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ATTACHMENTS (A-D) 
PLANNING AUTHORITY MEETING 

 1 JULY 2025 



The Brighton Local Provisions Schedule is amended as follows: 

1) To amend the planning scheme map to

a) rezone the land at:

i. 50 Boyer Road, 170 Boyer Road, 182 Boyer Road and parts of 25 Cobbs Hill Road,

29 Cobbs Hill Road and 31 Cobbs Hill Road from Future Urban Zone to General

Residential Zone, as shown in Annexure 1;

ii. Part of 31 Cobbs Hill Road from Future Urban Zone to Landscape Conservation Zone,

as shown in Annexure 2.

a. amend the priority vegetation area overlay on 31 Cobbs Hill Road and 25 Cobbs Hill Road,

as shown in Annexure 3.

b. amend the Local Heritage Place overlay mapping at 50 Boyer Road, as shown in Annexure 4.

c. insert the Boyer Road Precinct Specific Area Plan over 50 Boyer Road, 170 Boyer Road, 182

Boyer Road, 25 Cobbs Hill Road, 29 Cobbs Hill Road and 31 Cobbs Hill Road, Bridgewater as

shown in Annexure 5.

d. insert the Local Area Objectives overlay on part of 50 Boyer Road, Bridgewater, as shown in

Annexure 6.

2) To amend the Planning Scheme Ordinance to:

a) Introduce the Boyer Road Specific Area Plan at clause BRI-S13.0 as shown in Annexure 7.
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Instrument of Certification 

The Brighton Council Planning Authority resolved at its meeting held on 1 July 2025 that Amendment 

RZ2025/04 of the Tasmanian Planning Scheme – Brighton meets the requirements specified in 

Section 32 of the Land Use Planning and Approvals Act 1993.  

The common seal of the Brighton Council is affixed below pursuant to the Council resolution of 16 

January 2024 in the presence of: 

 

General Manager 
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Annexure 7 

BRI-S13.0 Boyer Road Specific Area Plan 

 

BRI-S13.1 Plan Purpose 

The purpose of the Boyer Road Specific Area Plan is: 

BRI-S13.1.1 To implement the Boyer Road Development Framework. 

BRI-S13.1.2 To optimise and facilitate future development potential in a staged and orderly 

manner in general accordance with the Boyer Road Development Framework. 

BRI-S13.1.3 To provide for a central neighbourhood park and linear open space network in 

accordance with the Boyer Road Development Framework. 

BRI-S13.1.4 To coordinate infrastructure delivery and interconnectivity between allotments. 

BRI-S13.1.5 To protect registered Aboriginal and Historic Cultural Heritage values from 

incompatible development. 

BRI-S13.1.6 To promote environmental sustainability and climate resilience through: 

(a) Retention of existing native vegetation; 

(b) Reduction in the urban heat island effect by incorporating green 

infrastructure and using appropriate native species to enhance 

biodiversity; 

(c) Minimising the need to alter the natural topography of the land; 

(d) Maximising opportunities to capture and reuse stormwater; 

(e) Restoration of riparian corridors that protects and enhances the water 

quality of the intermittent creek system; 

(f) Adequate separation from natural hazards such as bushfire risk; and  

(g) Maximising energy efficiency through the orientation of lots to maximise 

opportunities for solar access and cross ventilation.   

BRI-S13.1.7 To promote high levels of residential amenity through an active, safe and 

attractive urban environment based on: 

(a) housing design that achieves visual build quality, liveability, diversity and a 

positive contribution to the streetscape; 

(b) a lot layout that achieves lot diversity, responds to natural topography, and 

maximises solar access; 

(c) best practice street design that encourages a pedestrian-orientated 

environment; 

(d) the provision of high quality landscaping in the public realm and a 

connected open space network that encourages active transport; 

(e) a considered interface between residential development and adjoining 

agricultural land, rural residential uses, and native vegetation; 

(f) retention and enhancement of scenic qualities, including vegetation and 

view corridors; and  

(g) non-residential development that contributes positively to the public 

realm.   

BRI-S13.1.8 To guide the transition of residential densities, compatible with the character of 

established development on adjacent land while maintaining an overall net 

density compatible with the efficient utilisation of land and infrastructure. 

BRI-S13.1.9 To provide a safe and logical road network that: 

(a) protects the safety and efficiency of Boyer Road by only utilising pre-

determined site access points with safe intersection site distances;  

(b) utilises a functional road hierarchy, with streets designed to encourage a 

low speed environment in accordance with their movement and place 

function. 



BRI-S13.1.10 In Precinct A, to facilitate higher density subdivision to enable affordable 

housing delivery and a diversity of housing types including medium density 

housing typologies. 

BRI-S13.1.11 In Precinct B, to provide for predominantly traditional allotments with 

opportunities for housing diversity. 

BRI-S13.1.12 In Precinct C, to provide for larger allotments that allow for an appropriate 

transition to land in adjacent zones, respond to site constraints, and manage 

the risk of bushfire. 

BRI-S13.1.13 In Precinct D, to provide: 

(a) For a mixed-use precinct that offers a mix of commercial, retail and 

community uses of a scale to service the local catchment; 

(b) Non-residential development that contributes positively to the public realm 

and maintains residential amenity; 

(c) Medium density housing of a scale appropriate to the  desired mixed use 

of the precinct; 

(d) A visually interesting gateway to the Boyer Road Specific Area Plan with a 

built environment that responds positively to the public realm; and  

To encourage activity at pedestrian levels with active frontages. 

 

 

BRI-S13.2 Application of this Plan 

BRI-S13.2.1 The specific area plan applies to the area of land designated as Boyer Road 

Specific Area Plan on the overlay maps and shown in Figure BRI-S13.1. 

BRI-S13.2.2 In the area of land this plan applies to, the provisions of the specific area plan 

are in substitution for and in addition to the provisions of the General 

Residential Zone, Landscape Conservation Zone and Parking and Sustainable 

Transport Code, as specified in the relevant provision.  

 

 

BRI-S13.3 Local Area Objectives – Precinct D  

Sub-clause Area Description Local Area Objectives 

BRI-S13.3.1 Precinct D as shown on Figure 

BRI-S13.3.  

To provide a mix of uses to service the local 

catchment whilst maintaining the primacy of 

higher order activity centers such as Old 

Main Road.  

BRI-S13.3.2 Precinct D as shown on Figure 

BRI-S13.3. 

To encourage development that provides a 

high quality urban design interface with the 

streetscape and public open space.  

BRI-S13.3.3 Precinct D as shown on Figure 

BRI-S13.3. 

To encourage medium density housing 

which supports the mixed use nature of 

precinct. 

BRI-S13.3.4  Precinct D as shown on Figure 

BRI-S13.3. 

To encourage the siting of use and 

development consistent with the 

Development Framework D.  



BRI- S13.3.5 Precinct D as shown on Figure 

BRI-S13.3. 

To provide a mixed use center which is 

accessible by various modes of 

transportation, including active transport, 

and which provides good pedestrian 

connectivity within the centre. 

 

 

BRI-S13.4 Definition of Terms 

BRI-S13.4.1 In this Specific Area Plan, unless the contrary intention appears: 

Terms Definition 

Design Response Report  Means a report by a suitably qualified person that provides an 

explanation and demonstration of how a proposed building 

development and/or car parking layout: 

(a) is informed by, and responds to, the site and context 
analysis; 

(b) enhances and responds positively to the streetscape 
character and residential amenity;  

(c) is consistent with: 
(i) the purpose of this specific area plan;  
(ii) the purpose of the relevant Precinct; 
(iii) the local area objectives if the site is in Precinct D; 

and  
(iv) Development Framework D if the site is within 

Precinct D. 

Development Framework  Means the area of land shown Figure in BRI-S13.2.  

Precinct D Development 

Framework  

Means the area of land shown Figure in BRI-S13.3. 

Front building elevation  Means the front of a building that faces the street.  

Medium Density Means a broad range of multiple-dwelling housing types including 

small lot housing, terraces and townhouses.   

Precinct A Means the area of land shown in Figure BRI-S13.4 as Precinct A 

Precinct B Means the area of land shown in Figure BRI-S13.4 as Precinct B 

Precinct C Means the area of land shown in Figure BRI-S13.4 as Precinct C 

Precinct D Means the area of land shown in Figure BRI-S13.4 as Precinct D 

Townhouse Means a two-storey single or multiple dwelling with a direct frontage 

to a street and comprising one of two or more adjoining dwellings 

erected side by side and abutting each other but not joined by way of 

a party wall/s.  

 

 

BRI-S13.5 Use Table 

Use Class Qualification 

No Permit Required 

Natural and Cultural Values 

Management 

 

Passive Recreation  



Residential If: 

(a) For a single dwelling not in Precinct D.  

Utilities If for minor utilities 

Permitted 

Business and Professional 

Services 

If: 

(a) In Precinct D; and 
(b) For a consulting room, medical centre, veterinary surgery, 

child health clinic, or residential support services. 

Educational and Occasional 

Care 

If: 

(a) In Precinct D; and 
(b) For a childcare centre. 

Food Services If: 

(a) In Precinct D; and 
(b) Not for a take-away food premises with a drive through 

facility 

General Retail and Hire If: 

(a) In Precinct D; and 
(b) For a local shop; or 
(c) For a supermarket with a floor area not greater than 550m2. 

Residential  If: 

(a) Not listed as No Permit Required; and 
(b) If in Precinct D, not for: 

i. a single dwelling; 
ii. boarding house; 
iii. respite centre; 
iv. residential care facility; or 
v. a retirement village. 

(c) If in Precinct C, not for townhouses.  

Visitor Accommodation  

Discretionary 

Community Meeting and 

Entertainment 

If: 

(a) In Precinct D; and 
(b) For a place of worship, arts and craft centre or public hall 

Emergency Services If in Precinct D 

Residential If in Precinct D and not listed as No Permit Required or Permitted. 
 

Utilities If not listed as No Permit Required 

Prohibited 

All other uses  

 

 

 

 

 

 



BRI-S13.6 Use Standards – Precinct D 

BRI-S13.6.1 All uses 

This clause is in addition to General Residential Zone - clause 8.3 Use Standards 

Objective That uses do not cause unreasonable loss of amenity to adjacent residential 

uses. 

Acceptable Solutions Performance Criteria 

A1 

Hours of operation of a use, excluding 

Emergency Services, Natural and Cultural 

Values Management, Passive Recreation, 

Residential, Utilities or Visitor Accommodation, 

must be within the hours of: 

(a) 7.00am to 9.00pm Monday to 

Saturday; and 

(b) 8.00am to 9.00pm Sunday and public 

holidays. 

P1 

Hours of operation of a use, excluding 

Emergency Services, Natural and Cultural 

Values Management, Passive Recreation, 

Residential, Utilities or Visitor Accommodation, 

must not cause an unreasonable loss 

of amenity to adjacent residential uses, having 

regard to: 

(a) the timing, duration or extent of vehicle 

movements; and 

(b) noise, lighting or other emissions. 

A2 

External lighting for a use, excluding  Natural 
and Cultural Values Management, Passive 
Recreation, Residential or Visitor 
Accommodation, must: 

(a) not operate within the hours of 

11.00pm to 6.00am, excluding any 

security lighting; and 

(b) if for security lighting, be baffled so 

that direct light does not extend into 

the adjoining property in those zones.  

P2 

External lighting for a use, excluding Natural and 

Cultural Values Management, Passive 

Recreation, Residential or Visitor 

Accommodation, must not cause an 

unreasonable loss of amenity to adjacent 

residential uses, having regard to: 

(a) the level of illumination and duration of 

lighting; and 

(b) the distance to habitable rooms of 

an adjacent dwelling. 

A3 

Commercial vehicle movements and the 
unloading and loading of commercial vehicles 
for a use, excluding Emergency Services, 
Residential or Visitor Accommodation, must be 
within the hours of: 

(a) 7.00am to 9.00pm Monday to 
Saturday; and 

(b) 8.00am to 9.00pm Sunday and public 
holidays. 

 

 

P3 

Commercial vehicle movements and the 
unloading and loading of commercial vehicles 
for a use, excluding for Emergency Services, 
Residential or Visitor Accommodation, must not 
cause an unreasonable loss of amenity to 
adjacent residential uses, having regard to: 

(a) the time and duration of commercial 
vehicle movements; 

(b) the number and frequency of 
commercial vehicle movements; 

(c) the size of commercial vehicles 
involved; 

(d) manoeuvring required by the 
commercial vehicles, including the 
amount of reversing and associated 
warning noise; 

(e) any noise mitigation measures between 
the vehicle movement areas and the 
residential zone; and 

(f) potential conflicts with other traffic. 

 

https://tpso.planning.tas.gov.au/tpso/external/planning-scheme-viewer/terms/45/open?effectiveForDate=2025-03-26#term-45
https://tpso.planning.tas.gov.au/tpso/external/planning-scheme-viewer/terms/708/open?effectiveForDate=2025-03-26#term-708
https://tpso.planning.tas.gov.au/tpso/external/planning-scheme-viewer/terms/254/open?effectiveForDate=2025-03-26#term-254
https://tpso.planning.tas.gov.au/tpso/external/planning-scheme-viewer/terms/708/open?effectiveForDate=2025-03-26#term-708
https://tpso.planning.tas.gov.au/tpso/external/planning-scheme-viewer/terms/254/open?effectiveForDate=2025-03-26#term-254
https://tpso.planning.tas.gov.au/tpso/external/planning-scheme-viewer/terms/45/open?effectiveForDate=2025-03-26#term-45
https://tpso.planning.tas.gov.au/tpso/external/planning-scheme-viewer/terms/254/open?effectiveForDate=2025-03-26#term-254
https://tpso.planning.tas.gov.au/tpso/external/planning-scheme-viewer/terms/254/open?effectiveForDate=2025-03-26#term-254
https://tpso.planning.tas.gov.au/tpso/external/planning-scheme-viewer/terms/45/open?effectiveForDate=2025-03-26#term-45
https://tpso.planning.tas.gov.au/tpso/external/planning-scheme-viewer/terms/38/open?effectiveForDate=2025-03-26#term-38
https://tpso.planning.tas.gov.au/tpso/external/planning-scheme-viewer/terms/688/open?effectiveForDate=2025-03-26#term-688
https://tpso.planning.tas.gov.au/tpso/external/planning-scheme-viewer/terms/254/open?effectiveForDate=2025-03-26#term-254
https://tpso.planning.tas.gov.au/tpso/external/planning-scheme-viewer/terms/254/open?effectiveForDate=2025-03-26#term-254
https://tpso.planning.tas.gov.au/tpso/external/planning-scheme-viewer/terms/45/open?effectiveForDate=2025-03-26#term-45


 

BRI-S13.6.2 Discretionary Uses 

This clause is in substitution for General Residential Zone – clause 8.3.1 Discretionary uses. 

Objective: That uses listed as Discretionary do not: 
(a) cause unreasonable loss of amenity to adjacent residential uses; and 
(b) compromise or preclude the mixed-use nature of the precinct. 

Acceptable Solutions Performance Criteria 

A1 

No Acceptable Solution. 

P1 

A non-residential use listed as Discretionary 
must: 

(a) not cause an unreasonable loss of 
amenity to adjacent residential uses; 
and 

(b) be of an intensity that respects the 
character of the area. 

A2 

No Acceptable Solution. 

P2 

A single dwelling must: 

(a) Not compromise or preclude the mixed- 
use development of the precinct in 
accordance with the plan purpose and 
the Precinct D Development 
Framework; and 

(b) Be located and designed to mitigate 
adverse effects from existing non-
residential uses in the precinct.  

 

 

BRI-S13.7 Development Standards for Buildings and Works  

BRI-S13.7.1 Building and works - all precincts 

This clause is in addition to General Residential Zone – clause 8.4 Development Standards for 

Dwellings. 

Objective: That buildings and works do not prejudice the efficient future utilisation 

of land for urban development. 

Acceptable Solutions Performance Criteria 

A1 

Buildings and works must: 

(a) be for an addition to an existing dwelling; 

(b) be of a temporary nature able to be 

removed prior to the development of the 

land; or 

(c) be on a lot, excluding a balance lot, that 

has been created after the date this 

Specific Area Plan first came into effect. 

 

P1 

Buildings and works must not preclude or hinder 

the effective and efficient implementation of 

the Development Framework, having regard to: 

(a) the topography of the site; 

(b) any existing access arrangements; 

(c) location of any services; 

(d) the purpose, location and extent of any 

building and works; and 

(e) any alternative subdivision layout that 

achieves the Specific Area Plan Purpose.  

 

https://tpso.planning.tas.gov.au/tpso/external/planning-scheme-viewer/terms/254/open?effectiveForDate=2025-03-26#term-254
https://tpso.planning.tas.gov.au/tpso/external/planning-scheme-viewer/terms/264/open?effectiveForDate=2025-03-12#term-264
https://tpso.planning.tas.gov.au/tpso/external/planning-scheme-viewer/terms/160/open?effectiveForDate=2025-03-12#term-160
https://tpso.planning.tas.gov.au/tpso/external/planning-scheme-viewer/terms/686/open?effectiveForDate=2025-03-12#term-686
https://tpso.planning.tas.gov.au/tpso/external/planning-scheme-viewer/terms/264/open?effectiveForDate=2025-03-12#term-264
https://tpso.planning.tas.gov.au/tpso/external/planning-scheme-viewer/terms/688/open?effectiveForDate=2025-03-12#term-688
https://tpso.planning.tas.gov.au/tpso/external/planning-scheme-viewer/terms/168/open?effectiveForDate=2025-03-12#term-168
https://tpso.planning.tas.gov.au/tpso/external/planning-scheme-viewer/terms/168/open?effectiveForDate=2025-03-12#term-168
https://tpso.planning.tas.gov.au/tpso/external/planning-scheme-viewer/terms/264/open?effectiveForDate=2025-03-12#term-264
https://tpso.planning.tas.gov.au/tpso/external/planning-scheme-viewer/terms/630/open?effectiveForDate=2025-03-12#term-630
https://tpso.planning.tas.gov.au/tpso/external/planning-scheme-viewer/terms/232/open?effectiveForDate=2025-03-12#term-232
https://tpso.planning.tas.gov.au/tpso/external/planning-scheme-viewer/terms/247/open?effectiveForDate=2025-03-12#term-247


BRI-S13.8 Development Standards for Dwellings 

BRI-S13.8.1 Residential Density for Multiple Dwellings 

This clause is in substitution for General Residential Zone – clause 8.4.1 Residential density for 

multiple dwellings 

Objective: The density of multiple dwellings: 

(a) is compatible with the transition of densities sought by the 

Development Framework;  

(b) is compatible with the efficient utilisation of land and infrastructure; and  

(c) promotes housing diversity nearby to services.  

Acceptable Solutions Performance Criteria 

A1 

Multiple dwellings must have a site area per 

dwelling of not less than: 

(a) 200m2 for Precinct A; 

(b) 400m2 for Precinct B; 

(c) 800m2 for Precinct C; and 

(d) 200m2 for Precinct D. 

 

P1 

Multiple dwellings must only have a site area 

per dwelling that is less than the Acceptable 

Solution if the development will not exceed the 

capacity of infrastructure services and 

(a) It promotes housing diversity; 

(b) is compatible with the density of 

existing development on established 

properties in the area; 

(c) For Precincts A, B and D, is consistent 

with the housing typologies shown in 

Figures BRI-S13.5 – 13.8; 

(d) the site is within 400m walking distance 

of a shop, medical centre, community 

centre or a public transport stop;  

(e) is consistent with the Development 

Framework regarding lots identified for 

diverse housing typologies;  

(f) if in Precinct C, the site area per 

dwelling is not less than 700m2 and the 

development can manage site 

constraints; and  

(g) if in Precinct D, is consistent with 

Development Precinct D and Local 

Area Objectives.  

 

 

 

 

 

 



BRI-S13.8.2 Setbacks and building envelope for all dwellings – Precinct A 

This clause is in substitution for General Residential Zone – clause 8.4.2 Setbacks and building 

envelope for all dwellings. 

Objective: The siting and scale of dwellings: 

(a) provides for greater diversity of dwelling types to support a wide range of 

households; 

(b) provides reasonably consistent separation between dwellings and the 

primary frontage; 

(c) provides consistency in the apparent scale, bulk, massing and proportion 

of dwellings; 

(d) provides height and setback compatible with the streetscape and not 

causing unreasonable loss of amenity; 

(e) provides separation from dwellings on the same site or adjoining 

properties to allow reasonable opportunity for daylight and sunlight to 

enter habitable rooms and private open space; and 

(f) Provides good quality dwelling design and landscaping which contributes 

positively to the streetscape and provides for residential amenity.   

Acceptable Solutions Performance Criteria 

A1 

Unless within a building area on a sealed plan, a 

dwelling, excluding garages, carports and 

protrusions that extend not more than 0.9m into 

the frontage setback, must have a setback from 

a frontage that is: 

(a) if the frontage is a primary frontage, not 

less than 3m, or, if the setback from the 

primary frontage is less than 3m, not less 

than the setback, from the primary 

frontage, of any existing dwelling on the 

site; 

(b) if the frontage is not a primary frontage, not 

less than 2m, or, if the setback from the 

frontage is less than 2m, not less than the 

setback, from a frontage that is not a 

primary frontage, of any existing dwelling 

on the site; 

(c) if for a vacant site and there are existing 

dwellings on adjoining properties on the 

same street, not more than the greater, or 

less than the lesser, setback for the 

equivalent frontage of the dwellings on the 

adjoining sites on the same street; or 

(d) if located above a non-residential use at 

ground floor level, not less than the 

setback from the frontage of the ground 

floor level. 

P1 

A dwelling must have a setback from 

a frontage so that the development is 

compatible with the streetscape, having regard 

to: 

(a) topography of the site; 

(b) the building line within the streetscape 

and prevailing setbacks of buildings on 

nearby properties; 

(c) any overshadowing of habitable rooms 

and private open space on adjoining 

properties or public places created by a 

greater setback; 

(d) the height, bulk and form when viewed 

from adjoining properties;. and 

(e) for townhouse, the prevailing setbacks of 

existing townhouses on adjoining lots.  



A2 

A dwelling, excluding townhouses, outbuildings 

with a building height of not more than 2.4m, and 

protrusions that extend not more than 0.9m, 

must: 

(a) Be contained within a building envelope 

(refer to Figures BRI-S13.9, 13.10 and 

13.11) determined by: 

(i) A distance equal to the frontage 
setback or for an internal lot, a 
distance of not less than 3.0m from 
the rear boundary or a property with 
an adjoining frontage; and 

(ii) Projecting a line at an angle of 45 

degrees from the horizontal at a height 

of 3.5m a above existing ground level 

at the side and rear boundaries to a 

building height of not more than 8.5m 

above existing ground level; and 

(b) Be setback not less than 1.5m from a side 

or rear boundary up to a wall height of 

3.5m that extends: 

(i) no more than 9.0m in length; or  
(i) not exceeding two-thirds the length of 

the side or rear boundary, 

whichever is the lesser. 

P2 

A dwelling must be sited so that there is no 

unreasonable loss of amenity to 

adjoining properties, having regard to: 

(a) the topography of the site; 

(b) the size, shape and orientation of the 

site; 

(c) the setbacks of surrounding buildings; 

(d) the height, bulk and form of existing and 

proposed buildings; 

(e) the existing buildings and private open 

space on the site;  

(f) sunlight to private open space and 

windows of habitable rooms on 

adjoining properties; and  

(g) If for multiple dwellings, a design 

response report.  

 

 

 

 

A3  

A dwelling in a townhouse arrangement must 

have a building height not more than 8.5m. 

P3 

A dwelling in a townhouse arrangement must be 

compatible with the heights of other buildings in 

the streetscape, and not cause an 

unreasonable loss of amenity to adjoining 

properties, having regard to: 

(a) visual impacts caused by the 

apparent scale of the proposal when 

viewed from an adjoining property; 

(b) the height of buildings on the site and 

adjacent properties; 

(d) sunlight to private open space and 

dwellings on adjoining properties;   

(f) the development potential of 

buildings in the streetscape and its 

desired future character; and  

(g) A design response report.  

 

A4 

Except where a side wall directly abuts the wall of 

another dwelling within the same townhouse 

P4 

A dwelling in a townhouse arrangement must 

be sited so that there is no unreasonable loss of 



arrangement,  side setbacks for a dwelling in a 

townhouse arrangement must: 

(a) where the wall does not exceed 3.5m in 

height, a side setback of not less than 1.0m; 

and 

(b) where the wall exceeds 3.5m in height, a 

side setback: 

(i) not less than 2.0m; or 

(ii) 0.5m for every metre in height above 3.5 

metres 

whichever is the greater.  

 

 

 

 

amenity to adjoining properties and achieves a 

reasonable design outcome sympathetic to the 

site and surrounds, having regard to: 

(a) the topography of the site; 

(b) the size, shape and orientation of the 

site; 

(c) the setbacks of surrounding buildings; 

(d) the height, bulk and form of existing and 

proposed buildings; 

(e) the existing buildings and private open 

space on the site; 

(f) access to sunlight to private open 

space and windows of habitable rooms 

on adjoining properties;  

(g) minimised overlooking into adjoining 

properties through appropriate siting or 

design of windows, balconies, and 

private open space;  

(h) compatibility with the housing 
typologies shown in Figure BRI 13.5 
and 13.6; and  

(i) a design response report.  

A5 

A dwelling in a townhouse arrangement must: 

(a) have a rear setback not less than 3.0m for 

the first building level, or 0m where the rear 

boundary abuts a laneway; and 

(b) not less than 5.0m for any second building 

level, or 3.0m where the rear boundary 

abuts a laneway.  

 

P5 

A dwelling in a townhouse arrangement   must 

be sited so that there is no unreasonable loss of 

amenity to adjoining properties, and achieves a 

reasonable design outcome sympathetic to the 

site and surrounds, having regard to: 

(a) the topography of the site; 

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

(c) the setbacks of surrounding buildings; 

(d) the height, bulk and form of existing and 

proposed buildings; 

(e) the existing buildings and private open 

space on the site; 

(f) access to sunlight of private open 

space and windows of habitable rooms on 

adjoining properties; 

(g) minimised overlooking into adjoining 

properties through appropriate siting or 

design of windows, balconies, and private 

open space;  

(h) compatibility with the housing typologies 
shown in Figure BRI 13.5 and 13.6; and  

(i) a design response report.  

 

 



BRI-S13.8.3 Setbacks and building envelope for all dwellings – Precinct B 

This clause is in substitution for General Residential Zone – clause 8.4.2 Setbacks and building 

envelope for all dwellings 

Objective: The siting and scale of dwellings: 

(a) Provides reasonably consistent separation between dwellings and the 

primary frontage; 

(b) Provides consistency in the apparent scale, bulk, massing and proportion 

of dwellings; 

(c) Provides height and setback compatible with the streetscape and not 

causing unreasonable loss of amenity; 

(d) Provides separation from dwellings on the same site or adjoining 

properties to allow reasonable opportunity for daylight and sunlight to 

enter habitable rooms and private open space; 

(e) Provides reasonable access to sunlight for existing solar energy 

installation; and 

(f) Provides good quality dwelling design and landscaping which contributes 

positively to the streetscape and provides for residential amenity.  

Acceptable Solutions Performance Criteria 

A1 

A dwelling, excluding garages, carports and 

protrusions that extend not more than 0.9m (such 

as eaves, steps, porches, and awnings), must 

have a setback from a frontage that is: 

(a) if the frontage is a primary frontage, not 

less than 4.5m, or, if the setback from the 

primary frontage is less than 4.5m, not 

less than the setback, from the primary 

frontage, of any existing dwelling on the 

site; 

(b) if the frontage is not a primary frontage, 

not less than 3m, or, if the setback from 

the frontage is less than 3m, not less than 

the setback, from a frontage that is not a 

primary frontage, of any existing dwelling 

on the site; 

(c) if for a vacant site and there are existing 

dwellings on adjoining properties on the 

same street, not more than the greater, 

or less than the lesser, setback for the 

equivalent frontage of the dwellings on 

the adjoining sites on the same street; or 

(d) if located above a non-residential use at 

ground floor level, not less than the 

setback from the frontage of the ground 

floor level. 

 

P1 

A dwelling must have a setback from 

a frontage so that the development is 

compatible with the streetscape, having regard 

to: 

(a) topography of the site; 

(b) the building line within the streetscape 

and prevailing setbacks of buildings on 

nearby properties; 

(c) any overshadowing of habitable rooms 

and private open space on adjoining 

properties or public places created by 

a greater setback; and 

(d) the height, bulk and form when viewed 

from adjoining properties. 



A2 

A dwelling, excluding townhouses, outbuildings 

with a building height of not more than 2.4m, and 

protrusions that extend not more than 0.9m, 

must: 

(a) Be contained within a building envelope 

(refer to Figures BRI-S13.9, 13.10 and 

13.10) determined by: 

(i) A distance equal to the frontage 
setback or for an internal lot, a 
distance of not less than 4.5m from 
the rear boundary or a property with 
an adjoining frontage; and 

(ii) Projecting a line at an angle of 45 

degrees from the horizontal at a 

height of 3.5m a above existing 

ground level at the side and rear 

boundaries to a building height of not 

more than 8.5m above existing 

ground level; and 

(b) Be setback not less than 1.5m from a 

side or rear boundary up to a wall height 

of 3.5m that extends: 

(ii) no more than 9.0m in length; or  
(ii) two-thirds the length of the side 

or rear boundary. 

whichever is the lesser. 

P2 

A dwelling must be sited so that there is no 

unreasonable loss of amenity to 

adjoining properties, having regard to: 

(a) the topography of the site; 

(b) the size, shape and orientation of the 

site; 

(c) the setbacks of surrounding buildings; 

(d) the height, bulk and form of existing and 

proposed buildings; 

(e) the existing buildings and private open 

space on the site; 

(f) sunlight to private open space and 

windows of habitable rooms on 

adjoining properties; and  

(g) If for multiple dwellings, a design 

response report.  

 

 

A3  

A dwelling in a townhouse arrangement must 

have a building height not more than 8.5m. 

P3 

A dwelling in a townhouse arrangement must be 
compatible with the heights of other buildings in 
the streetscape, and not cause an 
unreasonable loss of amenity to adjoining 
properties, having regard to: 

(a) visual impacts caused by the apparent 

scale of the proposal when viewed from 

an adjoining property; 

(b) the height of buildings on the site and 

adjacent properties; 

(c) sunlight to private open space and 

dwellings on adjoining properties;   

(d) the development potential of buildings 

in the streetscape and its desired future 

character;  

(e) compatibility with the housing 
typologies shown in Figure BRI 13.5 
and 13.6; and  

(f) a design response report 



A4 

Except where a side wall directly abuts the wall of 

another dwelling within the same townhouse 

arrangement,  side setbacks for a dwelling in a 

townhouse arrangement must: 

(a) where the wall does not exceed 3.5m in 

height, a side setback of not less than 

1.0m; and 

(b) where the wall exceeds 3.5m in height, a 

side setback: 

(i) not less than 2.0m; or 

(ii) 0.5m for every metre in height 

above 3.5 metres 

whichever is the greater.  

 

 

 

 

P4 

A dwelling in a townhouse arrangement must 

be sited so that there is no unreasonable loss of 

amenity to adjoining properties and achieves a 

reasonable design outcome sympathetic to the 

site and surrounds, having regard to: 

(a) the topography of the site; 

(b) the size, shape and orientation of the 

site; 

(c) the setbacks of surrounding buildings; 

(d) the height, bulk and form of existing and 

proposed buildings; 

(e) the existing buildings and private open 

space on the site; 

(f) access to sunlight to private open 

space and windows of habitable rooms 

on adjoining properties;  

(g) minimised overlooking into adjoining 

properties through appropriate siting or 

design of windows, balconies, and 

private open space;  

(h) compatibility with the housing 

typologies shown in Figure BRI 13.5 

and 13.6; and  

(i) a design response report.  

A5 

A dwelling in a townhouse arrangement must: 

(a) have a rear setback not less than 3.0m for 

the first building level, or 0m where the rear 

boundary abuts a laneway; and 

(b) not less than 5.0m for any second building 

level, or 3.0m where the rear boundary 

abuts a laneway.  

 

P5 

A dwelling in a townhouse arrangement   must 

be sited so that there is no unreasonable loss of 

amenity to adjoining properties, and achieves a 

reasonable design outcome sympathetic to the 

site and surrounds, having regard to: 

(a) the topography of the site; 

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

(c) the setbacks of surrounding buildings; 

(d) the height, bulk and form of existing and 

proposed buildings; 

(e) the existing buildings and private open 

space on the site; 

(f) access to sunlight of private open 

space and windows of habitable rooms on 

adjoining properties; 

(g) minimised overlooking into adjoining 

properties through appropriate siting or 

design of windows, balconies, and private 

open space;  

(h) compatibility with the housing typologies 

shown in Figure BRI 13.5 and 13.6; and  



(i) a design response report. 

 

 

BRI-S13.8.4 Setbacks and building envelope for all dwellings – Precinct C 

This clause is in substitution for General Residential Zone – clause 8.4.2 Setbacks and building 

envelope for all dwellings. 

Objective: The siting and scale of dwellings: 

(a) provides for greater diversity of dwelling types to support a wide range 

of households; 

(b) provides reasonably consistent separation between dwellings and the 

primary frontage; 

(c) provides consistency in the apparent scale, bulk, massing and 

proportion of dwellings; 

(d) provides height and setback compatible with the streetscape and not 

causing unreasonable loss of amenity; 

(e) provides separation from dwellings on the same site or adjoining 

properties to allow reasonable opportunity for daylight and sunlight to 

enter habitable rooms and private open space; and  

(f) Provides good quality dwelling design and landscaping which 

contributes positively to the streetscape and provides for residential 

amenity. 

Acceptable Solutions Performance Criteria 

A1 

Dwellings, excluding garages, carports, 

protrusions that extend not more than 0.9m (such 

as eaves, steps, porches, and awnings), must 

have a setback from a frontage that is: 

(a) if the frontage is a primary frontage, not less 

than 8m and not more than 12.0m; or 

(b) for a second storey located above a garage, 

not less than 8m and not more than 12.0m; 

or 

(c) if the frontage is not a primary frontage, not 

less than 3.0m. 

 

P1 

A dwelling must have a setback from 

a frontage so that the development is 

compatible with the streetscape, having regard 

to: 

(a) topography of the site; 

(b) the building line within the streetscape 

and prevailing setbacks of buildings on 

nearby properties; 

(c) any overshadowing of habitable rooms 

and private open space on adjoining 

properties or public places created by a 

greater setback; and 

(d) the height, bulk and form when viewed 

from adjoining properties. 

A2 

Dwellings, excluding outbuildings with a building 

height of not more than 2.4m and protrusions that 

extend not more than 0.9m horizontally from the 

building, must have a setback from side and rear 

boundaries of not less than 5m. 

P2 

A dwelling must be sited so that there is no 

unreasonable loss of amenity to 

adjoining properties, having regard to: 

(a) the topography of the site; 

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

(c) the setbacks of surrounding buildings; 



(d) the height, bulk and form of existing and 

proposed buildings; 

(e) the existing buildings and private open 

space on the site;  

(f) sunlight to private open space and 

windows of habitable rooms on adjoining 

properties; 

(g) the character of development existing on 

established properties in the area; and  

(h) If for multiple dwellings, a design 

response report.  

 

 

BRI-S13.8.5 Site coverage, landscaping and private open space for all dwellings – All 

Precincts  

This clause is in substitution for General Residential Zone – clause 8.4.3 Site coverage and private 

open space for all dwellings 

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

provide: 

(a) for outdoor recreation and the operational needs of the residents; 

(b) opportunities for the planting of gardens and landscaping;  

(c) private open space that is conveniently located and has access to 

sunlight; and  

(d) landscaping which enhances residential amenity and the character of the 

area, and minimises the extent of impervious surfaces. 

Acceptable Solutions Performance Criteria 

A1 

Dwellings must have:  

(a) a site coverage consistent with Table BRI-

S13.10.1; and   

(b) for multiple dwellings (excluding 

townhouses), a total area of private open 

space of not less than 60m2 associated with 

each dwelling, unless the dwelling has a 

finished floor level that is entirely more than 

1.8m above the finished floor level 

(excluding a garage, carport or entry foyer).  

P1 

Dwellings must have: 

(a) Site coverage consistent with that existing 

on established properties within the 

precinct; 

(b) Private open space that is of a size and 

with dimensions that are appropriate for 

the size of the dwelling and is able to 

accommodate: 

i. Outdoor recreational space consistent 

with the projected requirements of the 

occupants and, for multiple dwellings, 

take into account any common open 

space provided for this purpose within 

the development;  

ii. Operational needs, such as clothes 

drying and storage; and 

iii. Reasonable space for the planting of 

gardens and landscaping. 

https://tpso.planning.tas.gov.au/tpso/external/planning-scheme-viewer/terms/45/open?effectiveForDate=2025-03-26#term-45


A2 

A dwelling must have private open space that: 

(a) is in one location, and is not less than: 
(i) 24m2; or 
(ii) 12m2, if the dwelling is a multiple 

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

(b) if the dwelling is a townhouse, is not less 
than 24m2 and a minimum of 16m2 is 
accessible from a living room; and 

(c) has a minimum horizontal dimension of not 
less than: 

(i) 2m, if the dwelling is a multiple 
dwelling with a finished floor level 
that is entirely more than 1.8m above 
the finished ground level (excluding 
a garage, carport or entry foyer); or 

(ii) 3m, where located at the ground 
level of a townhouse; or  

(iii) 2m, where located at the upper level 
of a townhouse; or 

(iv) 4m in all other cases; and 
(d) is only located between the dwelling and 

the frontage if: 
(i) in the form of a balcony; or  
(ii) the frontage is orientated between 

30 degrees west of true north and 30 
degrees east of true north; and  

(e) has a gradient not steeper than 1 in 10; 
and 

(f) is accessed from a habitable room. 
 

P2 

A dwelling must have private open space that 
includes an area capable of serving as an 
extension of the dwelling for outdoor 
relaxation, dining, entertaining and children’s 
play and is: 
(a) conveniently located in relation to a living 

area of the dwelling; and 

(b) orientated to take advantage of sunlight. 

A3  

A dwelling must provide a landscaping area not 

less than 25% of the site, as shown on a 

landscaping plan, prepared by a suitably 

qualified person.  

 

 

P3  

A dwelling must provide a reasonable level of 

landscaping to contribute to residential amenity 

and avoids excessive pervious areas on a site, 

as shown on a landscaping plan, prepared by a 

suitably qualified person. 

 

 

BRI-S13.8.6 Sunlight to private open space of multiple dwellings – All Precincts   

This clause is in substitution for General Residential Zone – clause 8.4.4 Sunlight to private open 

space of multiple dwellings 

Objective: That the separation between multiple dwellings provides reasonable 

opportunity for sunlight to private open space for dwellings on the same site. 

Acceptable Solutions Performance Criteria 

A1 

A multiple dwelling (excluding an associated 

outbuilding with a building height of not more than 

2.4m or protrusions that extend not more than 

P1 

A multiple dwelling must be designed and sited 

to not cause an unreasonable loss of amenity 

by overshadowing the private open space of 

https://tpso.planning.tas.gov.au/tpso/external/planning-scheme-viewer/terms/688/open?effectiveForDate=2025-03-26#term-688
https://tpso.planning.tas.gov.au/tpso/external/planning-scheme-viewer/terms/201/open?effectiveForDate=2025-03-26#term-201
https://tpso.planning.tas.gov.au/tpso/external/planning-scheme-viewer/terms/688/open?effectiveForDate=2025-03-26#term-688
https://tpso.planning.tas.gov.au/tpso/external/planning-scheme-viewer/terms/201/open?effectiveForDate=2025-03-26#term-201
https://tpso.planning.tas.gov.au/tpso/external/planning-scheme-viewer/terms/688/open?effectiveForDate=2025-03-26#term-688
https://tpso.planning.tas.gov.au/tpso/external/planning-scheme-viewer/terms/182/open?effectiveForDate=2025-03-31#term-182
https://tpso.planning.tas.gov.au/tpso/external/planning-scheme-viewer/terms/201/open?effectiveForDate=2025-03-31#term-201
https://tpso.planning.tas.gov.au/tpso/external/planning-scheme-viewer/terms/232/open?effectiveForDate=2025-03-31#term-232


0.9m), located to the north of the private open 

space of another dwelling on the same site that is 

required to satisfy A2 or P2 of clause BRI-S13.8.5  

must satisfy (a) or (b), unless excluded by (c): 

(a) the multiple dwelling is contained within a 

line projecting:  

(i) at a distance of 3.0m from the northern 

edge of the private open space; and  

(ii) vertically to a height of 3.5m above 

existing ground level and then at an 

angle of 45 degrees from the horizontal 

(see Figure BRI-S13.12); or 

(b) the multiple dwelling does not cause 50% of 

the private open space to receive less than 

3 hours of sunlight between 9.00am and 

3.00pm on 21st June. 

(c) this Acceptable Solution excludes that 

part of a multiple dwelling consisting of: 

(i) an outbuilding with a building height not 

more than 2.4m; or 

(i) protrusions that extend not more than 

0.9m horizontally from the multiple 

dwelling. 

another dwelling on the same site, which is 

required to satisfy A2 or P2 of clause BRI-

S13.8.5  must satisfy (a) or (b)  of this planning 

scheme. 

 

 

 

 

BRI-S13.8.7 Solar Access – All Precincts  

This clause is in addition to General Residential Zone – clause 8.4 Development Standards for 
Dwellings.  

Objective: To ensure that development layout optimises daylight access to habitable 

rooms and open space areas, and minimises unreasonable overshadowing of 

neighbouring properties. 

Acceptable Solutions Performance Criteria 

A1 

A dwelling must be designed to achieve the 

following:  

(a) 3hrs of direct sunlight access to a 

habitable room window (excluding 

bedrooms) between 9am and 3pm on 

winter solstice; 

(b) 3hrs of direct sunlight access to no less 

than 50% of principal private open space 

between 9am and 3pm on winter 

solstice; and  

(c) Does not cause an adjoining property to 

receive less than 3hrs of direct sunlight 

access to a habitable room, solar energy 

installation, or on 50% principal private 

P1 

A dwelling must be designed to receive a 

reasonable level of solar access to habitable 

rooms and private open space and not 

unreasonably impact on adjoining properties 

solar access, having regard to:  

(a) the prevailing topography, site 

characteristics and location; 

(b) the extent of sunlight access at solstice 

and equinox period. 

 



open space between 9am and 3pm on 

winter solstice. 

 

 

BRI- S13.8.8 Width of openings for garages and carports for all dwellings – Precinct A 

This clause is in substitution for General Residential Zone – clause 8.4.5 Width of openings for garages 

and carports for all dwellings.  

Objective: Garages and carports: 

(a) Contribute to an interesting streetscape through setback articulation 

within the front building elevation; and 

(b) Do not dominate the streetscape along a primary frontage. 

Acceptable Solutions Performance Criteria 

A1 

A garage or carport must: 

(a) have a single or single tandem garage, 

not more than 6.6m wide, accessed from 

the primary frontage; and 

(b) be no greater than 50% of the width of 

the combined garage / carport and 

dwelling. 

P1 

The width of a garage or carport must not be the 

dominant visual element on a site when viewed 

from the street, having regard to: 

(a) the design of existing garages and 

carports within the street; 

(b) he design of the garage or carport; and 

(c) he design of the existing or proposed 

dwelling on the site. 

A2 

A garage or carport must: 

(a) If gaining access from a primary frontage, 

be setback not less than 0.5m behind the 

front building elevation of the associated 

dwelling; or  

(b) If gaining access from a secondary frontage,  

be setback not less than 1.5m. 

 

P2 

A garage or carport must be designed and sited 

to  contribute to a visually interesting 

streetscape, having regard to: 

(a) the materials and finishes of the garage 

/ carport; 

(b) the siting and design of existing 

garages and carports within the street; 

(c) the design of the existing or proposed 

dwelling on the site; and  

(d) topographical constraints. 

 

 

BRI-S13.8.9 Width of openings for garages and carports for all dwellings – Precinct B 

This clause is in substitution for General Residential Zone – clause 8.4.5 Width of openings for garages 

and carports for all dwellings 

Objective: Garages and carports: 

(a) Contribute to an interesting streetscape through setback articulation 

within the front building elevation; and 

(b) Do not dominate the streetscape along a primary frontage. 

 



Acceptable Solutions Performance Criteria 

A1 

A garage or carport must: 

(a) If gaining access from a primary frontage, 

be setback not less than 0.5m behind the 

front building elevation of the associated 

dwelling; or  

(b) If gaining access from a secondary frontage,  

be setback not less than 1.5m.  

P1 

A garage or carport must be designed and sited 

to  contribute to a visually interesting 

streetscape, having regard to: 

(a) the materials and finishes of the garage 

/ carport; 

(b) the siting and design of existing 

garages and carports within the street; 

(c) the design of the existing or proposed 

dwelling on the site; and  

(d) topographical constraints. 

A2 

A garage or carport must: 

(a) have a single or single tandem garage, 

not more than 6.6m wide, accessed from 

the primary frontage; and 

(b) be no greater than 50% of the width of 

the combined garage / carport and 

dwelling. 

 

P2 

The width of a garage or carport must not be the 

dominant visual element on a site when viewed 

from the street, having regard to: 

(a) the design of existing garages and 

carports within the street; 

(b) the design of the garage or carport; and 

(c) the design of the existing or proposed 

dwelling on the site. 

 

 

BRI-S13.8.10 Width of openings for garages and carports for all dwellings – Precinct C 

This clause is in substitution for General Residential Zone – clause 8.4.5 Width of openings for garages 

and carports for all dwellings  

Objective: Garages and carports: 

(a) Contribute to an interesting streetscape through setback articulation 

within the front building elevation; and 

(b) Do not dominate the streetscape along a primary frontage. 

Acceptable Solutions Performance Criteria 

A1 

A garage or carport must be setback no less than 

0.5m behind the front building elevation of the 

associated dwelling.  

P1 

A garage or carport must be designed and sited 

to  contribute to a visually interesting 

streetscape, having regard to: 

(a) the materials and finishes of the garage 

/ carport; 

(b) the siting and design of existing 

garages and carports within the street; 

(c) the design of the existing or proposed 

dwelling on the site; and  

(d) topographical constraints. 

 



A2 

A garage or carport for a dwelling within 12m of a 

primary frontage, whether the garage or carport 

is free-standing or part of the dwelling, must have 

a total width of openings facing the primary 

frontage of not more than 6m or half the width of 

the frontage (whichever is the lesser). 

P2 

A garage or carport for a dwelling must be 

designed to minimise the width of its openings 

that are visible from the street, so as to reduce 

the potential for the openings of a garage or 

carport to dominate the primary frontage. 

 

 

BRI-S13.8.11 Dwelling Design – All Precincts  

This clause is in addition to General Residential Zone – clause 8.4 Development Standards for 

Dwellings. 

Objective: Dwellings: 

(a) maintain a high standard of design; 

(b) maximise opportunities for passive surveillance of the street and areas 

of public open space; and  

(c) contribute positively to the streetscape and areas of public open space 

by incorporating design elements that engage with the public realm. 

Acceptable Solutions Performance Criteria 

A1 

Each dwelling with a front building elevation 

facing a primary frontage must: 

(a) include at least one window facing the 

frontage from a habitable room that has a 

minimum internal room dimension of 2.4m; 

and 

(b) have an aggregate window area of at least 

2m2 facing the primary frontage 

P1 

Dwellings with a front building elevation facing 

a primary frontage must be designed to provide 

a reasonable level of passive surveillance of the 

street and engagement with the public realm.  

 

 

A2 

The front building elevation of a dwelling facing a 

primary frontage must include an entry door that 

is readily visible from the primary frontage. 

P2 

A dwelling must be designed so the front 

building elevation contributes positively to the 

streetscape, having regard to: 

(a) topography;  

(b) the location of existing or proposed 

dwellings on the site; and 

(c) any other site constraints.  

A3 

The front building elevation of a dwelling,  

(excluding multiple dwellings), must incorporate 

at least 3 of the following design features: 

(a) a minimum of 30% of the building wall is set 

back an additional 300mm from the building 

line; 

P3 

A single dwelling must be designed to provide 

visual interest and articulation to the building 

elevation facing a street (excluding a laneway), 

in a manner that positively contributes to the 

streetscape character, having regard to: 



(b) a porch or portico projects at least 1.0m 

from the building wall; 

(c) a balcony projects from the building wall 

(d) a verandah projects at least 1.0m from the 

building wall; 

(e) eaves of a minimum 400mm width extend 

along the width of the front building 

elevation; 

(f) a minimum 30% of the width of the upper-

level projects forward from the lower-level 

primary building line by at least 300mm; and 

(g) a minimum of two different materials or 

finishes are incorporated on the walls of the 

front building elevation, with a maximum of 

80% of the building elevation in a single 

material or finish. 

(a) the articulation, materials, and detailing of 

the front and street-facing building 

elevations; 

(b) the presence and scale of balconies, 

porches, verandahs, or other architectural 

elements that reinforce a pedestrian scale; 

(c) the use of varied building materials, 

finishes, or textures that break up large 

surface areas; 

(d) the interface with the public realm, 

including the visibility of the entrance and 

passive surveillance of the street; and  

(e)   the character of surrounding development. 

A4 

The building elevation of a dwelling (excluding 

multiple dwellings) facing a secondary frontage 

(excluding a laneway), must incorporate at least 

2 of the following design features: 

(a) a minimum of 30% of the building wall is set 

back an additional 300mm from the building 

line; 

(b) a porch or portico projects at least 1.0m 

from the building wall; 

(c) a balcony projects from the building wall; 

(d) a verandah projects at least 1.0m from the 

building wall; 

(e) eaves of a minimum 400mm width extend 

along the width of the front building 

elevation; 

(f) a minimum 30% of the width of the upper-

level projects forward from the lower-level 

primary building line by at least 300mm; and 

(g) a minimum of two different materials or 

finishes are incorporated on the walls of the 

front building elevation, with a maximum of 

80% of the building elevation in a single 

material or finish. 

P4 

A single dwelling must be designed to provide 

visual interest and articulation to the building 

elevation facing a street (excluding a laneway), 

in a manner that positively contributes to the 

streetscape character, having regard to: 

(a) the articulation, materials, and detailing of 

the front and street-facing building 

elevations; 

(b) the presence and scale of balconies, 

porches, verandahs, or other architectural 

elements that reinforce a pedestrian scale; 

(c) the use of varied building materials, 

finishes, or textures that break up large 

surface areas; and  

(d) the character of surrounding development. 

(e) the interface with the public realm, including 

the visibility of the entrance and passive 

surveillance of the street; and 

(f) the character of surrounding development. 

 



A5 

Where a dwelling faces a laneway, the frontage 

must be designed to provide: 

(a) a balcony facing the laneway; or 

(b) incorporates at least one habitable room 
window or a balcony that provides direct 
views to the laneway.  

 

P5 

A dwelling must be designed to provide visual 
interest and articulation to the building elevation 
facing a laneway in a manner that positively 
contributes to the streetscape character, and 
provides passive surveillance,   having regard 
to: 

(a) the articulation, materials, and detailing 

of the front and street-facing building 

elevations; 

(b) the presence and scale of balconies, 

porches, verandahs, or other 

architectural elements that reinforce a 

pedestrian scale; 

(c) the use of varied building materials, 

finishes, or textures that break up large 

surface areas; 

(d) the interface with the public realm, 

including the visibility of the entrance 

and passive surveillance of the 

laneway; and 

(e) the character of surrounding 

development. 

A6 

Where a dwelling has an elevation facing an 

adjoining area of public open space, the elevation 

must: 

(a) incorporate at least one habitable room 

window or a balcony that provides direct 

views of the public open space;  

(b) boundary fencing that utilises a 

combination of solid and permeable 

elements (no less than 50% 

transparency) to promote visual 

connectivity; 

(c)  avoid blank walls greater than 3 metres 

in length facing the public open space; 

(d) Include at least 1 of the following design 

features: 

(i) a minimum of 30% of the building 

wall is set back an additional 

300mm from the building line; 

(ii) a balcony projects from the building 

wall; 

(iii) a verandah projects at least 1.0m 

from the building wall; 

P6 

A dwelling must be designed to provide visual 

interest and articulation to the building elevation 

facing an adjoining area of public open space  

that positively contributes to the streetscape 

character, and provides passive surveillance, 

having regard to: 

(a) the articulation, materials, and detailing 

of the front and street-facing building 

elevations; 

(b) the presence and scale of balconies, 

porches, verandahs, or other 

architectural elements that reinforce a 

pedestrian scale; 

(c) the use of varied building materials, 

finishes, or textures that break up large 

surface areas; 

(d) the interface with the public realm, 

including the visibility of the entrance 

and passive surveillance of the public 

open space; and\ 

(e) the character of surrounding 

development. 



(iv) eaves of a minimum 400mm width 

extend along the width of the 

elevation; and 

(v) a minimum 30% of the width of the 

upper-level projects forward from 

the lower level primary building 

line by at least 300mm. 

A7 

No acceptable solution. 

P7 

Attached or abutting dwellings are designed to 

minimise the transmission of sound between 

dwellings and, in particular, to protect bedrooms 

from possible noise intrusions. 

 

 

BRI-S13.8.12 - Infrastructure provision for multiple dwellings – All Precincts  

This clause is in addition to General Residential Zone - clause 8.4 Development Standards for 
Dwellings. 

Objective: That multiple dwelling development delivers sufficient council infrastructure to 

provide for road and pedestrian network connectivity and amenity 

Acceptable Solutions Performance Criteria 

A1 

 

Not less than 1 street tree, which may include an 

existing street tree, must be provided along the 

frontage of a new multiple dwelling development, 

excluding for multiple dwelling development on 

an internal lot, in accordance with the species 

shown in Figure BRI-S13.13.  

 

P1 

 

Street trees must be provided along the 

frontage of a multiple dwelling development, 

having regard to: 

(a) the width of lot frontages; 

(b) the location of infrastructure; 

(c) the topography of the site; 

(d) the safety and efficiency of the road 

network; 

(e) the nature of the road; and 

(f) existing vegetation to be retained;  

(g) the location and species of trees shown 

in Figure BRI-S13.13; and 

(h) any advice from the road authority.  

 

 

 

 

 



BRI-S13.8.13 – Onsite Landscaping for multiple dwellings – All Precincts  

This clause is in addition to General Residential Zone - clause 8.4 Development Standards for 
Dwellings. 

Objective: That new multiple dwellings (including townhouses) contribute positively to the 

residential amenity, safety and character of the area through provision of trees 

and landscaping treatments. 

Acceptable Solutions Performance Criteria 

A1 

 

Multiple dwellings must provide not less than 1 

tree in the private open space of each dwelling 

which can grow to a minimum height of 3m and a 

minimum spread of 2m at maturity. 

P1 

 

Multiple dwellings must provide a reasonable 

level of landscaping, having regard to: 

(a) areas to be landscaped; 

(b) proposed planting; 

(c) the location of infrastructure; 

(d) the topography of the site;  

(e) existing vegetation to be retained on 

the site; and  

(f) a landscaping plan prepared by a 

suitably qualified person.  

A2 

 

Landscaping of parking and circulation areas, 

comprising not less than 5% of the total area of 

the parking and circulation areas, must be 

provided if more than 5 parking spaces are 

proposed. 

P2 

 

Landscaping of parking and circulation areas 

must contribute positively to the amenity and 

character of the area, having regard to: 

(a) minimising the visual impact of the 

parking and circulation areas on the 

streetscape; 

(b) minimising any loss of amenity of the 

occupants of adjoining properties;  

(c) minimising opportunities for crime or 

anti-social behaviour by avoiding the 

creation of concealment spaces; and  

(d) a landscaping plan prepared by a 

suitably qualified person. 

 

 

 

 

 

 



BRI-S13.9 – Development Standards for Buildings and Works – Precinct D 

BRI-S13.9.1 - Building height 

This clause is in substitution for General Residential Zone – clause 8.4.2 Setbacks and building 

envelope for all dwellings  

Objective: That building height:  

(a) enhances the streetscape through the scale, bulk and proportion of 

buildings; 

(b) is compatible with the streetscape and the prominent gateway location of 

Precinct D; and  

(c) does not unreasonably impact residential or public amenity. 

Acceptable Solutions Performance Criteria 

A1 

 

Building height must be not more than 9m. 

P1 

 

Building height must be compatible with the 

streetscape, prominent gateway location of 

Precinct D, the character of development 

existing on established properties in the area, 

and not unreasonably impact residential or 

public amenity,   having regard to: 

(a) the topography of the site; 

(b) the height, bulk and form of existing 

buildings on the site and adjacent 

properties; 

(c) the bulk and form of proposed buildings; 

(d) the apparent height when viewed from 

the adjoining road and public places;  

(e) any overshadowing of existing dwellings 

on the site, adjoining properties and 

public places; and  

(f) a design response report.  

 

 

BRI-S13.9.2 – Setbacks  

This clause is in substitution for General Residential Zone – Clause 8.4.2 Setbacks and building 

envelope for all dwellings and Clause 8.5.1 Non-dwelling development A6, P6.  

Objective: That building setback: 

(a) is compatible with the streetscape and prominent gateway location of 

Precinct D; 

(b) does not cause an unreasonable loss of amenity to adjacent 

residential uses; 

(c) minimises opportunities for crime and anti-social behaviour through 

setback of buildings; and  

(d) is reasonably compatible with Precinct D Development Framework.  

Acceptable Solutions Performance Criteria 



A1 

Buildings must be: 

(a) Setback no less than 15m from Boyer 
Road; and 

(b) At least 5m from any other frontage.  

 

P1 

 

Buildings must have a setback from a frontage 

that is compatible with the streetscape, and 

prominent gateway location of Precinct D, and 

minimises opportunities for crime and anti-

social behaviour, having regard to: 

(a) providing small variations in building 

alignment to break up long building 

façades; 

(b) providing variations in building 

alignment to provide a forecourt space 

for public use, such as outdoor dining 

or landscaping; 

(c) the avoidance of concealment spaces; 

(d) the ability to achieve passive 

surveillance; 

(e) the availability of lighting; 

(f) existing or proposed landscaping;  

(g) Precinct D Concept Plan in Figure BRI-

S13.3; and  

(h) a design response report. 

A2 

 

Except where a side wall directly abuts the wall of 

another dwelling within the same townhouse 

arrangement,  side setbacks for a dwelling in a 

townhouse arrangement must: 

(a) where the wall does not exceed 3.5m in 

height, a side setback of not less than 

1.0m; and 

(b) where the wall exceeds 3.5m in height, a 

side setback: 

(iii) not less than 2.0m; or 

(iv) 0.5m for every metre in height 

above 3.5 metres 

whichever is the greater.  

 

 

 

 

P2 

 

A dwelling in a townhouse arrangement must 

be sited so that there is no unreasonable loss of 

amenity to adjoining properties and achieves a 

reasonable design outcome sympathetic to the 

site and surrounds, having regard to: 

(a) the topography of the site; 

(b) the size, shape and orientation of the 

site; 

(c) the setbacks of surrounding buildings; 

(d) the height, bulk and form of existing and 

proposed buildings; 

(e) the existing buildings and private open 

space on the site; 

(f) access to sunlight to private open 

space and windows of habitable rooms 

on adjoining properties;  

(g) minimised overlooking into adjoining 

properties through appropriate siting or 

design of windows, balconies, and 

private open space;  



(h) compatibility with the housing 

typologies shown in Figures BRI 13.5 

– 13.8; and  

(i) a design response report.  

A3 

 

A dwelling in a townhouse arrangement must: 

(a) have a rear setback not less than 3.0m for 

the first building level, or 0m where the rear 

boundary abuts a laneway; and 

(b) not less than 5.0m for any second building 

level, or 3.0m where the rear boundary 

abuts a laneway.  

 

P3 

 

A dwelling in a townhouse arrangement   must 

be sited so that there is no unreasonable loss of 

amenity to adjoining properties, and achieves a 

reasonable design outcome sympathetic to the 

site and surrounds, having regard to: 

(a) the topography of the site; 

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

(c) the setbacks of surrounding buildings; 

(d) the height, bulk and form of existing and 

proposed buildings; 

(e) the existing buildings and private open 

space on the site; 

(f) access to sunlight of private open 

space and windows of habitable rooms on 

adjoining properties; 

(g)  minimised overlooking into adjoining 

properties through appropriate siting or 

design of windows, balconies, and private 

open space;  

(h) compatibility with the housing typologies 
shown in Figures BRI 13.5 – 13.8; and  

(i) a design response report. 

A4 
 
Air extraction, pumping, refrigeration systems or 

compressors must be separated not less than 

10.0m from a side boundary or an existing 

dwelling on the same site.  

P4 
 
Air conditioning, air extraction, pumping, 

heating or refrigeration systems or 

compressors within 10m of a side boundary 

must be designed, located, baffled or insulated 

to not cause an unreasonable loss 

of amenity to the adjoining, or adjacent 

residential uses on the same site, having 

regard to: 

(a) the characteristics and frequency of 
emissions generated; 

(b) the nature of the proposed use; 

(c) the topography of the site and location of 
the sensitive use; and 

(d) any proposed mitigation measures. 
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BRI-S13.9.3 Site Coverage and Private Open space for all dwellings  

This clause is in substitution for General Residential Zone – clause 8.4.3 - Site coverage and private 

open space for all dwellings 

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

provide: 

(a) for outdoor recreation and the operational needs of the residents; 

(b) opportunities for the planting of gardens and landscaping; and 

(c) private open space that is conveniently located and has access to 

sunlight. 

Acceptable Solutions Performance Criteria 

A1 

Dwellings must have: 

(a) a site coverage of not more than 65% 

(excluding eaves up to 0.6m wide); and 

(b) for multiple dwellings, a total area 

of private open space of not less than 40m² 

associated with each dwelling, unless 

the dwelling has a finished floor level that 

is entirely more than 1.8m above 

the finished ground level (excluding a 

garage, carport or entry foyer). 

 

P1 

Dwellings must have: 

(a) 
 

site coverage consistent with that existing 

on established properties in the area; 

(b) 

 
 

private open space that is of a size and 

with dimensions appropriate for the size 

of the dwelling and is able to 

accommodate: 

(i) outdoor recreational space 

consistent with the projected 

requirements of the occupants and, 

for multiple dwellings, take into 

account any common open space 

provided for this purpose within 

the development; and 

(ii) operational needs, such as clothes 

drying and storage; and 
 

(c) reasonable space for the planting of 

gardens and landscaping. 
 

A2 

A dwelling must have private open space that: 

(a) is in one location and is not less than: 
(i) 24m2; or 
(ii) 12.0m2, if the dwelling is a multiple 

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

(iii) 8.0m2, if the dwelling is located wholly 
above the ground floor level; or 

(b) is not less than: 
(i) 24m2, if the dwelling is a townhouse, 

with a minimum of 16m2 accessible 
from a living room; and 

(c) has a minimum horizontal dimension of not 
less than: 

(i) 4.0m; or 

P2 

A dwelling must have private open space that 
includes an area capable of serving as an 
extension of the dwelling for outdoor 
relaxation, dining, entertaining and children’s 
play and is: 

(a) conveniently located in relation to a 

living area of the dwelling;  

(b) orientated to take advantage of 

sunlight; or  

(c) there is ample public open space 

nearby to the site.  
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(ii) 3.0m, where located at the ground 
level of a townhouse; or  

(iii) 2.0m, where located at the upper 
level of a townhouse; or 

(iv) 2.0m, if the dwelling is located wholly 
above ground floor level; or 

(d) is only located between the dwelling and 
the frontage if in the form of a balcony; 
and 

(e) has a gradient not steeper than 1 in 10; 
and 

(f) is accessed from a habitable room. 

 

 

BRI-S13.9.4 Width of openings for garages and carports  

This clause is in substitution for General Residential Zone – clause 8.4.5 Width of openings for garages 

and carports for all dwellings and clause 8.5.2 Non-residential garages and carports. 

Objective: Garages and carports: 

(a) Contribute to an interesting streetscape through setback articulation 

within the front building elevation; and 

(b) Do not dominate the streetscape along a primary frontage. 

Acceptable Solutions Performance Criteria 

A1 

A garage or carport must be setback not less than 

0.5m behind the front building elevation of the 

associated dwelling. 

 

P1 

A garage or carport must be designed and sited 

to contribute to a visually interesting 

streetscape, having regard to: 

(a) the materials and finishes of the garage 

/ carport; 

(b) the siting and design of existing 

garages and carports within the street; 

(c) the design of the existing or proposed 

dwelling on the site; and  

(d) topographical constraints. 

A2 

A garage or carport must: 

(a) Have a single or single tandem garage, 

not more than 3.6m wide, accessed from 

the primary frontage; and 

(b) Be no greater than 50% of the width of 

the combined garage / carport and 

dwelling; or 

(c) Have a single, tandem, or double garage 

accessed from a secondary frontage. 

 

P2 

The width of a garage or carport must not be the 

dominant visual element on a site when viewed 

from the street, having regard to: 

(a) The design of existing garages and 

carports within the street; 

(b) The design of the garage or carport; 

and 

(c) The design of the existing or proposed 

dwelling on the site. 

 

 



BRI-S13.9.5 Building design 

This clause is in substitution for General Residential Zone – clause 8.5.1 Non-dwelling development 

A2, P2,  

Objective: That: 

(a) building design incorporates active frontages to encourage 

pedestrian activity and passive surveillance opportunities; 

(b) building design and façade treatment promotes a visually interesting 

streetscape befitting of the prominent gateway location;  

(c) buildings comprising dwellings are designed to provide a high level 

of residential amenity; and  

(d) non-residential and mixed use buildings are designed to protect the 

residential amenity of adjacent dwellings. 

Acceptable Solutions Performance Criteria 

A1 

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) excluding for Residential, 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) excluding for Residential, 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) excluding for Residential, provide 
awnings over a public footpath if existing 
on the site or on adjoining properties.  

 

P1 

New buildings or alterations to an existing 

façade must be designed to be compatible with 

the streetscape, having regard to: 

(a) how the main pedestrian access to 
the building will address the street or other 
public places; 

(b) excluding for Residential, windows on the 
façade facing the frontage for visual 
interest and passive surveillance of public 
spaces; 

(c) excluding for Residential, providing 
architectural detail or public art on large 
expanses of blank walls on the façade 
facing the frontage and other public spaces 
so as to contribute positively to 
the streetscape and public spaces; 

(d) installing security shutters or grilles over 
windows or doors on a façade facing 
the frontage or other public spaces only if 
essential for the security of the premises 
and any other alternatives are not practical;  

(f) Precinct D Concept Plan; and  

(g)  a design response report. 
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A2 

The habitable rooms, windows and balconies 

of dwellings within a mixed-use building must 

be separated by: 

(a) at least 6m from one another where 
there is a direct line of sight between 
them; 

(b) 3.0m or more from a side or rear 
property boundary. 

P2 

A dwelling within a mixed-use building must 

have habitable rooms, windows and balconies 

designed and positioned to be separated from 

those of other dwellings to provide visual and 

acoustic privacy and allow for natural ventilation 

and the infiltration of daylight into interior and 

outdoor spaces. 

 

A3 

No acceptable solution. 

P3 

Bedrooms are separated or shielded from 

common access areas, vehicle parking areas 

and access ways to mitigate noise and artificial 

light intrusion. 

A4 

The living room of a dwelling must incorporate 

a minimum of 1 window with an external 

outlook of the street frontage, private open 

space or public open space. 

P4 

Living rooms have an external outlook to provide 

a high standard of amenity for occupants. 

A5 

No acceptable solution. 

P5 

Balconies must be designed, positioned and 

integrated into the overall architectural form and 

detail of the development to: 

(a) respond to daylight, wind, and acoustic 
conditions to maximise comfort and 
provide visual privacy; and 

(b) allow views and casual surveillance of 
the street while providing for safety and 
visual privacy of nearby living spaces 
and private outdoor areas. 

A6 

No acceptable solution. 

P6 

The siting and scale of a building that is not 

a dwelling must: 

(a) not cause an unreasonable loss of amenity, 
having regard to: 

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

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

(iii) overshadowing of an adjoining vacant 
property; and 

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

 

(b) provide separation between buildings 
on adjoining properties that is consistent 
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with that existing on established properties 
in the area. 

 

A7 

A building that is not a dwelling, must have: 

(a) a site coverage of not more than 50% 
(excluding eaves up to 0.6m); and 

(b) a site area of which not less than 35% is 
free from impervious surfaces. 

 

P7 

A building that is not a dwelling, must have: 

(a) site coverage consistent with that existing 
on established properties in the area; and 

(b) reasonable space for the planting of 
gardens and landscaping. 

 

A8 

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 a frontage or other public places; 
and 

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

 

P8 

New buildings must be designed to be 

compatible with the streetscape , having regard 

to: 

(a) minimising the visual impact of mechanical 
plant and other service infrastructure, such 
as heat pumps, air conditioning units, 
switchboards, hot water units and the like, 
when viewed from the street or other public 
places; 

(b) minimising the visual impact of security 
shutters or grilles and roof-top service 
infrastructure, including lift structures; 

(c) 
 

providing suitable lighting to vehicle parking 
areas and pathways for the safety and 
security of users; 

(d) Local Area Objectives; and  

(e) a Design Response Report.  
 

 

 

 

BRI-S13.9.6 Fencing 

This clause is in substitution to General Residential Zone – clause 8.5 Development Standards for 
Non-Dwellings. 

Objective: That fencing: 

(a) is compatible with the streetscape and gateway location of 

Precinct D; and 

(b) does not cause an unreasonable loss of residential amenity to 

adjoining residential zones.  

Acceptable Solutions Performance Criteria 

A1 

No Acceptable Solution.19 

P1 

A fence (including a free-standing wall) within 
4.5m of a frontage must contribute positively to 
the streetscape, having regard to: 
(a) its height, design, location and extent; 

https://tpso.planning.tas.gov.au/tpso/external/planning-scheme-viewer/terms/61/open?effectiveForDate=2025-05-09#term-61
https://tpso.planning.tas.gov.au/tpso/external/planning-scheme-viewer/terms/688/open?effectiveForDate=2025-05-09#term-688
https://tpso.planning.tas.gov.au/tpso/external/planning-scheme-viewer/terms/234/open?effectiveForDate=2025-05-09#term-234
https://tpso.planning.tas.gov.au/tpso/external/planning-scheme-viewer/terms/232/open?effectiveForDate=2025-05-09#term-232
https://tpso.planning.tas.gov.au/tpso/external/planning-scheme-viewer/terms/61/open?effectiveForDate=2025-05-09#term-61
https://tpso.planning.tas.gov.au/tpso/external/planning-scheme-viewer/terms/688/open?effectiveForDate=2025-05-09#term-688
https://tpso.planning.tas.gov.au/tpso/external/planning-scheme-viewer/terms/234/open?effectiveForDate=2025-05-09#term-234
https://tpso.planning.tas.gov.au/tpso/external/planning-scheme-viewer/terms/699/open?effectiveForDate=2025-04-14#term-699
https://tpso.planning.tas.gov.au/tpso/external/planning-scheme-viewer/terms/245/open?effectiveForDate=2025-04-14#term-245
https://tpso.planning.tas.gov.au/tpso/external/planning-scheme-viewer/30/section/183?effectiveForDate=2025-03-26#fnoteS19
https://tpso.planning.tas.gov.au/tpso/external/planning-scheme-viewer/terms/699/open?effectiveForDate=2025-03-26#term-699
https://tpso.planning.tas.gov.au/tpso/external/planning-scheme-viewer/terms/245/open?effectiveForDate=2025-03-26#term-245


(b) its degree of transparency when viewed 

from Boter Road; and 

(c) the proposed materials and construction. 

Local  
 

A2 

Common boundary fences with a property in a 

General Residential Zone if not within 4.5m of 

a frontage, must: 

(a) have a height above existing ground 

level of not more than 2.1m; and 

(b) not contain barbed wire.19 
 

P2 

Common boundary fences with a property in a 

General Residential Zone, if not within 4.5m of 

a frontage, must not cause an unreasonable 

loss of residential amenity, having regard to: 

(a) their height, design, location and extent; 

and 

(b) the proposed materials and construction. 
 

 

 

BRI-S13.9.7 Outdoor Storage Areas 

This clause is in substitution to General Residential Zone – clause 8.5.1 - Development Standards for 

Non-Dwellings A5, P5. 

Objective: That outdoor storage areas for non-residential use do not detract from 
Precinct D’s prominent gateway location, appearance of the site, or 
surrounding area 

Acceptable Solutions Performance Criteria 

A1 

Outdoor storage areas, excluding for the 

display of goods for sale, must not be visible 

from any road or public open space adjoining 

the site. 

P1 

Outdoor storage areas, excluding for the 

display of goods for sale, must be located, 

treated or screened to not cause an 

unreasonable loss of visual amenity. 

 

 

BRI-S13.9.8 Siting of parking and turning areas – Precinct D  

This clause is in substitution for Parking and Sustainable Transport – clause 8.2.8 Siting of parking 

and turning areas. 

Objective: That the siting of vehicle parking areas does not: 

(a) have an unreasonable visual impact on streetscape character and 

the prominent gateway location of Precinct D;   

(b) dominate the street frontage; 

(c) unduly affect pedestrian movement through the precinct; and 

(d) cause unreasonable loss of amenity to adjoining properties.  

Acceptable Solutions Performance Criteria 

A1 

 

Parking and vehicle turning areas must be 

located behind the building line of buildings. 

P1 

 

Parking spaces and vehicle turning areas may 
be located in front of the building line where this 
is the only practical solution and does not cause 
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an unreasonable loss of amenity to adjoining 
properties, having regard to: 

(a) topographical or other site constraints; 

(b) availability of space behind the building 
line; 

(c) availability of space for vehicle access to 
the side or rear of the property; 

(d) the gradient between the front and the 
rear of existing or proposed buildings; 

(e) the length of access or shared access 
required to service the car parking; 

(f) the location of the access driveway at 
least 2.5m from a window of a habitable 
room of a dwelling; 

(g) the visual impact of the vehicle parking 
and access on the site; 

(h) the streetscape character and amenity;  

(i) opportunities for passive surveillance of 
the road; 

(j)  existing or proposed landscaping; 

(k) Precinct D Concept Plan (Figure BRI-
13.3); 

(l) Precinct D Local Area Objectives;  

(m) a Design Response Report; and  

(m) advice from a road authority. 
 

 

 

BRI-S13.10 Development Standards for Subdivision 

BRI-S13.10.1 Lot Design 

 This clause is in substitution for General Residential Zone – clause 8.6.1 Lot Design; and Landscape 

Conservation Zone clause 22.5.1 A1 and P1. 

Objective:  That Subdivision: 

(a) is reasonably consistent with the purpose of the Specific Area Plan, the 

Development Framework, and Precinct D Concept Plan;  

(b) provides for a transition of densities consistent with the character of 

established development, natural hazards and agricultural use outside 

the Boyer Road Precinct to the north, east and west, while maintaining an 

overall net density compatible with the efficient utilisation of land and 

infrastructure; 

(c) achieves a range and mix of lot sizes suitable for development of diverse 

dwelling types; and  

(d) creates lots with areas and dimensions appropriate for the use and 

development;  
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(e) creates lots which maximise solar access and which responds to site 

conditions and constraints; and  

(f) are not internal lots, except if the only reasonable way to provide for 

desired residential density and impacts on streetscape are minimised.  

Acceptable Solutions Performance Criteria 

A1 

Each lot, or a lot proposed in a plan of 

subdivision, must have an area of not less than: 

(a) 250m2 for Precinct A; 

(b) 450m2 for Precinct B; 

(c) 1000m2 for Precinct C; and 

(d) 250m2 for Precinct D. 

 

 

P1 

Each lot, or a lot proposed in a plan of 

subdivision, must have an area that is 

compatible with the purpose of the Specific 

Area Plan having regard to: 

(a) the attainment of the Development 

Framework shown in Figure BRI-S13.2; 

(b) the topography of the site; 

(c) the pattern of development existing on 

established properties in the adjacent 

areas; 

(d) the intended location of buildings on the 

lot; 

(e) For Precincts A, B and D the housing 

typologies shown in Figures BRI-S13.5- 

13.8; 

(f) the potential for non-single dwelling 

residential use and development;  

(g) constraints due to adjoining high fire 

risk areas and/or agricultural zoned 

land;  

(h) for Precincts A and D, the ability to 

provide for a diverse range of housing 

types and densities nearby to open 

space and serviced;  

(i) if in Precinct D, the Precinct D Concept 

Plan (Figure BRI-13.3); 

(j) If in Precinct D, the Local Area 

Objectives; and  

(k) If in Precinct C, not less than 750m2.  

A2 

Each lot, or a lot proposed in a plan of 

subdivision, must have a frontage of: 

(a) for Precincts A, B and D, not less than 

12m, or 8m if for a dwelling in a 

townhouse arrangement.  

(b) For Precinct C, not less than 15m. 

 

 

P2 

Each lot, or a lot proposed in a plan of 

subdivision, must be provided with a frontage 

that is sufficient for the intended use, and which 

does not detract from the streetscape, having 

regard to: 

(a) the attainment of the Development 
Framework shown in Figure BRI-
S13.2; 

(b) consistency with the Precinct D 
Concept Plan in Figure BRI-S13.3; 



 (c) for Precincts A, B and D, the housing 

typologies shown in Figures BRI-S13.5 

– 13.8; 

(d) the width of frontage proposed; 

(e) opportunities for housing diversity; 

(f) opportunities for passive surveillance 

between residential development on 

the lot and the public road; 

(g) the functionality and useability of the 

frontage; 

(h) the ability to manoeuvre vehicles on the 

site; 

(i) the desired pattern of subdivision as 

outlined in the Development 

Framework;   

(j) The ability to retain or replace street 

trees shown in per Figure BRI-13.12;  

(k) for Precincts A, B and D, the ability to 

provide for a diverse range of housing 

types; and  

(l) is not less than 3.6m wide.  

A3 

Each lot, or a lot proposed in a plan of 

subdivision, must be able to contain: 

(a) for Precincts A, B and D, a minimum area 

of 8.0m by 12.0m with a gradient not 

steeper than 1 in 5, clear of: 

(i) all setbacks required by clause 

13.8.2, 13.8.3, 13.8.8, 13.8.9, 

13.9.2 or 13.9.4; and 

(ii) easements or other title restrictions 

that limit or restrict development.  

(b) for Precinct C, a minimum area of 10.0m 

by 15.0m with a gradient not steeper than 

1 in 5, clear of: 

(i) all setbacks required by clauses 

13.8.4 or 13.8.10; and 

(ii) easements or other title restrictions 

that limit or restrict development.  

P3 

Each lot, or a lot proposed in a plan of 

subdivision, must have sufficient useable area 

and dimensions suitable for its intended use 

having regard to: 

(a) the relevant requirements for 

development of buildings on the lots; 

(b) the intended location of buildings on the 

lots; 

(c) the topography of the site; 

(d) the presence of any natural hazards; 

(e) adequate provision of private open 

space;  

(f) For Precincts A, B and D, the housing 

typologies shown in Figures BRI 13.5 

– 13.8; and  

(g) the pattern of development existing on 

established properties in the area.  

A4 

Each lot, or a lot proposed in a plan of 

subdivision, must be provided with a vehicular 

access from the boundary of the lot to a road in 

accordance with the requirements of the road 

authority. 

P4 

Each lot, or a lot proposed in a plan of 

subdivision, must be provided with reasonable 

vehicular access to a boundary of a lot or 

building area on the lot, if any, having regard to: 

(a) the topography of the site; 



(b) the distance between the lot or building 

area and the carriageway; 

(c) the nature of the road and the traffic; 

(d) the anticipated nature of vehicles likely 

to access the site; and 

(e) the ability for emergency services to 

access the site. 

A5 

No lot is an internal lot. 

P5 

An internal lot must satisfy all of the following: 

(a) it is not reasonably possible to provide 

a new road to create a standard 

frontage lot; 

(b) the lot constitutes the only reasonable 

way to subdivide the rear of an existing 

lot; 

(c) the lot will contribute to the more 

efficient utilisation of residential land 

and infrastructure; 

(d)  the amenity of neighbouring land is 

unlikely to be unreasonably affected by 

subsequent development and use; 

(e) the lot has access to a road via an 

access strip, which is part of the lot, or 

a right-of-way with a width of no less 

than 3.6m; 

(f) passing bays are provided at 

appropriate distances to service the 

likely future use of the lot; 

(g) the access strip is adjacent to or 

combined with no more than three other 

internal lot access strips and it is not 

appropriate to provide access via a 

public road; 

(h) the lot addresses and provides for 

passive surveillance of public open 

space and public rights of way if it fronts 

such public spaces; and  

(i) consistency with the Development 

Framework.  

A6 

Land within the Landscape Conservation Zone 

identified in Figure BRI-S13.1 must only be 

subdivided where the resultant lots have an area 

of more than 20 hectares. 

P6 

No performance criterion. 

 

 



BRI-S13.10.2 Subdivision layout 

  This clause is in substitution for General Residential Zone – Clause 8.6.2 Roads 

Objective: Subdivision layout is reasonably consistent with the purpose of the Specific 

Area Plan and the Development Framework. 

Acceptable Solutions Performance Criteria 

A1 

Each lot, or a lot proposed in a plan 

of subdivision, must: 

(a) be required for public use by the Crown, 

a council or a State authority; 

(b) be required for the provision of Utilities; or 

(c) be for the consolidation of a lot with 

another lot provided each lot is within the 

same zone. 

 

P1 

The layout of lots, roads, open space and 

pedestrian connections must be reasonably 

consistent with the purpose of the Specific Area 

Plan and the Development Framework having 

regard to: 

(a) the potential for passive solar design 

through the orientation of lots; 

(b) the facilitation of high levels of vehicular 

and pedestrian connectivity in the 

subdivision and to open spaces and 

adjacent areas; 

(c) the road design and road hierarchies 

shown in Figures BRI-S13.14 and 13.15; 

(d) the integration of landscaping into the 

road, pedestrian and open space 

network as per Figure BRI-S13.16; 

(e) the future subdivision of adjoining lots 

and the likely layout; 

(f) the safety and efficiency of Boyer Road; 

(g) the creation of a hierarchy of roads 

including the creation of a new minor 

collector road network connecting all six 

of the allotments that comprise the Boyer 

Road precinct; 

(h) avoiding the delay in the connection of 

roads and infrastructure services 

between the six allotments that comprise 

the Boyer Road precinct; 

(i) avoiding compromising the appropriate 

and reasonable future subdivision of the 

entirety of any balance lot; and 

(j) any advice received from the road 

authority. 
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BRI-S13.10.3 Roads  

  This clause is in substitution for General Residential Zone – Clause 8.6.2 Roads. 

Objective: That the arrangement and design of new roads within a subdivision  promotes 

a family-friendly environment that encourages walking, outdoor activity, and a 

sense of community, by providing: 

(a) safe, convenient and efficient connections to assist accessibility and 

mobility of the community; 

(b) the adequate accommodation of vehicular, pedestrian, cyclist and 

public transport traffic; 

(c) variable urban design treatments to facilitate a street hierarchy that 

facilitates healthy living, and integrates with land uses. 

(d) a low-speed environment with a high level of amenity for residents. 

Acceptable Solutions Performance Criteria 

A1 

Access points to Boyer Road must be located in 

accordance with the Road Network Plan in Figure 

BRI-S13.17,  

P1 

Access points to Boyer Road must be located 

reasonably in accordance with the Road 

Network Plan in Figure BRI-S13.17, having 

regard to: 

(a) any advice of the road  authority; 

(b) any advice of State Agencies.  

A2 

The layout of new roads must be consistent with:  

(a) the road hierarchy shown in Figure BRI-

S13.15; 

(b) the relevant road design shown in Figure 

BRI-S13.13; 

(c) Traffic calming measures shown in 

Figure BRI-S13.13; and 

(d) the Development Framework.  

P2 

New road reserves within a subdivision are 

reasonably consistent with the Road Design 

Plan in Figure BRI-S13.13, having regard to:  

(a) footpaths on both sides of the road; 

(b) a shared path on at least one side of 

road of higher order roads;  

(c) indented on-street car parking on at 

least one side; 

(d) traffic calming devices to promote a low 

speed environment, such as: 

(i) kerb outstands 

(ii) raised threshold paving 

(iii) vegetated medians; 

(iv) chicanes; and 

(e) street trees / landscaping;  

(f)  lighting; and  

(g) any advice from the road authority.  
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BRI-S13.10.4 Water Sensitive Urban Design 

This clause is in addition to General Residential Zone – clause 8.6 Development Standards for 

Subdivision 

Objective: To maintain, protect and improve the quality of the creek network through a 

stormwater disposal system based upon water sensitive urban design 

principles. 

Acceptable Solutions Performance Criteria 

A1 

Subdivision must: 

(a) Retain the existing natural drainage 

corridors for use in stormwater 

management; 

(b) Incorporate water sensitive urban design 

principles consistent with Water 

Sensitive Urban Design Engineering 

Procedures for Stormwater Management 

in Southern Tasmania, including 

biofiltration systems within the 

streetscape;  

(c) Gross-pollutant traps at the primary 

detention basin inlets; and 

(d) Biofiltration basins at the primary outfall 

points from the subdivision to the creek 

valleys. 

P1 

Subdivision must incorporate a stormwater 

management system that maintains, protects 

and improves the water quality of the existing 

creek system having regard to: 

(a) water sensitive urban design principles; 

(b) the topography of the land and its 

natural pattern of drainage; 

(c) Any advice of the stormwater authority; 

and 

(d) compatibility with Figure BRI-S13.18.  

A2 

No acceptable solution. 

P2 

The arrangement and provision of the 

stormwater system must be in accordance with 

a stormwater management plan prepared by a 

suitably qualified person for the relevant 

catchment(s) shown on Figure BRI-S13.18, 

having regard to: 

(a) the existing and proposed stormwater 

system 

(b) potential staging of the stormwater 

system; 

(c) maximising connectivity with the 

surrounding stormwater system to 

facilitate future subdivision potential; 

(d) topography of the site; 

(e) the future subdivision potential of 

adjoining or adjacent land; and 

(f) any advice from the stormwater  

authority. 

 

 



BRI-S13.10.5 Landscaping and Open Space 

This clause is in addition to General Residential Zone – clause 8.6 Development Standards for 

Subdivision 

Objective: To encourage safe and attractive landscaped roads, shared paths and open 

space in accordance with the Development Framework and Landscape Plan. 

Acceptable Solutions Performance Criteria 

A1 

At least one street tree must be provided (or 

already existing) every 15 metres along public 

roads in accordance with Figure BRI-S13.16. 

P1 

At least one street tree must be provided (or 

already existing) an average of every 15 metres 

along public roads in accordance with Figure 

BRI-S13.16, as may be varied by the location of 

driveways, services and lot boundaries. 

A2 

Street trees and trees on any other public land be 

planted using the species shown in Figure BRI-

S13.13.  

P2  

Street trees must be planted using species 

reasonably consistent with Figure BRI-S13.13, 

having regard to: 

(a) site constraints; 

(b) availability of species; and  

(c) any advice of the road authority.  

A3 

The subdivision does not include any open space 

lots. 

P3 

If subdivision includes the creation of open 

space and/or shared path networks, it must 

located generally in accordance with the 

Development Framework, and landscaping 

undertaken in accordance with Figure BRI-

S13.16 that: 

(a) enhances the open space or shared path 

network; 

(b) incorporates species reasonably 

consistent with Figure BRI-S13.13;  

(c) incorporates low-threat vegetation to 

assist with mitigating bushfire risk; 

(d) prevents the creation of concealed 

entrapment spaces;  

(e) removes existing invasive weed species; 

and 

(f) any advice of the road authority.  

A4 

No acceptable solution. 

P4 

A shelter belt must be planted for the extent of 

the common boundary shared with 194 Boyer 

Road (Title Reference 139649/1) and 232 

Boyer Road (Title Reference 172452/2) 

comprising dense mixed native species, 

including hardy short shrubbery and taller trees 

to provide screening 8-10 metres high and 3-4 



metres wide, as per a landscaping plan 

prepared by a registered landscape architect.  

 

 

BRI-S13.10.6 Bushfire Management – Precinct C 

 This clause is in addition to General Residential Zone – clause 8.6 Development Standards for 

Subdivision 

Objective: Subdivision is designed to minimise the threat and impact of bushfires on life 

and property with regard to the following risks: 

(a) potential for uncontrolled bushfire events taking into account the 

increased frequency and intensity of bushfires as a result of climate 

change 

(b) high levels and exposure to ember attack 

(c) impact from burning debris 

(d) radiant heat; and 

(e) likelihood and direct exposure to flames from a fire front. 

Acceptable Solutions Performance Criteria 

A1 

Subdivision in Precinct C incorporates a hazard 

management area in accordance with the 

Development Framework and Figure BRI-

S13.16.  

P1 

Subdivision in Precinct C incorporates a hazard 

management area reasonably in accordance 

with the Development Framework and Figure 

BRI-S13.16, having regard to: 

(a) any advice of the TFS.  

 

 

BRI-S13.10.7 Infrastructure 

This clause is in addition to General Residential Zone – clause 8.6 Development Standards for 

Subdivision 

Objective: Infrastructure delivery to facilitate the coordination, capacity and timeliness of 

service connectivity between the six allotments that comprise the Boyer Road 

precinct. 

Acceptable Solutions Performance Criteria 

A1 

No acceptable solution. 

P1 

The subdivision must deliver an internal road 

network that generally accords with Figure BRI-

S13.17 and, in particular: 

(a) has regard to the staging plan in Figure 

BRI-S13.22; 

(b) provides for connections to Boyer Road 

in locations acceptable to State Growth; 



(c) provides for a centrally located east-

west road that links the properties at 

150, 170 and 182 Boyer Road; 

(d) provides for road connectivity from the 

properties at 170 and 182 Boyer Road 

to the properties at 29 and 31 Cobbs 

Hill Road and from 29 Cobbs Hill Road 

to 25 Cobbs Hill Road;  

(e) does not unreasonably delay 

connection between the six properties 

that comprise the Boyer Road precinct;  

(f) any advice of the road authority; and  

(g)  any advice from State Agencies.  

A2 

No acceptable solution. 

P2 

The subdivision must deliver the stormwater 

detention basins, stormwater channels 

(watercourses) and stormwater treatment 

works at a capacity which accommodates the 

stormwater catchment areas generally in 

accord with Figure BRI-S13.14 and, in 

particular: 

(a) provide for the capacity to manage the 

quality and quantity of stormwater flows 

to the satisfaction of the Brighton 

Council; 

(b) provide for the coordination of 

stormwater management on a 

catchment area basis that recognises 

those catchments may comprise 

multiple land owners; 

(c) does not unreasonably delay 

connection between the six properties 

that comprise the Boyer Road precinct; 

(d) any advice of the stormwater authority; 

and  

(e) any advice from State Agencies.  

A3 

The subdivision must be delivered in accordance 

with the staging identified on Figure BRI-S13.22. 

P3 

The subdivision may be staged so ensure the 

efficient and reasonable release of land, having 

regard to:  

(a) any other configuration to that identified 

in Figure BRI-S13.22, provided the 

staging does not unreasonably delay 

public road access and service 

infrastructure connections between the 

six properties that comprise the Boyer 

Road precinct;  



(b) any advice of the road authority; and  

(c) any advice from State Agencies.  

 

  



BRI-S13.10 Tables 

BRI-S13.10.1  

Lot area Max. site coverage 

200m2 60% 

201-400m2 60% 

401-600m2 50% 

601-800m2 40% 

>800m2 35% 

>1000m2 30% 

 

  



Figure BRI-S13.1 Boyer Road Precinct Specific Area Plan 

 

 



Figure BRI-S13.2 Development Framework 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Figure BRI-S13.3 Precinct D Concept Plan  

 

 

 

 

 

 

 



Figure BRI-S13.4 Precinct Area Plan 

 

  



Figure BRI-S13.5 Dwelling Typologies – Strata Lots  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Figure BRI-S13.6 Dwelling Typologies – Townhouses 

 

 

 

 

 

 

 

 



Figure BRI-S13.7 Dwelling Typologies – Small Lots 

 

 

 

 

 



Figure BRI-S13.8 Dwelling Typologies – Fronting Reserve  

 

  



Figure BRI-S13.9 Building Envelopes 

 

 

Figure BRI-S13.10 Building Envelope – Corner Lots 

 

 

Figure BRI-S13.11 Building Envelope – Internal Lots 

 



Figure BRI-S13.12 Multiple Dwelling Separation 

 

 

Figure BRI-S13.13 Street Trees  

 



Figure BRI-S13.14 Road Design 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Figure BRI-S13.15 Road Hierarchy 

 

 

Figure BRI-S13.16 Landscaping and Bushfire Management 

 



Figure BRI-S13.17 Road Network 

 

 

Figure BRI-S13.18 Stormwater Catchments 

 



Figure BRI-S13.19 Water Supply Network 

 

 

Figure BRI-S13.20 Sewer Connection Network 

 



Figure BRI-S13.21 Power Supply Network 

 

 

Figure BRI-S13.22 Precinct Staging Plan 
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1. Background & Context

1.1 Housing Shortage

Australia is in the midst of a serious housing crisis. Tasmania 

has been particularly hard hit, with the largest increase in 

homelessness in the nation, a social housing wait list that 

has doubled, and an unprecedented increase in rent and 

house prices. 

Brighton Council is experiencing strong population growth, 

however there is an inadequate supply of zoned residential 

land to meet anticipated demand over the next 20 years. 

1.2 Greenfield Development Precinct

The Tasmanian Government has prepared a Southern 

Tasmania Regional Land Use Strategy (STRLUS), which 

identifies opportunities for additional land for housing within 

the Greater Hobart Urban Growth Boundary, including within 

Brighton Council.

Referred to as Greenfield Development Precincts, this land 

has previously been zoned ‘Future Urban’ to ensure it is set 

aside for future residential development.

As shown in Figure 1, the Boyer Road Precinct is one of the 

last remaining Greenfield Development Precincts within 

Brighton Council. 

1.3 Delivery of Land for Housing

To address the constrained availability of residential land 

within the region, Brighton Council has commissioned 

the preparation of a Precinct Structure Plan (PSP) to guide 

the future rezoning of the Boyer Road Precinct and an 

Infrastructure Funding Framework to detail how the precinct 

will be serviced by the necessary infrastructure to facilitate 

the coordinated delivery of land to market. 

Figure 1: STRLUS 2010 - 2035 Residential Development Areas Map 10 (Excerpt)

Brighton Council will then be in a position to initiate a 

Planning Scheme Amendment over the Boyer Road Precinct 

to rezone those areas of the precinct that have been identified 

as appropriate for residential development. The Planning 

Scheme Amendment will introduce a Specific Area Plan to 

guide where future housing will go and at what density; and 

identify areas that should be kept free of development. 

The Specific Area Plan will incorporate the findings and 

recommendations of Precinct Structure Plan, providing 

development standards and associated mapping to guide 

where elements such as roads, cycle and pedestrian paths, 

parks and other open space, schools, and community 

infrastructure should be located.

1.4 The Boyer Road Precinct

The Boyer Road Precinct comprises six allotments under 

separate, private ownership with a combined area of 109 

hectares. The Precinct is bound by Boyer Road to the south, 

Cobbs Hill Road to the north, rural living allotments situated 

along Serenity Drive to the east, and rural land to the west. 

Of the six allotments within the precinct, three front Boyer 

Road (50, 170 and 182 Boyer Road) and three front Cobbs 

Hills Road (25, 27 and 31 Cobbs Hill Road). Each allotment 

comprises an existing dwelling, except for 31 Cobbs Hills 

Road.

The precinct is covered by two zones, with the northern half 

(approximately) zoned Landscape Conservation and the 

southern half (approximately) zoned Future Urban. Notably, 

the zone boundary does not follow allotment boundaries, 

therefore while the three allotments fronting Boyer Road are 

contained wholly within the Future Urban Zone, the three 

allotments fronting Cobbs Hills Road are subject to both 

zones. Refer to Figure 2.

As the zone name suggests, the land within the Landscape 

Conservation Zone is densely vegetated. This is in stark 

contrast to the land within the Future Urban Zone, which 

- aside from some vegetation along the zone boundary - 

largely presents as open farmland. 

1.5 Locality

The Boyer Road Precinct is situated 800m west of the 

main Bridgewater township, with the Midson Highway 

acting as a buffer between peri-urban land to the west and 

urbanised land to the east. The site is unique in the fact that 

it shares interfaces with a range of residential, education and 

agricultural land uses which will require consideration as 

part of the precinct’s future development. 

Most notably, the precinct’s western boundary abuts land 

zoned for agriculture, being 194 Boyer Road and 232 Boyer 

Road. Both properties contain a dwelling used in association 

with grazing livestock and a small market garden enterprise. 

The precinct’s northern boundary interfaces with land in 

the Rural Zone (158 Cobbs Hill Road) that is predominantly 

used for grazing livestock, albeit at a low intensity. The dense 

forest area of the northern part of the Boyer Road Precinct 

provides a significant buffer between this property and the 

Future Urban zoned land of the precinct. 

To the east and south-east, the precinct abuts the Rural 

Living Zone, which consists of dwellings on circa 5000m2 

blocks fronting Serenity Drive. These dwellings currently 

look out over the open landscape of the Boyer Road Precinct 

and enjoy views of the River Derwent and Mt Faulkner 

Conservation Area. 

To the north-east are the densely vegetated grounds of 

the Northern Christian School, which is zoned Community 

Purpose.  

1.6 Bridgewater Region

The Boyer Road Precinct is part of a wider region that is 

undergoing substantial change and investment through 

various State and locally led initiatives, most notably the new 

Bridgewater Bridge,  the Bridgewater Waterfront Masterplan, 

and the Sorell Street Residential Masterplan. The additional 

housing opportunities provided by the Bridgewater 

Waterfront and Sorrell Street masterplans, together with 

the current Boyer Road Precinct project, will drive further 

investment in commercial and retail business, providing 

increased opportunities for both residents and workers in the 

region, and ultimately boosting the economy. 
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Figure 2: The Subject Land
1.6.1 Bridgewater Bridge

Built in the 1940s, the old Bridgewater Bridge no longer meets 

modern design and load standards, resulting in increasing 

vulnerability to climate-related events and reduced reliability 

as a critical piece of infrastructure.  

The new Bridgewater Bridge has been recognised as 

a priority by both the Federal and State Governments, 

providing the crucial missing link between the Midland 

Highway and Brooker Highway. The Midland Highway, with 

the Bridgewater Bridge as a key component, is Tasmania’s 

primary north-south transport corridor and a vital link in 

the National Network. It serves as a critical freight route 

connecting the southern region to northern ports and as 

a major passenger transport link. The highway’s primary 

function is to support safe, high-speed travel for both freight 

and passenger vehicles. 

With Hobart’s outer suburbs experience rapid growth, 

an increase in traffic has caused significant congestion,  

impacting travel time reliability and delaying locals, 

commuters and freight vehicles. Due to be completed in 

2025, the new Bridgewater Bridge will improve travel times 

and reliability, reduce crash frequency, and provide an 

improved transport network for existing and future residents 

and workers in the region. 

1.6.2 Bridgewater Waterfront Masterplan

The Bridgewater Waterfront Masterplan was developed 

by Brighton Council to maximise the potential of the new 

Bridgewater Bridge construction for the local community. It 

focuses on enhancing community spaces and accessibility 

while reimagining the precinct’s potential. Strategically 

located at the intersection of residential, industrial and 

commercial areas, the Bridgewater Waterfront precinct is 

well-positioned to become a key destination in a growing 

region.

The Masterplan emphasises the precinct’s potential for 

development, leveraging its transport connections to Greater 

Hobart and access to natural amenities. The redevelopment 

offers opportunities to address the community’s need for 

retail, housing, and essential services such as healthcare and 

education, aiming to position the Council as a leader in civic-

focused urban development. 

Once complete, the Bridgewater Waterfront will offer a 

mix of commercial, residential and community spaces, 

alongside adaptive light industrial uses. The precinct will 

integrate green spaces, cultural resources, and recreational 

amenities to enhance its function for both the community and 

the environment, promoting foreshore ecosystem protection 

and improved access to the water, walking and cycling 

infrastructure, and public transport.

Key elements in the precinct include:

• Old Main Road, a historically significant street with 

redevelopment potential for a local activity centre;

• The old Bridgewater Bridge and heritage ruins, with 

opportunities to highlight the convict heritage; 

• The Bridgewater Memorial Reserve; 

• Nielsen Esplanade Park, with potential for improved 

connectivity and amenities; 

• St Mary’s Church, with development opportunities that 

respect its heritage; 

• The Derwent Tavern, which could benefit from enhanced 

public realm interaction; and

• Residential areas that require additional amenities; and the 

long-term opportunity to restore the disused rail line for 

freight or passenger use. 

1.6.3 Sorell Street Residential Masterplan

Brighton LGA is anticipated to undergo significant population 

growth over the next 20 years, necessitating the delivery of 

approximately 3,000 new dwellings to meet demand and 

respond to the trend toward smaller household sizes. This 

growth is expected to drive the transformation of certain areas 

from rural and peri-urban to suburban environments. 

The Sorell Street Precinct, situated within the Greater Hobart 

Urban Growth Boundary and designated for residential 

development in the STRLUS, is well-positioned to help 

alleviate Hobart’s housing shortage. Its strategic location 

near employment, services, and future transport networks 

aligns with the objectives of the Greater Hobart Plan, which 

emphasises medium-density housing and urban consolidation 

rather than greenfield development.

The Sorell Street Masterplan envisions a high-quality, well-

connected, and ecologically sustainable community. Key 

design principles include preserving green spaces, enhancing 

public open space along Ashburton Creek, and creating a 

safe, accessible street network. The Masterplan focuses on 

promoting active transport, providing community amenities, 

and offering a diverse range of housing options that respect 

the site’s natural and cultural heritage. 

The Masterplan proposes to rezone the Sorell Street Precinct 

from its current Rural Living zoning to General Residential 

which, once fully implemented, will deliver more than 300 

residential allotments. 
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1.7 Purpose

1.7.1 Precinct Structure Plan

A Precinct Structure Plan (PSP) is a high-level master 

plan prepared for a specific area of land (or ‘precinct’) 

that identifies the preferred location of land uses and 

infrastructure to facilitate the future development of the 

precinct. 

A PSP is tailored to take into consideration the unique 

features of the land and surrounding area, relevant state 

and local government policy, aspirations of the community, 

and the views of landowners within the precinct. A PSP 

can detail such elements as the location of future activity 

centres, roads, cycle and pedestrian paths, heritage places, 

parks, waterways and other open spaces, schools, and 

community infrastructure. 

To take effect, a PSP must be incorporated into the relevant 

local Planning Scheme through a Planning Scheme 

Amendment as part of a Specific Area Plan. Any future 

planning applications to subdivide or develop the land must 

generally accord with the Specific Area Plan. 

and must generally accord with the Specific Area Plan. 

1.7.2 Specific Area Plan

A Boyer Road Specific Area Plan (SAP) will be drafted for 

inclusion in the Brighton Planning Scheme to provide site 

specific planning provisions to capture the unique elements 

of the Boyer Road Precinct and include the PSP in the policy 

framework to ensure the structure plan is embedded in the 

Planning Scheme. Importantly, the SAP will include specific 

reference to the delivery of required infrastructure as a 

prerequisite to development. 

1.7.3 Infrastructure Funding

Critical to the future development of the Boyer Road Precinct 

is the availability of infrastructure, particularly water, sewer, 

electricity and roads. A key part of this project is therefore to 

investigate existing infrastructure availability and capacity to 

gain an understanding of what upgrades might be required 

and when, how the upgrades will be funded and by whom. 

Based on the findings of these investigations, it is likely that 

an Infrastructure Deed will be developed to commit the 

relevant parties to a contributions and timing mechanism to 

ensure infrastructure is delivered at the appropriate time. 

1.8 Study Limitations

This report is informed by a range of high-level investigations 

which have occurred across the six identified landholdings. It 

is acknowledged that a small number of these investigations 

are subject to data limitations due to restricted access imposed 

by the landowner(s) which limited the scope of relevant 

investigations. Where this has occurred investigations have 

been supplemented by desktop investigations and/or through 

visual analysis of the site from neighbouring properties. 

1.9 Process Outline

A comprehensive analysis process has occurred to inform 

the Boyer Road Precinct Structure Plan, which has included 

extensive communication with Brighton Council and relevant 

service providers, along with a suite of high-level investigations 

to ascertain site opportunities and constraints. This process has 

resulted in the development of a suite of analysis plans which 

will be utilised to inform Brighton Council and infrastructure 

agency decision making regarding a preferred development 

position for the Boyer Road Precinct. Once a preferred position 

has been formed a Planning Scheme Amendment and Section 

40k report will be prepared.
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2. Site Analysis
2.1 Locality

The site is conveniently located near Bridgewater’s retail 

and community services. To the north lies the Brighton 

industrial hub (13), while Hobart’s CBD is a 30-minute 

drive to the south. The proposed mixed-use Bridgewater 

Bridge precinct (1) and ferry terminal (4) are within walking 

distance.

Three sides of the site remain undeveloped with bushland 

bordering the northern ridgeline, the Derwent River 

running along the southern boundary, and rural and 

bushland areas defining the western edge. Overall, the 

setting has a rural ambiance with picturesque views.

Figure 3: Site Analysis

Source: Playstreet - Landscape Report
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2.2 Landform

The site contains a strong ridgeline that defines 2 primary 

stormwater catchments. Along the stormwater valley invert 

is a series of manmade dams that hold water. A heritage 

property (Genappe) is strategically positioned on a low-

lying knoll that allows for 180o views of the Derwent River, 

making it a significant landmark within the landscape. 

In front of the heritage property is paddock which has a 

visually prominent knoll that provides 360o views from 

south to the west to the river, but also north to the bushy 

ridgeline. 

Figure 4: Landform

Source: Playstreet - Landscape Report
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2.2.1 Slope Analysis

The site is primarily defined by hilly terrain in its upper 

(northern) areas, with a native canopy layer, and sloping 

paddocks in the lower (southern) sections. Valleys run 

through the site, directing water towards the River Derwent. 

Flatter areas of land with slopes of up to 10% (as shown 

in the figure below) are best suited for development, 

including smaller allotments, and will have a lower visual 

impact on surrounding areas. On the edge of the forest 

areas where the terrain has slopes of 10-15%, the land is 

better suited to larger block sizes to reduce the need for cut 

and fill. Land further north, where slopes exceed 15% and 

vegetation is denser, is less suitable for housing and should 

remain undeveloped.

Figure 5: Slope Analysis
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2.3 Landscape

The Boyer Road Precinct contains uninterrupted views 

across the Derwent River to many of Hobart’s peaks, 

including Kunanyi and Mt Dromedary to the west. The 

precinct is defined by a predominantly rural character 

with acreage and low density lifestyle blocks, sloping hills 

with riparian corridors that follow the valleys, and a native 

canopy layer in the hilly reaches of the site. 

Vegetation within the site is characterised by open 

woodland plantings, primarily in the upper (northern) 

reaches of the site. The canopy layer is predominantly 

Eucalyptus with other mixed natives including Wattles, 

Native Cherry, and pockets of Sheoak clusters. The ground 

plane in the upper reaches of the site is typically grazed 

with pockets of native grasses along riparian corridors, and 

scatterings of groundcover plantings including Matted Bush 

Pea. The lower (southern) reaches of the site are typically 

pastures used traditionally for livestock grazing. Some large 

native canopy trees located on margins between bushland 

and pasture areas remain.

Figure 6: Landscape Analysis
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2.4 Natural Values

A high-level assessment of natural values has been 

undertaken by North Barker (refer to Appendix 2) to 

ascertain potential impacts to native fauna and flora as part 

of the proposed Boyer Road Precinct rezoning.

2.4.1 Native Flora

Approximately 40.8% of the precinct – predominately the 

northern half - is covered with native vegetation and is 

subject to the Landscape Conservation Zone. The  highest 

value vegetation is also covered by a Conservation Covenant 

(refer Section 2.11). 

By contrast, the southern portion of the site (zoned Future 

Urban) is generally modified agricultural land, with some 

native trees present at the interface between the agricultural 

land and forest areas.

The study identified three (3) listed threatened ecological 

communities under the Tasmanian Nature Conservation Act 

2002 (NC Act), being:

• Eucalyptus amygdalina forest and woodland on 

sandstone (DAS);

• Eucalyptus globulus dry forest and woodland (DGL); and 

• Eucalyptus risdonii forest and woodland (DRI). 

• Areas of DAS and DRI vegetation occur entirely within 

land subject to the Conservation Covenant. 

Approximately 2.36ha (69.6%) of the DGL community occurs 

within the Conservation Covenant at the southern interface 

with agricultural land, with the balance of the DGL community 

located within the Future Urban Zone. 

Two non-listed native vegetation communities - Eucalyptus 

amygdalina forest on mudstone (DAM) and Bursaria-

Acacia woodland and scrub (NBA) – were also identified. 

Both communities are predominately located within the 

Landscape Conservation Zone aside from a small patch 

located within the Future Urban Zone.  Refer to Figure 7.

2.4.2 Weed Species

At least four (4) weed species listed as declared under the 

Tasmanian Biosecurity Act 2019 were detected within 

the agricultural land, which included African boxthorn, 

blackberry, gorse, and white weed. These species are 

classified as Class B weeds in the Brighton Council region, 

where the management objective is containment of 

infestations. 

2.4.3 Native Fauna

The assessment identified the forest areas within the 

Landscape Conservation Zone as providing habitat for 

several threatened species, including the Tasmanian devil, 

spotted-tail quoll, eastern quoll, blue-winged parrot, swift 

parrot, and eastern barred bandicoot. Ungrazed paddock 

areas outside the Landscape Conservation Zone   were 

considered to provide possible habitat for the eastern barred 

bandicoot.

2.4.4 Recommendations

The natural values assessment found that the rezoning of 

the  Future Urban zoned land to any of the residential zone 

classes will not have any impact on natural values provided 

the following recommendations are undertaken: 

• Lower density housing and larger lot sizes are located 

along the northern boundary adjacent to core habitat 

areas; 

• Open space corridors are designed to facilitate the safe 

movement of wildlife from north to south and east to 

west; 

• Waterway corridors, road verges, and other greenspace 

are retained and improved; 

• Fencing is installed to minimise the impact of domestic 

predators on wildlife; and 

• Internal road layout and design reduces the likelihood 

of wildlife entering roadways (i.e., provision of wildlife 

crossings) 

• The balance of native vegetation outside of the 

Conservation Covenant is appended to the covenant to 

ensure its ongoing protection. 

• Consideration is given to rehabilitating some of 

the modified agricultural areas to increase habitat 

connectivity and improve conditions for wildlife.

• Rehabilitation of the modified area in the north-east of 

the Precinct to provide a mosaic of vegetation types for 

fauna and extend the connectivity of native vegetation. 

• Areas of FAC (native trees over pasture) are retained 

and protected to provide a buffer to the high-quality 

vegetation and threatened fauna habitat.

• The Precinct Structure Plan includes provisions for weed 

and hygiene management, with a particular focus on the 

management and prevention of introducing espartillo 

within the study area. 

• Legislative overlays including the Natural Assets Code 

and Conservation Covenant are retained. 

Figure 7: Native Flora
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2.5 European Heritage

An Historic Heritage Assessment has been undertaken by 

CHMA (refer to Appendix 3) in order to identify any potential 

heritage constraints which will require consideration as 

part of the development of the Boyer Road PSP. A search of 

various historic heritage registers determined the presence 

of one heritage registered property situated within the 

boundaries of the Boyer Road Precinct, referred to as the 

Genappe Homestead Complex (‘Genappe’).

Located at 50 Boyer Road, Genappe is a permanently listed 

property on the Tasmanian Heritage Register (THR ID 620), 

with its listing comprising of a Georgian, two-storey brick 

farm house with associated outbuildings and 1ha curtilage 

– with this listing also applying to the entirety of the property 

boundaries. It is noted that the property is further identified 

within Table C6.1 Local Heritage Place of the Tasmanian 

Planning Scheme – Brighton (Local Provisions Schedule).

An assessment of the Genappe property confirmed the 

presence of a number of non-listed heritage features 

includes three hedgerows and red brick feature. These 

items are summarised in Table 1.

Table 1: Summary of Recorded Historic Features Associated with 50 Boyer Road, Bridgewater

Procurement / Delivery Pros / Advantages

Genappe Homestead Complex
Main Genappe Homestead complex, which includes outbuildings, sheds and garden plantings that 
are confined to within an approximate 1ha area.

Hedgerow 1
Hawthorn Hedgerow on Genappe property. Approximately 230m in length and runs along fence line 
on western boundary of property. Hedgerow is mature and reasonably intact.

Hedgerow 2
Hawthorn Hedgerow on Genappe property. Approximately 270m in length and runs along an internal 
property fence line. Hedgerow is mature and reasonably intact.

Hedgerow 3
Hawthorn Hedgerow on Genappe property. Approximately 270m in length and runs along an internal 
property fence line. Hedgerow is mature and reasonably intact.

Red Brick Feature
An 8m x 2m red clay brick feature located just north of fence line and 35m west of Genappe property 
boundary. Possible foundation feature associated with Genappe property. May also be a later reuse 
and repurposing of brick.

Figure 8v: Heritage Features - 50 Boyer Road

Source: CHMA

Source: CHMA
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The following recommendations have been provided as 

part of the Historic Heritage Assessment:

2.5.1.1. The Genappe Property

The Genappe homestead complex (comprising an area of 

approximately 1ha) incorporates the main homestead and 

associated out buildings, sheds and garden plantings. It is 

recommended that at a minimum, the area incorporating 

the main homestead complex is excluded from any future 

development. 

The three recorded hedgerow features are also situated 

within the registered boundaries of the Genappe property 

and are a component of the early pastoral development 

of the property. As such, these hedgerows retain a level of 

associated significance as part of the broader setting of the 

property. It is recommended that consideration is given to 

the retention of these hedgerows. 

2.5.1.2. Red Clay Brick Feature

The red clay brick feature is situated outside the heritage 

listed boundaries of the Genappe property and is not listed 

on the Local Heritage Places of the Tasmanian Planning 

Scheme � Brighton (Local Provisions Schedule). 

At this point it is unclear what this feature is and whether it 

is associated with the Genappe property. As such, it is not 

possible at this stage to accurately assess the significance of 

the feature. 

If there is the potential that this feature may be impacted 

by future development within the Boyer Road Precinct, it is 

recommended that a detailed archival recording is carried 

out together with additional background research to more 

accurately determine the origins, extent and significance of 

this feature. Future management decisions for the feature 

will be predicated on the outcomes of these additional 

investigations.

2.5.1.3  Unanticipated Discoveries of 

Historic Features

No other historic sites or suspected features were identified 

during the field survey assessment of the study area and 

it is assessed that there is a low to very low potential for 

undetected Historic heritage sites to occur within the study 

area. However, as per Practice Note No 2 by the Tasmanian 

Heritage Council, processes must be followed should any 

unexpected archaeological features and/or deposits be 

revealed during works. An Unanticipated Discovery Plan has 

been prepared as part of the Historic Heritage Assessment.

2.5.1.4. Heritage Tasmania Review

Copies of the Historic Heritage Assessment Report should be 

provided to Heritage Tasmania for review.

2.5.1 Recommendations

Source: CHMA

Source: CHMA

Figure 9: Heritage Features - Genappe Homestead

Figure 10: Heritage Features - Hedgerows



Boyer Road Precinct Structure Plan

14

2.6 Indigenous Heritage

An Aboriginal Heritage Assessment has been undertaken in 

order to identify any potential Aboriginal heritage constraints 

which will require consideration as part of the development of 

the Boyer Road PSP. 

The locations of Aboriginal heritage sites are not included in 

this report, as Aboriginal Heritage Tasmania designates them 

as confidential under their ‘Standards and Procedures’, which 

prohibits public disclosure.

2.6.1 Aboriginal Heritage Register

A desktop search was conducted via the Aboriginal Heritage 

Register (AHR) to determine the extent of registered Aboriginal 

heritage sites within and in the general vicinity of the Boyer 

Road Precinct. 

AHR search results indicate that there are 29 registered 

Aboriginal heritage sites located within an approximate 1km 

radius of the Boyer Road Precinct, 8 of which are within a 100m 

radius of the precinct. Based upon available information, these 

sites are situated just outside the south-west boundary of the 

site and are identified in Table 2.

More fundamentally, it is noted that AHR results indicated the 

additional presence of two registered sites within the Boyer 

Road Precinct, which are identified in Table 3.

2.6.2 Survey Results

2.6.2.1 On-site Findings

A field survey of the Boyer Road Precinct was conducted which 

resulted in the recording of two stone artefacts. Both artefacts 

were situated within the area where Stanton (2001) described 

recording site AH8815 and therefore are deemed to be a 

component of site AH8815. 

In addition to site AH8815, one area of High Potential 

Archaeological Sensitivity (PAS1) was identified within the 

precinct, with this location considered to have a high potential 

for the presence of undetected artefact deposits. PAS1 

encompasses a broad, flat benched slope area on the mid 

slopes of a hill (measuring approximately 90m x 90m), with this 

area immediately abutting the northern end of site AH8815.

• features are located within the Boyer Road Precinct and the 

Table 3: Registered Aboriginal Sites within the Boyer Road Precinct

AH Number Site Types Descriptions

11483 Isolated Artefact
Site recorded by CHMA (2011) and described as a brown waterworn quartzite top grindstone that was located on the 
basal slopes of a hill, 20m north of Boyer Road and 100m north of Derwent River. 

8815 Artefact
Site recorded by Stanton (2001) and was described as a large artefact scatter (25+ artefacts) extending across an area 
measuring around 300m x 50m, either side of a row of box thorns within a farm paddock. Majority of artefacts were cherry 
hornfel flakes. High potential for additional artefacts to be present.

Table 2: Registered Aboriginal Sites within 100m Radius of the Boyer Road Precinct

AH Number Site Type Descriptions

191 Shell Midden

Site recorded in 1977 (recorder unknown) and described as a large concentration of midden material exposed across an 
area measuring 36m x 4m. Site exposed in rail cutting and partly covered by Boyer Road. Midden material comprised mud 
oyster and mussel. Site is possibly a component of site AH1386 and AH11485. Site is located just to the south-west of study 
area.

11484 Shell Midden

Site recorded by CHMA (2011) and described as a shell midden with an associated stone artefact. Site is described as 
being within rail reserve, on north cutting of rail line across an area 50m x 10m. Site noted to be heavily disturbed, with 
potential for additional material to be present. Site is possibly a component of site AH1387. Site is located just to the south-
west of study area.

11485 Shell Midden

Site recorded by CHMA (2011) and described as a large shell midden that extends across an area measuring 350m x 
50m. Site noted to be primarily within rail reserve, with midden material exposed within embankment cuttings and erosion 
scalds on north and south side of rail line. Some midden material also noted to extend on to embankment cutting on north 
side of Boyer Road. Site is possibly a component of site AH1386 and AH191. Site is located just to the south-west of study 
area.

11520 Shell Midden
Site recorded by CHMA (2011) and described as a low-density dispersed scatter of mud oyster shell that was exposed 
along the northern embankment of Boyer Road. Site is located just to the south-west of study area.

1385 Shell Midden
Site recorded by Officer (1980) and described as four huge shell midden mounds located on point, on bank, above shore, 
and exposed in rail cutting. Site is located just to the south-west of study area.

1386 Shell Midden
Site recorded by Officer (1980) and described as a large shell midden extending for 600m from point. Midden exposed in 
rail cutting, ion bank above the shore. And extending to top side of bank cutting of Boyer Road in parts. Site is possibly a 
component of site AH191 and AH11485. Site is located just to the south-west of study area.

1387 Shell Midden
Site recorded by Officer (1980) and described as extending from creek, NW for 200m on shore up to shallow point on bank. 
Midden material exposed in rail cutting and in parts of the bank cutting of Boyer Road. Site is possibly a component of site 
AH11484. Site is located just to the south-west of study area.

1388 Shell Midden
Site recorded by Officer (1980) and described as being located just NW of small point on bank above shore. Site is located 
around 100m to the south-west of study area.

Source: CHMA

Source: CHMA
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A second registered site, AH11483, is also identified within 

the Boyer Road Precinct. Despite an extensive search as 

part of on-site investigations, the field team were unable 

to locate this artefact. It is very likely that the artefact is still 

present in this area but is obscured by grass or covered by 

soil deposits.

2.6.2.2 Off-site Findings

Eight other registered Aboriginal sites are located within 

a 100m radius of the Boyer Road Precinct boundaries. All 

eight of these sites are classified as Aboriginal shell middens 

and are clustered along the margins of the River Derwent 

estuary, close to the south-west boundary of the precinct. 

Based on available information there is no evidence to 

indicate that any of these sites extend into the boundaries 

of the study area, with the main concentration of midden 

deposits confined to within 100m of the foreshores, on the 

south side of Boyer Road. However, midden material from 

a few of these sites were observed to be present within 

the embankment cutting on the northern side of Boyer 

Road, immediately outside the south-west boundary of the 

precinct. This suggests there is the potential for cultural 

deposits associated with these sites to extend into the 

Boyer Road Precinct itself. Accordingly, this area has been 

identified as being a zone of Moderate Archaeological 

Sensitivity (MAS).

2.6.3 Recommendations

Heritage management options and recommendations 

provided within the Aboriginal Heritage Assessment has 

been made on the basis of the following criteria:

• Background research into the extant archaeological and 

ethno-historic record for the Boyer Road Precinct and the 

surrounding region;

• The results of the investigation;

• Consultation with Aboriginal Heritage Officer Rocky 

Sainty and the outcomes of the Aboriginal community 

consultation; and

• The legal and procedural requirements as specified 

within the Aboriginal Heritage Act 1975.

Heritage management recommendations are summarised 

within Table 4.

• Unant

Table 4: Summary of Heritage Management Recommendations

Site / Area Management Recommendations

AH8815

Site AH8815 is an artefact scatter that is located within the Boyer Road Precinct. Preferred management option is for the site area to be plotted 

onto the zoning plans for the project and it noted that the site is required to be avoided and protected in open space. Short, Medium and Long 

Term management plan should be developed for the precinct.

If there is the potential for the site complex to be impacted by future rezoning and development, then it is recommended that furth sub-surface 

investigations should be undertaken within the precinct and its immediate surrounds. Aim of investigations will be to more accurately clarify 

the spatial extent and nature of artefact deposits present, and to develop informed management and mitigation options for the site. Scope and 

methodology for investigations is to be ratified with AHT. A permit will be required.

AH11483

Site AH11483 is an isolated artefact that is located within the Boyer Road Precinct. This artefact could not be found during the current survey 

but is likely to be still present in the area. Preferred management option is for the site area to be plotted onto the zoning plans for the project and 

it noted that the site is required to be avoided and protected.

If the site cannot be avoided, then a permit will have to be sought to impact the site. 

PAS1

PAS1 is an area of High Potential Archaeological sensitivity that is situated within the Boyer Road Precinct. Preferred management option is for 

the PAS1 area to be plotted onto the zoning plans for the project and it noted that PAS1 is required to be avoided and protected.

If there is the potential that the PAS1 area may be partially or entirely impacted, then undertake program of sub-surface investigations to more 

accurately determine presence/absence, nature and extent of cultural deposits that may be present. Scope and methodology for investigations 

is to be ratified with AHT. No permit initially required to commence investigations. Permit may be required pending findings. 

MAS

A zone of moderate archaeological sensitivity is present along the south-west boundary of the Boyer Road Precinct. 

It is recommended that a limited program of sub-surface investigations in undertaken in this area, Scope and methodology for investigations is 

to be ratified with AHT. No permit initially required to commence investigations. Permit may be required pending findings.

General Recommendations

• No additional site specific Aboriginal heritage constraints or requirements apply to the remainder of the Boyer Road Precinct.

•  Develop and Aboriginal Cultural Heritage Interpretation Plan for the precinct.

•  If previously undetected Aboriginal sites or suspected features are located within the Boyer Road Precinct during any future works, the 

processes outlined in the Unanticipated Discovery Plan should be followed.

•  Copies of the Aboriginal Heritage Report should be submitted to AHT and the AHC for review and comment

Source: CHMA
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2.9 Agriculture

2.9.1 Boyer Road Precinct

An agricultural assessment has been undertaken to 

determine the agricultural qualities and use of the land 

covered by the Boyer Road Precinct and the potential impact 

the rezoning will have in terms of loss of agricultural land 

within the precinct and impact on adjacent agricultural land. 

The landowners of each of the properties within the precinct 

were interviewed to obtain information on the past and 

present agricultural land use activities and management 

practices occurring over the land.

In summary, none of the properties are presently used for 

a commercial scale agricultural activity, with all properties 

effectively used for residential purposes, with the exception 

of 31 Cobbs Hill Road which is burdened by a Conservation 

Covenant (refer to Section 2.11). 

Whilst the land could theoretically be utilised for pastoral 

activities, a range of limiting factors exist:

• Low rainfall (annual rainfall of 518mm);

• No access to irrigation water, which limits crops to 

dryland cereal such as wheat or barley;

• Small landholdings in separate ownership restricts the 

viability of agricultural use; and

• The potential for interface conflicts dur to existing 

sensitive uses (e.g. dwellings and the Northern Christian 

School), and the potential for agricultural practices to 

generate noise, odour, and dust.

From a strategic perspective, Table 5 highlights that the 

precinct is of minimal importance from a local and regional 

perspective, accounting for only 0.059% of the region’s non-

prime land.

2.7.2 Recommendations

To ensure appropriate management of bushfire risk it is 

recommended that:

• Brighton_Council, as the relevant authority, takes 

ownership of any future areas of public open space to 

ensure its revegetation with low threat vegetation; or

• Specific controls are included within the Specific Area 

Plan around revegetation and/or perimeter breaks; and

• Road layout plans should provide a minimum of two new 

road points onto Boyer Road to ensure multiple avenues 

of escape in a bushfire event; and

• Perimeter roads are implemented to provide a buffer 

between residential development and a bushfire threat.

2.8 Site Contamination

To ascertain whether the Boyer Road Precinct has been 

subject to any potential contamination a Preliminary Site 

Investigation (PSI) has occurred to determine if there 

are any contamination risks and, should it be required, 

appropriate remediation measures. 

The land has historically been used in association 

with rural land uses, with groundwater flows from the 

precinct running off the site and under nearby rail and 

road infrastructure towards the River Derwent. Site 

contamination investigations were conducted via desktop 

investigation, field investigations, and on-site sampling, 

which confirmed that the precinct is not subject to any 

contamination. 

The remains of a sheep dip area (located in the south-

eastern corner of 29 Cobbs Hills Road) were investigated, 

however no residential contamination was found. 

2.8.1 Recommendations

No recommendations made. No sources of contamination 

were identified on or near the site, therefore the risk is 

acceptable for the development to occur.  

ACH for review and comment.

2.7 Bushfire

The entirety of the Boyer Road Precinct is identified as a 

Bushfire Prone Area within the Tasmanian Planning Scheme 

– Brighton. This means that bushfire events occurring within 

the site, or within its immediate vicinity, are considered likely 

to impact future development through considerable radiant 

heat and ember attack.

2.7.1 BAL Rating

To ascertain the required Bushfire Attack Level (BAL) 

separation for future development, an assessment of 

vegetation located both internal and within 120m of the 

site has occurred to identify vegetation considered to be 

bushfire prone. 

The southern half of the precinct predominantly consists 

of pastures which contain low-lying grassland with no 

overstorey, along with individual occasional trees and a 

single windbreak hedge.

Vegetation within the central and northern portions of the 

site consists of woodland (based on estimated canopy cover 

of between 10% - 30%) with prominent grassy understory 

and vegetation height ranging between 10m – 20m with the 

occasional larger eucalypt present.

Based upon the presence of this vegetation a BAL rating 

of 19 has been assigned to the Boyer Road Precinct, which 

defines the level of fire risk to the site as ‘increasing ember 

attack and burning debris ignited by windborne embers 

together with increasing heat flux between 12.5 – 19 kW / 

m2’. 

In order to minimise the risk posed by bushfire, the following 

BAL 19 setbacks have been determined for the Boyer Road 

Precinct:

• Future dwellings in the north of the Future Urban Zone: 

minimum of 20m setback from the north;

• Future dwellings in the west of the Future Urban Zone: 

minimum of 12m setback to the west; and

• Any lot to the north of the land associated with the 

heritage registered dwelling at 50 Boyer Road should 

provide a minimum separation of 14m to the south.
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Table 5: Local and Regional Importance of the Boyer Road Precinct

Land Capability

Derwent Mapping Area Boyer Road Precinct

Area (Ha) Mapping Area (%) Area (Ha) Mapping Area (%)

Prime 144 0.007 0 0

Non-Prime 173,451 82.14 103 0.590

Exempt 37,726 17.85 0 0.059%

Total 211,321 100% 103

Source: Pinion Advisory

2.9.2 Adjacent Agricultural Uses

Agricultural land uses within the vicinity of the Boyer Road 

Precinct include landholdings to the north-east and north-

west as follows:

• 158 Cobbs Hill Road (north-east of the Boyer Road 

Precinct)

 » Rural zoned land comprising 36 hectares. 

 » Forms part of a larger parcel of rural land covering 

a total area of 620 hectares divided across 102 

separate property titles. 

 » Rural zoned land is predominantly associated 

with grazing livestock, albeit at a low intensity and 

typically on degraded and rundown land, due 

to extensive areas of land within this zone being 

covered by remnant native vegetation and patches 

of threatened native vegetation communities.

 » No commercial standalone agricultural land use 

activity is undertaken within 158 Cobbs Hill Road.

• 194 Boyer Road & 232 Boyer Road (north-west of the 

Boyer Road Precinct)

 » Agriculture zoned land comprising 31.4 hectares 

(and 11.6 hectare of land in the Landscape 

Conservation Zone).

 » Form part of a larger parcel of Agriculture zoned 

land covering a total area of 56.5 hectares divided 

across 4 separate property titles. 

 » Both properties comprise a residential dwelling 

used in association with grazing livestock and 

a small market garden enterprise (with limited 

irrigation). 

 » No commercial standalone agricultural land use 

activity is undertaken on these properties.

2.9.3 Recommendations

Given the poor rating of the agricultural land within the 

precinct, the Future Urban zoned land can be rezoned 

without undue and unnecessary loss of agricultural land.

The properties at 158 Cobbs Hill Road and 194 & 232 Boyer 

Road could be subject to possible negative impacts in 

association with the development of the Boyer Road Precinct, 

which include trespass, biosecurity issues (weeds), and dogs 

menacing livestock. 

To manage these impacts, the following mitigation measures 

are recommended:

• An appropriately designed fence constructed from sturdy 

materials and provided with ongoing maintenance 

which provides security, privacy, and screening for all 

land owners;

• During the development and construction phase of 

the Boyer Road Precinct, weed control activities will 

be undertaken, with all declared weeds and weeds of 

national significance to be managed according to best 

practice and in collaboration with an appropriately 

experienced agronomist;

• The enforcement of dog management laws by Brighton 

Council, with any reports of dogs menacing livestock to 

be responded to and addressed promptly;

• The establishment and ongoing maintenance of shelter 

belt vegetation along the western boundary of 182 

Boyer Road for a length of 275m. The shelter belt should 

comprise mixed native species which includes hardy 

short shrubbier and taller tree species which provide 

screening from the ground up to 8 – 10m in height, with 

a width of 3 – 4 metres; and

• The incorporation of sufficient boundary setback buffers 

in accordance with the applicable sections of the 

Tasmanian Planning Scheme.

The property at 158 Cobbs Hill Road is separated from the 

Future Urban zoned land within the Boyer Road Precinct 

by  a substantial buffer (approximately 350 – 700m wide) of 

native vegetation. It is therefore considered that no mitigation 

measures are required. 

2.10 Land Use Interfaces

2.10.1 Western Interface

The precinct’s western boundary abuts numbers 194 and 

232 Boyer Road, both of which are located in the Agriculture 

Zone. As discussed in Section 2.9.2, each property contains 

a dwelling used primarily in association with small scale 

agricultural activities. 

It is important that the Boyer Road Precinct Structure Plan is 

designed to be sensitive to this interface, as recommended 

in Section 2.9.2.

2.10.2 Northern Interface

The precinct’s northern boundary interfaces with land in the 

Rural Zone (158 Cobbs Hill Road) that is predominantly used 

for low intensity grazing. It is considered that the substantial 

buffer provided by the native vegetation cover on the 

northern half of the precinct offers an appropriate interface 

between the future development of the Boyer Road Precinct 

and this use. 

2.10.3 Eastern Interface

To the east the precinct abuts residential dwellings situated 

along Serentiy Drive and the Northern Christian School. 

It is noted that residential dwellings are in the form of rural 

living allotments, with the existing paddocks located within 

the Boyer Road Precinct providing unrestricted views from 

these dwellings towards the River Derwent and Mt Faulkner 

Conservation Area. Any future development within the Boyer 

Road Precinct therefore should be mindful about retaining 

the existing rural living setting of dwellings within the vicinity 

of Serenity Drive. A buffer should therefore be considered 

along a portion of the eastern boundary, ideally in the form 

of a linear reserve, to provide for some separation between 

these dwellings and future development within the precinct. 
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2.11 Covenant

The property in the north-western corner of the Boyer 

Road Precinct - 31 Cobbs Hill Road - is burdened by 

a Conservation Covenant made under the Nature 

Conservation Act 2002, which covers approximately 

25.10ha of the site. The covenant is in recognition of the 

presence of a threatened vegetation community consisting 

of Eucalyptus globulus dry forest and woodland, which is 

listed under Schedule 3A of the Nature Conservation Act 

2002.

The covenant places heavy restrictions upon a range of 

activities that may cause damage to, or degradation of, 

the natural values of the site, which includes clearance of 

native vegetation and subdivision activities. This effectively 

prohibits any future development activity occurring within 

this portion of the site. 

The extent of the conservation covenant is depicted within 

Figure 11

 

 

Figure 11: Conservation Covenant
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