
 

 

Application for 
Planning Approval 

Land Use Planning and Approvals Act 1993 

  

JAMES DRYBURGH 

General Manager 
 

 

APPLICATION NO.      

DA2023/099 

LOCATION OF AFFECTED AREA 

11 COVE HILL ROAD, BRIDGEWATER 

DESCRIPTION OF DEVELOPMENT PROPOSAL 

FOODSERVICES: 24 HOUR RESTAURANT 

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  
18/12/2023.  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  

1.1 Client Details 

This document has been prepared for the following: 

Client Name:  

 

Kalis Group 

Address: GPO Box 404 

Hobart 

 Tasmania 

7001 

Client Contact: Theo Muir Wilson  

1.2 Project Details 

The Traffic Impact Assessment (TIA) report is undertaken for the proposed development of 

Hungry Jack’s at Cove Hill Road, Bridgewater. Howarth Fisher and Associates has been 

engaged by the Kalis Group to undertake a traffic impact assessment for proposed 

developments at Cove Hill Road, Bridgewater and to assess the traffic engineering impacts 

under the provision of the Tasmanian Planning Scheme – Brighton.  

 

The proposed Hungry Jack’s development has a site area of 250m2. The proposal is for a drive 

through Hungry Jacks facility to be located near the Hurst Street frontage and provides 

provision for B99 light vehicles and a 12.5m heavy rigid vehicle (HRV) to service the site. In 

addition to the drive through provision for at least 9 vehicles, there is one accessible bay, one 

light vehicle delivery bay,  4 longer stay parking spaces and 3 bike racks.   

 

A copy of the proposed development plans can be found at Appendix A.  

1.3  Traffic Impact Assessment  

A traffic impact assessment (TIA) is a process of compiling and analysing information on the 

impacts that a specific development proposal is likely to have on the operation of the roads 

and transport networks and identify reasonable solutions to address these impacts.  A TIA 

should not only include general impacts relating to traffic management but should also 
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consider specific impacts on all road users, including sustainable transport modes such as bus, 

ferry, pedestrians and cycling networks as well as service and heavy vehicles and parking. 

 

This TIA has been prepared in accordance with the Department of State Growth (DSG) 

publication, Traffic Impact Assessment Guidelines, August 2020.  This TIA has also been 

prepared with reference to the: 

 

 Austroads publication, Guide to Traffic Management, Part 12: Traffic Impacts of 

Developments, 28 April, 2020. 

 Roads and Maritime Services NSW, RTA, Guide to Traffic Generating Developments, 2002, 

NSW, and the RMS, TDT2013/04a (superceded the 2002, Guide).  

 Australian/New Zealand Standard, AS/NZS 2890.1:2004, Parking facilities Part 1: Off-

street car parking. 

 Australian Standards, AS:2890.2:2018, Parking facilities Part 2: Off-street commercial 

vehicle facilities. 

 Australian/New Zealand Standard AS/NZS 2890.6:2009, Parking facilities Part 6: Off-street 

parking for people with disabilities.  

 Tasmanian Planning Scheme – Brighton  

 

Land use developments generate traffic movements as people move to, from and within a 

development.   Without a clear understanding of the type of traffic movements (including cars, 

service vehicles, buses, taxis, bicycles and pedestrians), the scale of their movements, timing, 

duration and location, there is a risk that this traffic movement may contribute to safety 

issues, unforeseen congestion or other problems where the development connects to the 

road system or elsewhere on the road network.  A TIA attempts to forecast these movements 

and their impact on the surrounding transport network. 

 

A TIA must provide an impartial and objective description of the impacts and traffic effects of 

a proposed development.  A full and detailed assessment of how vehicle and person 

movements to and from a development site might affect existing road and pedestrian 

networks is required.  An objective consideration of the traffic impact of a proposal is vital to 

enable planning decisions to be based upon the principles of sustainable development. 

 

This TIA addresses the relevant clauses within Code C2, Parking and Sustainable Transport 

Code and C3.0 Road and Railway Asset Code, Tasmanian Planning Scheme. 
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2. Scope of Consultancy  

The scope of consultancy involves the following:  

 To obtain background information and plans, including traffic volume data, 

accident history, road parameters etc. 

 To undertake a site visit to measure road parameters.  

 Liaise with Brighton Council, architects and planners. 

 To assess existing and proposed trip generation rates. 

 To assess the compliance with C2.0 Parking and Sustainable Transport Code and 

C3.0 Road and Railways Assets Code within the Tasmanian Planning Scheme – 

Brighton and other Standards as stated below and address performance criteria if 

necessary: 

o Access provision 

o Access configuration (AS/NZS 2890.1:2004 and AS 2890.2:2018). 

o Parking requirements (AS2890.1). 

o Parking layout and requirements for accessible, bicycle and motorcycle 

parking. 

o Car park design and circulation 

o Road cross widths/ driveway (AS2890.1). 

o Servicing requirements.  

 To assess the access to the site by sustainable transport modes and linked and 

multipurpose trips.  

 Assess circulation paths for access to and from the site. 

 Assess impact on intersections in the vicinity of the site. 

 To run Autotrack on the concept layout plan. 

 Document findings in a Traffic Impact Assessment report and on plans.  
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3. Referencing Documents  

The following documents and drawings have been supplied from Kalis Group and others in 

preparation of this report: 

 Drawing for Hungry Jack’s at proposed site dated 30th March 2022.  

 Coles Click and Collect site plans.  

 Tasmanian Planning Scheme – Brighton.  

 AS/NZS 2890.1: Off street parking - 2004  

 AS/NZS 2890.2: Commercial Vehicle Facilities - 2018 
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4. Location of the Development 

 

Figure 1:  Location map showing surrounding street network (Source: ListMap)  
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5. Existing Situation  

5.1 Site Details  

The site is located at Cove Hill Road Shopping Centre site in  Bridgewater, the site has frontage 

to both Cove Hill Road and Hurst Street.  

Cove Hill Road is classified as a collector road, providing both a through traffic route to the 

arterial road network as well as access to the land uses located along its length.  Hurst Street 

is predominantly an access road whose main function is to provide access to the properties 

located along its length. 

5.2 Road Width  

Cove Hill Road was measured to be 4.9 metres wide. There is no footpath on Cove Hill Road. 

Hurst Street was measured to be 9.5 metres wide. The footpath width is measured to be 

approximately 2.4 metres wide. 

 

Figure 2: Cove Hill Road measured to be 4.9 metres wide. 



 

7 | P a g e  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 3:. Hurst Street measured to be 9.5 metres wide.  

5.3   Traffic Volumes  

A traffic volume count was undertaken by Howarth Fisher and Associates on 19th April 2023 

to obtain more recent counts during peak hours. In line with standard traffic engineering 

practice, peak hourly counts are typically representative of 10% of the Annual Average Daily 

Traffic flow.  The peak hourly traffic counts have been forecasted below:  

 

The results are tabulated below: 

Date Location Peak Hour Traffic 

Volume  
 

Approx. daily traffic 

flow (based on 10% 

peak hr flow) AADT 

19th April 2023 

Cove Hill Road   2100 vehicles per 

day  

Direction 

towards Hurst 

Street  

90 vehicle per hour  

Direction   

Towards East 

Derwent 

Highway  

140 vehicles per hour   



 

8 | P a g e  

 

Hurst Street   3390 vehicles per 

day  

Direction  

Towards Cove 

Hill Road  

198 vehicles per hr   

Direction  

Towards Letitia 

Grove  

141 vehicles per hr   

 

Table 1: Traffic Volume Counts from survey data, Howarth Fisher and Associates April 2023 

5.4 Posted Speed Limits  

The posted speed limit along Cove Hill Road in the vicinity of the site is 60 km/hr. The posted 

speed limit on Hurst Street is 50km/hr.  

5.5 Accident History  

In line with standard traffic engineering practice the accident history for the past five (5) years 

has been obtained from the Department of State Growth Tasmania. The accidents have been 

summarised in the respective sections in the vicinity of the site as follows.  

 

Figure 4: Locations of accidents for the past five years in the vicinity of the site (Source: Department of State Growth). 
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5.5.1 Cove Hill Road 

There have been five (5) accidents at Cover Hill Road in the vicinity of the site. Four (4) 
accidents involved two light vehicles and one (1) accident involved a single light vehicle. 

In terms of severity, the accidents were classified as the following: 

 Three (3) were property damage only accidents. 

 One (1) was reported as minor accident. 

 One (1) was reported as serious accident.  

5.5.2 Intersection of Cover Hill Road and Hurst Street 

There have been two (2) accidents at the intersection of Cover Hill Road and Hurst Street in 

the past five years. The collisions were reported as property damage only involving two (2) 

light vehicles in each accident. The causes of the accidents were cross traffic and vehicle 

pulling out.  

5.5.3 Hurst Street 

There have been five (5) accidents on Hurst Street in the past five years. Four (4) were property 

damage only accidents and one (1) was reported as a serious accident.  

The vehicles involved in the collisions were as follows: 

 

 One (1) of the collisions involved two (2) light vehicles. 

 One (1) of the collisions involved two (2) light vehicles and pedestrians. 

 Three (3) of the collisions involved one (1) light vehicle and one (1) heavy vehicle. 

5.5.4 Near Hurst Street 

There have been six (6) accidents within the area between Cove Hill Road and Hurst Street in 

the vicinity of the site. All accidents involved two (2) light vehicles and were classified as 

property damaged only. 
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6. Assessment of Trip Generation 

6.1 Existing Trip Generation Rates 

Given this is a greenfield site, there are currently no trips generated by this site.  

6.2 Proposed Trip Rates 

The NSW, RTA, Guide to Traffic Generating developments, 2002 and superseded by 

the RMS, TDT 2013/04a is a nationally recognised reference document for 

determining trip generation rates to various land uses.  

6.2.1 Drive – in take away food outlets  

As outlined in the NSW, RTA Guide surveys in 1990 of McDonalds and Kentucky Fried 

Chicken outlets found substantially different generation rates. Gross floor area did not 

provide a basis for assessment.  

Rates – McDonalds  

Evening peak hour vehicle trips  

Assume 180 veh/hr for average development (mean of survey results).   

Factors  

Daily vehicle trips depend largely on the hours of operation. Sites open for breakfast 

will generate more daily traffic than sites open only from lunch to dinner. 

For sensitivity test, assess effect of 230 vehicles per hour (maximum of survey results). 

The proportion of passing trade is typically 35%. This discount should be taken into 

account in assessing external traffic impact.  

Rates – Kentucky Fried Chicken  

Evening peak hour trips 

Assume 100 veh/hr for average development (mean of survey results) 

For sensitivity test, assess effect of 120veh/hr (maximum of survey results).  

Factors  
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Daily vehicle trips depend on hours of operation.  

The peak site traffic generation surveyed was 190 veh/ hr (two way) with a mean of 

150 veh/ hr on weekdays and 120 veh /hr on weekends. The proportion of passing 

trade is typically at least 50%.   

Land Use 

Floor Area associated with this 

land use  

Rate  

Trips per peak hour.  

Hungry Jack’s1  
230 veh / hr  

35% discount (passing trade)  
150 trips/ hr  

TOTAL  
Assumed ~150 per peak 

hour 

Table 2: Generation associated with the existing development (Source NSW, RTA, Guide to Traffic Generating Developments, 
2002 and RMS TDT 2013/04a). 

6.3     Tasmanian Planning Scheme - Brighton Requirements  

In line with the provisions of the Tasmanian Planning Scheme - Brighton the traffic generation 

has been assessed in accordance with the requirements below:  

 
1 McDonalds typically reflect worst case and therefore has been used as the basis for this assessment. 

,  
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Given there is an increase of more than 40 vehicles on annual average daily traffic associated 

with the proposed Hungry Jack’s development to and from the site, an assessment against the 

performance criteria has been undertaken. 

(a) Any increase on traffic caused by the use; 

The trip generation associated with the proposed Hungry Jack’s site has been based 

on the worst-case scenario of assessing the development against the criteria of a 

McDonalds drive through. The use will lead to an increase in traffic along Cove Hill 

Road and Hurst Street (which is located closest to the proposed development site). It 

is anticipated that there would be a  maximum increase of 150 vehicles per hour 

associated with the use.  

The traffic generated will be largely local traffic and predominantly light vehicles.  

(b) The nature of the traffic generated by the use; 
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The traffic generated will be largely local traffic and predominantly light vehicles. 

(c) The nature of the road; 

The site can be accessed via both Cove Hill Road, which is a collector road, providing 

both a through traffic and access function and Hurst Street which is an access road. 

Both roads provide existing access to the Cove Hill Shopping Centre site which also 

has a KFC located on the site. There is no issue with either of these roads being used 

to access the proposed Hungry Jack’s development site in terms of capacity based on 

traffic volume counts undertaken by Howarth Fisher and Associates during the 

evening  peak hour in the vicinity of the Covehill Shopping Centre  site.  A two lane 

two way road has capacity of 800 pcu / hr / lane to maintain a good level of service2.  

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

Hurst Street is subject to a 50km/hr posted speed limit and Cove Hill Road is subject 

to a 60km/hr posted speed limit.  

(e) Any alternative access to a road; 

It is not proposed to provide any additional accesses associated with this use. 

(f) The need for the use; 

The development will provide a convenient fast-food facility in proximity to an existing 

residential and commercial centre, thereby reducing the demand for travel.  

(g) Any traffic impact assessment; 

This will be fulfilled within this report.  

(h) Any written advice received from the road authority. 

N/A 

6.4 Multi-Purpose and Linked Trips 

The incidence of linked and multi-purpose trips can reduce overall trip generation. A linked 

trip is a trip taken as a side track trip from another trips. For example, a person calling into 

the centre on the way home from work. A multi-purpose trip is where more than one shop 

or facility is visited. The location of the proposed Hungry Jack’s site would encourage and 

facilitate the prevalence of both linked and multi-purpose trips.  As outlined in the report 

 
2 Reference Austroads Guide to Traffic Management part 3 – Transport Study and Analysis – Table 5.2 
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the development will result in a considerable proportion of linked and multi-purpose trips, 

estimated to be approximately 35%.  It is likely that the majority of the trips will be short 

distance trips from the surrounding residential and commercial areas as opposed to 

impacting on the major arterial network.  
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7. Assessment of Access 

7.1 Existing Situation Access Width 

The existing access to the site is via Cove Hill Road and Hurst Street are shown in the 

photographs below. 

There are three separate existing accesses (two provide combined access and egress) and 

there is one separate access for ingress and one separate egress only which is into the site as 

shown in the photographs below. The access shown in the photographs below shows the one 

way ingress into the site and the one way egress which also provides a one way route for buses 

to drop off at the bus shelter which is integrated into the shopping centre site. This is the 

nearest access and egress to the proposed Hungry Jacks site,  

  

  

Figure 5: Hurst Street Access this is the one way ingress located nearest the proposed Hungry Jacks Site  
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Figure 6: Hurst Street Access this is a one way egress 

 

Figure 7: Hurst Street Secondary Access providing access and egress to the shopping centre car park 
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Figure 8: Cove Hill Road Access providing combined access and egress 

 

7.2 Proposed Access 

 

The access design is in accordance with the provisions of the accepatable solution as outlined 

in the table C2.2 of the Tasmanian Planning Scheme – Brighton outlined overleaf:  

7.2.1 Planning Scheme Access Widths Requirements 

Figure 9: Internal access way widths for vehicles (Source: Tasmanian Planning Scheme – Brighton Table C2.2).   
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There are currently three accesses to the Covehill Shopping Centre site. All of the accesses are 

greater than 5.5 metres wide and therefore the site is in line with the acceptable solution.   

The following addresses the second RFI from Brighton Council. Brighton Council had concerns 

around the lack of control measures to guide vehicle movements, however, a number of new 

and existing measures are to be implemented.  

 

The existing one-way entry into the site is to be kept. This will make crossings for pedestrians 

simpler and safer. The one-way entry is sited next to the one-way bus turning facility.   The 

conversion to a two way access and egress will  

 

8. Access Provision 

The proposal involves maintaining existing accesses off the road network and therefore is in 

line with the acceptable solution outlined below. To maintain the stormwater treatment 

shown on the southern side of the development (below a retaining wall and crash barrier), it 

can be accessed by driving across the paddock to service.  

 

 

Figure 10: Number of accesses for vehicles (Source: Tasmanian Planning Scheme – Brighton C2.6.3).   
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9. Assessment of Sight Distance 

9.1 Tasmanian Planning Scheme - Brighton Requirements  

The following capture is taken from clause C2.6.2 of the Tasmanian Planning Scheme:   

 

 

 

Figure 11: Design and layout of parking areas (Source: Tasmanian Planning Scheme – Brighton). 

 

Sight distance is a function of vehicle speed. As outlined in the Tasmanian Planning Scheme – 

Brighton, sight distance requirements must be in line with the requirements of AS2890.1: Off 

Street Parking 2004. The section of AS2890.1 relating to sight distance can be found below. 

The sight distance requirements for Hurst Street and Cove Hill Road are 69 metres and 83 

metres respectively.  

 



 

20 | P a g e  

 

 

Figure 12: Sight distance requirements (Source: AS2890.1: Off Street Parking 2004). 

9.2 Hurst Street  

The sight distance along Hurst Street has been measured as follows.  

 

Figure 13: The sight distance towards west to the medical centre was measured to be 174 metres.  

174m 
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Figure 14: The sight distance from the access towards Cove Hill Road was measured to be 105 metres. 

The sight distance availability meets the requirements of Acceptable Solution, as required by 

the Tasmanian Planning Scheme – Brighton in both directions given it complies with the sight 

distance requirements of AS2890.1.    

 

The sight distance meets the requirements of the acceptable solution of the Tasmanian 

Planning Scheme given the sight distances in either direction exceeds 69 metres.  

 

9.3 Sight Distance at Secondary Access on Hurst Street  

The sight distance at the secondary access on Hurst Street, in the vicinity of the proposed 

development, is shown in the photographs below.  

 

105m 
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Figure 10: The sight distance to the west was measured to be 72 metres to the west  

 
 

 
 

Figure 11: The sight distance towards Cove Hill Road was measured to be 51.8 metres to the east.   

 

The sight distance towards Cove Hill Road (although not in line with the requirements of 

AS2890.1 is the maximum sight distance that can be achieved given the location of the Cove 



 

23 | P a g e  

 

Hill Road / Hurst Street intersection. The location of the intersection will result in the speed 

of the vehicles going past the access being reduced as vehicles either speed up after slowing 

to turn or decelerate as they approach.  

9.4 Cove Hill Road  

The sight distance at the access onto Cove Hill Road was measured as shown below:  

 

Figure 10: The sight distance towards Hurst Street to the East from the Cove Hill Road access was measured to be in excess of 
250 metres. 

 

>250m 
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Figure 15: The sight distance towards the roundabout to the West was measured to be 130 metres. 

 

 

The sight distance availability meets the requirements of Acceptable Solution, as required by 

the Tasmanian Planning Scheme – Brighton in both directions given it complies with the sight 

distance requirements of AS2890.1.    

 

The sight distance meets the requirements of the acceptable solution of the Tasmanian 

Planning Scheme given the sight distances in either direction exceeds 83 metres.  

 

 

  

130m 
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10. Assessment of Parking  

10.1 Existing Situation 

There are currently 323 car parking spaces associated with the Cove Hill Shopping Centre 

development. There has been a recent application approved for the removal of 8 car parking 

spaces associated with the approved for Coles Click and Collect facility, leading to a minor 

reduction of car parking spaces in the vicinity of the Hungry Jacks site (315 spaces). A request 

has been made to Brighton Council to obtain the permit requirement but could not be traced.  

The proposed Hungry Jack’s development, despite the majority of the development taking 

place on a greenfield site, will impact on 16 spaces in the existing shopping centre carpark. 

This is necessary to facilitate the Drive through and pedestrian linkages. There will be 6 new 

parking spaces including one disabled parking space will be provided in their place.  

 

Figure 16: Showing the location of the proposed Hungry Jack’s site.  

 

10.2 Parking Demand Surveys 

Parking Surveys were undertaken by Howarth Fisher and Associates at certain times of the 

day to assess the current demand for parking at the site.  The results of the surveys are 

tabulated overleaf:  
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Figure 13: Showing the parking supply at the Cove Hill Shopping Centre site. 

There are 315 parking spaces on the site (excluding the parking bays associated with the KFC 

drive through). 

 

Date and Time of 

Survey  

No of Unoccupied 

Spaces 

Percentage 

unoccupied 

Available Bays 

before 85%3 

capacity is reached  

Thursday 13 / 4 / 23  

1pm  

125/ 315 

 

39% 153 spaces  

Thursday 23/ 4 / 23  

4.30pm 

160/315 51% 118 spaces  

Thursday 23 / 4 /23 

5.30pm  

172/315 54%  106 spaces 

 

Table 3: Parking Occupancy Survey – Howarth Fisher and Associates – Thursday 13th April and Thursday 20th April 20223  

 
3 The 85%ile occupancy is generally accepted as full, given there will be a percentage of circulating 

traffic looking to park. 
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10.2.1 Tasmanian Planning Scheme – Brighton Parking Requirements 

Based on the requirements of Tasmanian Planning Scheme – Brighton, an assessment has 

been undertaken to determine the required parking spaces in compliance with the planning 

scheme.  

The Tasmanian Planning Scheme – Brighton has been used to assess the requirements of the 

proposed development.  

 

Land Use Parking Rates Total Requirement 

Hungry Jack’s Drive Through  

250 m2)  

Take away food premises  

1 space per 15 m2 of floor area (including 

any outdoor dining areas) + 6 queuing 

spaces for drive through (if applicable) 

unless subject to Clause C2.5.5 

17 spaces + 6 queuing 

spaces  

TOTAL   
17 spaces + 6 

queuing spaces 

Table 4: Parking requirements for the proposed Development (Source: Tasmanian Planning Scheme – Brighton).  

10.3 Proposed Parking Provision 

There is a proposal to provide 5 car parking spaces (including 1 accessible bay) plus one service 

loading bay and 3 bicycle racks plus queuing space for at least 8 vehicles.  

Given there is a shortfall of spaces, the performance criteria have been addressed below:  
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(a) The availability of off-street public car parking spaces within reasonable walking 

distance of the site; 

 

The site is surrounded by car parking associated with the Cove Hill Shopping Centre. 

The Covehill Shopping Centre Car Park site has plenty of available parking that could 

be utilised by customers of the proposed Hungry Jack’s. Howarth Fisher and 

Associates have undertaken car parking occupancy surveys which show that there are 

available unoccupied spaces that can be utilised.  

 

(b) The ability of multiple users to share spaces because of  

i) Variations in car parking demand over time: 

There are a number of different land uses at the Cove Hill Shopping Centre site, for 

example, the supermarket will peak on a Thursday and Friday between 4.30pm - 

5.30pm whereas the Hungry Jack and KFC development will peak during lunchtime 

12pm - 2pm  and 5.30pm - 6.30pm.There are several land uses within the shopping 

centre which will close at or before 5pm and certainly will not peak during the evening 

(coffee shops, cafes catering for the breakfast and lunchtime market as well as service 

type uses. Therefore, there is some temporal demand associated with the overall site. 

The nature of the proposed site is to provide drive-through and dine-in fast food and 

beverages to customers. Therefore, a high vehicle turnover rate is anticipated on site. 

It is anticipated that the parking will be fast turnover short stay spaces. 
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ii) Efficiencies gained by consolidation of car parking spaces; 

 

The site is within a shopping centre, and therefore there are several uses within the 

development.  It is typical for visitors to the shopping centre to visit more than one 

shop or service provider located within the Covehill Shopping Centre site.  Customers 

of the Hungry Jack’s site are also going to be customers of the Covehill Shopping 

Centre. If all car parking requirements are assessed separately, then there would be 

double or triple counting (possibly more) associated with the overall site. There needs 

to be some consideration and a discount apportioned to the site.   

 

c) the availability and frequency of other transport  

 

There are a number of alternative transport modes that can be utilised to access the 

site.  The Hungry Jack’s site is located just off Hurst Street and is located near a large 

residential catchment, making the site easily accessible by foot and bicycle as well as 

public transport.  

 

e) any site constraints such as existing buildings,  

 

The Hungry Jack’s development is located on a vacant site at the edge of the Cove Hill 

shopping centre car park. This area of the site is located at the periphery of the site, 

and it was observed that this area of the car park was the least utilised, given the 

distance from the main entrance to the shopping centre.  

 

f)  The availability accessibility and safety of on street parking, having regard to the 

nature of the road, traffic management and other uses in the vicinity.     

 

There is some on street parking availability on Hurst Street. However, given the 

availability of the off-street parking supplied, it is unlikely that this will be required. 

 

g) the effect on streetscape  

 

Given the parking will be located on the Covehill Shopping Centre site it is not 

anticipated that there will be any impact on streetscape.  

 

h) Any assessment by suitably qualified person of the actual parking demand having 

regard to the nature and scale of the development.  

 

A high vehicle turnover rate is anticipated on site. It is anticipated that the parking will 

fast turnover short stay provision associated with a drive through, fast food 

development. There is significant spare capacity available on and off the site in the 
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unlikely event it is required especially in the vicinity of the proposed development on 

the periphery of the site where parking demand is lowest.  

 

10.3.1 Parking Capacity  

The 85th percentile is typically considered to be the traffic engineering standard for assessing 

parking capacity. Shopping Centres typically peak on Thursday and Friday evenings. As 

outlined in the NSW RTA Guide the peak trip generation typically occurs on a Thursday.  

10.4 Impact of the Development on On-Street Parking 

Given all parking can be provided off street there will be minimal impact on on-street parking. 

Notwithstanding the above there is capacity on street to cater for any surplus car parking 

demand.  

10.5 Construction of Parking Areas 

 

Figure 17: Construction of parking areas (Source: Tasmanian Planning Scheme – Brighton).  

The car park and drive through will be constructed in sealed all weather pavement and drained 

in line with the requirements of the acceptable solution.  

10.6 Design and Layout of Parking Areas  

The proposed development complies with the acceptable solution of the Planning Scheme.  
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Figure 18: Design and layout of parking areas (Source: Tasmanian Planning Scheme – Brighton). 

The proposed car park will be designed in accordance with the acceptable solution.  

The proposed layout of the parking can be found in Appendix A. The gradient of the car park 
is in line with the requirements of AS2890.1, the entry and exit exceed the required 5.5metre 
width for car parking areas serving more than 21 spaces, the bay dimension exceed those 
outlined in table C2.3 below, have  no vertical clearance issues   and manoeuvring space which 
makes provision for 12.5metre vehicle to reverse into the delivery bay.  The proposal will 
provide the appropriate road marking delineation. 

10.7 Dimensions and Manoeuvring 

The parking bay dimension requirements are 2.6-metre-wide x 5.4-metre long with 6.4 metre 

aisles. Whilst it is acknowledged that the Tasmanian Planning Scheme – Brighton. The bays 

and aisles proposed for the 90 degree angle bays (except for the accessible bay) slightly exceed 

the requirement and are 2.7metres wide with 6.6metre access and manoeuvring width.   

 

Figure 19: Dimensions of car parking spaces and combined access and manoeuvring space adjacent to parking spaces (Source: 
Table C2.3 Tasmanian Planning Scheme – Brighton). 
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10.8 Accessible Parking  

In line with the Tasmanian Planning Scheme – Brighton requirements are outlined in section 

A1.2 of C2.6.2 below:  

 

Figure 20: Design and layout of parking areas A1.2 acceptable solutions (Source: C2.6.2 Tasmanian Planning Scheme – Brighton).    

 

In line with the BCA (NCC) there is a requirement for one accessible bay.  

 

Land Use Accessible Parking Rates Total Requirement 

 Hungry Jack’s Drive 

Through 
1 1 

TOTAL   

TOTAL  

1 

 accessible bay 

 

Table 5: Carparking spaces for people with a disability D3.5 (Source: National Construction Code (NCC)). 

 

In line with the acceptable solution, there is a requirement for one accessible bay for the 15 

parking spaces on site. This has been provided in line with the requirements of AS2890.6:2009 

and Part A6-NCC:2019. The bay is located close to the main entry point to the Hungry Jack’s 

and an accessible path of travel to the main entrance has been provided.  

10.9 Motorcycle Parking 

There is no requirement for motorcycle parking to be provided on the development   site, the 

performance criteria outlined in the Tasmanian Planning Scheme – Brighton has been satisfied 

as outlined in Table C2.4. below 

 



 

33 | P a g e  

 

 

Figure 21: Motorcycle parking space requirements (Source: C2.4 Tasmanian Planning Scheme – Brighton).  

10.10 Bicycle Parking Requirements  

In line with the requirements of the Tasmanian Planning Scheme – Brighton, the bicycle 

parking requirements have been calculated below. It should be noted that in line with note a) 

if the result is not a whole number the requirement is to the nearest whole number:  

 

Land Use Class Bicycle Parking Rates Total Requirement 

Hungry Jack’s Drive Through Bottle 

Shop  

250m2 

1 space per 75m2 of floor area  
3 bicycle racks (to the nearest 

whole number) 

TOTAL   

 

 3 bicycle parking racks 

 

Table 6: Parking space requirements C2.1 (Source: Tasmanian Planning Scheme – Brighton). 

 

 

Figure 22: Bicycle parking numbers (Source: C2.5.2 Tasmanian Planning Scheme – Brighton).  

Three  bicycle parking racks are provided in line with the acceptable solution.  

10.11 Surface Treatment of Parking Area 

In line with the requirement of clause C2.6.1 of the TPS – Brighton the development has been 

assessed in accordance with the acceptable solution. The development will be constructed in 

a sealed durable all weather pavement and will be drained to the public stormwater drain.  
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Figure 23: Construction of parking areas (Source: C2.6.1 Tasmanian Planning Scheme – Brighton). 

10.12 Lighting of Parking Areas 

In accordance with clause 3.1 “Basis of Design” and clause 3.6 “Car Parks” in AS/NZS 

1158.3.1:2005 Lighting for roads and public spaces Part 3.1: Pedestrian area (Category P) 

lighting. 

 

Figure 24: Lighting categories for outdoor car parks (Source: AS/NZS 1158.3.1:2005 Lighting for roads and public spaces Part 3.1: 
Pedestrian area (Category P) lighting). 
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Figure 25: Summary of acceptable design methods (Source: AS/NZS 1158.3.1:2005 Lighting for roads and public spaces Part 3.1: 
Pedestrian area (Category P) lighting). 
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It has been assumed that the car park lighting will be designed by an electrical engineer and 

will be in accordance with the requirements of the acceptable solution.   
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11. Sustainable Transport Modes  

11.1 Buses  

The site is well served by public transport, a bus stop with shelter is integrated in the car park 

site in the immediate vicinity of the Hurst Street access.  

A photograph of the bus stop is shown below:  

 

Figure 26: Showing the bus stop in the vicinity of the site 

A weblink to the bus services (520, X20, 521, X21, 522, 530, X30, 696) which operate to Cove 

Hill Shopping Centre can be found below: 

https://www.metrotas.com.au/wpcontent/uploads/2020/08/DSG_tt_530_web.pdf 

and https://www.metrotas.com.au/wp-

content/uploads/2015/12/15511_MTAS_tt_HOB_520_web.pdf.  
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AM/PM From To Frequency 

Weekdays 

AM Hobart, Glenorchy, 

and Rosny Park 

Cove Hill Shopping 

Centre  

21 

PM 51 

Weekends 

AM Hobart, Glenorchy, 

and Rosny Park 

Cove Hill Shopping 

Centre 

9 

PM 32 

Table 7: Frequency of bus operating to Cove Hill Shopping Centre on weekdays and weekends (Source: Transport Tasmania and 
MetroTas).  

11.2 Bicycles/Electric Bicycles/Electric Scooters  

Provision has been made for 3 bicycle racks at the Hungry Jack’s site, to meet the requirements 

of the acceptable solution. The site is in close proximity to a residential catchment which 

makes it an attractive transport alternative to the private car.  

11.3 Pedestrian Linkages 

There are good pedestrian linkages to the site along Hurst Street. Figure 27 addresses the 

second RFI from Brighton Council. It shows the pedestrian footpath connecting from the 

proposed site to the bus stop and extending to the existing pedestrian path and the shopping 

centre. An additional connection has been shown on the plan. The pedestrian connection 

between site and East Derwent Highway has also been shown at drawing P5 of Appendix A . 

A connection to the main Cove Hill shopping centre is also proposed.  There is a good network 

of footpaths along the surrounding Hurst Street footpath that are typically between 2 – 2.5 

metres in width.  There is also a dedicated pedestrian crossing facility on Hurst Street 

providing a safe crossing facility for pedestrian access. The site is in proximity to a large 

residential catchment which encourages and facilitates access to the site by walking, thereby 

reducing the dependence on car-based transport and parking.   
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Figure 27: Showing the additional pedestrian footpath network extending to the existing bus stop and shopping centre, as well 
as to the East Derwent highway footpath addressing the second RFI. (existing footpaths in blue) 
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Figure 28: Showing the pedestrian footpath network and pedestrian crossing points  

 

In line with the requirements of the Tasmanian Planning Scheme – Brighton the pedestrian 

provision associated with the Hungry Jacks proposal has been assessed against the 

performance criteria.  

 
 

a) The site is predominantly a drive through facility, despite that, a minimum 1.5metre 
pedestrian path has been provided along the Hungry Jacks frontage between the 90 
degree angle space and the main frontage for those customers who want to eat 
inside.  
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b) The site is a Hungry Jacks fast food facility and will be predominantly serviced by cars 
although pedestrian provision will be provided given the potential for linked and 
multipurpose trips associated with the surrounding shopping centre use.  
 
The surrounding shopping car park is a shared pedestrian and vehicle zone  and as 
such provides a safe, shared space for customers of the Hungry Jacks site to access 
the shopping centre site. There is also a dedicated pedestrian access into the Hungry 
Jacks site.  
 
The site is located on the southern side of the shopping centre site and it is proposed 
to extend the pedestrian crossing southwards between the bus stop near Hurst Street 
and the proposed Hungry Jacks site to provide a complete pedestrian connection 
between the Hungry Jacks and the main shopping centre site. Council officers have 
advised that they anticipate that there will be a demand for this movement.  
 

c) There are 4 longer term spaces, one accessible bay,  a light vehicle delivery bay and a 
loading bay in addition to the drive through capacity. 
 

d) The 90-degree spaces are likely to be medium turnover, (associated with cafes and 
restaurants,) as opposed to the high turnover bays associated with drive through 
facility.  

 
e) An accessible bay has been provided and a shared zone linking into the main 

pedestrian access has been incorporated into the design.  
 

f) The Hungry Jacks bays are located adjacent to the main entrance, the main shopping 
centre car park is a low speed environment conducive to shared pedestrian and 
vehicular use.  
 

g) This is a low speed car park environment conducive to shared pedestrian and 
vehicular use.  
 

h) There are 6.6metre parking aisles at the rear of the bays.  
 

i) There is a pedestrian facility which provides a minimum 1.5metre wide footpath 
between the Hungry Jacks store frontage and the bays to segregate pedestrians from 
vehicles.  
 

In addition, the Kalis Group has agreed to extend the footpath along the East Derwent 
Highway, into the site to provide a dedicated segregated pedestrian access from the 
Council boundary into the site as shown on the google map overleaf. All proposed and 
improved pedestrian connections can be found at P5 at Appendix A of this report.   
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Figure 29: Showing the existing footpath along East Derwent Highway which will be extended into the site improving the 
pedestrian footpath.  
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12. Service Vehicles  

12.1 Tasmanian Planning Scheme – Brighton.   

 

In line with the provision of the Tasmanian Planning Scheme – Brighton the development has  

been assessed under the requirement of clause C2.5.4 below:  

 

 

Figure 30: Loading bays (Source: C2.5.4 Tasmanian Planning Scheme – Brighton). 

 

Despite the proposed development being 250m2, a dedicated loading bay has been provided, 

it is anticipated that servicing will take place via a heavy rigid vehicle of 12.5 metres. Autotrack 

paths have been checked to show the swept paths of the 12.5m HGV and a B99 vehicle.  

 

Given that the utilisation of the loading bays by a 12.5m HGV will be infrequent, (twice per 

week) it is proposed that the trucks will egress via the bus bays. It is proposed that this will be 

signed  from the car park as no entry except for trucks and buses to minimise this route being 

utilised as an egress by others car park users. This option avoids potential conflicts between 

trucks, light vehicles and pedestrians should trucks egress via through the main car park. This 

option was discussed with Brighton Council and agreed as the preferred option. Whilst 

consideration has been given to providing 2 way access and egress for all vehicles from the 

southern end of Hurst Street, it was seen to add confusion to the existing one way circulation 

paths through the Cove Hill Shopping Centre car park (especially given the proximity of the 

ingress to the bus turning facility) to the Hurst Street access. The redesign of the whole car 

park is outside the scope of this project.  
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This exceeds the requirement of the acceptable solution given the 250m2 floor area associated 

with the Hungry Jack’s site.   
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13. Conclusion and Recommendation  

The proposed development has been assessed in relation to the following:  

 

Trip Generation  

The New South Wales, RTA Guide to Traffic Generating Developments, is a nationally 

recognised reference document for determining trips generation rates to various land uses. A 

worst-case scenario has been assumed of 150 trips per peak hour, (similar to McDonalds). It 

should be noted that a 35% reduction in trips has been assumed given that 35% of trips are 

typically associated with through traffic.  

Parking  

The parking provision associated with the Coles supermarket will largely go unchanged.  

The provision of a drive through  facility leads to a minimal loss of parking on the site. 

However, the facility will better service a higher turnover, short stay demand associated with 

drive through  which in effect will lead to a more efficient use of car parking space.  

The Hungry Jacks will lead to the loss of 10 parking spaces (i.e the proposal occupies 16  

existing spaces and provides 6 new spaces).  

The proposal meets the acceptable solution in relation to accessible parking, bicycle parking 

and motorcycle parking provision.  The site is surrounded by car parking associated with the 

Cove Hill Shopping Centre. The Covehill Shopping Centre Car Park site has plenty of available 

parking that could be utilised by customers of the proposed Hungry Jack’s. Howarth Fisher 

and Associates have undertaken car parking occupancy surveys which show that there are 

available unoccupied spaces that can be utilised.  

Access  

Access to the site has been assessed and is compliant with the acceptable solution of the 

Tasmanian Planning Scheme.   

The car park in the vicinity of the proposed Hungry Jacks development is accessed via Hurst 

Street. There is a one way circulation path providing ingress from the southern end of Hurst 

Street and egress via the northern egress, with the exception of service vehicles it is proposed 

that this arrangement will be retained. The scope of work does not include revising and 

revisiting the whole of the car park design and circulation routes. There are further reaching 

implications of changing access given the location of the one way bus turning / stopping facility 

which directly services the Cove Hill Shopping Centre site.  
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Sight Distance  

The sight distances from the accesses to the site from the surrounding road network has been 

assessed against the requirements of the Tasmanian Planning Scheme – Brighton. The access 

nearest the site is compliant with the requirements of the Australian Standards 2890.1: Off 

street parking 2004.  There is one access near the Click and Collect site which is not compliant 

with the standard but is the maximum sight distance that can be achieved given the location 

of the intersection at Cove Hill Road and Hurst Street.  

Sustainable Transport 

Bus  

Bus services are integrated into the Cove Hill Shopping Centre site, there are a number of bus 

services that service the site, including 520, X20, 521, X21, 522, 530, X30, 696.   A web link 

to the frequency of services in contained within the body of the report. 

Pedestrian  

There is also a dedicated pedestrian crossing facility on Hurst Street providing a safe crossing 

facility for pedestrian access. The site is in proximity to a large residential catchment which 

encourages and facilitates access to the site by walking, thereby reducing the dependence on 

car-based transport and parking. Additional proposed pedestrian connections will be provided 

as part of this project as shown at drawing P5 of the Howarth Fisher and Associates drawing 

set located at Appendix A of this report.  

Bicycle  

Provision has been made for 3 bicycle racks at the Hungry Jack’s site, to meet the requirements 

of the acceptable solution. The site is located in close proximity to a residential catchment 

which makes it an attractive transport alternative to the private car.  

Service Vehicles 

Despite the proposed development being 250m2 a dedicated loading bay has been provided; 

it is anticipated that servicing will take place via a heavy rigid vehicle of 12.5 metres. 

 

This exceeds the requirement of the acceptable solution given the 250m2 floor area associated 

with the Hungry Jack’s site.  An Autotrack path showing the turning movements of a Heavy 

rigid vehicle and B99 vehicles is shown on the plans at Appendix A of this report.  
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Appendix A  

DEVELOPMENT PLANS AND AUTOTRACK PATHS  
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Submission to Planning Authority Notice 

Council Planning 
Permit No. 

DA 2023 / 00099 Council notice date 15/06/2023 

TasWater details 

TasWater 
Reference No. 

TWDA 2023/00769-BTN Date of response 22/06/2023 

TasWater 
Contact 

Timothy Carr 

Karen Triffett (Trade Waste) 
Phone No. 

0419 306 130 

0439 492 314 

Response issued to 

Council name BRIGHTON COUNCIL 

Contact details development@brighton.tas.gov.au  

Development details 

Address 11 COVE HILL RD, BRIDGEWATER Property ID (PID) 7763422 

Description of 
development 

Food Services: 24 Hour Restaurant 

Schedule of drawings/documents 

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

Fang Architects Proposed Floor Plan – DA03 2 18/11/2022 

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 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 commencing construction 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. 

TRADE WASTE 

4.  Prior to the commencement of operation the developer/property owner must obtain Consent to 
discharge Trade Waste from TasWater. 

5. The developer must install appropriately sized and suitable pre-treatment devices prior to gaining 

Consent to discharge.  

6. The Developer/property owner must comply with all TasWater conditions prescribed in the Trade 
Waste ConSENT. 

DEVELOPMENT ASSESSMENT FEES 

7. The applicant or landowner as the case may be, must pay a development assessment fee of $376.68 
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.  
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Advice 

Water Submetering 
As of July 1 2022, TasWater’s Sub-Metering Policy no longer permits TasWater sub-meters to be installed 
for new developments. Please ensure plans submitted with the application for Certificate(s) for Certifiable 
Work (Building and/or Plumbing) reflect this. For clarity, TasWater does not object to private sub-metering 
arrangements. Further information is available on our website (www.taswater.com.au)  within our Sub-
Metering Policy and Water Metering Guidelines. 

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 

Trade Waste 

Prior to any Building and/or Plumbing work being undertaken, the applicant will need to apply to 
TasWater for a Certificate for Certifiable Work (Building and/or Plumbing).  The Certificate for Certifiable 
Work (Building and/or Plumbing) must accompany all documentation submitted to Council.  
Documentation must include a floor and site plan with: 
Location of all pre-treatment devices i.e. grease arrestor; 
Schematic drawings and specification (including the size and type) of any proposed pre-treatment device 
and drainage design; and 
Location of an accessible sampling point in accordance with the TasWater Trade Waste Flow Meter and 
Sampling Specifications for sampling discharge. 
At the time of submitting the Certificate for Certifiable Work (Building and/or Plumbing) a Trade Waste 
Application form is also required.  
If the nature of the business changes or the business is sold, TasWater is required to be informed in order 
to review the pre-treatment assessment.  
The application forms are available at http://www.taswater.com.au/Customers/Liquid-Trade-
waste/Commercialormat 

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 

 
 

http://www.taswater.com.au/
https://www.taswater.com.au/building-and-development/technical-standards
https://www.taswater.com.au/building-and-development/technical-standards
https://www.taswater.com.au/building-and-development/development-application-form
https://www.taswater.com.au/building-and-development/development-application-form
http://www.taswater.com.au/Customers/Liquid-Trade-waste/Commercial
http://www.taswater.com.au/Customers/Liquid-Trade-waste/Commercial
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Summary

Project: Restaurant: Hungry Jack’s
Location: ‘Cove Hill Shopping Centre’ 11 Cove Hill Road, Bridgewater
Property ID: 7763422 
Certificate of Title: Volume 34163 Folio 1
Planning Authority: Brighton Council 
Planning Policy: Tasmanian Planning Scheme – Brighton
Zone: General Business
Overlay Code: Attenuation Area – Brighton Quarry
Development Code: Signs, Parking & Sustainable Transport, Road & Railway Assets
Local Provisions: Local Area Objective Cove Hill Area Cl.BRI-15.2, 
Specific Area Plan: Bridgewater Quarry Cl.BRI-S4.0, Brighton Industrial Hub 

Cl.BRI-S10.0
Use Class: Food Services
Development: Restaurant & associated signage, parking, and access
Date of Assessment: May 2023

The proposal is for a Hungry Jack’s Restaurant to be built at the southern end of the property 
known as Cove Hill Shopping Centre, 11 Cove Hill Road, Bridgewater.

The development application relies on the Performance Criteria of the following provisions:

- Clause 15.4.2 P1 Setbacks, 
- Clause C1.6.1 P1.1 Design and siting of signs,
- Clause C1.6.2 P1 Illuminated Signs, 
- Clause BRI-S4.7.1 P1 Development within Bridgewater Quarry Specific Area Plan
- Clause C2.5.1 P1 Car Parking Numbers

However, this report along with documentation as listed under the Appendixes to this Planning 
Report has been provided pursuant to Section 51(1AB) and 51(1AC) of the Land Use Planning 
and Approvals Act 1993 addresses the Performance Criteria for each of these provisions, 
demonstrating that the proposed development is consistent with the requirements of the 
Tasmanian Planning Scheme – Brighton.  

Limitations

Red Seal Urban & Regional Planning provides town planning advice based on the information provided by the Client, which is assumed 
correct in relation to the provisions of the Tasmanian Resource Management Planning System.

This report has been prepared for the specific purpose of a development application with the relevant Planning Authority under the provisions 
of the Land Use Planning and Approvals Act 1993 and is subject to copyright the owner of which is Red Seal Urban & Regional Planning. 
All unauthorised copying or reproduction of this report or any part of it is forbidden by law and is subject to civil and criminal penalties as 
set out in the Copyright Act 1968, and any subsequent amendment or variation. All requests for permission to reproduce this report or its 
contents must be directed to Trent Henderson. 
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1 Introduction

Red Seal Urban & Regional Planning has been engaged by property owner Kalis Group to 
seek approval pursuant to the provisions of Section 57 of the Land Use Planning and 
Approvals Act 1993 to construct a Hungry Jack’s Restaurant at the southern end of the 
property known as 11 Cove Hill Road, Bridgewater. 

Figure 1 – 11 Cove Hill Road, Bridgewater outlined in blue, with the proposed Hungry Jack’s 
Restaurant located in the orange area at the southern end of the site on land between Hurst 
Street and the East Derwent Highway. The Cove Hill Shopping Centre is the large building 
present in the northern corner of the site with KFC established in the western corner near the 
roundabout. (Source LIST Map)

1.1 The Site Analysis

The property 11 Cove Hill Road, Bridgewater (PID: 7763422), is described as Volume 34163 
Folio 1, covering 2.59 hectares and is triangular in shape.  

The site is contained by Cove Hill Road along the northern frontage, Hurst Street on the 
eastern frontage, and in a northwest-southeast alignment the southern frontage is flanked by 
the East Derwent Highway. The lot has established vehicular access from Cove Hill Road and 
Hurst Street. No vehicular access is provided from the East Derwent Highway.

On the northern corner of the site is the ‘Cove Hill Shopping Centre’ and on the western end 
the restaurant known as ‘KFC’. Other than the established buildings most of the site is covered 
by a car park servicing the shopping centre and restaurant. 

The development site is a grassed vacant space with no trees present. 

The site is subject to the Tasmanian Planning Scheme – Brighton, is zoned General Business 
and subject to the Brighton Quarry Attenuation Area overlay. In addition, the site is governed 
by the Local Area Objective Cove Hill Area Cl.BRI-15.2, along with the provisions of the 
Bridgewater Quarry Cl.BRI-S4.0, and Brighton Industrial Hub Cl.BRI-S10.0 Specific Area 
Plans. However, the extent of the overlays and area plans applying to this application varies. 
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1.2 Certificate of Title 

The property is formed by the following title Volume 34163 Folio 1 (Appendix B – Certificate 
of Title).

The property is owned by E. Kalis Properties Pty Ltd.

There are no covenants or similar restrictions on the Schedule of Easements associated with 
this Certificate of Title that limit a business of this type on this site. 

1.3 Surrounding Area Analysis

The only adjoining land not a roadway is to the southeast corner where the lot shares a 51.24m 
boundary with 2 Hurst Road, Bridgewater, which is also General Business Zoned land with an 
industrial warehouse on the western half of the site. 

The adjacent land to the immediate south covering the East Derwent Highway is zoned 
Utilities. The highway road reserve is 70m in width at this location. On the opposite side of the 
highway the land is zoned Inner Residential (see Figure 1.3a).

Figure 1.3a – The development site is the orange square in the centre. Width of the highway 
(gold) here is 70m; although, the restaurant is setback another 6m from the boundary. The 
surrounding area is General Business (blue), to the north General Industrial (dark purple), 
northeast Light Industrial (purple) with Inner Residential Zone (dark red) to the south. The light-
yellow colour 250m to the east of the site is St. Pauls Primary School. (Source LIST Map)

The location is effectively in the centre of the commercial area of Bridgewater with the Cove 
Hill Shopping Centre to the north and the Green Point Plaza to the south on the opposite side 
of the highway (Figure 1.3b). The position is visible to users of the highway, but whilst not 
directly accessed from the highway, the two roundabouts close to the site on the main road 
mean the site is easily accessible via formed roads. The advantage of this is the potential to 
further activate the commercial and retail businesses within this precinct. 
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Figure 1.3b – The Google image shows the location of the proposed Hungry Jack’s restaurant 
in relationship to the surrounding commercial and retail businesses and other established 
organisations within the area. (Source Google Maps) 

Pedestrian access to this space is via Hurst Street and within the Cove Hill Shopping Centre 
Carpark. Additionally, a formed footway from an underpass terminates at the development site 
on the highway frontage. The location is not a significant detour off the Midlands Highway. 

The topography is such that the East Derwent Highway has been cut through the hill with the 
carriageway approximately 2m below the development site’s ground level. 

Surrounding properties within the General Business Zone are characterised by vehicle access 
rather than pedestrian focused street design. 



Page 6 of 20

2 The Proposal

Approval is sought to establish a Hungry Jack’s Restaurant as part of the ‘Cove Hill Shopping 
Centre’.

2.1 The Proposed Development

The proposal seeks to establish a Hungry Jack’s Restaurant at ‘Cove Hill Shopping Centre’, 
11 Cove Hill Road, Bridgewater (Volume 34163 Folio 1), within a new building to be 
constructed at the southern end of the property. The location is positioned to be visible from 
the East Derwent Highway; however, vehicle access is via Hurst Street, or through the carpark 
area off Cove Hill Road. 

The new building is to have a floor area of 250m2 and playland of 29m2. Waste bins will be 
contained within an enclosed bin room of 21m2, and all machinery plant contained within a 
screened 8m2 space. 

The site falls to the southeast; therefore, a levelled space is formed with a retaining wall. The 
building will have a finished height of 6.5m above this level. 

The eastern side of the building is the two-lane Order Station and Canopy that forms one lane 
along the southern side of the building for the three collection windows. 

Internal layout sees the fifty-seat dining area positioned on the north-western corner of the 
building with the enclosed playland on the western side. The combined north and western 
walls surrounding these two spaces are glazed, providing solar access and passive 
surveillance. 

Kitchen and service areas are located along the southern and eastern half of the building. 

A fundamental component of the restaurant is the drive thru vehicle lane and as such there is 
a design and service requirement for the building. It is observed that the entire ground floor 
that faces west to the highway consists of a glass wall. The building’s rear façade is the drive 
thru lane with three collection windows, plus awnings and landscaping to break up the 
structure, avoiding a plain wall facing the Highway.

Signage is consistent with Hungry Jack’s branding, in various sizes depending on purpose 
and location (See Signage Details Plan). The largest is the pylon sign at 9m in height located 
on the East Derwent Highway frontage. Most signs are illuminated. 
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3 Planning Scheme Requirements

The development of Food Services at this site including a drive through service is determined 
by the provisions of the Tasmanian Planning Scheme – Brighton, and the following provisions:

3.1 General Provisions

The General Provisions listed under Part 7 of the Scheme are not applicable to the 
determination of this proposal. 

3.2 General Business Zone Purpose 

Pursuant to the General Business Zone, there are several purpose statements that apply to 
the zone:

15.1.1 - To provide for business, retail, administrative, professional, community, and 
entertainment functions within Tasmania’s main suburban and rural centres.

15.1.2 - To ensure that the type and scale of use and development does not compromise or 
distort the activity centre hierarchy.

15.1.3 - To encourage activity at pedestrian levels with active frontages and shop windows 
offering interest and engagement to shoppers.

15.1.4 - To encourage Residential and Visitor Accommodation use if it supports the viability 
of the activity centre and an active street frontage is maintained.

Pursuant to Part 6 – Clause 6.8.2, the only relevance the zone purpose statements have are 
in the context of assessing the compliance with a particular Performance Criteria. They do not 
form standalone provisions that govern the determination of a proposal. 

In addition to being zoned General Business, the site is also shown to be within the mapped 
area BRI-15.2 General Business Zone Local Area Objectives: Cove Hill.

The objective of this area is listed as follows:

To develop Cove Hill as a bulky goods and larger format retailing focal point. 
Larger speciality format retailing and support services to include supermarkets, 
hardware, discount department stores, camping, disposals, clothing, furniture, 
lighting, cafes, restaurants, and entertainment facilities are to be concentrated at 
Cove Hill.

A Hungry Jack’s Restaurant at the proposed location is consistent with the fulfilment of this 
objective. Such a venture is positioned not only to draw customers from the East Derwent 
Highway and potentially from the Midlands Highway, but also increase the visitation of 
customers associated with a major activity centre and supporting services and retail stores, 
as listed within the area objective and zone purpose statements. 
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3.3 General Business Zone Use Classification

In accordance with Clause 6.2.1, each proposed use or development must be categorised into 
one of the Use Classes in Table 6.2, alternatively, a use or development fits a description of 
more than one Use Class, the Use Class most specifically describing the use applies.

In accordance with Use Class Table 6.2, the use classification that this proposal fits is “Food 
Services”, which is defined as: 

- use of land for selling food or drink, which may be prepared on the premises, for 
consumption on or off the premises. Examples include a cafe, restaurant and 
take away food premises.

In accordance with Use Class Table 15.2 the General Business Zone lists Food Services as 
a “No Permit Required” use class with no qualification. As a result, pursuant to Clause 6.6 of 
the Scheme a Planning Permit is not required to commence or carry out a Food Services use 
or development on this site unless the proposal relies on a performance criteria provision of 
this planning scheme. 

Only the matters reliant on the assessment of the applicable performance criteria are to be 
determined pursuant to Section 57 of the Land Use Planning and Approvals Act 1993. 

Accordingly, the fact that the proposal is for a Food Services use class specifically the 
operation of a Hungry Jack’s Restaurant is not applicable to the determination of this 
application.

3.3.1 Use Standards Clause 15.3

The object of this clause is “that uses do not cause an unreasonable loss of amenity to 
residential zones”, which is achieved through provisions addressing:

- Hours of Operation (A1),
- External Lighting (A2), and
- Commercial Vehicle Movements (A3).

The triggering factor is whether the use is to occur “on a site within 50m” of a residential zone. 
As previously established within the Surrounding Analysis and Figure 1.3a, the width of the 
Highway is 70m with the building setback a few metres from the boundary. Therefore, the site 
is not located within 50m of a residential zone. 

As established above, Food Services is a No Permit Required use class at this location; 
therefore, pursuant to Clause 6.6 the matters listed under Clause 15.3 are not applicable to 
the determination of this proposal unless the project is not consistent with the Acceptable 
Solution provisions. 

3.3.2 Discretionary Use Class – Clause 15.3.2

As the Use Class is listed as No Permit Required under Use Class Table 15.2, the provisions 
within Clause are not applicable to the determination of this proposal. 
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3.3.3 Retail Impact – Clause 15.3.3

The Acceptable Solution (A1) requires the “gross floor area for Bulky Goods Sales and 
General Retail and Hire uses must be not more than 3500m² per tenancy”.

The use class of this proposal is for Food Services, which is not a listed use class under this 
provision; additionally, the floor area of the tenancy is 250m2. Therefore, although the proposal 
is not applicable to the determination of this application, it is under the tenancy area maximum. 

3.4 Zone Development Standards for Buildings and Works 

Matters associated with the construction of the proposed build are addressed under the 
Clause 15.4 as follows:

3.4.1 Building Height – Clause 15.4.1

A1 - The maximum building height is 12m for the acceptable solution. 

The proposal has a building height above the ground level of 6.5m with signage having a 
maximum height of 9m from ground level. Therefore, the proposal complies with the 
Acceptable Solution of Clause 15.4.1 regarding building height. 

A2 – the height requirements listed under A2 only apply to development of structures that are 
within 10m of a General Residential or Inner Residential Zone. Therefore, are not applicable 
to this proposal. 

3.4.2 Setbacks – Clause 15.4.2

A setback is defined by the Scheme as “the distance from any lot boundary to a building on 
the lot”, which includes all awnings and canopies.  The objective of this clause is that building 
setback:

(a) is compatible with the streetscape; 
(b) does not cause an unreasonable loss of residential amenity to adjoining 

residential zones; and
(c) minimises opportunities for crime and anti-social behaviour through setback 

of buildings.

The proposal has a setback of 19m from Hurst Street and 5.7m from the frontage with East 
Derwent Highway. Due to the topography of the development site, it is observed that the 
retaining wall has a setback of 0.77m from the frontage with the highway; although, at this 
location it is noted that carriageway is 14m from the boundary.  

In accordance with the Acceptable Solution: 

A1 - Buildings must be:
(a) built to the frontage at ground level; or
(b) have a setback of not more or less than the maximum and minimum 

setbacks of the buildings on adjoining properties.
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The warehouse at 2 Hurt Street, is measured off the LIST Map imagery as being 12m, with 
the Cove Hill Shopping Centre having a setback of 15.7m from Hurst Street. It is also observed 
that the setback from the East Derwent Highway frontage for the established KFC is 5m. 

The building is therefore not built to the frontage at ground level and is a little more than the 
maximum established off Hurst Street frontage, whilst being consistent with the East Derwent 
Highway frontage. The location therefore relies on the Performance Criteria, which states:  

PI - Buildings must have a setback from a frontage that is compatible with the 
streetscape and minimises opportunities for crime and anti-social behaviour, 
having regard to:

(a) providing small variations in building alignment to break up long façades;
(b) providing variations in building alignment appropriate to provide a 

forecourt or space for public use, such as outdoor dining or landscaping;
(c) the avoidance of concealment spaces;
(d) the ability to achieve passive surveillance; and
(e) the availability of lighting.

The test here is whether the setback is compatible with the streetscape. 

It is observed that the recent development at 1-3 Hurst Street has a setback scaled at 34m 
from Hurst Street, which whilst not adjoining the development site exceeds the 19m proposed 
for this development. 

Regardless, the proposed building is in line with the established Cove Hill Shopping Centre 
structure. It is observed that parallel to the proposed location of the restaurant the title 
boundary curves away from the building resulting in a greater setback, although a consistent 
alignment of the structures is maintained. Therefore, whilst recognising the area involves a 
large setback and distances, the proposal is consistent with providing only a small variation in 
building alignment to break up long façades. 

The restaurant location is currently an open grass space that is out of the way between the 
two retail areas of Bridgewater. Its location and establishment will assist in activating the land 
between these two areas. Removing a concealment space and greater activation of the area 
and surrounding street will improve passive surveillance. 

Therefore, the proposal is consistent with the performance criteria of P1 in that it is compatible 
with the streetscape and minimises opportunities for crime and anti-social behaviour, having 
regard for the listed matters of the provision. 

Matters listed under A2 and A3 are not applicable for the determination of this proposal as the 
General Residential and Inner-Residential zones are beyond 70m from the development 
which exceeds the 5m required under the Acceptable Solution. 

3.4.3 Design – Clause 15.4.3

The objective of this Clause is that “building façades promote and maintain high levels of 
pedestrian interaction, amenity, and safety and are compatible with the streetscape”.

It is observed that the proposal is for a Food Services Use that has a takeaway drive through 
component located at the southern end of an established car park for an existing shopping 
centre. Orientation of the building is therefore aligned towards the large carpark to the north.  
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The Acceptable Solution of Clause 15.4.3 A1 requires:

A1 - New buildings must be designed to satisfy all of the following:
(a) mechanical plant and other service infrastructure, such as heat 

pumps, air conditioning units, switchboards, hot water units and the 
like, must be screened from the street and other public places;

(b) roof-top mechanical plant and service infrastructure, including lift 
structures, must be contained within the roof;

(c) not include security shutters or grilles over windows or doors on a 
façade facing the frontage or other public places; and

(d) provide external lighting to illuminate external vehicle parking areas 
and pathways.

As seen within East Elevation plans (Appendix C), all mechanical plant and other service 
infrastructure is located behind metal louvre screens, complying with A1(a).

No roof-top mechanical plant and other service infrastructure is proposed as seen within the 
roof plan of Appendix C; therefore, the proposal complies with A1(b).

No security shutters or grilles over any windows or doors on a façade facing the frontage or 
other public places are proposed as part of this development application; therefore, complies 
with A(c).

As seen within the Signage Details Plan (Appendix C), the external illumination is achieved 
with the lighting of signage and branding, minimising clutter and unnecessary illumination 
whilst ensuring the lighting of external vehicle parking areas and pathways, compliant to A1(d). 

Therefore, the proposal is consistent with the Acceptable Solution of Clause 15.4.3 A1 of the 
Scheme. 

As the proposal involves a new building, Acceptable Solution of Clause 15.4.3 A2 is triggered 
for assessment, which requires:

A2 - New buildings or alterations to an existing façade must be designed to satisfy all 
of the following:
(a) provide a pedestrian entrance to the building that is visible from the road or 

publicly accessible areas of the site;
(b) if for a ground floor level façade facing a frontage:

(i) have not less than 40% of the total surface area consisting of windows 
or doorways; or

(ii) not reduce the surface area of windows or doorways of an existing 
building, if the surface area is already less than 40%;

(c) if for a ground floor level façade facing a frontage must:
(i) not include a single length of blank wall greater than 30% of the length 

of façade on that frontage; or
(ii) not increase the length of an existing blank wall, if already greater than 

30% of the length of the façade on that frontage; and
(d) provide awnings over a public footpath if existing on the site or on adjoining 

properties.

The restaurant’s internal layout is orientated to have the fifty-seat dining area positioned on 
the north-western corner of the building with the enclosed playland on the western side, which 
provides passive surveillance over the Cove Hill Shopping Centre Carpark. With the pedestrian 
access on the northern façade facing the carpark, the entrance to the building is visible from 



Page 12 of 20

publicly accessible areas on the site; therefore, consistent with A2(a). It is also observed that 
at this location the entrance to the building will be visible from Hurst Street; although, at an 
angle. 

The appearance of the restaurant from Hurst Street is broken up through building design with 
multiple textures and panelling to the façade, window placement, and activation being 
established by having the east elevation the ‘Order Station’ located on this side of the building.

Additionally, it is observed that the wording for both A2 (b) and (c) states, “if for a ground floor 
level façade facing a frontage”, although the restaurant does not directly face a frontage 
instead being orientated to the car park located between the development site and the 
entrance of Cove Hill Shopping Centre. No wall of the proposed building presents as a large 
expanse of blank wall.  Each façade is activated in some form, either with the presence of 
windows or as a focal point of activity, maximising passive surveillance of the visually 
accessible public space surrounding the site. Therefore, the proposal is consistent with 
Acceptable Solution A2 (b) & (c). 

It is observed that the carriageway of the East Derwent Highway is not at a level that will 
facilitate passive surveillance of either the restaurant or in return of the road, as there is at 
least a 2m difference in elevation with the embankment.

There are no awnings over a public footpath existing on the site or on adjoining properties; 
therefore, A2 (d) is not applicable. 

3.4.4 Fencing – Clause 15.4.4

Not relevant to this proposal. 

3.4.5 Outdoor Storage Area – Clause 15.4.5

As previously mentioned, all goods and waste storage are located behind screens and 
lockable areas; therefore, the proposal complies with the Acceptable Solution of Clause 15.4.5 
A1. 

3.4.6 Dwelling – Clause 15.4.6

Not relevant to this proposal. 

3.5 Zone Standards for Subdivision 

This provision is not relevant. 
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4 Code Requirements 

For matters that transcend specific zones, the Planning Scheme addresses these via a Code, 
either in the form of a development code or a mapped overlay. Whilst there are several codes 
that apply to the property, the extent to which they are significant to a specific development 
application varies according to the final design and the intensity or type of use and the 
provisions of the Code. 

4.1 Signs Code

Pursuant to the requirements of Clause C1.2.1 the Signage Code applies to the assessment 
of this proposal. As the proposal is for a Hungry Jack’s Restaurant comes with nationally 
recognised branding and signage, two Signage Details (Sheets 1 & 2) are provided under 
(Appendix C), which must be read in conjunction with the Elevation Plans (Sheets 1, 2, & 3), 
along with the 3D-Sketches.

4.1.1 Development Exempt from this Code - Clause C1.4

It is observed that several signs are located within the site that are effectively directional signs 
for both pedestrians and vehicles and are not intended to be seen from outside of the site; 
therefore, are exempt from requiring a permit under Clause C1.4.2, specifically, S02, S03, 
S05 to S11a & b.

4.1.2 Design and siting of signs - Clause C1.6.1

The proposal requires several signs not consistent with the dimensions listed under Table 
C1.6; therefore, the application relies on the Performance Criteria of Clause C1.6.1 Design 
and siting of signs P1, that require: 

P1.1 - A sign must:
(a) be located within an applicable zone for the relevant sign type as set out in 

Table C1.6; and
(b) be compatible with the streetscape or landscape, having regard to:

(i) the size and dimensions of the sign;
(ii) the size and scale of the building upon which the sign is proposed;
(iii) the amenity of surrounding properties;
(iv) the repetition of messages or information;
(v) the number and density of signs on the site and on adjacent properties; 

and
(vi) the impact on the safe and efficient movement of vehicles and 

pedestrians.

The site is zoned General Business, which allows for all sign types as set out in Table C1.6, 
complying with sub-clause (a). 

Sub-clause (b) requires that the proposed signage is compatible with the streetscape and 
landscape. It is observed that the location is identified as a major activity centre and that the 
larger signage fronts the East Derwent Highway, which has a greater vehicle speed than a 
local distributor road; therefore, requires a larger size sign to be applicable. The size and scale 
are consistent with signage already seen with KFC, the Cove Hill Shopping Centre, United 
Service Station, and Green Point Plaza to the south. The purpose and scale of the signage is 
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to generate interest and draw customers from the main highway to assist in activating interest 
within the commercial precinct of the activity centre.  Therefore, having regard to the matters 
listed under sub-clause (b), the signage is compatible with that already established within the 
landscape and streetscape. 

The matters listed under P1.2 are not applicable to this proposal. 

Clause C1.6.1 A2 is not applicable to this application, as the site is zoned General Business. 

In accordance with Clause C1.6.1 A3 
A3 - The number of signs for each business or tenancy on a road frontage of a building 

must be no more than:
(a) 1 of each sign type, unless otherwise stated in Table C1.6;
(b) 1 window sign for each window;
(c) 3 if the street frontage is less than 20m in length; and
(d) 6 if the street frontage is 20m or more,
excluding the following sign types, for which there is no limit:
(i) name plate; and
(ii) temporary sign.

The proposal does not exceed one window sign for each window. The site has just over 270m 
of frontage to East Derwent Highway, for this frontage a Pylon Sign (S01), two wall signs (S04 
& S14) are presented to this frontage, whilst for Hurst Street the main sign is a wall sign (S17). 
A total of three temporary signs, or interchangeable banner signs (S16) are proposed, two 
facing the highway and on facing Hurst Street. 

Therefore, the development number of signs facing the street frontage is consistent with the 
requirements of the Acceptable Solution of Clause C1.6.1 A3. 

4.1.3 Illuminated Signs - Clause C1.6.2

The objective of this clause is that:
(a) illuminated signs are compatible with the streetscape;
(b) the cumulative impact of illuminated signs on the character of the area is 

managed, including the need to avoid visual disorder or clutter of signs; and
(c) any potential negative impacts of illuminated signs on road safety and pedestrian 

movement are minimised.

As previously discussed, several signs associated with the proposal are to be illuminated. It is 
observed that under Acceptable Solution of Clause 15.4.3 A1 it is required that new buildings 
must be designed to … provide external lighting to illuminate external vehicle parking areas 
and pathways. Several of the internal signs have been designed to assist with providing 
illumination as per the zone’s requirements and by illuminating the sign from within and 
avoiding the risk of creating obtuse dispersal of light for the surrounding area. This minimises 
any unreasonable impact on surrounding residential areas despite being over 50m from the 
site, but also avoids light impacting on road users. 

The provision does not have any Acceptable Solution and therefore must be determined under 
the Performance Criteria, which states: 

P1 - An illuminated sign must not cause an unreasonable loss of amenity to adjacent 
properties or have an unreasonable effect on the safety, appearance, or 
efficiency of a road, and must be compatible with the streetscape:
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The adjacent property is a warehouse and therefore the sign will not result in any 
unreasonable impact from the internal illumination of the proposed signage. It is worth noting 
that the location of the signage is a significant distance and level from the road carriageway, 
thus not in the eyeline of drivers. Additionally, by being internal the illumination will have no 
unreasonable effect on the safety, appearance, or efficiency of a road, and must be compatible 
with the streetscape. 

Therefore, having regard to the listed matters under P1, the prosed illuminated signage is 
consistent with the objective of the clause and the requirements of the Scheme.  

4.2 Parking & Sustainable Transport Code

Pursuant to Clause C2.2.1 this Code applies to all use and development. 

The matters relating to the provisions of this Code have been addressed within the Traffic 
Impact Assessment Attached. 

4.3 Road & Railway Assets Code

Pursuant to Clause C3.2.1 this Code applies to the assessment of this proposal. 

The matters relating to the provisions of this Code have been addressed within the Traffic 
Impact Assessment Attached. 

4.4 Electricity Transmission Infrastructure Protection Code

Pursuant to Clause C4.2 of the Scheme, this Code is not applicable to this proposal. 

4.5 Telecommunication Code

Pursuant to Clause C5.2 of the Scheme, this Code is not applicable to this proposal. 

4.6 Local Historic Heritage Code

Pursuant to Clause C6.2 of the Scheme, this Code is not applicable to this proposal. 

4.7 Natural Assets Code

Pursuant to Clause C7.2 of the Scheme, this Code is not applicable to this proposal.

4.8 Scenic Protection Code

Pursuant to Clause C8.2 this Code is not applicable to the proposed development.
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4.9 Attenuation Code E.9

The location is within the mapped attenuation area of the Bridgewater Quarry Specific Area 
Plan (BRI-S4.0). In accordance with BRI-S4.2, “…the area of land this plan applies to, the 
provisions of the specific area plan are in substitution for and are in addition to the provisions 
of Attenuation Code, as specified in the relevant provision”.

That is the SAP will address this below under Section 5 of this report. 

4.10 Coastal Erosion Hazard Code

Pursuant to Clause C10.2 this Code is not applicable to the proposed development.

4.11 Coastal Inundation Hazard Code

Pursuant to Clause C11.2 this Code is not applicable to the proposed development.

4.12 Flood-Prone Areas Hazard Code

Pursuant to Clause C12.2 this Code is not applicable to the proposed development.

4.13 Bushfire-Prone Areas Code 

Pursuant to Clause C13.2 this Code is not applicable to the proposed development, as it does 
not involve a subdivision, or a use class that is either listed as vulnerable or hazardous under 
Clause 13.3 Definition of Terms under the Code. 

4.14 Potentially Contaminated Land Code 

Pursuant to Clause C14.2 this Code is not applicable to the proposed development.

4.15 Landslip Hazard Code

Pursuant to Clause C15.2 this Code is not applicable to the proposed development.

4.16 Safeguarding of Airports Code

Pursuant to Clause C16.2 this Code is not applicable to the proposed development.  
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5 Specific Area Plans 

5.1 Bridgewater Quarry Specific Area Plan

The site is on the southern edge of the Bridgewater Quarry overlay (Figure 5.1a). The purpose 
of this code is “to protect the operations of the Bridgewater Quarry from incompatible or 
conflicting use or development” (BRI-S4.1 Plan Purpose). However, it must be appreciated 
that this overlay covers a significant are of General Business zoned land as well as land 
identified within the Scheme as being one of three Local Area Objective sites (BRI-15.2) as 
being desirable that: 

“…develop Cove Hill as a bulky goods and larger format retailing focal point. Larger 
speciality format retailing and support services to include supermarkets, hardware, 
discount department stores, camping, disposals, clothing, furniture, lighting, cafes, 
restaurants, and entertainment facilities are to be concentrated at Cove Hill.”

That is to say that whilst it is desirable to protect the operations of the quarry, this should not 
be at the expense of what the Southern Tasmanian Regional Land Use Strategy has identified 
as a Major Activity Centre. 

Figure 5.1a – The site is indicated by the orange square in the centre of the image, with the grey 
hatching indicating the attenuation buffer zone from the Bridgewater Quarry. It is observed that 
the shopping centre and KFC plus other recent retail developments have been established along 
the southern side of Cove Hill Road between the proposed development site and the quarry. 
(Source LIST Map)

5.1.1 Sensitive Use - Clause BRI-S4.6.1

The Scheme defines a sensitive use as “…a residential use or a use involving the presence 
of people for extended periods except in the course of their employment such as a caravan 
park, childcare centre, dwelling, hospital or school”. A restaurant is not considered a sensitive 
use; therefore, this provision is not applicable to the determination of this proposal. 
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5.1.2 Development within Bridgewater Quarry Specific Area Plan - Clause BRI-
S4.7.1

This clause is in addition to clause C9.0 Attenuation Code; however, as previously established 
the proposal is not for the development of a sensitive use resulting in the provisions within 
C9.0 Attenuation Code not relating. 

Clause BRI-S4.7.1 has no Acceptable Solution and does not delineate between a sensitive 
use a non-sensitive use, with all development being determined under the Performance 
Criteria, that state:

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.

The test of this provision is that the proposed development must not result in potential to 
interfere or conflict with quarry operations. The quarry face is 1km to the north of the 
development site, which cannot be viewed due to established buildings between the two 
locations and the topography, rising more than 10m based on the contours of the area. The 
proposal is not a sensitive use and is proposed to be positioned on the southern side of an 
established shopping centre; effectively this proposal is an extension to established activity 
and development that has already occurred at 11 Cove Hill Road, Bridgewater (Volume 34163 
Folio 1). 

The quarry is a gravel or stone quarry, with the mining lease indicating that the principal 
product is ‘stone’. At the time of this assessment, it was observed that the mining lease 
(1477P/M) expired on 1 April 2023, and was pending renewal; however, it is acknowledged 
that by the time this proposal is determined a renewal may have been granted.  

5.2 Brighton Industrial Hub Specific Area Plan (Cl.BRI-S10.0)

The proposed development site is also on the southern edge of the Brighton Industrial Hub 
Specific Area Plan. Pursuant to Clause BRI-S10.6.1 Sensitive Use the proposal does not seek 
to establish a sensitive use; therefore, complies with the Acceptable Solution of the Clause 
and is consistent with the purpose of the Scheme. 

6 Cultural Heritage

6.1 Heritage 

An initial search has not identified any registered Aboriginal relics or apparent risk of impacting 
Aboriginal relics (Appendix E - Aboriginal Heritage Search Results). 
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7 Conclusion 

The establishment of Hungry Jack’s Restaurant, within the Cove Hill Shopping Centre 
precinct, is a No Permit Required use class pursuant to Use Class Table 15.2 the General 
Business Zone cites with no qualification. As a result, pursuant to Clause 6.6 of the Scheme, 
the nature of the Food Service is not a relevant matter for determination by the Planning 
Authority. This position is supported by the Local Area Objectives direct development to be of 
a similar nature to this proposal as a component of a major activity centre that Bridgewater as 
identified by the Southern Tasmanian Regional Land Use Strategy 2010-2035. 

Although the application triggers several provisions of the scheme, this Planning Report has 
confirmed that the proposal complies with the applicable Acceptable Solution provisions and 
the following Performance Criteria:

- Clause 15.4.2 P1 Setbacks, 
- Clause C1.6.1 P1.1 Design and siting of signs,
- Clause C1.6.2 P1 Illuminated Signs, and 
- Clause BRI-S4.7.1 P1 Development within Bridgewater Quarry Specific Area Plan

The proposal also relies on the Performance Criteria of Clause C2.5.1 P1 Car Parking 
Numbers; however, this has been extensively addressed by the Traffic Impact Assessment 
demonstrating that the parking arrangement for 11 Cove Hill Road is appropriate to contain 
the numbers generated by this development. 

Establishing such a restaurant as Hungry Jack’s at the proposed location reflects the 
economic vibrancy that the area is generating, providing sustainable employment 
opportunities for residents and workers within the area and is consistent with the requirements 
of the Tasmanian Planning Scheme – Brighton. 

We would request therefore that after due consideration this application be approved without 
delay.
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