
 

 

Application for 
Planning Approval 

Land Use Planning and Approvals Act 1993 

  

JAMES DRYBURGH 

General Manager 
 

 

APPLICATION NO.      

DA2023/149 

LOCATION OF AFFECTED AREA 

76 COVE HILL ROAD & 1 PARKHOLME DRIVE, BRIDGEWATER 

DESCRIPTION OF DEVELOPMENT PROPOSAL 

ADDITIONS & ALTERATIONS TO BRIDGEWATER BRIDGE OFFSITE 
FACILITY 

A COPY OF THE DEVELOPMENT APPLICATION MAY BE VIEWED 
AT www.brighton.tas.gov.au AND AT THE COUNCIL OFFICES, 1 
TIVOLI ROAD, OLD BEACH, BETWEEN 8:15 A.M. AND 4:45 P.M., 
MONDAY TO FRIDAY OR VIA THE QR CODE BELOW. ANY 
PERSON MAY MAKE WRITTEN REPRESENTATIONS 
CONCERNING AN APPLICATION UNTIL 4:45 P.M. ON  
31/10/2023.  ADDRESSED TO THE GENERAL MANAGER AT 
1 TIVOLI ROAD, OLD BEACH, 7017 OR BY EMAIL AT 
development@brighton.tas.gov.au.  
REPRESENTATIONS SHOULD INCLUDE A DAYTIME TELEPHONE 
NUMBER TO ALLOW COUNCIL OFFICERS TO DISCUSS, IF 
NECESSARY, ANY MATTERS RAISED. 

http://www.brighton.tas.gov.au/
mailto:development@brighton.tas.gov.au
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1. Introduction 
 

Tom Fagan of TAG Development Solutions has engaged Hubble Traffic to prepare an independent 

Traffic Impact Assessment, to consider the traffic impacts from the provision of an extension to Precast 

Tasmania, located at 76 Cove Hill Road, Bridgewater.  

This assessment has considered the functional requirements of the proposed business including the 

size and position of the lot, surrounding road network, requirement for semi-trailer deliveries, 

provision of adequate on-site employee parking, and a safe and efficient access. 

This development has been assessed against the Tasmanian Planning Scheme C2 Parking and 

Sustainable Transport Code, C3 Road and Railway Assets Code and the Australian Standard 

2890.1:2004. 

This report has been prepared to satisfy the requirements of Austroads, Guide to Traffic Management 

Part 12: Traffic Impacts of Developments, 2019, and has referred to the following information and 

resources: 

• Tasmanian Planning Scheme (Brighton Council) 

• Road Traffic Authority NSW (RTA) Guide to Traffic Generating Developments 

• Australian Standards AS2890 parts 1, 2 and 6 

• Austroads series of Traffic Management and Road Design 

o Part 4: Intersection and crossings, General 

o Part 4a: Unsignalised and Signalised Intersections 

o Part 12: Traffic Impacts of Development 

• Autoturn Online vehicle turning software 

• LIST Land Information Database 

 

 

 

  



Precast Tasmania Extension, 76 Cove Hill Road, Bridgewater 
 

 

 

T:  0416 064 755 2 
E:  Hubbletraffic@outlook.com  
W: Hubbletraffic.com.au 
 

 

 
 

2. Site Description 
 

The development site is located at 76 Cove Hill Road, Bridgewater; situated along the northern side of 

Cove Hill Road. According to the LIST Land Information Database, the property contains two 

operations, Precast Tasmania on the western side of the site, and Moo Brew Brewery on the eastern 

side.  The two operations are separated by a fence, with both operating with a separate vehicular 

access to Cove Hill Road. 

Council recently approved a new Precast Tasmania manufacturing and processing plant, located at 

314 Midland Highway, Bridgewater; behind the existing operations at the rear of the property, which 

included the construction of a new heavy vehicle property access arrangement, with the entry located 

to the west and exit to the east. This arrangements operates with a one-way traffic flow, which is 

connected by internal roadway. The development sites access relies on the new heavy vehicle 

accesses associated with the new plant.  

According to LIST Land Information Database, the site is located within an established industrial and 

light industrial zone and connected to the nearest arterial road (East Derwent Highway) via Cove Hill 

Road. 

Diagram 2.0 – Extract from LIST Land Information Database 

 

  

Development site 
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3. Development proposal 
 

Precast Tasmania manufacture concrete panels, with the development proposal to automate the 

manufacturing process, increasing manufacturing volumes.  This requires the size of the existing 

building to be increased to accommodate the automated processing equipment and additional 

storage area for the finished panels.   

The manufacturing process will continue to use premix concrete delivered to the site using standard 

concrete trucks.  

The newly constructed heavy vehicle access will be used for both the raw material and finished panel 

deliveries, using a 19 metre long semi-trailer (maximum vehicle size).   

On-site car parking spaces for employees and visitors will be increased, with the existing vehicular 

access to Cove Hill Road retained to provide car park access. 

 

Diagram 3.0 – Proposed development layout 

 

 

  

Exit for heavy vehicles 

Existing vehicular access to car 

parking to be retained 

 

Entry for heavy 

vehicles 
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4. Trip generation by this development 
 

A trip in this report is defined as a one way vehicular movement from one point to another excluding 

the return journey.  Therefore, a return trip to and from a land use is counted as two trips. 

To determine the number of trips likely to be generated by this development, reference has been 

taken from the RTA Guide to Traffic Generating Developments, section 3.10 Industry. 

The guide indicates peak traffic generation for industrial land use is generally determined by three key 

factors; employee density, travel mode, and peak period travel distribution. 

 

4.1 Existing trip generation 
 

The developer has provided the following information on the existing operations of the business: 

• The facility operates between 5:00am to 6:00pm Monday to Saturday, with a maximum of 

10 employees on-site at any one time. Most employees are expected to travel outside of 

the commuter traffic periods, to consider a worst-case scenario this assessment assumes 

50 percent of the employees will travel during the morning and evening peak periods. 

 
• Deliveries of raw materials and finished product occurs seven times per day each, with a 

maximum of two deliveries occurring in any one hour period.  As a worst-case scenario, this 

assessment will assume that a maximum of two raw material deliveries occur during the 

morning peak period and two finished product deliveries occur during the evening peak 

period. 

 

• The site receives a maximum of one visitor to site per day, with this visit occurring outside 

of the peak periods. 
 

 

Based on the above information, this development generates 50 daily vehicle movements, with 

nine of these trips occurring in the morning and peak hour periods. 

Table 4.1 – Estimated existing trip generation 

 
 
 
Trip generator 

Number 
per 

weekday 

Number of 
trips during 
the morning 

peak 

Number of 
trips during 
the evening 

peak 

Number of 
trips 

between 
peaks 

Total 
weekday 

trips 

Staff 10 5 5 10 20 

Deliveries raw materials 7 4 0 10 14 

Transport finished product 7 0 4 10 14 

Visitors 1 0 0 2 2 

Total  9 9 32 50 
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4.2 Prediction in trips generated from production increase 

 
The developer has provided the following information on how the development will operate 

with the increased operations: 

• The facility is expected to increase to a maximum of 16 employees on-site at any one time, 

with the facility continuing to operate between 5:00am to 6:00pm Monday to Saturday. As 

a worst-case scenario, this assessment will assume that 50 percent of the employee vehicles 

travel during the morning and evening peak periods. 

 
• Delivery of raw materials and delivery of finished product will each increase to nine times 

per day, with a maximum of two deliveries occurring in an hour. As a worst-case scenario, 

this assessment will assume that the maximum two deliveries of raw materials occur during 

the morning peak period and two deliveries of finished product occurs during the evening 

peak period. 

 
• The site is not expected to have an increase in visitors, with a maximum of one visitor to 

site per day expected, occurring outside the peak periods. 

 

Table 4.2 – Predicted increase in trip generation 

 
 
 
Trip generator 

Number 
per 

weekday 

Number of 
trips during 
the morning 

peak 

Number of 
trips during 
the evening 

peak 

Number of 
trips 

between 
peaks 

Total 
weekday 

trips 

Staff 16 8 8 16 32 

Deliveries raw materials 9 4 0 14 18 

Transport finished product 9 0 4 14 18 

Visitors 1 0 0 2 2 

Total  12 12 46 70 

 

 

4.3 Summary of increase in vehicular trips 
 

This assessment predicts the facility’s increase in operations has the potential to generate an 

additional 20 daily vehicle trips, with three of these trips occurring during the morning and 

evening peak periods. 
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5. Existing surrounding road network 
 

The development site is located along the northern side of Cove Hill Road, east of Hurst Street, 

approximately 450 metres east of the nearest arterial road (Highway).  The highway connects with the 

Midland Highway, providing a high-quality road connection to the development site. A roundabout 

operates at the Cove Hill Road intersection with the highway, to provide motorists with a safe and 

efficient way to connect with the State Road network.  

Diagram 5.0 – Surrounding Road network 

 

 

5.1 Cove Hill Road characteristics 
 

Cove Hill Road would function as an industrial road, suitable for the movement of heavy vehicles.  

The road is managed by the local council and extends east from the highway, with light industrial 

land-use along the northern side of the road for the first 1.4 kilometres.  The road width 

adjacent to the development site is 11 metres wide between kerb faces, supporting the light 

industrial road function. 

Photograph 5.1A – Typical cross section adjacent to the development site 
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The council waste and recycling centre is located approximately 1.4 kilometres from the 

highway roundabout, and further east of this site the road characteristics substantially change 

to a rural access road, with the road width reducing to six metres and traffic flow reducing. 

Photograph 5.1B – Road standard adjacent to waste and recycling centre 

 

 

Along the southern side, the land use is commercial and retail for the first 350 metres from the 

highway roundabout, including the Cove Hill Shopping Centre and a take-away food outlet.  

These commercial facilities are serviced by Hurst Street, with the take-away food outlet having 

a direct two-way driveway, which operates as a drive-thru facility. While these retail and 

commercial facilities are a significant traffic generator, they do not generate any significant 

traffic past the development site. 

 

5.2 East Derwent Highway 
 

The highway is part of the State Road network, and under the Tasmanian State Road Hierarchy 

is classified as a Category 3 Regional Access Road, with its primary purpose to connect passenger 

and freight vehicles between the Category 1 and 2 road networks. 

 

5.3 East Derwent Highway and Cove Hill Road roundabout 
 

Traffic generated by the development site will connect onto the arterial road network using the 

highway roundabout, which has been designed to cater for large vehicles turning into and out 

of Cove Hill Road.  The roundabout has a 28-metre diameter central island, with a three-metre-

wide mountable section to be used by large turning vehicles, and eight-metre-wide circulating 

lane width.  Overall, the roundabout is of a reasonable size to cater for light industrial traffic 

movements.  
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5.4 Road classification 
 

According to the Department of State Growth (Network Access Team), both the highway and 

Cove Hill Road (highway to waste transfer and recycling facility) are gazetted as B-Double routes 

with Higher Mass Limits.   

This means the routes have been assessed as being suitable for heavy vehicles up to 26 metres 

in length, operating with a gross mass of 68.5 tonnes.   

 

5.5 Additional traffic 
 

A recent Traffic Impact Assessment was conducted for the manufacturing plant at the rear of 

Precast Tasmania, which will be constructed and operational by the time this development is 

completed. Consequently, this traffic assessment has assumed the manufacturing plant is 

generating additional vehicle movements on the surrounding road network.  

 

5.6 Traffic flow on the highway 
 

The best method to determine the traffic efficiency, is to evaluate the existing traffic flows along 

the highway and Cove Hill Road.  For the State Road network, the Department of State Growth 

maintains a traffic database, with the nearest traffic station to the development site located on 

the highway, between the roundabout and Midland Highway.  An extract from this database 

shows a morning commuter peak between 7:30am to 8:30am, with evening peak occurring 

between 3:00pm and 5:00pm, with the evening peak traffic flow being slightly higher. Hourly 

directional lane flows are available in table 5.6. 

Diagram 5.6 – Hourly direction traffic flow along the highway 
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Table 5.6 – Directional hourly traffic flow along the highway 

Direction 6 to 
7am 

7 to 
8am 

8 to 
9am 

9 to 
10am 

10 to 
11am 

11 to 
noon 

12 to 
1pm 

1 to 
2pm 

2 to 
3pm 

3 to 
4pm 

4 to 
5pm 

5 to 
6pm 

6 to 
7pm 

Westbound 378 554 424 476 503 552 554 725 826 932 802 480 304 

Eastbound 452 662 477 446 506 539 533 641 789 733 627 471 287 

Total 830 1216 900 992 1009 1091 1087 1366 1614 1665 1429 950 591 

 

 

5.7 Cove Hill Road roundabout - traffic flow with manufacturing plant operating 
 

To coincide with the morning and evening peak highway flows, manual traffic surveys were 

undertaken at the highway roundabout with Cove Hill Road. 

As discussed earlier, a new manufacturing plant at the rear of the property will soon commence 

operations, and this traffic assessment will analyse the traffic impact based on the 

manufacturing plant operating, with all traffic generated by the plant travelling through the 

roundabout. 

Consequently, the manual traffic surveys in the following two diagrams have been adjusted to 

represent the traffic conditions at the roundabout with manufacturing plant operating.   

Diagram 5.7A – Traffic flow for the morning peak hour flow (7:30am to 8:30am) 
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Diagram 5.7B – Traffic flow for the evening peak hour (4:30pm to 5:30pm) 

 

 

5.8 Traffic performance at the Cove Hill Road roundabout 
 

The simplest method to determine the traffic performance at a roundabout is to use SIDRA 

Intersection traffic modelling software, which uses gap acceptance theory to determine the 

average delay, queue lengths and degree of saturation, which are all measures of traffic 

congestion and level of service. 

Level of Service (LOS) is a quantifiable assessment of the factors that contribute to the traffic 

performance, which includes traffic density, gaps in traffic streams, expected delays and queues. 

For roundabouts, there are six levels from A to F, with A providing the highest level for 

roundabouts, meaning motorists are not incurring delays, with ample gaps in the traffic stream 

for vehicles to turn freely and safely without disrupting other users. 

The table below provides a reference to the level of service for the various traffic controls and 

is based on Austroads Guide to Traffic Management Part 3: Transport Study and Analysis 

Methods dated 2020. 
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Table 5.8 Level of service for intersections and roundabouts 

Level of  Average delay per 
vehicle (secs/vehicle) 

Traffic Signals and 
Roundabouts 

Give Way and Stop controls 

A <10 Good operation Good operation 

B 10 to <20 Good with acceptable 
delays and spare capacity 

Acceptable delays and spare 
capacity 

C 20 to <35 Satisfactory Satisfactory, but crash study 
required 

D 35 to <50 Operating near capacity, 
acceptable for State Roads 

Near capacity and crash study 
required 

E 50 to <70 At capacity for signals, will 
cause excessive delays. 

Roundabouts require other 
control mode 

 
 

At capacity, requires other 
control modes 

F >70 Saturated flows – at 
signals, consider additional 

lanes 

 

A traffic model replicating the roundabout was developed within the software, using the recent 

peak hour traffic flows adjusted to include the new manufacturing plant.  

During the morning period, 1,177 vehicles are predicted to travelled through the roundabout, 

with the degree of saturation estimated at 0.435, which represents the roundabout operating 

at 44 percent of its traffic capacity. Overall, the roundabout is operating at a good level of 

service LOS B, with a maximum average delay of 11.6 seconds, and maximum queue length of 

26.7 metres. 

Although during the evening peak hour, the predicted traffic flow is 40 percent higher, motorists 

are expected to receive a good level of service at LOS B, with the maximum average delay 

extending to 14.3 seconds, and maximum queue length of 29.3 metres. 

The modelling indicates there is spare traffic capacity at the roundabout to accommodate 

additional traffic flows. A printout of the traffic modelling is available in appendix A. 
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5.9 Traffic lane efficiency along Cove Hill Road and the highway 
 

The directional lane flow data for Cove Hill Road and the highway, have been adjusted to 

represent the manufacturing plant as operating.  Based on information from the RTA Guide 

(extract below), the expected level of service for the peak hours can be determined.  

Extract 5.9 – RTA Guide for level of service  

 

With both the highway and Cove Hill Road users having priority over the side streets, the mid-

block directional traffic flows are uninterrupted until they reach the highway roundabout.  The 

mid-block traffic flows can be quantified using the RTA Guide, which provides a level of service 

based around directional peak hour traffic lane flows.  

The table below provides the peak hour directional lane flows for the highway either side of 

the roundabout, and the level of service motorists are receiving.  For a State Road, LOS D in 

the peak hour periods is normal and acceptable, as it is not possible to provide road 

infrastructure to meet short intense peak hour periods.  The level of service indicates that 

although the traffic lanes are busy, they are providing an appropriate level of service for the 

road classification. 

Table 5.9A – Directional Lane flows along the highway 

 
Direction 

Morning peak hour Evening peak hour 

West of 
roundabout 

East of 
roundabout 

West of 
roundabout 

East of 
roundabout 

Flow LOS Flow LOS Flow LOS Flow LOS 

Westbound 440 C 294 B 859 D 420 C 

Eastbound 659 D 395 C 617 C 314 B 

 

As discussed earlier, the Cove Hill Shopping Centre and take-away food outlet are significant 

traffic generators, for traffic assessment purposes the Cove Hill Road have been split into two 

sections.  The first section being between the roundabout and Hurst Street, with the second 

section between Hurst Street and the development site.  The table demonstrates motorists 

are receiving a good, to high level of service.  
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Table 5.9B Directional Lane flows along Cove Hill Road 

 
Direction 

Morning peak hour Evening peak hour 

Roundabout to 
Hurst 

Hurst to 
development site 

Roundabout 
to Hurst 

Hurst to 
development site 

Flow LOS Flow LOS Flow LOS Flow LOS 

Towards roundabout 150 A 90 A 481 C 173 A 

Away roundabout 253 B 184 A 311 B 78 A 

 

 

5.10 Speed limits on the surrounding roads 
 

Along Cove Hill Road there are 60 km/h speed limit signs posted along the road, between the 

highway roundabout to east of the waste and recycling centre.   

The highway is posted with 80 km/h speed limit signs. 
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6. Impact from traffic generated by this development 
 

As estimated in section 4, the development is estimated to generate an additional ten daily vehicle 

trips, with three of these trips likely to occur during the morning and evening peak periods.  Based on 

the surrounding road network, all the vehicle trips are expected to use the highway roundabout. This 

assessment considers that three trips could coincide with the morning and evening peak periods 

operating along the highway. 

These additional trips have been assigned to the highway roundabout based on the current trip 

distribution for Cove Hill Road, as shown in table 6.0A. 

Table 6.0A – Existing trip distributions for Cove Hill Road at the highway roundabout 

Period  Highway 
(Western approach) 

Highway 
(Eastern approach) 

Chalmers 
Link 

Total 

 
Morning peak 

Traffic flow 223 7 23 253 

Percentage 88% 3% 9%  

 
Evening peak 

Traffic flow 397 36 48 481 

Percentage 83% 7% 10%  

 

The traffic modelling indicates the additional trips will not cause any deterioration in the level of 

service motorists are receiving at the roundabout, with the roundabout continuing to operate at a 

good level of traffic efficiency, with minimal delays and queues.  A comparison of the traffic modelling 

between the existing traffic conditions, and additional development trips are shown in table 6.0B. 

Table 6.0B – Comparison of traffic conditions with additional development trips 

Period Scenario Total 
vehicles 

Degree of 
Saturation 

Max average 
delay 

Lowest 
LOS 

Max queue 
length 

 
Morning peak 

Existing 1,177 0.435 11.6 seconds B 26.7 metres 

Additional trips 1,181 0.438 11.6 seconds B 26.9 metres 

 
Evening peak 

Existing 1,622 0.486 14.3 seconds B 29.3 metres 

Additional trips 1,626 0.487 14.3 seconds B 29.5 metres 

 

The additional trips from the development site can easily be absorbed within the highway roundabout, 

with no adverse traffic impact predicted.  As demonstrated in section 5.9, there is sufficient capacity 

within the traffic lanes to absorb additional trips, without causing adverse traffic impacts. 

The additional delivery trips to and from the development site will be spread out through the day and 

are expected to occur between the morning and evening peak periods, which can be easily absorbed 

by the surrounding road network, without causing any adverse impact. 

Overall, the extension of the current facility is not predicted to cause any adverse traffic impact to the 

surrounding road network, and this assessment includes the additional trips generated by the new 

manufacturing plant currently under construction. 
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7. Access arrangement to and from the development site 
 

The development site will retain its current direct vehicular access to Cove Hill Road, this will be used 

by light vehicles associated with employees and visitors.  All heavy vehicle movements into and out of 

the site will use the newly constructed one-way heavy vehicle access arrangement, located at the rear 

of the building. This is a desirable traffic outcome, as the existing infrastructure will be used, 

eliminating the need to create a vehicular access, and heavy and light vehicle movements will be 

separated. 

Diagram 7.0 – Proposed vehicular access to the development site 

 

 

7.1 Location of light vehicle access to Cove Hill Road 
 

The development will retain the existing two-way vehicular access at the front of the building 

for light vehicle use. 

  

Heavy vehicle entry 
Heavy vehicle exit Light vehicle entry 

and exit 
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7.2 Available sight distance at the existing Cove Hill Road access 
 

On-site measurements determined the available sight distance exceeds 200 metres in each 

direction, with available sight distance shown in the following photographs. 

Photograph 7.2A – Available sight distance to the left 

 

 

Photograph 7.2B – Available sight distance to the right 
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7.3 Sight distance at the newly constructed heavy vehicle exit 
 

Available sight distance from the existing exit point located on the eastern side was measured 

on-site, to the left motorists leaving the development site are expected to have 130 metres of 

sight distance, as shown in photograph 7.3A. While motorists looking right will have available 

sight distance that exceeds 200 metres, as shown in photograph 7.3B. 

Photograph 7.4A – Sight distance to the left from the exit (130 metres) 

 

 

Photograph 7.4B – Sight distance to the right from the exit (200 metres) 
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7.4 Safe Intersection Sight Distance 
 

It is important that motorists leaving the development site have suitable sight distance and Safe 

Intersection Sight Distance (SISD), as defined in Austroads Guide to Road Design Part 4a: 

Signalised and unsignalised intersection.  The guide specifies that for a 60 km/h speed limit road, 

with a driver reaction time of two seconds, the required SISD is 123 metres.   

Each of the accesses will have sufficient sight distance to satisfy SISD requirements, which 

means vehicles will be able to enter and leave the development site in a safe and efficient 

manner, without impacting current road users. 
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8. On-site parking and internal road layout 
 

8.1 Number of car parking spaces 
 

The planning scheme table C2.1 prescribes the number of on-site parking spaces required, 

based on the type of land use. For manufacturing and processing, the requirement is one space 

per 200 square metres of floor area, or two spaces per three employees, whichever is greater. 

For an existing development that will intensify the use, the number of parking spaces is assessed 

under A1 (d) (ii), which takes into consideration the current use and number of parking spaces, 

using the formula; N = A + (C – B). 

Where N is the number of on-site car parking spaces required, A is the number of existing on-

site car parking spaces, B is the number of on-site car parking spaces required for the existing 

use or development specified in Table C2.1, and C is the number of on-site car parking spaces 

required for the proposed use or development specified in Table C2.1. The following table 

quantifies the values to be used within the formulae. 

Table 8.1 – Number of car parking spaces required  

Formula 
symbol 

Use Planning scheme requirements Floor area / 
parking 
spaces 

Number of 
parking 
spaces 

A Existing on-site car 
parking spaces 

  
9 

 
9 

B Manufacturing and 
processing 

1 space per 200m2 of floor area 
or 2 spaces per three employees 

 
1,546m2 

 
8 

C Manufacturing and 
processing 

1 space per 200m2 of floor area 
or 2 spaces per three employees 

 
2,969m2 

 
15 

N Total spaces 
required 

N = A + (C – B) 11 + (15 – 8) 18 

 

With the current development providing nine marked and two unmarked parking spaces, there 

is a small surplus of parking spaces, as this use requires eight parking spaces, based on the 

current floor area being 1,546 square metres.  Increasing the floor area by 2,969 square metres, 

the intensification of the use requires additional 15 parking spaces, based on the floor area 

requirement.  Using the planning scheme formula, this development is required to provide a 

total of 18 on-site car parking spaces to comply with the acceptable solution A1 (d) (ii).  

The development site will provide 30 on-site car parking spaces, exceeding the required number 

of parking spaces, meeting the reasonable demand. With the development expecting a 

maximum of 16 employees on-site at any one time, parking overflow is not expected.  
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8.2 Maximum size of heavy vehicle to be used  
 

The developer has indicated the largest heavy vehicle to be used by this facility will be a 

19 metre long semi-trailer, with the internal driveway and building openings designed to cater 

for this size vehicle.   

It is noted that the separation between the northern wall of the development building and the 

newly construction manufacturing building to the rear is limited, and the separation of the 

eastern wall with the fence to Moo Brew Brewery is constrained.  Vehicle swept path software 

has been used to verify that a semi-trailer vehicle can manoeuvre into and out of the building, 

with appropriate clearance to physical obstructions. The swept paths are available in appendix B. 

During detail design stage, these swept paths will need to be verified based on detailed survey 

plans. 

 

8.3 Heavy vehicle route 
 

Heavy vehicles associated with delivery of raw materials and transporting of finished concrete 

panels, will arrive to the site using the newly constructed entry access located on the western 

side. Vehicles will travel between the newly constructed manufacturing plant and building 

expansion, turning right at the eastern end, and enter the building through a large roller door 

located on the eastern side. 

Unloading of raw materials and collection of finished panels will occur within the building.  The 

vehicle will leave the building though a large roller door on the western side, proceed and turn 

right onto the internal heavy vehicle driveway, entering Cove Hill Road by the exit. 

 Diagram 8.3 – Heavy vehicle route - swept path of a 19 metre semi-trailer  
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8.4 Layout of on-site parking spaces 
 

The development currently operates with 11 ninety degree car parking spaces located at the 

front of the building, nine of these spaces are delineated with line markings and supported with 

wheel stops. An additional 19 car parking spaces will be provided, making a total of 30 on-site 

car parking spaces.  The new spaces will comply with the dimensions specified in the planning 

scheme of 2.6 metres wide, 5.4 metres long, with a minimum manoeuvring area of 6.4 metres, 

ensuring a vehicle can enter and leave the spaces in an efficient manner. 

The car parking spaces will be located at the front of the building, on a concrete surface, 

delineated by line markings, with all parking bays supported with wheel stops and located on 

gradient less than five percent. 

 

 

8.5 Internal pedestrian pathway 
 

A minimum one metre wide marked pedestrian pathway will be provided along the front of the 

building, connecting the parking spaces to the entrance. The pathway will be separated from 

the parking spaces with wheel stops.  

 

8.6 Other parking requirements 
 

Under the planning scheme table C2.1 Parking Space Requirements, bicycle parking facilities are 

required to be provided based on land use. For manufacturing and processing, one space is 

required per five employees. Based on a maximum of 16 employees on site at any one time, 

three bicycle facilities will be required for employees. The developer has indicated that they 

have sufficient space inside the warehouse to accommodate bicycle parking, where they can be 

secured and parked safely within the premises. 

The planning scheme table C2.4, prescribes the number of motorcycle parking spaces required, 

based on the number of car parking spaces required to be provided. With the development 

required to provide 18 on-site car parking spaces, there is no requirement for a dedicated on-

site motorcycle parking space. 
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9. Planning scheme 
 

9.1 C2.0 Parking and Sustainable Transport Code 
 

C2.5.1 Car parking numbers 

The development will provide a total of 30 car parking spaces, meeting the reasonable parking 

demand, and ensuring no overflow parking onto the street. The number of on-site parking 

spaces exceeds the required number of the planning scheme, 18 spaces, and complies with the 

acceptable solution A1 (d) (ii). 

 

C2.5.2 Bicycle parking numbers 

Table C2.1 of the planning scheme prescribes the number of bicycle parking spaces that is 

required for the use, with the development required to provide three bicycle parking spaces. 

The development has sufficient space inside the warehouse to accommodate the required three 

bicycle parking spaces and this complies with the acceptable solution. 

 

C2.5.3 Motorcycle parking numbers 

Table C2.4 of the planning scheme prescribes the number of motorcycle parking spaces based 

on the number of car parking spaces required. With the development requiring 18 car parking 

spaces, it is not required to provide a motorcycle parking space. 

 

C2.5.4 Loading bays 

The development site is providing a dedicated loading bay, which will be of sufficient size to 

load and unload heavy vehicles, while continuing to provide an efficient flow of heavy vehicle 

movements, which meets the acceptable solution.  

 

C2.6. Development standards 

C2.6.1 Construction of 
parking areas. 
 

The car parking area will have a concrete surface, with 
appropriate gradient to direct surface water to an approved 
stormwater drainage system.   

C2.6.2 Design and layout 
of parking areas. 
 

The parking spaces will be 2.6 metres wide, 5.4 metres long and 
located adjacent to a 6.4-metre-wide parking aisle, to allow for 
vehicles to enter and leave in a single turn.  The parking spaces 
will be line marked, and all spaces will be supported with wheel 
stops to define the parking bays. The parking spaces will be 
located on gradient less than five percent. 
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C2.6.3 Number of 
accesses for vehicles. 

The development will operate with the existing number of 
vehicular accesses, complying with the acceptable solution A1(b). 

C2.6.4 Lighting of 
parking areas within the 
general business zone 
and central business 
zone 

The development site will be provided with suitable lighting 
covering the car parking and loading areas, to ensure vehicles can 
enter, manoeuvre, and leave in a safe manner, complying with the 
acceptable solution. 

C2.6.5 Pedestrian 
access. 

A minimum one-metre-wide footpath will be provided in front of 
the building to connect the car parking spaces with the building 
entrance, complying with the acceptable solution. 

C2.6.6 Loading bays. The development site has been designed to provide sufficient 
areas within the building where heavy vehicles can be loaded and 
unloaded, inside the building. 

C2.6.7 Bicycle parking 
and storage facilities 

A bicycle parking area will be provided within the warehouse, 
allowing bicycles to be parked safely and secured within the 
premises. 

C2.6.8 Siting of parking 
and turning areas. 

Not applicable for a general industrial zone. 

 

 

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

The development is estimated to increase the use of the existing accesses by more than 

20 percent of vehicles up to 5.5 metres long and will need to be assessed against the 

performance criteria P1, ensuring that it can operate safely and efficiently. 

Performance criteria Assessment 

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

a) Any increase in 
traffic caused by 
the use: 

The development site is estimated to generate an additional 20 daily 
vehicle movements, with three of these movements occurring during 
the morning and evening peak periods. Of the 20 additional daily 
vehicle movements, 16 are expected to be light vehicles and four are 
expected to be heavy vehicles. 

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

The development site is expected to generate both light and heavy 
vehicles, with employees likely to generate light vehicles (less than 
5.5 metres in length), and delivery vehicles expected to generate 
heavy vehicles, with the largest vehicle expected to be a 19 metres 
semi-trailer.  

c) The nature of the 
road; 

The development site is located off Cove Hill Road within an 
established light industrial zone and the road characteristics are 
suitable to accommodate safe and efficient heavy vehicle 
movements.  The road connects with the East Derwent Highway and 
both roads have been gazetted as a 26 metre B-Double route suitable 
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for higher mass limits (max gross limit of 68.5 tonnes).  This means 
the road owners have assessed the routes as being suitable to 
facilitate the safe and efficient movement of large heavy vehicles.  

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

The speed limit along Cove Hill Road is posted with 60 km/h speed 
limit signs.  Traffic analysis and traffic modelling has determined the 
additional traffic movements generated by the development is not 
predicted to cause any adverse traffic impact, current motorists 
using the surrounding road network are not expected to incur any 
deterioration in the level of traffic performance. The existing 
accesses have sufficient sight distance to enable vehicles to enter 
and leave the development site in a safe and efficient manner, 
without disrupting other road users. 

e) Any alternative 
access to a road; 

Cove Hill Road is the only access road available. 

f) The need for the 
use; 

Automating the manufacturing process will increase and optimise 
the number of concrete panels manufactured, while providing 
further employment opportunities.   

g) Any traffic 
impact 
assessment; and 

An independent traffic impact assessment has determined the 
development is not predicted to cause any adverse safety or traffic 
impacts. 

h) Any advice 
received from 
the rail or road 
authority. 

Aware of none. 
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10. Conclusion  
 

The extension of Precast Tasmania’s existing manufacturing plant at 76 Cove Hill Road, Bridgewater, 

is a suitable use for the existing industrial land.   

From a traffic engineering and road safety perspective, additional traffic generated from this 

development is not expected to create any adverse safety, amenity, or traffic efficiency problems, as: 

• additional traffic movements predicted to be generated by the expansion is considered low and 

there if sufficient capacity within the current road network to absorb the extra traffic movements, 

• existing accesses to Cove Hill Road will be used, they have sufficient Safe Intersection Sight 

Distance, ensuring vehicles can enter and leave the development site, in a safe and efficient 

manner, without adversely impacting other road users, 

• the development will provide sufficient on-site car parking spaces to meet the expected demand 

and eliminate any overflow parking, 

• the internal heavy vehicle access and driveway arrangements have been designed to suit a 

19 metre semi-trailer, to provide safe and efficient work flow, and separate light and heavy 

vehicle movements. 

 

This Traffic Impact Assessment found no reason for this development not to proceed. 
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11. Appendix A – traffic modelling  
 

Cove Hill Road roundabout – Existing morning peak hour traffic flows 
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Cove Hill Road roundabout – Existing evening peak hour traffic flows 
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Cove Hill Road roundabout – Morning peak hour traffic flows with development traffic 
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Cove Hill Road roundabout – Evening peak hour traffic flows with development traffic 
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12. Appendix B – Swept path of 19 metre semi-trailer 
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1. INTRODUCTION 

Ireneinc Planning and Urban Design have been engaged by Tas Statewide Property Pty Ltd to prepare 
a planning report for the extensions of use and development at 76 Cove Hill Road, Bridgewater. This 
report provides an assessment of the proposal against the provisions of the Tasmanian Planning 
Scheme - Brighton 

1.1  SITE 

 
Figure 1: View of existing precast concrete factory looking east. The dark grey area on the western corner 
is the location of the administration offices. The brewery building can be seen in the background (Google 
Street View 2023). 

 
Figure 2: View of existing precast concrete factory looking west (Google Street View 2023) 
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Figure 3: View looking west of Brewery building, precast concrete factory in background (Google Street 
View 2023) 

1.1.1  SITE AND SURROUNDINGS DESCRIPTION 

The site is located with the Brighton Industrial Hub, with the Bridgewater Quarry located directly 
north of the development area and other industrial uses either side of Cove Hill Road. The nearest 
residential areas are located a minimum of 130m from the site and approximately 220m from the 
development area. 

1.2  PROPOSAL 

1.1.2  USE 

The proposal is for an intensification of the existing precast concrete factory located at 76 Cove Hill 
Road. The factory relies on concrete to be delivered to the site, where it is distributed within the 
factory through gantry cranes and concrete spreaders. The business produces concrete panelling, 
and precast bathroom pods. The products are then delivered to the customers, and when immediate 
delivery does not occur, they are stored in an outdoor storage area. There is a washdown area 
outside for the washdown of any equipment.  

The existing hours of operation are 5am to 6pm Monday through to Saturday and these will be 
maintained. There are currently 10 FTE employees, and with the intensification of the site this will 
increase to 16 FTE employees. The existing parking will be retained plus additional 21 parking 
spaces. 

The use relies on commercial vehicles for inward and outward delivery of products. The types of 
vehicles include: 

• Concrete delivery trucks 

• Semi-trailers 

• Rigid trucks 

• Small commercial vans and utility vehicles. 

The use is not classified as a hazardous use, and no hazardous chemicals stored on site. Waste 
generated by the use is removed by waste removal companies. Any concrete waste or excess is cast 
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into a 1 tonne mould and upcycled as a product. The site does not generate any odour, dust or 
smoke. There is minimal risk of any spill, however, the site has spill kits available. 

The redevelopment of 314 Midland Highway has commenced construction under a separate permit. 
The use will rely on the new access facilities proposed, and therefore this land is included in this 
application. 

1.1.3  DEVELOPMENT 

The proposed development is the extension of the existing factory building. The building will 
increase by 2969m2. The new building will extend to the east by 57m and 13m to the north. The 
maximum building height is approximately 16.5m above natural ground level. 

The east elevations will have 7.4m high and 15.8m (nom) wide openings, and the north elevation 
will have an opening 76vm wide and 6m in height. 

The walls and roof will be clad in Colourbond metal (mid grey) to match adjacent existing sheds. 

A small existing extension to the rear of the building will require demolition along with a partial 
removal of the eastern wall. The existing internal precast walls will be retained. 

 
Figure 4: diagram of demolition (The List Map 2023) 

No changes to the existing administration areas or control room are proposed. 

Upgrade of the onsite stormwater infrastructure is proposed which will introduce stormwater 
detention, piping and pits. 

1.3  LANDOWNER NOTIFICATION 

The landowner of 314 Midland Highway has been notified in accordance with the requirements of 
Section 52 of the Land Use Planning and Approvals Act 1993. 
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1.4  URBAN DRAINAGE ACT 2013 

A new stormwater system is proposed which will see stormwater disposed of via the drainage 
easement within 66 Channel Highway. Stormwater detention and treatment on site is proposed. 
Please refer to the accompanying civil plans. Consent is required as per Section 14 of the Urban 
Drainage Act 2013. 
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2. PLANNING SCHEME -ZONE PROVISIONS  

The following is an assessment of the proposal in response to the provisions of the Tasmanian 
Planning Scheme- Brighton. The land is within the General Industrial Zone and adjoins the light 
Industrial and General Business Zone. The development area is more than 200m from a residential 
zone, however, a portion of the site on the southwest is within 130m on the Inner Residential Zone. 

 
Figure 5: Zone Plan (The List Map 2023) 

2.1  GENERAL INDUSTRIAL ZONE 

1.1.4  ZONE PURPOSE  

The purpose of the General Industrial Zone is: 

19.1.1 To provide for manufacturing, processing, repair, storage and distribution of goods 
and materials where there may be impacts on adjacent uses. 
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19.1.2 To provide for use or development that supports and does not adversely impact on 
industrial activity. 

The proposal is for the use and development of a precast concrete product factory, which requires 
considerable land area for the manufacturing, storage and distribution of precast concrete products. 
Whilst the proposal has no odour, dust or smoke emissions, it is an industrious use and requires 
separation from sensitive users to allow for the unconstrained use of the land. The proposal is 
consistent with the General Industrial Zone. 

1.1.5  USE 

The proposed use is for an extension to the factory which produces precast cement products for 
building and construction. This use is categorised into the use class Manufacturing and Processing, 
which is defined as: 

use of land for manufacturing, assembling or processing products other than Resource 
Processing. Examples include boat building, brick making, cement works, furniture making, 
glass manufacturing, metal and wood fabrication, mineral processing and textile 
manufacturing. 

Manufacturing and Processing is a permitted use class in the zone. There are no relevant use 
standards that relate to permitted uses. 

1.1.6  DEVELOPMENT STANDARDS  

19.4.1 Building height 

Objective: To provide for a building height that: 

(a) is necessary for the operation of the use; and 

(b) minimises adverse impacts on adjoining properties. 

ACCEPTABLE SOLUTION PERFORMANCE CRITERION 

A1 

Building height must be not more than 20m. 

P1 

Building height must be necessary for the 
operation of the use and not cause an 
unreasonable impact on adjoining properties, 
having regard to: 

(a) the bulk and form of the building; 

(b) separation from existing use on 
adjoining properties; and 

(c) any buffers created by natural or 
other features. 

RESPONSE 

The extension does not exceed 16.5m, which complies with A1.  

19.4.2 Setback 

Objective: That the building setback is appropriate for the site. 
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ACCEPTABLE SOLUTION PERFORMANCE CRITERION 

A1 

Buildings must have setback from a frontage 
of: 

(a) not less than 10m; 

(b) not less than existing buildings on the 
site; or 

(c) not more or less than the maximum 
and minimum setbacks of the buildings on 
adjoining properties. 

P1 

Buildings must have a setback from a frontage 
that provides adequate space for vehicle 
access, parking and landscaping, having 
regard to: 

(a) the topography of the site; 

(b) the setback of buildings on adjacent 
properties; and 

(c) the safety of road users. 

RESPONSE 

The extension will be setback from the frontage approximately 17.8m, which complies with A1. 
This setback is consistent with the existing concrete factory at the site. 

19.4.3 Landscaping 

Objective: That landscaping enhances the amenity and appearance of the streetscape where 
buildings are setback from the frontage. 

ACCEPTABLE SOLUTION PERFORMANCE CRITERION 

A1 

If a building is set back from a road, 
landscaping treatment must be provided along 
the frontage of the site: 

(a) to a depth of not less than 6m; or 

(b) not less than the frontage of an 
existing building if it is a lesser distance. 

 

P1 

If a building is setback from a road, 
landscaping treatment must be provided 
along the frontage of the site, having regard 
to: 

(a) the width of the setback; 

(b) the width of the frontage; 

(c) the topography of the site; 

(d) existing vegetation on the site; 

(e) the location, type and growth of the 
proposed vegetation; and 

(f) any relevant local area objectives 
contained within the relevant Local 
Provisions Schedule. 

RESPONSE 

The existing building on site has landscaping to a depth of 3m, and this will be maintained 
adjacent to the extension with some additional landscaped areas. The proposal complies with 
A1 (b) 
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3. CODES 

3.1  PARKING AND SUSTAINABLE TRANSPORT CODE 

1.1.7  USE STANDARDS 

C2.5.1 Car parking numbers 

Objective: That an appropriate level of car parking spaces are provided to meet the needs of 
the use. 

ACCEPTABLE SOLUTION PERFORMANCE CRITERION 

A1 

The number of on-site car parking spaces 
must be no less than the number specified in 
Table 2.1, less the number of car parking 
spaces that cannot be provided due to the 
site including container refund scheme 
space, excluding if: 

… 

(d) it relates to an intensification of an 
existing use or development or a change of 
use where: 

ii) the number of on-site car parking 
spaces for the existing use or development 
specified in Table C2.1 is less than the 
number of car parking spaces specified in 
Table C2.1 for the proposed use or 
development, in which case on-site car 
parking must be calculated as follows: 

N = A + (C- B) 

N = Number of on-site car parking spaces 
required 

A = Number of existing on site car parking 
spaces 

B = Number of on-site car parking spaces 
required for the existing use or development 
specified in Table C2.1 

P1.1  

The number of on-site car parking spaces for 
uses, excluding dwellings, must meet the 
reasonable needs of the use, having regard to: 
(a) the availability of off-street public car 
parking spaces within reasonable walking 
distance of the site;  

(b) the ability of multiple users to share spaces 
because of:  

(i) variations in car parking demand over time; 
or  

(ii) efficiencies gained by consolidation of car 
parking spaces;  

(c) the availability and frequency of public 
transport within reasonable walking distance 
of the site;  

(d) the availability and frequency of other 
transport alternatives;  

(e) any site constraints such as existing 
buildings, slope, drainage, vegetation and 
landscaping;  

(f) the availability, accessibility and safety of 
on-street parking, having regard to the nature 
of the roads, traffic management and other 
uses in the vicinity;  

(g) the effect on streetscape; and  
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C= Number of on-site car parking spaces 
required for the proposed use or 
development specified in Table C2.1. 

(h) any assessment by a suitably qualified 
person of the actual car parking demand 
determined having regard to the scale and 
nature of the use and development.  

P1.2  

The number of car parking spaces for dwellings 
must meet the reasonable needs of the use, 
having regard to:  

(a) the nature and intensity of the use and car 
parking required;  

(b) the size of the dwelling and the number of 
bedrooms; and  

(c) the pattern of parking in the surrounding 
area 

RESPONSE 

Table C2.1 requires the following rate of parking for Manufacturing and Processing:  

1 space per 200m² of floor area or 2 spaces per 3 employees, whichever is greater 

The existing floor area is 1546m2 and there are 10 FTE employees. The site has 11 existing car 
parking spaces.  

The proposed total floor area is 2950m2 and there will be 6 additional FTE employees required. 

A = Number of existing on site car parking spaces 

A= 11 

B = Number of on-site car parking spaces required for the existing use or development specified 
in Table C2.1 

B= 1546/ 200 = 8 (7.73) or 10/3=3.3, 8 is greater. 

B= 8 

C= Number of on-site car parking spaces required for the proposed use or development specified 
in Table C2.1. 

C= 2969/200= 15 (14.84) or 2, 15 is greater.  

C= 15  

N = Number of on-site car parking spaces required ( A + (C- B)) 

N= 11+ (15-8) 

N=11 + 7 

N=18 

18 parking spaces are required to satisfy the acceptable solution and 30 are proposed, the 
proposal complies with A1.  
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C2.5.2 Bicycle parking numbers 

Objective: That an appropriate level of bicycle parking spaces are provided to meet the needs 
of the use. 

ACCEPTABLE SOLUTION PERFORMANCE CRITERION 

A1 

Bicycle parking spaces must: 

(a) be provided on the site or within 50m 
of the site; and 

(b) be no less than the number specified 
in Table C2.1.s 

P1 

Bicycle parking spaces must be provided to 
meet the 

reasonable needs of the use, having regard to: 

(a) the likely number of users of the site and 
their 

opportunities and likely need to travel by 
bicycle; 

and 

(b) the availability and accessibility of 
existing and 

any planned parking facilities for bicycles in 
the 

surrounding area. 

RESPONSE 

Table C2.1 requires the following bicycle parking rate for Manufacturing and Processing 

1 space per 5 employees 

There are 6 additional staff proposed, which requires 1 bicycle space. Sufficient area is available 
within the indoor staff areas to accommodate this space. The proposal complies with A1. 

C2.5.3 Motorcycle parking numbers 

Objective: That the appropriate level of motorcycle parking is provided to meet the needs of 
the use. 

ACCEPTABLE SOLUTION PERFORMANCE CRITERION 

A1 

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 is 
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 topography of the site; 

(c) the location of existing buildings on the site; 

(d) any constraints imposed by existing 
development; and 

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

surrounding area. 

RESPONSE 

Table C2.4 requires no motorcycle parking spaces if there are less than 20 car spaces required 
on site. As only 18 parking spaces are required on site, no motorcycle parking is required. 

C2.5.4 Loading bays 

Objective: That adequate access for goods delivery and collection is provided, and to avoid 
unreasonable loss of amenity and adverse impacts on traffic flows. 

ACCEPTABLE SOLUTION PERFORMANCE CRITERION 

A1 

A loading bay must be provided for uses with 
a floor area of more than 1000m² in a single 
occupancy. 

P1  

Loading bays must have an area and dimensions 
suitable for the use, having regard to: (a) the 
types of vehicles likely to use the site; (b) the 
nature of the use; (c) the frequency of loading 
and unloading; (d) the area and dimensions of 
the site; (e) the topography of the site; (f) the 
location of existing buildings on the site; and 
(g) any constraints imposed by existing 
development. 

RESPONSE 

A loading bay is provided, as demonstrated within the plan set. The proposal satisfies A1. 

1.1.8  DEVELOPMENT STANDARDS 

A traffic impact assessment by Hubble Traffic accompanies this report and responds to all relevant 
development standards in this Code. 

3.2  ROAD AND RAILWAY ASSET CODE 

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

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 CRITERION 

A1.2 

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

 

P1  

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

(a) any increase in traffic caused by the use;  
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A1.4 

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

(a) the amounts in Table C3.1; or 

(b) allowed by a licence issued under 
Part IVA of the Roads and Jetties Act 1935 
in respect to a limited access road. 

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

(c) the nature of the road;  

(d) the speed limit and traffic flow of the road; 
(e) any alternative access to a road;  

(f) the need for the use;  

(g) any traffic impact assessment; and  

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

 

RESPONSE 

Table C3.1 provides for the following permitted increase in annual average daily traffic to and 
from a site: 

Vehicle crossings on other roads- 

Vehicles up to 5.5m long 20% or 40 vehicle movements per day, whichever is the greater 

Vehicles longer than 5.5m 20% or 5 vehicle movements per day, whichever is the greater 

The proposal does not comply with Table C3.1. The Traffic Impact Assessment has found the 
proposal satisfies the performance criterion which is detailed on page 23 and 24 of the TIA.  

1.1.9  DEVELOPMENT STANDARDS 

There are no relevant development standards. 

3.3  ELECTRICITY TRANSMISSION INFRASTRUCTURE PROTECTION CODE 

 
Figure 6: Development area described in red with Electricity Transmission Infrastructure Protection 
Overlay (electricity transmission corridor) in black hatch, with topographic map (The List Map 2023) 
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As per C4.2.1, this code applies to use and development within the electricity transmission corridor. 
The development area where the use and development will occur within the site is not mapped 
within the electricity transmission corridor. This code does not apply to the proposal. 

3.4  ATTENUATION CODE 

The site is within the Bridgewater Quarry Attenuation Zone however in accordance with C9.2.2 the 
attenuation areas do not apply between listed uses within an industrial zone. 

The use is listed in Tabel C9.1 as concrete product manufacture. 

C9.5.1 Activities with potential to cause emissions 

Objective: That an activity with potential to cause emissions is located so that it does not cause 
an unreasonable impact on an existing sensitive use. 

ACCEPTABLE SOLUTION PERFORMANCE CRITERION 

A1 

The attenuation area of an activity listed in 
Tables C9.1 or C9.2 must not include: 

(a) a site used for a sensitive use which is 
existing; 

(b) a site that has a planning permit for a 
sensitive use; or 

(c) land within the General Residential 
Zone, Inner Residential Zone, Low Density 
Residential Zone, Rural Living Zone A, Rural 
Living Zone B, Village Zone or Urban Mixed Use 
Zone. 

(vi) existing emissions such as noise, 
odour, gases, dust, particulates, radiation, 
vibrations or waste; and 

(vii) measures to eliminate, mitigate or 
manage emissions from the activity. 

 

P1  

An activity listed in Tables C9.1 or C9.2 must 
not cause:  

(a) an unreasonable loss of amenity or 
unreasonable impacts on health and safety of 
a sensitive use which is existing, or has a 
planning permit; or  

(b) unreasonable impacts on land within the 
relevant attenuation area that is in the 
General Residential Zone, Inner Residential 
Zone, Low Density Residential Zone, Rural 
Living Zone A, Rural Living Zone B, Village Zone 
or Urban Mixed Use Zone, having regard to:  

(i) operational characteristics of the activity; 
(ii) scale and intensity of the activity;  

(iii) degree of hazard or pollution that may be 
emitted from the activity;  

(iv) hours of operation of the activity;  

(v) nature of likely emissions such as noise, 
odour, gases, dust, particulates, radiation, 
vibrations or waste; 

 (vi) existing emissions such as noise, odour, 
gases, dust, particulates, radiation, vibrations 
or waste; and  

(vii) measures to eliminate, mitigate or 
manage emissions from the activity. 
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RESPONSE 

A1  

For concrete product manufacture, the attenuation distance is 300m measured from the site 
boundaries. This attenuation distance includes residential lands at Hurst Street and Green Point 
Road and therefore cannot comply with A1. 

The proposal must rely on the performance criterion: 

P1 b)  

i) The development area, locate at 76 Cove Hill Road and smaller than the site area, only has 
three properties within a residential zone located within 300m of it. This is where the activity is 
concentrated. The site is used for casting concrete products, with concrete being delivered wet 
up to seven times per day.  

ii) Whilst the proposal is of a large scale, it is anticipated to only have local effects contained 
within the site. 

iii) & v)The proposal is largely enclosed in a way that will contain and mitigate any noise 
emissions, which are not anticipated to be significant as the main activity is casting with no 
requirement for cutting. The concrete arrives in a wet condition which minimises dust. There 
are washdown procedures to minimise any dust following casting to ensure it is contained in the 
property boundaries. No odour is anticipated to be generated from the use. 

iv) The operation hours are 5am to 6pm Monday through to Saturday 

vi) As the proposal is for an intensification of the existing use, there may be some emissions but 
these are largely contained on site and relate to noise and dust. No other kinds of emissions are 
anticipated.  

vii) No mitigation is considered necessary.  

3.5  BUSHFIRE PRONE AREAS CODE 

The use is not a vulnerable or hazardous use, and subdivision is not proposed. This code does not 
apply. 
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4. BRIGHTON LOCAL PROVISIONS – GENERAL OVERLAYS 

4.1  BRIGHTON QUARRY SPECIFIC AREA PLAN 

The purpose of this SAP is to protect the operations of the Bridgewater Quarry from incompatible 
or conflicting use or development. 

This SAP is in substitution for and addition to the Attenuation Code. 

1.1.10  USE STANDARDS 

The proposal is not for a sensitive use and therefore there are no relevant use standards. 

1.1.11  DEVELOPMENT STANDARDS 

BRI-S4.7.1 Buildings and works within Bridgewater Quarry Specific Area Plan 

This clause is in addition to the Attenuation Code. 

Objective: That development is compatible with the operations of the Bridgewater Quarry 

ACCEPTABLE SOLUTION PERFORMANCE CRITERION 

A1 No Acceptable Solution. P1 

Buildings and works must not result in potential 
to interfere or conflict with quarry operations 
having regard to: 

(a) the nature of the quarry; including: 

(i) operational characteristics; 

(ii) scale and intensity; 

(iii) degree of hazard or pollution that may be 
emitted from the activity; 

(b) the degree of encroachment of development 
or use into the Bridgewater Quarry Attenuation 
Area; and 

(c) measures in the design, layout and 
construction of the development to eliminated, 
mitigate or manage effects of the quarry; and 

(d) any advice from the Bridgewater Quarry 
operator. 

RESPONSE 

The proposal will not interfere or conflict with the quarry operations. The proposal is an existing 
use and development that will be intensified that has operated compatibly with the quarry for 
some time. 

a) The Boral Quarry is a large operating opencut basalt quarry located 450mm from the 
development area. 
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b) The proposal is located at the outer edge of the quarry attenuation area. 

c) The proposal is for an industrial use and therefore no measures are required to manage the 
effects of the quarry. The uses are compatible. 

d) no advice has been received. 

4.2  BRIGHTON INDUSTRIAL HUB SPECIFIC AREA PLAN 

The purpose of this SAP is to protect the Brighton Industrial Hub from sensitive use establishing in 
the area. 

This SAP is in substitution for and addition to the Attenuation Code. 

1.1.12  USE STANDARDS 

BRI-S10.6.1 Sensitive Use 

This clause is in substitution for Attenuation Code – clause C9.5.2 Sensitive use within an 
attenuation area. 

Objective: That development is compatible with the operations of the Bridgewater Quarry 

ACCEPTABLE SOLUTION PERFORMANCE CRITERION 

A1 

Use or development is not for sensitive use. 

P1 

No performance criterion. 

RESPONSE 

The proposed use and development is not for a sensitive use, the proposal complies with A1.  
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5. SUMMARY 

• Manufacturing and Processing is a permitted use class in the zone. 

• The proposed development complies with the development standards of the General 
Industrial Zone.  

• The proposal complies with the permitted use standards of the Parking and Sustainable 
Transport Code. 30 car spaces are proposed and provision for bicycle parking is available in 
staff areas. 

The proposal triggers discretion concerning: 

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

• C9.5.1 Activities with potential to cause emissions; and 

• BRI-S4.7.1 Buildings and works within Bridgewater Quarry Specific Area Plan 
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Submission to Planning Authority Notice 

Council Planning 

Permit No. 
DA 2023 / 00149 Council notice date 31/08/2023 

TasWater details 

TasWater 

Reference No. 
TWDA 2023/01194-BTN Date of response 11/10/2023 

TasWater 

Contact 
Rachael Towns Phone No. 0436 615 228 

Response issued to 

Council name BRIGHTON COUNCIL 

Contact details development@brighton.tas.gov.au  

Development details 

Address 76 COVE HILL RD, BRIDGEWATER Property ID (PID) 2797391 

Description of 

development 
Alterations & Additions  

Schedule of drawings/documents 

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

1+2 Architecture DA.02.01 a  23.08.2023 

Conditions 

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 connection(s) and sewerage system and connection 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 commencing construction /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 $389.86 

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.  

Advice 

General 

For information on TasWater development standards, please visit https://www.taswater.com.au/building-

and-development/technical-standards  

For application forms please visit https://www.taswater.com.au/building-and-development/development-

application-form  

 

Service Locations 

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

(a) A permit is 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 https://www.taswater.com.au/building-and-development/service-

locations for a list of companies. 

(c) Sewer drainage plans or Inspection Openings (IO) for residential properties are available from your 

local council. 

NOTE: In accordance with the WATER AND SEWERAGE INDUSTRY ACT 2008 - SECT 56ZB A regulated entity 

may charge a person for the reasonable cost of –  

(a) a meter; and  

(b) installing a meter.  
 
Declaration 

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

Authority Notice. 

TasWater Contact Details 

Phone  13 6992 Email  development@taswater.com.au 

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

 

 


	1
	A0.00 - COVER SHEET
	A1.00 - EXISTING CONTEXT PLAN
	A1.01 - EXISTING SITE PLAN
	A1.02 - EXISTING FLOOR PLAN
	A1.03 - EXISTING ROOF PLAN
	A1.04 - EXISTING ELEVATIONS 01
	A2.00 - PROPOSED SITE PLAN
	A2.01 - PROPOSED GROUND FLOOR
	A2.02 - PROPOSED GROUND FLOOR LAYOUT
	A2.03 - PROPOSED ROOF PLAN
	A2.04 - PROPOSED STAGING CMP PLAN
	A3.01 - PROPOSED ELEVATION 1
	A3.02 - PROPOSED ELEVATIONS 2
	A4.01 - PROPOSED BUILDING SECTIONS 1

	2
	b23165_CIV_PDF_230823
	b23165_CIV_C.202-P2
	b23165_CIV_C.211-P2
	b23165_CIV_C.221-P2

	3
	4
	76 Cove HIll Rd & 314 Midland Hwy, Bridgewater
	Contents
	1. Introduction
	1.1 Site
	1.1.1 Site And Surroundings Description

	1.2 Proposal
	1.1.2 Use
	1.1.3 Development

	1.3 Landowner Notification
	1.4 Urban Drainage Act 2013

	2. Planning Scheme -Zone Provisions
	2.1 General Industrial Zone
	1.1.4 Zone Purpose
	1.1.5 Use
	1.1.6 Development Standards


	3. Codes
	3.1 Parking and Sustainable Transport Code
	1.1.7 Use Standards
	1.1.8 Development Standards

	3.2 Road and Railway Asset Code
	1.1.9 Development Standards

	3.3 Electricity Transmission Infrastructure Protection Code
	3.4 Attenuation Code
	3.5 Bushfire Prone Areas Code

	4. Brighton Local Provisions – General Overlays
	4.1 Brighton Quarry Specific Area Plan
	1.1.10 Use standards
	1.1.11 Development Standards

	4.2 Brighton Industrial Hub Specific Area Plan
	1.1.12 Use standards


	5. Summary

	5

