necessary, together with two

(2) copies, must be submitted to Council for sealing for each stage. The final approved plan
of survey must be substantially th6e same as the endorsed plan of subdivision and must be
prepared in accordance with the requirements of the Recorder of Titles.

7. Prior to Council sealing the final plan of survey for each stage, security for an amount clearly
in excess of the value of all outstanding works and maintenance required by this permit must
be lodged with the Brighton Council. The security must be in accordance with section 86(3)
of the Local Government (Building & Miscellaneous Provisions) Council 1993. The amount of
the security shall be determined by the Council’s Municipal Engineer in accordance with
Council Policy 6.3 following approval of any engineering design drawings and shall not to be
less than $5,000.

8. All conditions of this permit, including either the completion of all works and maintenance or
payment of security in accordance with this permit, must be satisfied before the Council seals
the final plan of survey for each stage. It is the subdivider’s responsibility to notify Council in
writing that the conditions of the permit have been satisfied.

9. The subdivider must pay any Titles Office lodgment fees direct to the Recorder of Titles.

Engineering




10.

11.

12.

13.

14.
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The subdivision must be carried out in accordance with the Tasmanian Subdivision Guidelines
October 2013 (attached).

Engineering design drawings, to the satisfaction of the Council’s Municipal Engineer, must be
submitted to and approved by Council before any works associated with development of the
land commence.

Engineering design drawings are to be prepared by a qualified and experienced civil engineer,
or other person approved by Council’s Municipal Engineer, in accordance with the Tasmanian
Subdivision Guidelines October 2013, and must show —

a) all existing and proposed services required by this permit;

b) all existing and proposed roadwork required by this permit;

c) measures to be taken to provide sight distance in accordance with the relevant
standards of the planning scheme;

d) measures to be taken to limit or control erosion and sedimentation;

e) any other work required by this permit.

Approved engineering design drawings will remain valid for a period of 2 years from the date
of approval of the engineering drawings.

The developer shall appoint a qualified and experienced Supervising Engineer (or company
registered to provide civil engineering consultancy services) who will be required to certify
completion of subdivision construction works. The appointed Supervising Engineer shall be
the primary contact person on matters concerning the subdivision.

Property Services

15.

16.

17.

The Subdivider must pay the cost of any alterations and/or reinstatement to existing services,
Council infrastructure or private property incurred as a result of the proposed subdivision
works. Any work required is to be specified or undertaken by the authority concerned.

Any existing services shared between lots are to be separated to the satisfaction of Councils
Municipal Engineer.

Property services must be contained wholly within each lots served or an easement to the
satisfaction of the Council’s Municipal Engineer or responsible authority.

Telecommunications and electrical reticulation

18.

19.

Electrical and telecommunications services must be provided to each lot in accordance with
the requirements of the responsible authority and to the satisfaction of Council’s Municipal
Engineer.

Prior to sealing the final plan of survey the developer must submit to Council:

(a) Written advice from from TasNetworks confirming that all conditions of any Agreement

between the Owner and authority have been complied with and that future lot owners
will not be liable for network extension or upgrade costs, other than individual property
connections (basic connection) at the time each lot is further developed.

Vehicular Access

20.

The vehicular access(es) must be constructed/upgraded from the road carriageway to service
each lot and, unless approved otherwise by Council’s Municipal Engineer, must:

(a) Be constructed with a durable all weather pavement

Deleted: A Letter of Release, or equivalent,

Deleted: the
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(b) Be designed so as there is no increase in concentrated stormwater onto adjacent
properties (including 340 Cove Hill Rd).

(c) Have a sealed surface for all shared sections (ie servicing 2 or more properties) including
to the eastern extent of where Lot 1 access intersects the existing access to 340 Cove Hill

Road.

(d) Sealed surface for all sections of driveway where the grade is equal to or greater than
18%.

(e) The surfacing material may be a spray seal, asphalt, concrete, pavers or other approved
material.

(f) Have a min trafficable width of 4.0m with a minimum sealed width of 3.0m

(g) Have a passing bay of minimum width of 5.5m for a distance of no less than 6m from the
edge of the road.

As required by Bushfire Hazard Report (V1.0) For proposed three lot subdivision at 346
Cove Hill Road Honeywood, prepared by Jim Mulcahy, dated 9 April 2021

(h

21. Widening of the road shoulder, adjacent the vehicular access, is to be provided as a collection
area for waste and recycling bins. The bin collection area must be of sufficient size to
accommodate the bins for the 3 lots clear of the traffic lane and such that safe sight distance is
maintained exiting the access. The bin collection area is to be included in the engineering design
drawings for approval.

Stormwater

22. Stormwater from the proposed development must be managed on site such that any
stormwater runoff from the site, for a storm with an ARI of 20 years, will be no greater than
pre-existing runoff to the satisfaction of Council’s Municipal Engineer.

Tas Water

23. The development must meet all required Conditions of approval specified by Tas Water

Submission to Planning Authority Notice TWDA 2021/00676-BTN, dated 07/05/2021.

Water quality

24,

25.

26.

A soil and water management plan (here referred to as a ‘SWMP’) prepared in accordance
with the guidelines Soil and Water Management on Building and Construction Sites, by the
Derwent Estuary Programme and NRM South, must be approved by Council's Municipal
Engineer before development of the land commences.

Temporary run-off, erosion and sediment controls must be installed in accordance with the
approved SWMP and must be maintained at full operational capacity to the satisfaction of
Council’s Municipal Engineer until the land is effectively rehabilitated and stabilised after
completion of the development.

The topsoil on any areas required to be disturbed must be stripped and stockpiled in an
approved location shown on the detailed soil and water management plan for reuse in the
rehabilitation of the site. Topsoil must not be removed from the site until the completion of
all works unless approved otherwise by the Council’s Municipal Engineer.
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All disturbed surfaces on the land, except those set aside for roadways, footways and
driveways, must be covered with top soil and, where appropriate, re-vegetated and stabilised
to the satisfaction of the Council’s Municipal Engineer.

Construction Amenity

28. The development must only be carried out between the following hours unless otherwise
approved by the Council’s General Manager

3 Monday to Friday 7:00 AM to 6:00 PM
3 Saturday 8:00 AM to 6:00 PM
3 Sunday and State-wide public holidays 10:00 AM to 6:00 PM

29. All subdivision works associated with the development of the land must be carried out in such
a manner so as not to unreasonably cause injury to, or unreasonably prejudice or affect the
amenity, function and safety of any adjoining or adjacent land, and of any person therein or
in the vicinity thereof, by reason of -

(a)  emission from activities or equipment related to the use or development, including noise
and vibration, which can be detected by a person at the boundary with another property;
and/or

(b)  transport of materials, goods or commodities to or from the land; and/or
(c)  appearance of any building, works or materials.

30. Any accumulation of vegetation, building debris or other unwanted material must be disposed
of by removal from the land in an approved manner. No burning of such materials on-site will
be permitted unless approved in writing by the Council’s General Manager.

31. Public roadways or footpaths must not be used for the storage of any construction materials
or wastes, for the loading/unloading of any vehicle or equipment; or for the carrying out of
any work, process or tasks associated with the subdivision during the construction period.

Maintenance and Defects Liability Period

32. The subdivision must be placed onto a twelve (12) month maintenance and defects liability
period in accordance with Council Policy following the completion of the works in accordance
with the approved engineering plans and permit conditions.

33. Prior to placing the subdivision onto the maintenance and defects liability period the
Supervising Engineer must provide certification that the works comply with the Council’s
Standard Drawings, specification and the approved plans.

THE FOLLOWING ADVICE APPLIES TO THIS PERMIT: -

A.

This permit does not imply that any other approval required under any other legislation or by-
law has been granted.

This permit does not take effect until all other approvals required for the use or development
to which the permit relates have been granted.

The owner is advised that an engineering plan assessment and inspection fee of 1% of the
value of the approved engineering works (minimum of $300.00), or as otherwise specified in
Council’s Schedule of Fees, must be paid to Council prior to the approval of engineering plans.
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