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Minutes of the meeting of the Ross Community Sports Club Inc.
held on Wednesday 10  th   November Club rooms 7.00pm

PRESENT: Owen Kay,  Sally Langridge, Karen Donlon, Candyce Hurren, Tim Dyer, Dennis Rule, Marcus Rodrigues. 

APOLOGIES: Sue Kay, Keith & Jeanette Draper, Ricky Hebbard, Molly Jones

MINUTES: Moved by Tim and seconded by Sally that the minutes be accepted; CARRIED

BUISNESS ARISING: Busy bee at the pool was great had lots of volunteers. The TV guy came and fixed the aerial. We 
will need about 50 pigs for the pig out, will discuss more at the next meeting and start it in the new year. With Simone 
painting the pool cover cover with a ocean seen will give her a voucher or a pool membership for the cost of the paint. 
Damien from NMC said they are replacing all the locks one day in the future so new keys will be needed.  Dart shirts 
will get in the new year the players buy the shirts and the club will pay for the screen printing which Kylie Ashman will 
do for $12 a shirt. The afternoon tea Remembered when went really well in the club rooms. Pricing for the Freemason 
dinner will be forward to Keith Draper. 

FINANCIAL REPORTS: Moved by Candy and seconded by Tim that the Treasurer's Report be accepted and that 
accounts be passed for payment; CARRIED. 

CORRESPONDENCE:
      IN: Mick Gray health officer NMC A few adjustments we need to make in the Kitchen. 
            Amanda Bond  NMC a delay in the induction waiting on  the new officer to start then will arrange induction. 
           Oatlands High school  Asking for a donation towards educational purposes.
           Des Jennings NMC Grant application for development of change rooms.
           NMC about the pool getting relined and hoping it will be finished by the opening on the 4th.
           
       OUT: Nile.

GENERAL BUSINESS:

Owen Kay: Mentioned that Sue is retiring from cleaning and bookings after the next AGM .

Marcus Rodrigues: Wants to offer his place for the Xmas party on the 11th Dec 5pm.
                  Bret has offered the club a upright piano. It was unanimous as a committee we didn't have room for one.
                  Bakery 31 Pool donation collection asked who is collecting it now. Committee asked if Marcus wouldn't 
                  mind.
Candyce Hurren: Could we get a couple of Solar lights for around the northern side of the building. Sally is going to  
                      get prices from bunnings.
                     Can the pool table be used on a Friday night? Going to check and see if it works and is worth to keep.

Dennis Rule: Trivia night on the 20th Nov 

Tim Dyer: Mentioned  with Sally doing the life saving course the club should cover all her experiences, the committee 
                 agreed and it was 2nd by Owen.
                 Damien from NMC that came to the pool was very approachable and switched on knew what was happening.

Karen Donlon:  Ram sale is on the 26th Nov Gorgie  would like sandwiches and slices, we need to get the 
                          meat for the BBQ.

Sally Langridge;  Need to buy a new TV moved by Marcus 2nd Tim, she is going to get prices.
                             Need more cupboards for storage.
                           Think about a event we can do to celebrate the pool turning 60 on the 3rd Feb 2022 
                        

Meeting closed at 8pm
Next meeting will be Wednesday 8th Dec at 7pm
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EVANDALE COMMUNITY CENTRE AND MEMORIAL HALL 
MANAGEMENT COMMITTEE 

 
 

 
 

 Minutes of General Meeting Tuesday 9th November 2021 
 

 
 
      Chairperson      John Lewis 
 
 
     Meeting opened: 1.00pm 
 
                        
    1.  Present:     Arthur Walter,  Geoff and Jackie Divall, Kath and Barry  Wenn, Barry Lawson, Frank 

Halliwell, Ian Goninan, Gillian Atherton. 
 
 

   2.  Apologies:  Judy Heazlewood, Sue Bedford, Peter Riley, Bret Goldsworthy, Heather and Chris Leggett, 
                             Maria Lawson. 
  
 
   3. Minutes of Previous Meeting:   were taken as read and confirmed. Arthur Walter/Geoff Divall. Carried. 
 
 
     
   4.   Centre Report/Correspondence:  
 

• A few more visitors than last year, 226/445. Other users a bit down (loss of yoga and Tas 
Irrigation). 

• Wednesday Social Afternoons still popular. 
 
 

 
         
  5 .Community Hall Report:  

• Cat Show, Op Shop Ball, and Makers Market all cancelled in October. 
• Artist has booked an exhibition during the Glover weekend. 
• Bonsai Society and Horticultural Show in November and  all signed up for next year, with facility 

hire agreements signed and deposits paid. 
• Barry was at the hall last weekend and suggested another handrail in the middle of the steps. 

Already a ramp for use. Has been suggested before. Barry will follow up at Advisory Committee. 
• Flower Show went well, numbers may have been down a little. 
• Electrical contents have been tagged and tested. 
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 6. Financial Report: 
 
 

 
 
 
 
  7. Gift Shop:  

• Jackie to buy new stock soon. Suggested printing our own tea-towels, with local items of interest 
featured. Jackie will get some quotes on costing and availability. 

• IGA staff sending customers to Centre to buy locally made items. 
 
 

 It was moved and seconded that the reports be accepted. Peter Riley/Barry Lawson.  Carried. 
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 8. General Business:  
      On-going: 

• RV parking at weekends: meeting set up with John, Geoff and Amanda Bond from the NMC 
revisiting the problem of short and long term options for RV parking on weekends. A request 
was made to NMC that Morven Park be used temporarily for weekend parking.  Other options 
were discussed and Amanda will write a report for Council. Several committee members 
showed concern that there is a lack of communication with the Morven Park committees. 

• NMC advised that the dump site is to be closed on 15th November, meanwhile a new one will be 
built in the Western Junction area. A motion was put to the meeting “That we ask the Council to 
retain the existing Dump Site open until the new one is ready for use, especially as there have 
been no issues with the site for several years”. Geoff Dival/Arthur Walter. Carried unanimously. 

• TasNetworks connecting solar panels on the hall. 
• Tourism National Australian Experience Content Initiative Grant: not successful. 
 

New: 
• Large map of Evandale to be updated and reprinted, also smaller brochure maps underway. 
• Suggestion to change to colour of the OPEN sign to make it more noticeable. “To adopt a pink 

background for OPEN sign.” John Lewis/Barry Wenn. 
• A donation of $1000.00 was given anonymously to the appeal for Charlie Taylor’s Eye Surgery. 

Parents were very grateful. 
• John Lewis said that  the Prince of Wales Hotel End-of-Year luncheon with the History Society. 

Christmas meal was too expensive, so the meal will be ordered from the menu. 
• May need new COVID rules after borders open in December. NMC may set new rules. 
• Arthur suggested donating a small eight-ball table for the games afternoon at the Centre. The 

meeting decided that it may limit the use of the room for meetings. 
• Barry has a wall-mounted TV that may be useful for the meeting room. 

  
 

  Meeting closed at 2.00 pm and was followed by afternoon tea.     
 
  Next meeting  Tuesday, 14th December  at 1.00pm.` 
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MINUTES 

PERTH LOCAL DISTRICT COMMITTEE 

NOTICE IS HEREBY GIVEN OF THE COMMITTEE MEETING TO BE HELD AT PERTH COMMUNITY CENTRE ON TUESDAY, 
2 NOVEMBER 2021, AT 5.30PM  

Gail Eacher 
Secretary 
29 October 2021 

1 ATTENDANCE 

Russell Mackenzie (Chair), Tony Purse, Don Smith, Jo Saunderson, Michelle Elgersma, John Targett  

Shan White (minute taker) 

 

In Attendance: 

 

Apologies:  

John Stagg, Councillor Janet Lambert, Councillor Jan Davis, Gail Eacher 

2 CONFIRMATION OF MINUTES 

Recommendation  
That the minutes of the meeting of the Perth Local District Committee held on 7 September 2021 be confirmed as 

a true and correct record of proceedings.      J Saunderson/ M Elgersma 
 
Request update of the spelling of Jo Saunderson in future meeting papers 

Recommendation 
That the notes of the meeting of the Perth Local District Committee held (no quorum) on 5 October 2021 be 
noted.           S White/ J Saunderson 

3 DECLARATION OF ANY PECUNIARY INTEREST BY A MEMBER OF A SPECIAL COMMITTEE OF COUNCIL 

In accordance with the provisions of the Local Government Act 1993, Part 5, S48A – S56, a member of a Special 
Committee must not participate in any discussion or vote on any matter in respect to which the member: 
a) has an interest; or  
b)  is aware or ought to be aware that a close associate has an interest. 

A member has an interest in a matter if the matter was decided in a particular manner, receive or have an expectation of 
receiving or likely to receive a pecuniary benefit or pecuniary detriment. 

* It should be noted that any person declaring an interest is required to notify the general manager, in writing, of the 
details of any interest declared within 7 days of the declaration. 

Noted that  

• Mr Tony Purse is consulting and/or has an involvement in the following projects currently being undertaken by 
Council: 

o Perth Community Centre Master Plan 
o Perth Recreation Ground Master Plan 
o South Esk River Parkland Proposal, including owner/developer of adjacent property 
o Perth Streetscape Improvements 
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4 BUSINESS ARISING FROM THE MINUTES 

4.1 Main Street Redevelopment / Perth Streetscape Masterplan  

Following the September 2021 meeting, the Committee the final drawings/layouts of the entry signage were 
circulated.  Noted that signage has been manufactured and will be installed when conditions are favourable. 

At the 5 October 2021 meeting, Councillor Davis provided a briefing on the discussions from the NMC Property 
Committee meeting held 4 October 2021 

4.2 Perth Projects / 2020-21 Budget Priorities 

Update on the listed items  
Priority List Item Committee Comment Officer Comments 

Perth River Reserve: clean-up riverbank and 
installation of foot bridge 

2021-06-01: request for progress report to July 2021 meeting  

Works planned, included in 2021/22 budget. 

 

Building Better Regions funding 
application was successful. 

Tenders called. 

 

West Perth connectivity footpaths  WIP 

Train Park additional play equipment Awaiting Council response (Nov 2020 meeting) 

MOTION: (i) request Council to consider urgent maintenance to the 
timber sculptures; play equipment and facilities as part of the 
‘Special COVID-19 Funding’ to ensue appropriate and safe condition 
for the 2021 sesquicentenary of trains. 

(ii) Request council to include upgrades to the Train Park in the 
Perth Main Street Masterplan.  CONFIRMED. 

Mr Freeman is scheduled to 
commence work on the sculptures 
in October 2021 subject to 
weather conditions.  

 

 2021-06-01 progress report requested. 
Requested that,  
• Sculptures: the committee discussed the tree sculptures and 

request council to seek advice from Mr Freeman as to whether 
they can be repaired.  If this is not possible, PLDC request 
council to seek professional advice as to a possible 
remediation plan for the top carvings section. 

• PLDC request council to consider seeking advice for an overall 
master plan for the train park to include all aspects requiring 
upgrading not only the facilities but possible uses e.g. tree 
carvings, play equipment, toilets, bbqs, picnic tables, fencing, 
food vans.  With a train park masterplan in place, the 
committee could then consider / recommend a priority list and 
a timeline for completion so council could incorporate in 
budget planning. 

 

 

See note above 

 

 

 

 

Seccombe Street & Talisker Street Amenities 2021-06-01 progress report requested Project management will be 
undertaken in-house. 

Seccombe Street  
site inspected – works delayed 
due to weather conditions.   
Off-site manufacture of precast 
panels has commenced.  
Subject to weather conditions, 
lock-up stage expected to be 
reached prior to December 
shutdown. 

Talisker Street 
works programmed to commence 
after Seccombe Street amenities 
are completed and in-use. 

 

4.3 Budget Priorities 2021/2022 

Budget priorities submitted for consideration - in order of priority: 
1) Train Park: maintenance for play equipment to ensure appropriate and safe conditions; maintenance to 

timber sculptures – funding included in the 2021/2022 budget 
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2) Perth River Reserve: extension to George Street including installation of footbridge – funding included in 
the 2021/2022 budget 

3) Main Street Redevelopment: commencement of Stage 1, incl Drummond Street/ Main road Corner: clean 
up and landscaping to link with Main road Streetscape masterplan – funding included in the 2021/2022 
budget 

4) West Perth Connectivity footpaths: continue development to connect with other areas of Perth 
5) Tree plantings in subdivisions: continue plantings in existing and planned developments – ongoing  
6) Punt Road Toilet Block: redevelopment / upgrade - funding not included in the budget, upgrade of 

Seccombe & Taslisker St toilet blocks.  Request to be submitted for future budget consideration. 

At the 3 August 2021 meeting, the following was the recommendation of the Committee to Council: 

Request Council provide PLDC with a proposed works schedule to align with the 2021/22 budget priorities for Perth.  
Council to note projects that have been bought forward from 2020/21 budget. 

Matter referred to 20 September 2021 Council Meeting. 

Officer Comment:  
Council officers will determine the allocation of resources depending upon weather, design, approval process and availability 
of contractors, and staff and equipment at that time. 

 
MINUTE NO. 21/349 
DECISION 
Deputy Mayor Goss/Cr Brooks 
That the committee be advised that when works are programmed the advice will be provided. 

Carried  
 

Recommendation 
The PLDC request Council provide a schedule of works and commitment for commencement of works on the following 
critical projects: 

(1) Train Park (2) Seccombe/ Talisker Toilet blocks (3) Perth Riverbank Reserve 
D Smith/ T Purse 

4.4 Line Marking in Perth 

At the June 2021 meeting, the Committee requested that Council review and refresh the line marking in Perth. 
Committee are advised that a Customer Request needs to be submitted to Council for consideration, with 
reference made to specific location of line-marking required. 

At the 3 August 2021 meeting, the following was the recommendation of the Committee to Council: 

Request Council undertake an audit of Perth streets to ensure line-marking is compliant with the relevant standards.   

Matter referred to 20 September 2021 Council Meeting. 

Officer Comment:  
Council does not have the budget to undertake such an audit, the matter could be referred to the 2022/2023 budget process, 
however, this matter is not considered to be a high priority as Council’s works crew and other officer’s in the course of their 
day to day activities take note of such matters. Where the need is considered a priority the matter is referred to the State 
Government for funding, which comes available in October.  If the Committee considers any line-marking to be considered as a 
priority, such a request should be forwarded to Council as a Customer Request. 
 

MINUTE NO. 21/350 
DECISION 
Deputy Mayor Goss/Cr Lambert 
That Council take no action and suggest to the Committee that they provide details of specific needs via customer 
request. 

Carried Unanimously  

THE FOLLOWING RECOMMENDATION WAS PROPOSED BY J SAUNDERSON AT 5 OCTOBER 2021 MEETING (NO 
QUORUM) TO BE CONSIDERED BY THE COMMITTEE: 

That the PLDC request council consider line-marking in Clarence Street, between Elizabeth and George Streets due 
to the potential safety issues caused by vehicles parking illegally on the eastern side of Clarence street.  
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Noted that - Customer Request to support this request was to be submitted by Councillor Davis. 

Supported by the PLDC 2/11/2021 

4.5 Seccombe Street Speed Limit Signage   ACTION TAKEN BY COUNCIL - ITEM COMPLETED (2/11/2021) 

At the 6 July 2021 meeting, the Committee raised the issue that motorists are entering Seccombe Street from the 
roundabout at speeds in excess of the 50kph speed limit which is in place on urban roads (in built-up areas) across 
Tasmania, at which time the following recommendation was made to Council:  

That Council consider installation of speed limitation signage at the entrance to Seccombe Street from the roundabout. 

The recommendation was considered by Council at the 16 August 2021 Council meeting, at which time Council 
made the following decision  

That Council note the request and the action to be taken. 

Officer’s advised that a 50km/h speed sign is to be erected. 

At the 3 August 2021 meeting, the Committee updated their recommendation to Council, as follows: 

That Council consider installation of speed limitation signage at the entrance to Seccombe Street from the roundabout 
and/ or road calming measures. 

Matter referred to 20 September 2021 Council Meeting. 

The Committee noted that the recommendation required amendment due to the dangers posed to pedestrians 
and children in the area, especially in the vicinity of the playground, and should read as follows: 

That Council consider installation of speed limitation signage at the entrance to Seccombe Street from the roundabout 
and road calming measures. 

Officer Comment:  
At the 6 July 2021 meeting, the Committee raised the issue that motorists are entering Seccombe Street from the roundabout 
at speeds in excess of the 50kph speed limit which is in place on urban roads (in built-up areas) across Tasmania, at which time 
the following recommendation was made to Council:  

That Council consider installation of speed limitation signage at the entrance to Seccombe Street from the roundabout. 
The recommendation was considered by Council at the 16 August 2021 Council meeting, at which time Council made the 
following decision  
Officer’s advised that a 50km/h speed sign is to be erected. 

That Council note the request and the action to be taken. 
A 50km/h speed sign has been erected. 
The Committee has since noted that signage has not deterred speeding, and has requested further traffic calming measures. 
Council Officers note that speeding is a police matter and Tasmania Police has been notified of the concerns raised. 

 
MINUTE NO. 21/351 
DECISION 
Deputy Mayor Goss/Cr Adams 
That Council note the recommendation and the action taken. 

Carried Unanimously 
 

Jo Saunderson to submit a Works Request for the installation of signage for the Playground in Seccombe Street 
Supported by the PLDC (2/11/2021) 

4.6 Electric Charging Station        NOTED BY COUNCIL - ITEM CLOSED (2/11/2021) 

At the 3 August 2021 meeting, the following was the recommendation of the Committee to Council: 

Request Council explore the opportunity for an Electric Charging Station to be installed in Perth 

Matter referred to 20 September 2021 Council Meeting. 

Officer’s Comments: 
The provision of EV charging stations is considered to be a function of private enterprise, Council could assist in providing 
contact details of EV service providers. Should opportunities arise, Council will assist in the identification of appropriate sites 
across the Northern Midlands.    
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MINUTE NO. 21/353 
DECISION 
Cr Davis/Cr Lambert 
That Council note the request of the Committee and action if the opportunity arises. 

Carried Unanimously 

4.7 Environmental Project for Perth     NOTED BY COUNCIL/ PLDC – ITEM CLOSED (2/11/2021) 

At the 3 August 2021 meeting, the following was the recommendation of the Committee to Council: 

Request Council identify a project for Perth which can align with Council’s Strategic Plan priority:  PLACE – Meet 
Environmental Challenges - examples suggested install FOGO bins in the Main Street; eliminate single use plastics  

Matter referred to 20 September 2021 Council Meeting. 

Officer’s Comments: 
Council has a Local Recycling Committee, and this recommendation is within the ambit of that committee, and should be 
referred to that Committee for their consideration.  Council’s recycling trailer came about at the initiative of that Sub 
Committee.  The trailer can be sited in different locations across the Northern Midlands. Any initiatives would need to be 
considered in the 2022/2023 budget deliberations.  

 
MINUTE NO. 21/354 
DECISION 
Cr Lambert/Cr Polley 
That Council recommend to the Committee that they identify suitable locations to site the recycling trailer in Perth 
and that the other matters be referred to the Local Recycling Committee for consideration. 

Carried Unanimously 

4.8 Development Applications       NOTED BY PLDC – ITEM CLOSED (2/11/2021) 

At the 3 August 2021 meeting, the following was the recommendation of the Committee to Council: 

Request council review Local Area Plans for Perth as well as other Northern Midlands townships and consider 
implementing a process for this review which will result in amendments to satisfy and provide such outcomes as (but 
not limited to): 
- Development and design clarity; improved definition of developments; preservation of local area characteristics. 

Matter referred to 20 September 2021 Council Meeting. 

Officer’s Comments: 
That the Committee be advised that the community will have the opportunity for representation to the draft Local Provisions 
Schedule when it is on public notification, expected to be before end of 2021. 
 

MINUTE NO. 21/355 
DECISION 
Cr Davis/Cr Adams 
That Council note the recommendation and officer's comments. 

Carried Unanimously 

4.9 North Perth Density Review       COUNCIL ACTION TBC (2/11/2021) 

At the 3 August 2021 meeting, Councillor Davis advised that a consultant had been engaged to undertake a 
density survey as part of the North Perth Development Project.  Councillor Davis noted that she would circulate 
the papers to the PLDC and arrange for a briefing at a future meeting. 

THE FOLLOWING RECOMMENDATION WAS PROPOSED BY M ELGERSMA AT 5 OCTOBER 2021 MEETING (NO 
QUORUM) TO BE CONSIDERED BY THE COMMITTEE: 

That the PLDC request council consider providing the committee with a face-to-face briefing by the General 
Manager and consultant, by way of attendance at a future meeting - suitable date to be determined by Council. 

Supported by the PLDC 2/11/2021 

 

It should be noted that a briefing by the Consultant undertaking the review is being sought, date to be advised. 
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4.10 Highway Maintenance      OUTSTANDING ACTION (2/11/2021) 

Roads have not yet been transferred to Council by State Growth (roundabouts have been transferred to Council, 
landscaping works to be programmed). 

The Committee requested that Council lobby for the transfer of the roads so that Main Street works can 
commence. 

Recommendation:          T Purse/J Targett 
That, due to the current poor state of the entrances to Perth, Council undertakes, or request the Dept of 
State Growth undertake, maintenance of the verges including removal of waste and rubbish where works 
have been carried out.  

Carried 
 
The matter was listed for consideration by Council in October 2021, at which time the following was recorded. 

Officer Comment:  
The area in question falls within the Department of State Growth’s area of responsibility.  Council can submit a request to DSG 
to undertake maintenance, including the removal of waste/debris, at the entrances to Perth. 

 
MINUTE NO. 21/396 
DECISION 
Cr Davis/Cr Brooks 
That Council Officer’s contact the Department of State Growth and request maintenance, including the removal of 
waste/debris, be undertaken at the entrances to Perth. 

Carried Unanimously 

Recommendation:          T Purse/J Targett 

  PLDC request an update on this matter from Council 

4.11 Old United Service Station Site cnr Drummond and Main Street 

The Committee noted that this matter has been resolved; however, sought clarification that the site had been 
signed off by the EPA. 

D Smith/J Targett 
That Council approach the owners of the decommissioned United Service Station to purchase the property 
to be used for community purposes. 

Carried 
Council’s Property Management Committee already has matter listed for consideration. 
 
The matter was listed for consideration by Council in October 2021, at which time the following was recorded. 

Officer Comment:  
Council’s Property Management Committee already has matter listed for consideration. 

 
MINUTE NO. 21/397 
DECISION 
Cr Davis /Cr Lambert 
That the NMC Property Management Committee consider the Committee’s request and report to Council. 

Carried Unanimously 

Recommendation:          T Purse/J Targett 

  PLDC request an update on this matter from Council 

4.12 Mulgrave Street Dog Park –   COUNCIL ACTION COMPLETED - ITEM CLOSED (2/11/2021) 

 

The Committee discussed the installation of suitable signage at the dog park. Agreed that signage should be 
similar to that which is installed at the dog park at Coronation Park in South Longford, inclusive of the naming of 
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the Dog Park. Customer request to be submitted. 
The matter of the naming of the Park was listed as a notice of motion for consideration by Council in October, at 
which time the following was recorded. 

NOTICE OF MOTION 

Councillor Davis has requested the below Notice of Motion be tabled at the 18 October 2021 Council Meeting: 

That the Perth Dog Park be named the Perth Bicentenary Dog Park. 

BACKGROUND 

Cr Davis has suggested that the Perth Dog Park is named the Perth Bicentenary Dog Park to commemorate the bicentenary 
of Perth. 

“I think it’s fitting we have some lasting and visible celebration of the Perth Bicentenary, and to date there have been no 
other plans for that type of recognition.  

On that basis, I would like to move the above motion”. 
 
MINUTE NO. 21/389 
DECISION 
Cr Davis /Cr Lambert 
That the Perth Dog Park be named the Perth Bicentenary Dog Park. 

Carried Unanimously 

5 OTHER PROJECTS / COMMITTEE REPORTS 

5.1 Murals, Artworks, History interpretation panels   

Noted at the 3 August 2021 Committee meeting:  
• Work is progressing - DA will be submitted for approval if required. 

A report was tabled at the 18 October 2021 Council meeting (minute & attachments attached) at which time the 
following decision was recorded. 

 
MINUTE NO.  21/404 
DECISION 
Cr Davis /Deputy Mayor Goss 
That Council does endorse the attached implementation plan to complete the Perth Mural Project. 

Carried Unanimously 
 

Recommendation:          J Saunderson/J Targett 
i. Council considers the urgency of the Perth Mural Project Implementation Plan (Revised Sept 2021) and 

continue to discuss with the artists the possible barriers which may slow the progress of installation of the 
remaining murals. 

ii.  Council considers contributing to the costs of installation of the remaining murals scheduled for 20222/23 
and 2023/24 budget years. 

5.2 Perth Bicentenary Sub-Committee  

At the 3 August 2021 meeting, the following was the recommendation of the Committee to Council: 

Request Council provide an update on the planning and design for a Bicentenary commemorative plaque to be installed 
alongside the existing plaque and then relocated to a suitable location as part of the Perth Main street Plan works. 

Matter referred to 20 September 2021 Council Meeting. 

Further information was requested by Council in relation to this project as no prior request had been received. 

J Saunderson/S White 
The Committee requests that Council design and install a commemorative plaque (to be in keeping with 
the 150-year plaque) and relocate both plaques to a suitable location in the Perth Main Street landscaped 
area proposed for the south of Perth (Old Punt Road/Clarence Street redesign).  

Carried 
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Officer’s Recommendation: 
That Council note the recommendation and relist the matter when the information requested has been received. 

 
MINUTE NO. 21/352 
DECISION 
Cr Adams/Cr Polley 
That Council note the recommendation and relist the matter when the information requested has been 
received. 

Carried 

THE FOLLOWING RECOMMENDATION WAS PROPOSED BY J SAUNDERSON AT 5 OCTOBER 2021 MEETING (NO 
QUORUM) TO BE CONSIDERED BY THE COMMITTEE:   SUPPORTED BY PLDC (2/11/2021) 

That the PLDC request council consider incorporating in the Main Street Masterplan an appropriate design/ manufacture/ 
location of a plaque to commemorate the Bicentenary of Perth and include the existing 150 years of settlement 
commemorative plaque in the design and location.  
 
The matter was relisted for consideration by Council in October 2021, at which time the following was recorded. 

Officer Comment:  
That Council officer’s progress the Committee’s request and identify a suitable location to erect/relocate the plaques, with 
comment to be sought from the Committee on design and location. 

 
MINUTE NO. 21/395 
DECISION 
Cr Davis /Cr Lambert 
That Council officer’s progress the request and seek comment from the Committee. 

Carried Unanimously 

RECOMMENDATION:         J Saunderson/ J Targett 
 

Wording to appear on the Bicentenary plague: refer to the consultant of the Perth Main Street Masterplan for 
design recommendations of the plaque to be mounted on an interpretative panel base 

 
Perth Township (positioned at the top border of the plaque) 

 
Bicentenary 1821 – 2021 (positioned along the middle of the plaque) 

 
Celebrating Our History (positioned at the bottom border of the plaque) 

 

Location of the Bicentenary plaque:  

Refer to the consultant of the Perth Main Street Masterplan for a suitable location to be determined 
incorporating the existing Centenary plaque into the final location.  In the interim the Bicentenary plaque should 
be located adjacent to the existing Centenary plaque at the intersection of Main Road and Old Punt Road 

 

5.3 Perth Early Learning Centre -     ACTION COMPLETED - ITEM CLOSED (2/11/2021) 

Report tabled at September 2021 meeting. Contractor has been engaged, with works scheduled to commence in 
2022. 

5.4 Perth Tourism Website –   WORK TO BE PROGRESSED OUTSIDE OF PLDC - ITEM CLOSED (2/11/2021) 

Noted that the Chair is in discussions with Council’s Tourism Officer re a website for Perth Tourism. 

6 MATTERS PENDING 

6.1 Perth Dog Park  

Council is investigating a second location in Perth for a secure Dog Park and will provide PLDC with updates as this 
can be progressed, no site has been identified. 
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7 NEW BUSINESS 

7.1 Christmas Function 

To be held at the Clarendon Arms, 11 Russell Street Evandale at 6pm on Thursday 18 November 2021, invites 
emailed to members on 28 October, please RSVP by 12 November 2021. 

7.2 Future Subdivisions: Open Space Playground Development – Napoleon Street, Perth  

          NOTED BY PLDC - ITEM CLOSED (2/11/2021) 

For information.  This matter was considered in the Closed Session of the 18 October 2021 Council Meeting, with 
the following decision released: 

 
MINUTE NO.  21/425  
DECISION 
Cr Davis/Cr Adams 
That Council 
A) authorise the preparation of a concept plan for a playground to be sited in Napoleon Street in Perth and the 

local community be consulted once the concept is prepared. 
B) in relation to this matter: 

i) consider whether any discussion, decision, report or document is kept confidential or released to the 
public; and 

ii)  determined to release the decision to the public. 
Carried Unanimously 

7.3 South Perth Specific Area Plan: Drummond Street, Perth  NOTED BY PLDC -  ITEM CLOSED (2/11/2021) 

For information.  This matter was considered in the Closed Session of the 18 October 2021 Council Meeting, with 
the following decision released: 

 
MINUTE NO.  21/429   
DECISION 
Cr Polley/Deputy Mayor Goss 
That Council 
A)  does not accept the offer from the Planning Policy Unit to contribute to the preparation of a Specific Area 

Plan for the land at 5 Eskleigh Road, Perth; 
B)     in relation to the land at 5 Eskeligh Road, Perth, determines to initiate an amendment of the Scheme 

pursuant to section 34(1)(b) of the former provisions of the Land Use Planning and Approvals Act 1993;  
C) in relation to this matter: 

i) consider whether any discussion, decision, report or document is kept confidential or released to the 
public; and 

ii)  determined to release the decision to the public. 
Carried 

Media release attached for information. 

8 NEXT MEETING/CLOSURE 

The meeting closed at 6:30pm. 
The next meeting to be held at the Perth Community Centre at 5.30pm on Tuesday, 7 December 2021.   
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NOTICE IS GIVEN THAT THE MEETING OF THE NORTHERN MIDLANDS LOCAL RECYCLING 
COMMITTEE MEETING WILL BE HELD AT THE LONGFORD COUNCIL CHAMBERS ON TUESDAY 
30TH OF NOVEMBER 2021 COMMENCING AT 2:00PM 

AGENDA 
1 PRESENT – Cr. Ian Goninon (IG), Leanne Sherriff (LS), Rex Heathcote (RH), Roderick 

Cuthbert (RC), Jonathan Galbraith (JG), Daniel Stearnes (DS) 

 

2 IN ATTENDANCE –  

 

3 APOLOGIES – Owen Diefenbach, Maria Lawson, Mary Knowles Kate Heathcote has 
resigned from the committee.  

 

4 DECLARATION OF ANY PECUNIARY INTEREST BY A MEMBER OF A SPECIAL COMMITTEE 
OF COUNCIL 

In accordance with the provisions of the Local Government Act 1993, a member of a Special 
Committee must not participate in any discussion or vote on any matter in respect to which 
the member: 

 a) has an interest; or  

 b)  is aware or ought to be aware that a close associate has an interest. 

A member has an interest in a matter if the matter was decided in a particular manner, 
receive or have an expectation of receiving or likely to receive a pecuniary benefit or 
pecuniary detriment. 

 

5 CONFIRMATION OF MINUTES 

Recommendation 

The minutes of the meeting of the Local Recycling Committee held on Tuesday, 26th of 
October 2021 be confirmed as a true and correct record of proceedings. Proposed RH 
seconded RC that the minutes be accepted 

 

6 BUSINESS ARISING FROM THE MINUTES 

6.1   Composting of organics  

JG to invite Launceston Environmental services to attend a future meeting, this is to be arranged 
when some further research has been done on the kerbside greenwaste collection (possibly the 
December or January meeting). 

6.2  Kerbside greenwaste collection 
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It was noted that with the new state waste levee coming in it may now be viable to start a 
kerbside greenwaste collection. 

6.3 Volunteers at recycling events 

Volunteering at events has been put on hold for the present time to due to OH&S issues with 
emptying “wheelie bins.” Are there any possible solutions? 

6.4 Develop program for use of recycling trailer 

Trailer should have a jockey wheel. Action DS to follow-up with manufacturer. 

Seek volunteers – encourage people to recycle at events and assist in rostering and moving of 
trailer. 

ACTION: JG to follow-up about a risk assessment for emptying bins. 

Suggested locations: 

 Longford, Perth, Evandale schools 
 Is Owen able to organise a schedule for Campbell Town, Ross and possibly Avoca? 
 Functions where the trailer can be supervised or locked away.  
 IGA, Nutrien, Southern Farming systems (Longford) 

ACTION: IG and LS to organise program. 

ACTION: JG to provide phone numbers for schools. 

6.5 Support for business recycling 

JG has drafted letter to be followed up after this meeting. 

ACTION: JG to send letter to IG and then forward on to the Northern Midlands Business 
Association. 

6.6  Single use plastics policy 

Policy to be considered by Council. To be taken to a future workshop. 

ACTION: IG to follow up with Des 

6.7  Recycling shed – Opening at 11.00am tomorrow. 

6.8 Presenting at community groups – e.g. Neighbourhood watch, KH has provided a list to 
JG. Do we have any volunteers to do presentations? 

6.9 Farm and agricultural waste – TFGA has started up a sustainability committee. LS to 
investigate further re silage wrap etc. 

6.10  Volunteer induction – LS has not done an induction. RC is not sure. 

6.11 Column for country courier 

LS has written several articles 

Future columns?? 

6.12 Dog ID labels 
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Council’s animal control officer is looking into this next years budget. 

6.13 Plasroc 

Owen has been in contact with Plasroc, they plan to start their first plant in Queensland next 
year. 

6.14 Group name – Northern Midlands Waste Watchers 

It was agreed at the October meeting to look at vests with a name or logo. Is this still required 
since we are not able to volunteer at events at the present time. 

7 AGENDA 

7.1 Gift voucher for recycling trailer 

We received a $250 Australia Post gift voucher for the award we won for the recycling trailer. 
Does the group have any suggestions for how this can be spent? 

8 New items 

8.1 ??? 

9 PRIORITY  IDEAS LIST 

9.1  FOGO collection for businesses – on hold  

9.2 Launceston Council have a good fridge magnet which shows how products can be recycled. 
Look into whether this can be sent out with the next rates notices. – committee noted 
information, perhaps to be considered with next years rates mail out.  

10 FACEBOOK / WEBSITE IDEAS 

10.1 Recycling at events – Lucie to arrange Facebook items and content before departure.  

12 FUTURE IDEAS LIST 

12.1 Updates to recycling information sent out with rates (see 9.2) 

12.2 Recycling at sports clubs 

12.3 Labelling of clothing for businesses 

 

13 CLOSURE 

Chairperson closed meeting at 3.10pm. 

Next meeting was agreed to be held on the 18th of January but there is staff training on 
that day. 

Suggest next meeting be held on 19th of January at 2.00pm please confirm. 
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AVOCA, ROYAL GEORGE & ROSSARDEN LOCAL DISTRICT COMMITTEE 
 
MINUTES OF THE ORDINARY MEETING OF THE COMMITTEE HELD AT THE AVOCA COMMUNITY CENTRE (ASH CENTRE), 
ARTHUR STREET, AVOCA ON THURSDAY, 25 NOVEMBER 2021 AT 12.40PM   

 

MINUTES 

1 ATTENDANCE 

Shirley Freeman (Chair), Leesa Rundell, Vicki burn, Carol Wearing, Helen Richardson, Helen Reynolds 

IN ATTENDANCE:  

Mayor Mary Knowles 

APOLOGIES 

Fiona Kozub, Lesley Collins, Riccardo de Angelis, Jane Mitchell, Gail Eacher (Secretary) 

2 CONFIRMATION OF MINUTES 

C Wearing/H Reynolds 
That the minutes of the meeting of the Avoca, Royal George and Rossarden Local District Committee held on 
Thursday, 29 July 2021 be confirmed as a true and correct record of proceedings. 

3 DECLARATION OF ANY PECUNIARY INTEREST BY A MEMBER OF A SPECIAL COMMITTEE OF COUNCIL 

In accordance with the provisions of the Local Government Act 1993, a member of a Special Committee must not participate 
in any discussion or vote on any matter in respect to which the member: 
a) has an interest;  or  
b)  is aware or ought to be aware that a close associate has an interest. 

A member has an interest in a matter if the matter was decided in a particular manner, receive or have an expectation of 
receiving or likely to receive a pecuniary benefit or pecuniary detriment. 

4 BUSINESS ARISING FROM THE MINUTES 

i) Budget  

Noted that the following matters have been included in the 2021/22 municipal budget  
• Avoca Hall – side entrance ramp 
• Avoca Hall – toilet upgrade 
• Boucher Park Public Toilets - gates, building improvements & septic tank upgrade. 
• Boucher Park – side fence replacement 
• The new area map is to be considered for expenditure from the signage allocation. 

The membership thanked Council for the works being undertaken on the septic system for the amenities at Boucher 
Park  

ii) Other Matters 

• Banners 
• Boucher Park: 

o Headlights have been stolen off the tractor in the playground  
o Signage is needed reminding parents of their responsibilities when children are in the playground  

5 PENDING/ONGOING ITEMS  

Matter/s on hold: 
i) TasWater water tower mural – awaiting advice from TasWater  
ii) Noticeboard has been delivered, installation awaited. 
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6 ASSOCIATION REPORTS 

i) AMIC 

• Xmas decorations being put up, plus local small children to be involved with decorations for the tree int the 
playground 

• Free Wifi currently not working in the museum 

ii) Rossarden & Friends Kids Xmas Group 

• GST & ABN deregistered  
• Fund shared between AMIC & hall 

7 NEW BUSINESS 

i) Customer Requests  

• A number of matters raised to be submitted as customer requests. 

ii) Budget Requests 2022/2023 

Following matters raised for possible inclusion in the 2022/2023 budget list: 
• Request for installation of additional seats in the streets of Avoca (locations to be advised) 

iii) Other Matters 

• Waste bins need refurbishment, could a working bee undertake task of painting? 
• Flower/Art show being considered for September/October 2022 as fundraiser for local groups (AMIC/Hall) – 

BBQ, market, raffle (S Freeman to prepare EOI) 

iv) Meeting Dates 2022  

• 27 January 
• 31 March 
• 26 May 
• 28 July 
• 29 September 
• 24 November 

8 CLOSURE & NEXT MEETING 

The Chairperson closed the meeting at 1.15pm.   

The next meeting to be held on 27 January 2022, at the Avoca Community Centre (Ash Centre), Arthur Street, Avoca at 
12.30pm. 
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MINUTES OF THE MEETING OF THE LLDC HELD AT THE CATHOLIC PARISH HOUSE ON WEDNESDAY 
December 1, 2021, COMMENCING AT 5.35PM 
  
         PRESENT:   Neil Tubb, Bron Baker, Doug Bester, Tim Flanagan, Vivien Vaca. 

              Jo Clarke, Dennis Pettyfor, Simon Bower 
  

1 IN ATTENDANCE:   Councillor Adams, Councillor Brooks 
                             

2 APOLOGIES:   Megan McKinnon   
 

3 WELCOME NEW MEMBERS – not applicable at this time. 
  

4 DECLARATION OF ANY PECUNIARY INTEREST BY A MEMBER OF A SPECIAL 
COMMITTEE OF COUNCIL 

  
In accordance with the provisions of the Local Government Act 1993, a member of a 
Special Committee must not participate in any discussion or vote on any matter in 
respect to which the member:  

a)  has an interest; or 

b)  is aware or ought to be aware that a close associate has an interest.  

A member has an interest in a matter if the matter was decided in a particular 
manner, receive, or have an expectation of receiving or likely to receive a pecuniary 
benefit or pecuniary detriment.  Nil declared. 

  
5 CONFIRMATION OF MINUTES 

  
The minutes of the meeting of the Longford Local District Committee held on  
Nov 3, 2021, were confirmed as a true and correct record of proceedings.  

  
  MOVED: Bron Baker               SECONDED: Jo Clarke              CARRIED 
 

6 BUSINESS ARISING FROM THE MINUTES 
  

     6.1   Wellington Street Pedestrian Crossing.  
              A Traffic Survey has been carried out by State Growth as requested.   Council is 

waiting on the results, however according to the Council Engineer there are  
 approximately 8,000 movements on average per day! 
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7 NEW BUSINESS 

  
         7.1   JMG Presentation Longford Expansion Strategy. 
                       Postponed until January meeting due to illness of the presenter. 
 

7.2   Secretary 
                            Bronwyn Baker relinquished the position which she took on temporarily. 

  
  Motion: 

 Tim Flanagan be appointed Secretary. 
 

  Moved:  Joanne Clarke  Seconded: Simon Bowe  Carried 
 

   7.3   Facebook 
 

The idea of putting in place a Facebook page to promote and display  
                             what function LLDC plays in the community, get the message out more effectively. 

This was discussed and was unanimously agreed to pursue. Neil to look at 
putting this in place early 2023. 
 

7.4  Vivian highlighted that traffic Islands along Marlborough Street are not 
        easy to see when driving. 

 
Motion: 

              Traffic islands along Marlborough St need be made more visible for safety reasons, 
 as there is fading of the edges around them. Maybe more visible with a coat of paint. 
 Please see attached photos. 
  
              Moved: Vivian Vaca  Seconded: Bron Baker  Carried 

  
8       REPORTS FROM SUB COMMITTEES 

  
8.1   Railway Committee 

Calendars to be printed and sold for $25  to raise money towards Pillars. 
Awaiting  Tasrail Logo to finalise. 

 
8.2   Longford Legends 

               Lyche Gate is being constructed. 
  Legend Nominees still to be confirmed. 
 
     8.3   Longford Town Hall Arts Committee 
             Contract for lease of Town Hall sent to Council. 
 
 Motion: 
  That LLDC supports contract between Longford Town Hall Arts Committee and 

council. 
 Moved: Tim flanagan  Seconded: Vivian Vaca  Carried 
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9        PENDING BUSINESS ITEMS 

• Water trough plaque. Pending. 
• Memorial Hall – Village Green development.  

                             Community meeting on Nov 16, 4-6pm with representations submitted, with. 90 
forms  completed not supportive of development. Cenotaph impinged on in the 
design. Now awaiting Councils decision re development. 

• Wellington & Marlborough Streets Intersection – waiting on Council decision. 
• Tas Planning Scheme Revisions LGAT & NMC - Neil will advise if a meeting can 

be arranged on Dec 9 at 9:30am with the planner. Vivien, Bron, Neil, Tim, 
Simon, Dennis attend. 

• Bendigo Bank 
 
 

               10     OTHER BUSINESS 
  

• Christmas Community Concert to be held in the Town Hall Dec 4, 2-4:30pm 
with singers, Dance Zone, ukulele, East Timor group. Toosey folk invited to 
share in the occasion. 

 
 
     CLOSURE 

  
There being no further business, the meeting closed at 6.58 pm. 
The next meeting will be on Wednesday Dec 1, 2021, at 5.30pm. 
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Section 28ZK (7) of the Local Government Act 1993 requires that any person who receives a 

determination report must keep the determination report confidential until the report is included within 

an item on the agenda for a meeting of the relevant council. Failure to do so may result in a fine of up to 

50 penalty units. 

 

Local Government Act 1993 

CODE OF CONDUCT PANEL DETERMINATION REPORT  

NORTHERN MIDLANDS CODE OF CONDUCT 

 

Complaint brought by Cr Matthew Brooks against Cr Dick Adams 

 

Code of Conduct Panel  

 Lynn Mason (Chairperson)  

 Sally Darke (Local Government Member)  

 Graeme Jones (Legal Member)  

Date of Determination: 16 November 2021 

Content Manager Reference: C22683 

Summary of the complaint  

A code of conduct complaint was submitted by Cr Brooks to the General Manager – Northern Midlands 

Council on 23 July 2021.  

The complaint alleges that Cr Adams breached the following parts of the Northern Midlands Council 

Code of Conduct, 18 February 2019, at a District Committee meeting on 7 April 2021, and during the 

closed session of the ordinary council meeting on 28 June 2021: 

PART 2 – CONFLICT OF INTEREST 

2.3 A councillor must uphold the principles of transparency and honesty and declare actual, potential or perceived 

conflict of interest at any meeting of the Council and at any workshop or any meeting of a body to which the 

councillor is appointed or nominated by the Council. 

2.6 A councillor who has an actual, potential or perceived conflict of interest in a matter before the Council must: – 

a)  declare the conflict of interest and the nature of the interest before discussion of the matter begins; and 

b)  act in good faith and exercise reasonable judgement to determine whether a reasonable person would 

consider that the conflict of interest requires the Councillor to remove himself or herself physically from any 

Council discussion and remain out of the room until the matter is decided by the Council.  

PART 7 – RELATIONSHIPS WITH COMMUNITY, ELECTED MEMBERS AND COUNCIL EMPLOYEES  

1.  A councillor –  

(a) must treat all persons fairly; and  

(b) must not cause any reasonable person offence or embarrassment; and 

(c) must not bully or harass any person.  

2.  A councillor must listen to, and respect, the views of other councillors in Council and committee meetings and 

any other proceedings of the Council and ensure that issues, not personalities, are the focus of debate.  
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Initial assessment  

Following receipt of the complaint, the Chairperson conducted an initial assessment of the complaint in 

accordance with the requirements of section 28ZA of the Act.  Having assessed the complaint against 

the provisions of sections 28ZB and 28ZC of the Act, the Chairperson determined that:  

- the complainant had made a reasonable effort to resolve the complaint. The Chairperson 

arrived at this conclusion because the complainant stated that he had thought another 
councillor intended to submit a complaint. As a result he did not approach the respondent;  

-  the complaint substantially related to a contravention of the Northern Midland Council’s Code 
of Conduct, namely Part 2 (2.3 and 2.6) and Part 7 (1 and 2);  

-  the complaint should not be dismissed on the grounds that it was frivolous, vexatious or trivial. 

The reasons for this conclusion were that if upheld on investigation, the language used towards 
the Chairman of a District Committee, and towards a fellow Councillor, was deemed to be 
very likely to cause offence;  

-  having made enquiries of the Code of Conduct Executive Officer, there was no relevant 

direction under section 28ZB(2) or 28ZI of the Act that would apply to the complainant and 
the complaint.1  

On this basis, the Chairperson determined to investigate the complaint.  

The complainant, respondent councillor and the General Manager were notified of the outcome of the 
initial assessment by letter dated 20 August 2021.  

The Complaint  

The complaint alleged that during a Longford District Committee meeting on 7 April 2021, attended 

by Cr Adams as a council representative, Cr Adams told the Chair of the Committee to ‘fuck off’.  It is 

alleged that this constituted a breach of Part 7 (1) of the Code.  

The second part of the complaint alleged that during the closed council meeting on 28 June 2021, 

Cr Adams addressed Cr Lambert as ‘you fucking bitch’.  The complaint alleged that later in the meeting, 

at the request of the Mayor, Cr Adams apologised to Cr Lambert. It is alleged that his remark breached 

Part 7 (2) of the Code. 

The second part of the complaint also alleged that by remaining in the meeting room for the 

commencement of the item on membership of the Longford District Committee, Cr Adams breached 

Part 2 (2.3) and Part 2 (2.6) of the Code, in that he had a conflict of interest because his partner was 

in contention for a place on the Committee.  

Procedure 

In accordance with section 28ZE of the Act, the Code of Conduct Panel investigated the complaint. 

The Panel met on 31 August 2021, and considered a copy of the closed minutes of the meeting of 

28 June 2021. Subsequently the General Manager was asked to provide a statement regarding the 

process of the closed session of Council on 28 June 2021. This was received on 9 September 2021. 

The Panel also considered the response to the complaint from Cr Adams.  

On 24 September 2021 the Panel met, and determined to send specific questions to Cr Adams 

regarding the words he was alleged to have used, and what he actually said at the Longford District 

Committee meeting and during the council meeting on 28 June 2021. Following receipt of this response, 

                                                           
1 Section 28ZB(2) and 28ZI of the Act enable the Chairperson or the Panel (as applicable) to issue a direction to a 
complainant in prescribed circumstances not to make a further complaint in relation to the same matter unless the 
complainant provides substantive new information in the further complaint.   
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the Panel determined to conduct a hearing to further its investigation, as it was the view of the Panel 

that Cr Adams had not given unequivocal answers to its questions. 

Material considered by the Panel 

 Minutes of the closed session of Council, 28 June 2021; 

 the complaint from Cr Brooks, attached to a Statutory Declaration, dated 23 July 2021; 

 emailed screenshots from Cr Brooks, sent 1.24 pm, 21 August 2021; 

 response to the complaint from Cr Adams, attached to a Statutory Declaration, dated 30 August 

2021; 

 Statutory Declaration from the General Manager, dated 9 September 2021; 

 Email from Cr Brooks, sent 1.01 pm, 31 August 2021; 

 Letter from Ms Joanne Clarke, attached to a Statutory Declaration, dated 9 September 2021; 

 Letter from Mr Neil Tubb, attached to a Statutory Declaration, dated 10 September 2021; 

 Response to questions from the Panel from Cr Adams, attached to a Statutory Declaration, 

dated 28 September 2021; 

 Statutory Declaration with a witness statement from Cr Lambert, dated 13 October 2021; 

 The Northern Midlands Council Code of Conduct adopted 18 February 2019. 

Both parties to the complaint were provided with or had access to all of the above listed information. 

Hearing 

As per section 28ZH of the Act the Code of Conduct Panel held a hearing in Launceston on 

21 October 2021.  Mr Neil Tubb and Cr Janet Lambert were called by the Panel as witnesses at the 

hearing.  Cr Michael Polley attended as a support person for Cr Adams. 

Determination  

As per section 28ZI of the Act the Code of Conduct Panel determines that Cr Adams has breached 
the Code of Conduct, and therefore the Panel upholds the complaint.  

Reasons for determination  

The Code of Conduct Panel considered the information provided by Cr Brooks and the response by 

Cr Adams, along with supporting statutory declarations and evidence presented by witnesses.  

Cr Adams admitted in the hearing that he was not aware that the matter of his swearing at the District 

Committee Chairperson would be investigated as part of the complaint, despite its being clearly 

numbered in the complaint as Part A.  He again referred to his behaviour at the Longford District 
Committee meeting as a robust conversation.  

Cr Adams later admitted that at the Longford District Committee meeting on 7 April 2021, he had 
spoken very badly, but despite that, no-one from the committee had asked him to apologise to the 

committee chairperson, Mr Tubb.  Questioning from the Panel elicited the admission from Cr Adams 
that he had told the Chairperson to ‘fuck off’, or words to that effect. 

Cr Adams admitted that at the council meeting on 28 June 2021 he had spoken very very badly to 

Cr Lambert.  Questioning from the Panel elicited the admission from Cr Adams that he had called 

Cr Lambert a ‘fucking bitch’.  He attributed his behaviour to his frustration and anger at having lost his 
position on a council committee earlier in the meeting, and he therefore lashed out at Cr Lambert.  He 

did not admit to having seen the recommendation for membership of the Longford District Committee 
before he left the meeting room.  
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When asked why he did not leave the meeting as soon as the item on the Longford Committee came 

up, Cr Adams said that it was a very confused process, and that he was angry and frustrated because Cr 

Lambert had supported changes to the membership of a council committee which had resulted in his 

removal from that committee.  However, the Panel found that membership of the Longford District 

Committee was the fifth committee to be considered in a series of seven committees.  The Panel finds 

that Cr Adams should have been aware that consideration of membership of the Longford Committee 
would follow from consideration of the Evandale Committee, and accordingly left the room immediately 

following the vote on the Evandale Committee.  The Panel also noted that the item on membership of 

the property committee was Item 213/21; the item on membership of district committees was Item 

242/21.  The Panel concludes that a lengthy period of time had elapsed between the taking of the two 
items. 

The hearing was told by both Cr Brooks and Cr Adams that Cr Adams had not declared an interest in 
Item CON 11 (membership of district committees).  This is not correct.  The minutes of the meeting 

of 28 June 2021 show that Cr Adams declared his interest in the item early in the open section of the 
meeting, at Item 204/21. 

Cr Adams stated in hearing that he regretted the language he had used.  He had apologised to 

Cr Lambert at the council meeting, and on the following day at her workplace, but the Panel heard that 
neither Cr Brooks nor Cr Lambert considered that the apology expressed genuine remorse for his 

actions.  Cr Adams also met the Mayor and the General Manager the following day, and again apologised 

for his outburst at the meeting.  Cr Adams considered that this constituted an apology to the Council. 

Cr Adams denied that he had seen the names of the people recommended for positions on the 

Longford District Committee before he left the room.  Nevertheless, the Panel determines that 

Cr Adams should have declared his interest and left the meeting room as soon as the vote on the 
Evandale Committee had been taken. 

The Panel is of the view that the conduct of a hearing could have been avoided had Cr Adams, in the 
two Statutory Declarations he provided to the Panel, admitted having used the words as alleged, an 

admission he later made freely during the hearing.  Had this admission occurred earlier, considerable 
time and expense could have been saved.  

The Code of Conduct Panel concludes that by swearing at the Chairperson in the District Committee 

meeting on 7 April 2021, and by swearing at Cr Lambert in the closed session of the ordinary council 

meeting on 28 June 2021, and by failing to leave the meeting room as soon as the item taken 

immediately before consideration of the membership of the Longford District Committee was 

concluded, Cr Adams did breach Part 2 (2.3 and 2.6) and Part 7 (1 and 2) of the Code of Conduct 
which was current at the time of the alleged contraventions on 7 April 2021 and 28 June 2021. 

Sanctions  

As per section 28ZI(2) of the Act the Code of Conduct Panel imposes a requirement on Cr Adams to 

apologise to the attendees at the Longford District Committee meeting held on 7 April 2021, and to 

those present during the closed session of Council on 28 June 2021. These apologies are to be made 
during the open section of the ordinary council meeting at which this Report is tabled, or, if Cr Adams 

is not present at that meeting, the apologies are to be made at the first open meeting of Council 

attended by Cr Adams following the tabling of the Report. 

The Panel also imposes on Cr Adams a suspension from performing and exercising the functions and 

powers of his office as a councillor for one month.  The Panel determines that this sanction is warranted 

for several reasons.  Cr Adams is an experienced holder of public office and has been on Council for 

many years.  Cr Adams failed to remove himself from the meeting room at the commencement of an 

item in which he had an interest at the June 2021 council meeting.  In January 2019 a Code of Conduct 

complaint against Cr Adams was partially upheld; that determination was made on the basis that Cr 

Adams had breached sections 2.3 and 2.6(a) of the Code by failing to declare a conflict of interest in a 
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planning matter.  This is the second time a conflict of interest breach of the Code has been upheld 
against Cr Adams in less than three years.  

Added weight is given to this recurrent breach of the Code, because of Cr Adams’ failure to treat 

Mr Tubb and Cr Lambert fairly, and causing Mr Tubb, Cr Lambert and other witnesses offence and 

embarrassment by the use of strong and unacceptable language, directed in front of other persons at 
Mr Tubb and Cr Lambert.  In addition, he failed to ensure that issues, not personalities, were the subject 
of discourse in the council meeting on 28 June 2021. 

Right to review  

A person aggrieved by the determination of the Code of Conduct Panel, on the ground that the Panel 

failed to comply with the rules of natural justice, is entitled under section 28ZP of the Act to apply to 
the Magistrates Court (Administrative Appeals Division) for a review of that determination  

 

    
Lynn Mason    Graeme Jones    Sally Darke 

Chairperson     Member    Member  
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HAVE YOUR SAY: LONGFORD MEMORIAL HALL UPGRADE 

 

 

The following responses were received on the “Have Your Say’ forms and the surveys distributed 
by Mr J Izzard at the community consultation session on 16 November, and in emails to Council.  

I am unhappy that the new building will impact the War Memorial and the streetscape.  If the hall needs to 
be extended, I would prefer it extends to the east (towards Latour Street) so the streetscape from the main 
road is not impacted.  I feel the toilet area should be incorporated into the main building with public access 
from the outside. No further toilet blocks would then impact on the delightful Village Green the heart of our 
town. Is it really necessary to change the current hall – who will use it??  
 
I suggest the memorial hall be left as is – the halls were built in 1954. The proposal detracts from the 
original purpose. The present hall is under-utilised as are other venue – town hall etc.. Perhaps a visitor 
centre within the present building. Maybe the hall could be used for free by such groups – Boy Scouts, Girl 
Guides etc…  The building is already maintained by Council.  
 
I object most strongly to the development. Why does Longford need more meeting places, there are more 
than enough already. The extension is far too big. The distance to the Cenotaph is far too small, that is 
disrespectful.  Where are the kids going to play football when you put more buildings up? If you have so 
much money to spend, improve Longford. This is not an improvement. Put a white centre line in Wellington 
Street going towards Brickendon. Put more benches into the churchyard for older people to sit and reflect 
and rest their legs. Put in a swimming pool somewhere. Improve and create a nice walk along the river.  
 
This is a beautiful space with lovely trees enjoyed by the community. The current space is underutilised and 
a valiant attempt at increasing patronage would be better served. There are a number of community needs 
that are required before upgrade of a perfectly good facility. The needs in my view are: a swimming pool; 
more sport facilities. 
 
The memorial hall will be too close to the Cenotaph and therefore not respectful and accessible on ANZAC 
Day and other special days. At the rear of the hall towards the back of the Green needs to be a BBQ area 
away from the play equipment to prevent children leaving the area. There needs to be more seating 
through the Green. Whilst footpaths have additional public liability issues, they are required by the elderly, 
disabled, and those with prams. Therefore there needs to be curb access on all four sides of the Green. The 
building is not in accordance with the historic precinct requirements even though houses are required to 
comply. This therefore needs to be addressed.  
 
$1.8M of rate payer dollars is a significant portion for a small council when Longford is only one suburb with 
a small shire budget. Need to consider other suburbs and other needs instead of spending so much on the 
Green alone. Need to also have some more rubbish bins throughout the Green. There are only two disabled 
parking spaces in Lyttleton Street and none on the other three sides. This needs to be addressed.  
 
What is the proposed use of this hall, as it is seldom used? The toilet block across at Archer Street is an 
eyesore. Why not put a larger toilet block at the stage end of the hall which can be accessed from both 
sides. 
  
Suggestion that a tree similar/identical to the one on the opposite side of the Village Green, in line with the 
rear of the building be planted.  The kitchen to be a commercial  kitchen (not grand but basic) so groups and 
individuals can cook for functions. The small meeting room beside the indoor toilets to be used for outside 
toilets.  
 
Total mismatch of the heritage area. Too close to memorial. What will be the use of the hall.  
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I do not approve of what you are going to do to this building. It has been here since I was born 58 years ago. 
It shouldn’t be removed or have extensions put on it. Leave the Village Green as it is.  
 
I suggest the footpaths be extended down Lyttleton Street and Latour Street, with regular curb access 
points for mobility aids and prams. 3.5% of the population use mobility aids. Functions at the memorial hall 
and on the Village Green will not always have a wide cross section of the community attending. Safe access 
for people with disabilities, the elderly and also those with young children should not be limited to minimal 
entry points and minimal car spaces.  For the safety of children using the playground, a fence should be 
erected around the equipment with visual supervision being able to be maintained by supervising 
parents/carers. As the Village Green is an historical precinct of Longford, the outside facade of the hall 
should be in keeping with its’ current look. This would be aesthetically more pleasing, and would 
compliment the buildings surrounding the area. Another suggestion to include a bullnosed veranda around 
the hall in the same colourbond as the current roof. The extension to the Council Chambers looks 
magnificent, and compliments the existing building beautifully. The memorial hall redevelopment could 
follow this edict too.  
 
I’m afraid it does not respect the charm of Longford’s historical architecture. The existing building is part of 
the Longford architectural history and should be refurbished and retained for all who live here and visit. 
There are no other modern designs in Longford apart from the IGA. Please respect the fallen and the future 
residents of Longford and not proceed with this proposed redevelopment.  
 
My comment concerns pedestrian access. Parking at the churchyard is the norm for events at this site – a 
REAL pedestrian crossing is vital.  The increased traffic and population demands safety for pedestrians. 
Presumably by enlarging the hall, larger numbers of people are anticipated. Where do they park? How do 
they cross the busy road?  
 
Put the present town hall to good use. I strongly object to this development. Longford should be for all – 
not the despotic decisions of Council. 
 
The need for this does not seem to be established yet. A BBQ facility does not need to be attached to the 
hall. A hut in the north east of the Green corner would serve the same purpose. The loss of the significant 
memorial tree (Chinese elm) would be irreplaceable. Funds could be utilised on remodelling the interior of 
the hall and the town hall. As well as cleaning out the Asbestos. 
 
Particular attention to acoustics which are not good in present hall. 
 
I am concerned that the proposed development is too large for the site. The current building, though 
lacking in architectural merit, fits into the environment. If this development is to go ahead, it needs to be 
reduced in size and scale. The Village Green is already crowded and further encroachment is not 
appropriate. I am also concerned that there appears to be no plan for usage. There is scope for investment 
in the interior and some improvements externally (eg windows, verandah) but a usage plan is needed to 
justify the size of the investment.  
  
There are plenty of other suitable locations in Longford for all sorts of events. This is wasted expenditure 
and will probably lead to the sale of the town hall. The design is not appropriate for a heritage town, 
particularly beside the War Memorial. It could do with a clean up and leave it alone. No need for a new BBQ 
when other places have a greater need for BBQs.  
 
What is the need for the expansion? I have yet to see a rationale for the huge expense. Toilet block on 
Archer Street is quite inappropriate.  
 
This a “Memorial Hall”. By definition it should be perceived – in some way! Crossing the road to get to it 
needs great care. Will there be some way to make patrons more secure?   What population projections 
have been established that would guide the eventual size of this project? What research has been available 
to the planners eg. usage, groups? The projected scale will take away much that is Longford.A building 3 
times this size is hardly necessary for what I have seen happen here. Too big! 
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In a town with the heritage and history of Longford it is imperative to be aware of its heritage value. 
Proposed developments and changes to the public buildings, scale, materials, colours and the new 
development or renovation should be in keeping and sensitively designed to fit into the area, not stand out 
or be foreign to the area. Wide expanses of glass walling, low or flat roofs will impinge on the heritage of 
the area.  
 
Public toilets being reduced. We need more for increasing numbers using Village Green and tourists passing 
through. Toilets at skate park are usually locked. The proposed block (since abandoned?) opposite Kilgour is 
in the wrong place – heritage area and tree removal! 
Storage: There is little storage available for groups who regularly use this hall. Many need secure storage for 
equipment.  
The footprint is too big and encroaching too far toward the War Memorial. 
Use: who will use the new facilities, what other facilities will get less than adequate use if this replaces 
them. What will need to be sold in a few years? Town hall? This (memorial hall) appears to get little  use at 
present. Meeting room on right hand side is not furnished. I don’t believe Council has made an adequate 
case for spending taxpayers/council rates money.  
 
The hall is of little use in its present shape, size and general layout. A complete rethink must result in an 
update which incorporates some input from respected citizens, who could assist the Council with well-
meaning ideas in keeping with this precious commodity. 
  
Would like to understand the drivers behind this redevelopment. Is it necessary, will it be utilised? 
 
Does the current usage warrant such a large building? Who will use it in the future? A great space with a 
War Memorial should not be dominated by a modern building – there are plenty of these already. I feel 
there is a case of double standards regarding ‘heritage requirements.’ I hope this whole plan is revisited 
soon and either scrapped or radically modified.  
 
Who is going to use the changes? Encroaching onto the Village Green is a no no!! The reduction in public 
toilets is a big mistake. I and my wife walk through the area at least 6 days a week so we can vouch for the 
daily use of existing facilities. Do not progress this proposal!! 
 
Very little storage for organisations who regularly use it. 
 
I do not want to see this happen. 
 
My main question is why? I appreciate that the hall was 1954 and may need some upgrades but the hall was 
built post ?? ‘to commemorate those that have served in various conflicts in which Australia has been 
involved’ and as such, should be respected as such and that the community that raised funds to build the 
hall should have been consulted BEFORE the plans were drawn and presented as a fait accompli. There is 
NO need to remove trees other than for safety reasons.  
 
A more detailed and less intrusive design is needed.  
 
Takes up too much space. 
 
This does not fit in with ambience and historical values of Longford.  
 
I do not support the proposed plan as it stands. My main concern is the excessive size of the proposed 
building. It does not sit well in the current streetscape. 
 
This is not in context of the Heritage Precinct as per the NMPS aims. Totally detracts from the memorial 
precinct and ambience and presence of it. 
 
ACOUSTICS. Return to original design. 
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Our beautiful Village Green will slowly and surely be encroached upon. Already the traffic entering and 
exiting Lyttleton Street is dangerous at most times of the day!! Angle parking means motorists back out 
without being able to see oncoming traffic. Our ‘green’ space is sacrosanct and needs to be kept that way. 
No more chipping away at it!!  Refresh the interior if you need to! 
 
I find the concept disrespectful to its history. This is Longford’s War Memorial. It could do with some 
renovations (paint, toilet facilities), but should otherwise be left as is. Residents and tourists visit a War 
Memorial to reflect, not to admire trendy architecture. 
 
Don’t do it. 
 
I think this is inappropriate use of the Village Green. The memorial hall is very basic construction and 
probably should be demolished. 
 
The memorial hall could do with some maintenance and repairs but its character should remain the same. 
 
The overall design needs considerable improvement. 
 
Do not act in haste just to spend a government grant. Take the time to get the renovations/additions in 
keeping and respectful of Longford’s heritage character and the memorial area. Get rid of the ‘box’ out the 
front. Save the elm tree. No silver doors or windows (should be dark greys). Do not encroach into Cenotaph 
space. Any redesigns must be put out for further public comment. Work with community not against it! 
 
Most important change is to remove the reception block from the original hall entrance to maintain clear 
view of the Cenotaph. And save the elm tree.  
 
As we live directly opposite the Village Green we are extremely concerned about the increased number of 
visitors, noises, carparks and historic value of our park. It will also decrease our properties value and 
encroach on our quality of living. 
 
I believe the ‘Annex’ proposal extends too close to the Cenotaph.  
 
Respect the historical architecture of Longford and repair the existing building. 
 
The need for this is not yet established. 
 
Poor consultation with community. Poor assessment of purpose of alterations. No assessment of need for 
alterations. Poor use of available money.  
 
Paint and freshen up outside. Improve toilet access maybe from inside building. No further encroaching on 
the Village Green. 
 
Do not touch this wonderful memorial hall. Spend money on redesigning the interior of the hall and 
renovating the toilets. 
  
The hall is not fit for purpose now. Remove it!  Toilets: community access – similar to Campbell Town (need 
for more)  
 
I would like to see the memorial hall given a lick of paint and modernise the lavatories on the present 
footprint. We need the facility to be appropriate for hiring out and good bathroom facilities.  
I do not believe you are gaining anything by this design. Don’t change this memorial hall. Why not just paint 
and redo toilets and make some toilets available externally. Do not build on Archer Street.   Do not remove 
any trees.  
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I do not think that there should be any increase in the size of the hall and cutting down the trees. This is the 
only carpark space available to the public in Longford and this restricted green parkland needs to be kept as 
is. 
 
This Green is a special space. Any reduction in open space is wrong.  
 
Why change? Inappropriate spend. Disrespect to Cenotaph.  
 
Village Green is an open used space. Lyttleton Street traffic difficult to get onto main road. Space is special. 
Paint the hall – do up toilets instead. Is all that space warranted?  
 
Don’t proceed. 
 
I disagree with the proposal totally and would ask why the money cannot be spend on the problem corner 
of Wellington-Marlborough (Sticky Beaks). Accidents happen often since the ‘dog leg’ was placed in the 
centre of the longest road in Longford. Have you tried to enter the ‘second’ half of Wellington Street from 
William Street. I urge you to try it. Heart in mouth!  Also since I moved into Wellington Street (in 1995) the 
footpath from Browns Old Shop the length of the eastern side has had gravel footpath – nothing done.  PS. 
No accidents happened when Wellington Street went straight and through past the hotel with a centre 
small island. 
Memorial site should stay as is! 
  
Think again! 
 
Toilets should not be on Archer Street.  
 
The inappropriate proposed location of public toilets on Archer Street. What is the need?  
 
Leave the trees as is. Do not encroach on the Village Green. Spend the money on doing up existing building. 
Make toilets on the north side, open the outside for 24/7 use. 
 
I think no consideration has been made to the village heritage architecture. Don’t understand the larger 
footprint.  
 
What will the building be used for? The building is a mismatch to the amenity of the historical area. With 
the renovations to Health Centre and football facilities offer opportunities for public use. Should not the 
town hall be used more often. The materials used inconsistent with Heritage colour schemes.  
 
Please utilise the town hall- not this development. 
 
War Memorial is for those who went to war to save our country. How is anyone allowed to knock down this 
building. Paint building and plant more trees.  
 
Plan provided showing new library attached to the memorial hall, floor to roof window doors along side of 
hall facing the Cenotaph – with verandah. 
 
 I disagree with the planners’ assessments that the proposed building extensions are respectful of the 
heritage values of the hall. The existing building is proposed to be almost entirely obscured, except on the 
least attractive eastern facade. I think that the proposed tree removal is regrettable and avoidable with an 
improved design. I suggest a redesign to create an L shaped or T shaped building by extensions on the 
eastern end of the building, thus leaving the western facade untouched and preserving the historical 
connection between the memorial hall and the War Memorial space. The hall may be an unremarkable 
building, architecturally, but it is symbolic of the community effort that went on in many towns in the post 
WW2 years. This should not be obscured or diminished by ‘modernisation’ if an alternative, ie a redesign, 
can improve its functionality while retaining its visible heritage values. 
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Thank you for the opportunity of viewing these plans on the 18th November and also congratulations on 
using a Tasmanian architectural firm which I think is a very good idea. My suggestions are basically 
reutilising the current facility and upgrading it quite extensively and my reasons and suggestions are below. 

Concerns with catering facility as this is council competing against the likes of: Football Club, Bowls Club, 
RSL Club, Woolmers function rooms,  Brickendon Function rooms and 3 Hotel meeting facilities. The Council 
has a kitchen at the Town Hall available for public use.  The proposed development would be duplication.  
Leave the kitchen as it is in its current location.  

Toilet facilities on Archer Street - Too ugly and not appropriate for this Heritage area and Kilgour. I 
understand the need for a toilet facing the playground area for children only, within sight of the 
playground.  The existing toilet facility needs to be modernised as part of the overall facelift of the 
Memorial Hall. 

Toilets on Lyttleton Street. Definitely required in Longford as they are well used and support people buying 
lunches etc in the town. Maybe an architecturally designed set of toilets which does not require the 
removal of the Chinese Elm.  Again these  need to be contemporary, user friendly, safe, and be designed to 
fit onto the existing building protecting the Heritage aspect of this precinct 

Main Building. major renovation and upgrade but keeping the facility the size it is. New windows/concertina 
doors, possibly floor to ceiling with ability to open out to a paved area.  This would enable good ventilation 
within the hall, essential in these Covid times. Modern lighting concealed in ceilings. Modern flooring. 
Repainting. New doors.  

 
Longford has many community halls. We are lucky to have so much community space. Apart from several 
church halls, the two main halls most frequently used by the community and maintained by the Northern 
Midlands Council are: 
Longford Memorial Hall - 1950s: a War Memorial project which included a hall, community centre and 
playground for children and a hall with rooms for the use of returned services personnel. 
Longford Municipal Hall - 1880s: this hall was originally built as Assembly Rooms, which was the 19th 
century version of a centre for entertainment/community centre. It replaced a theatre which had burned 
down. 
 
IMPROVE THE INSIDE OF THE MEMORIAL HALL - NOT THE OUTSIDE 
Both halls which are very conveniently positioned in the centre of the town are not realising their full 
potential nor do they meet 2021 community needs for the following reasons: the two main halls in each 
building, while structurally sound and in good order, do not lend themselves to group gatherings such as 
large meetings or conferences, theatrical events, large musical events – all events which require good 
acoustics. Older community halls need acoustic treatment to allow the space to be utilised for multiple 
functions. For example, the hall may be a dance space during the day and then a conference space 
in the evening. The acoustic treatment should be able to cope with the most challenging acoustic 
problem – amplified music. Employ the services of an acoustic engineer and apply some solutions. 
Every year we have a Jazz Festival in Longford! What about a mobile sound system for musical 
concerts which could serve both halls? 
While the Municipal Hall does lend itself to staging fine art exhibitions (after some recent improvements), 
the same cannot be said of the Memorial Hall. Strategic lighting and picture rail hanging systems could be 
an additional asset. Strategic lighting which could benefit functions/events could be part of the new plans. 
 
EXTEND LENGTHWAYS NOT SIDEWAYS - FROM THE BACK 
The general criticism from the community seems to be the following: 
1. The extended building will encroach on (frequently used) external public grounds which includes the war 
memorial area. 
2. The new plans do not respect the original architectural integrity and purpose of the original 1950s 
building. (A. E. Henry and G. E. Hugo). 
Retain the original building. Architectural History did not end in 1870 in Longford. 
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SOLUTION 
• One half of our Village Green gets extensive use (frontage onto Wellington Street), 
• The other half of Village Green is never used (backing on to Latour Street). 
Retain the original 1950s building, but extend from the back in a sympathetic style towards the trees and 
Latour Street. If you must have an annexe, put it on the back where it can incorporate the shade trees. 
PROBLEMS WITH NEW PLAN 
1. Address the internal problems of our Memorial Hall, don’t add to them. Bigger does not mean better. 
2. Don’t encroach on outside space. If you must expand - do it on the half of the Village Green that is never 
used. 
3. Small Meeting Rooms: What is the reason for all these small meeting rooms?  Our village culture would 
indicate that small groups are reluctant to pay a fee for a small meeting room, when they can meet in a 
local, café or club where amenities such as good coffee, a bar and food are also provided. 
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Draft Amendment 01/2021 of the State Planning Provisions 

Page 1 of 14 

Draft Amendment 01/2021 of the State Planning Provisions 
 

No Clause Amendment Reason 

1.  Administration – 
Planning Terms and 
Definitions – Table 3.1 

Insert the following new terms and definitions in alphabetical order in 
Table 3.1: 

Director of 
Housing 

means the Director as defined in the Homes Act 
1935. 

eligible persons means as defined in the Homes Act 1935. 

housing support 
provider 

means as defined in the Homes Act 1935. 

temporary 
housing 

means residential use or development for a period 
of not more than 12 months commencing from the 
date on which an occupancy permit or temporary 
occupancy permit is issued in accordance with Part 
17 of the Building Act 2016. 

 

To bring the SPPs into conformity with Planning Directive 
No. 7 following a determination made by the Minister for 
Planning in accordance with s.30BA of the LUPA Act. 

Capable of meeting s.30NA(1)(a)(vii) of the LUPA Act. 

2.  Administration – 
Exemptions 4.1.3 – 
home-based child care 

In clause 4.1.3, delete the requirements for home-based child care and 
replace with the following: 

If in accordance with a licence granted under the Child Care Act 2001. 

To remove an inconsistency between the SPPs and the 
Child Care Act 2001 for home-based child care.  

The current exemption is not correctly aligned with the 
Child Care Act 2001 as home-based child care can 
involve more than 6 non-resident children and may 
employ people who are non-residents. 

Capable of meeting s.30NA(1)(a)(v) of the LUPA Act. 

3.  Administration – 
Exemptions 4.2.7 – 
minor infrastructure 

In clause 4.2.7, amend the requirements for minor infrastructure by 
deleting text shown as strikethrough and inserting the text shown as 
underlined: 

Provision, maintenance and modification of footpaths, cycle paths, 
playground equipment, seating, shelters, bus stops and bus shelters, 
street lighting, telephone booths, public toilets, post boxes, cycle racks, 
fire hydrants, drinking fountains, rubbish waste or recycling bins, public 

To remove an inconsistency in the SPPs by referring to 
‘waste bins’ instead of ‘rubbish bins’ and to clarify that 
recycling bins were intended to be covered by this 
exemption. 

This is also proposed to be reflected in the issued 
Planning Directive No. 8, by replacing the exemption for 
outbuildings in clause 5.2.10. 
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Draft Amendment 01/2021 of the State Planning Provisions 

Page 2 of 14 

No Clause Amendment Reason 

art, and the like by, or on behalf of, the Crown, a council or a State 
authority. 

Capable of meeting s.30NA(1)(a)(iii) and (iv) of the LUPA 
Act. 

4.  Administration – 
Exemptions 4.3.7 – 
outbuildings 

In clause 4.3.7, delete the requirements for outbuildings and replace with 
the following: 

Construction or placement of an outbuilding if: 

(a) it is not between a frontage and the building line, or if on a lot with no 
buildings, the setback from the frontage is not less than the relevant 
Acceptable Solution requirement; and 

(b) the floor area of the new outbuilding is not more than: 

(i) 10m2 if: 

a. there is not more than one other outbuilding on the lot; 

b. the total floor area of all outbuildings on the lot will not be 
more than 20m2; 

c. no side of the new outbuilding is longer than 3.2m; and 

d. the building height of the new outbuilding is not more than 
2.4m; or 

(ii) 18m2 if: 

a. there is no other outbuilding on the lot; 

b. the roof span of the new outbuilding is not more than 3m; 

c. the building height of the new outbuilding is not more than 
2.4m; 

d. the new outbuilding is not less than 0.9m from an existing 
building on the lot; 

e. the new outbuilding has a setback of not less than 0.9m 
from any boundary; and 

f. the change in existing ground level as a result of cut or fill 
is not more than 0.5m, 

unless the Local Historic Heritage Code applies and requires a permit for 
the use or development. 

To correct a number of clerical errors and to clarify the 
original intent of the exemption. 

The exemption was originally based on the building 
permit exemption for Type 1 and Type 2 exempt 
outbuildings under the Building Regulations 2014. These 
Building Regulations were superseded during the formal 
assessment of the SPPs which required revisions to the 
original exemption.  

Revisions are proposed to the exemption to correct a 
number of clerical errors and to clarify the original intent 
as follows: 

• Clarify that the exemption was intended to take 
account of any existing outbuildings on the lot 
and that it is limited to providing for up to two 
outbuildings with a floor area of up to 10m2 each 
(a total of 20m2), or a single outbuilding with a 
floor area of up to 18m2. 

• Replace the reference to ‘gross floor area’ with 
‘floor area’ to capture outbuildings without 4 
walls (e.g. carports) as originally intended. 

• Clarify the requirements that apply to the new 
outbuildings as compared to what is already 
existing on the lot. 

• General restructuring of the exemption for ease 
of interpretation without changing the original 
policy intent. 

This is also proposed to be reflected in the issued 
Planning Directive No. 8, by replacing the exemption for 
outbuildings in clause 5.3.5. 

Capable of meeting s.30NA(1)(a)(i) and (iii) of the LUPA 
Act. 
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Draft Amendment 01/2021 of the State Planning Provisions 

Page 3 of 14 

No Clause Amendment Reason 

5.  Administration – 
Exemptions 4.3.9 – 
agricultural buildings 
and works in the Rural 
Zone or Agriculture 
Zone 

In clause 4.3.9, amend the requirements in subclause (a) by inserting the 
text shown as underlined: 

(a) buildings or works, excluding a dwelling or land filling, are directly 
associated with, and a subservient part of, an agricultural use; 

To clarify that the exemption for agricultural buildings 
and works in the Rural Zone or Agriculture Zone does 
not apply to land filling. Land filling is specifically covered 
by the exemption in clause 4.6.9. 

Capable of meeting s.30NA(1)(a)(iii) of the LUPA Act. 

6.  Administration – 
Exemptions 4.4.1 – 
vegetation removal for 
safety or in accordance 
with other Acts 

In clause 4.4.1, amend the requirements in subclause (b) by deleting 
‘Forest Practices Regulations 2007’ and replacing with ‘Forest Practices 
Regulations 2017’. 

To remove an inconsistency between the SPPs and the 
Forest Practices Regulations 2017.  

The SPPs refer to the Forest Practices Regulations 2007 
which has been superseded by the Forest Practices 
Regulations 2017. 

This amendment is already contained in draft Planning 
Directive No. 8. 

Capable of meeting s.30NA(1)(a)(v) of the LUPA Act. 

7.  Administration – 
Exemptions 4.4.1 – 
vegetation removal for 
safety or in accordance 
with other Acts 

In clause 4.4.1, amend the requirements in subclause (e) by deleting 
‘Tasmanian Fire Service’ and replacing with ‘Tasmania Fire Service’. 

To correct a clerical error. 

This amendment is already contained in draft Planning 
Directive No. 8. 

Capable of meeting s.30NA(1)(a)(i) of the LUPA Act. 

8.  General Provisions Insert a new general provision at clause 7.13 as follows: 

7.13  Temporary Housing 
7.13.1  Unless No Permit Required under any other provision of this 

planning scheme, use and development for temporary housing of 
eligible persons within an existing building is Permitted, and a 
permit must be granted, if: 

(a) on land within: 

(i) the General Residential Zone, Inner Residential Zone, 
Urban Mixed Use Zone, Central Business Zone, 
General Business Zone, Local Business Zone, 
Community Purpose Zone, Recreation Zone, or Open 
Space Zone; or 

To bring the SPPs into conformity with Planning Directive 
No. 7 following a determination made by the Minister for 
Planning in accordance with s.30BA of the LUPA Act. 

Capable of meeting s.30NA(1)(a)(vii) of the LUPA Act.  
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Draft Amendment 01/2021 of the State Planning Provisions 

Page 4 of 14 

No Clause Amendment Reason 

(ii) the Commercial Zone in the Hobart Local Provisions 
Schedule; 

(b) funded or operated by, or on behalf of, the Director of 
Housing or a housing support provider; 

(c) the development is limited to minor building works or 
structures necessary for the use of the existing building for 
temporary housing; and 

(d) the following does not apply: 

(i) Bushfire-Prone Areas Code; 

(ii) Flood-Prone Areas Hazard Code; 

(iii) Coastal Inundation Hazard Code; 

(iv) Landslip Hazard Code; 

(v) Potentially Contaminated Land Code; or 

(vi) Local Historic Heritage Code. 

7.13.2 Unless No Permit Required under any other provisions of this 
planning scheme, use and development for temporary housing of 
eligible persons within demountable, relocatable, or other forms 
of non-permanent buildings is Permitted, and a permit must be 
granted, if: 

(a) on land within: 

(i) a General Residential Zone, Inner Residential Zone, 
Urban Mixed Use Zone, Central Business Zone, 
General Business Zone, Local Business Zone, 
Community Purpose Zone, Recreation Zone, or Open 
Space Zone under an interim planning scheme, or 

(ii) the Commercial Zone in the Hobart Local Provisions 
Schedule; 

(b) funded or operated by, or on behalf of, the Director of 
Housing or a housing support provider; 

2021-12-13 ORDINARY MEETING OF COUNCIL - OPEN COUNCIL ATTACHMENTS - Agenda

Attachment 10.3.1 A 1 - Revised Draft Amendment 01-2021 of the SP Ps Page 58



Draft Amendment 01/2021 of the State Planning Provisions 

Page 5 of 14 

No Clause Amendment Reason 

(c) located on the same site, or a site adjoining, an existing 
residential facility that is funded or operated by, or on behalf 
of, the Director of Housing or a housing support provider; 

(d) the building height is not more than 8m above existing 
ground level; and 

(e) the buildings have a setback from an adjoining property of 
not less than half the wall height of the building if the 
adjoining property is within a General Residential Zone, Low 
Density Residential Zone, or Inner Residential Zone, 
excluding: 

(i) an adjoining property to which sub-clause 7.13.2)(c) 
applies; and 

(ii) the portion of the wall that is not more than 3m above 
existing ground level; and 

(f) the following does not apply: 

(i) Bushfire-Prone Areas Code; 

(ii) Flood-Prone Areas Hazard Code; 

(iii) Coastal Inundation Hazard Code; 

(iv) Landslip Hazard Code; 

(v) Potentially Contaminated Land Code;  

(vi) Local Historic Heritage Code; or 

(vii) buildings are located on land within an inner protection 
area, or registered electricity easement, as defined in 
an Electricity Transmission Infrastructure Protection 
Code. 

7.13.3 Unless sub-clause 7.13.1 or 7.13.2 applies, use or development 
for temporary housing of eligible persons within an existing 
building, or in a demountable, relocatable or other non-permanent 
building that would otherwise be Prohibited under any other 
provisions of this planning scheme, is Discretionary, if funded or 
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Draft Amendment 01/2021 of the State Planning Provisions 

Page 6 of 14 

No Clause Amendment Reason 

operated by, or on behalf of, the Director of Housing or a housing 
support provider. 

7.13.4 In determining an application under sub-clause 7.13.3, a planning 
authority must have regard to: 

(a) the proximity of the temporary housing to existing 
residential facilities and social support services that are 
funded or operated by, or on behalf of, the Director of 
Housing or a housing support provider; 

(b) the availability of public transport and capacity of road 
infrastructure and utility services to the site; 

(c) the purpose and provisions of the applicable zone and any 
applicable codes; and 

(d) the potential for land use conflict with other use or 
development on adjoining properties and any measures 
available to manage or mitigate such conflict. 

7.13.5 Temporary housing must only be located in a bushfire-prone 
area, as defined under the Bushfire-Prone Areas Code, if 
accompanied by an emergency management strategy, endorsed 
by the Tasmania Fire Service or accredited person, as defined 
under the Bushfire-Prone Areas Code, that provides for mitigation 
measures to achieve and maintain a level of tolerable risk that is 
specifically developed to address the characteristics, nature and 
scale of the use considering: 

(a) the nature of the bushfire-prone vegetation, as defined 
under the Bushfire-Prone Areas Code, including the type, 
fuel load, structure and flammability; 

(b) the ability of occupants of the temporary housing to: 

(i) protect themselves and defend property from 
bushfire attack; 

(ii) evacuate in an emergency; 

(iii) understand and respond to instructions in the event 
of a bushfire; and 
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Draft Amendment 01/2021 of the State Planning Provisions 

Page 7 of 14 

No Clause Amendment Reason 

(c) any bushfire protection measures, as defined under the 
Bushfire-Prone Areas Code, available to reduce risk to 
emergency service personnel. 

7.13.6 A permit granted under sub-clauses 7.13.1 or 7.13.2 must be 
subject to a condition to require that not more than 6 months after 
the date on which the permit lapses, all traces of any works, 
buildings, plant or materials introduced and used for the purposes 
temporary housing must be removed from the site to the 
satisfaction of the planning authority, unless: 

(a) a new permit for temporary housing has been granted; or 

(b) such works, buildings, plant or materials are to be used for 
a use or development for which a permit has been granted, 
or are exempt from requiring a permit. 

7.13.7 Additional permits for temporary housing issued under sub-
clauses 7.13.1 or 7.13.2 must not cause the approval of 
temporary housing for a period longer than 3 years commencing 
from the date on which the initial occupancy permit, or temporary 
occupancy permit, is issued in accordance with Part 17 of the 
Building Act 2016. 

7.13.8 No other provisions in this planning scheme apply to a use or 
development in accordance with sub-clauses 7.13.1 or 7.13.2. 

9.  General Residential 
Zone – 8.4.2 and 8.5.1 

Inner Residential Zone 
– 9.4.2 and 9.5.1 

In clauses 8.4.2 P3(a)(iii), 8.5.1 P2(a)(iii), 9.4.2 P3(a)(iii) and 9.5.1 
P2(a)(iii), amend by deleting “or” and replacing with “and” 

To correct a clerical error. 

This is also proposed to be reflected in the issued 
Planning Directive No. 8 for clauses 10.4.2 P3(a)(iii) and 
11.4.2 P3(a)(iii). 

Capable of meeting s.30NA(1)(a)(i) of the LUPA Act. 

10.  General Residential 
Zone – 8.4.8 

Inner Residential Zone 
– 9.4.8 

In clauses 8.4.8 and 9.4.8, amend P1 by: 

(a) inserting in (b) the word “any” before “dwellings”; and 

(b) inserting in (c) the word “any” before “dwellings” and deleting the 
words “on the site”. 

To remove an inconsistency in the SPPs by aligning the 
Performance Criteria with the corresponding Acceptable 
Solution which relates to any dwelling, not just dwellings 
on the site. 

This is also proposed to be reflected in the issued 
Planning Directive No. 8 for clauses 10.4.8 and 11.4.8. 
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Draft Amendment 01/2021 of the State Planning Provisions 

Page 8 of 14 

No Clause Amendment Reason 

Capable of meeting s.30NA(1)(a)(iv) of the LUPA Act. 

11.  General Residential 
Zone – 8.5.1 

Inner Residential Zone 
– 9.5.1 

Low Density Residential 
Zone – 10.5.1 

In clauses 8.5.1 A5, 9.5.1 A5 and 10.5.1 A6 by deleting “or” at the end of 
subclause (a) and replacing with “and” 

To clarify that both (a) and (b) must be met. 

Capable of meeting s.30NA(1)(a)(iii) of the LUPA Act. 

12.  Inner Residential Zone 
– 9.4.3 

In clause 9.4.3 A1(b), amend by inserting “finished” before “ground level”. To correct a clerical error.  

Also makes the clause consistent with the wording in 
clauses 8.4.3 in the General Residential Zone and the 
other requirements in clause 9.4.3. 

This is also proposed to be reflected in the issued 
Planning Directive No. 8 for clause 11.4.3. 

Capable of meeting s.30NA(1)(a)(i) of the LUPA Act 

13.  Rural Living Zone – 
11.5.1 

In clause 11.5.1, amend A1 by: 

(a) deleting (a)(i)a. and replacing with the following: 

a. all setbacks required by clause 11.4.2 A2, A3 and A4; and 

(b) deleting (a)(ii) and replacing with the following: 

(ii) existing buildings are consistent with the setback required by 
clause 11.4.2 A2, A3 and A4; 

To correct a clerical error. 

Reference to clause 11.4.2 A4 was unintentionally 
excluded. 

Capable of meeting s.30NA(1)(a)(i) of the LUPA Act 

14.  Rural Zone – 20.5.1 In clause 20.5.1 P1(b)(iii), amend by inserting ”A2 or P2” after “clause 
20.4.1”. 

To correct a clerical error and remove an inconsistency 
in the SPPs by aligning the provisions with the 
corresponding provisions in the Agriculture Zone. 

Capable of meeting s.30NA(1)(a)(i) of the LUPA Act 

15.  Agriculture Zone – 21.2 
Use Table 

In clause 21.2 Use Table, delete the Discretionary qualification for 
Storage and replace with the following: 

If for: 

To correct a clerical error by including ‘grain storage’ in 
the list of Discretionary uses under the Storage Use 
Class. The qualification was meant to be consistent with 
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(a) a contractors yard; 
(b) freezing and cooling storage; 
(c) grain storage; 
(d) a liquid, solid or gas fuel depot; or 
(e) a woodyard. 

the the Permitted qualification for the Storage Use Class 
in the Rural Zone. 

Capable of meeting s.30NA(1)(a)(i) of the LUPA Act 

16.  Environmental 
Management Zone 

Amend clauses 23.2, 23.4.1, 23.4.2, 23.4.3, 23.4.4 and 23.5.1 by 
changing all references from ‘National Parks and Reserved Land 
Regulations 2009’ to ‘National Parks and Reserve Management 
Regulations 2019’. 

To remove an inconsistency between the SPPs and the 
National Parks and Reserve Management Regulations 
2019. 

The National Parks and Reserved Land Regulations 
2009 have now been superseded by the National Parks 
and Reserve Management Regulations 2019. 

Capable of meeting s.30NA(1)(a)(v) of the LUPA Act. 

17.  Signs Code – C1.6.4 In clause C1.6.4 P1, amend by deleting “local heritage significance” and 
replacing with “local historic heritage significance”. 

To correct a clerical error and to align with the defined 
term in the Local Historic Heritage Code. 

Capable of meeting s.30NA(1)(a)(i) of the LUPA Act. 

18.  Parking and 
Sustainable Transport 
Code – C2.3.1 

Amend the definition of parking precinct plan by deleting “and other 
vehicles”. 

To remove an inconsistency in the SPPs by aligning the 
definition of parking precinct plan with its scope for 
varying the car parking requirements in clause C2.5.1. 

Capable of meeting s.30NA(1)(a)(iv) of the LUPA Act. 

19.  Parking and 
Sustainable Transport 
Code – C2.7.1 

In clause C2.7.1, amend the objective, A1 and P1 by deleting “on-site 
parking” and replacing with “on-site car parking”. 

To correct a clerical error. 

Capable of meeting s.30NA(1)(a)(i) of the LUPA Act. 

20.  Local Historic Heritage 
Code – C6.6.9 

In clause C6.6.9 A1, amend by inserting text shown as underlined and 
deleting text shown as strikethrough: 

Driveways and parking Parking areas for non-residential purposes on 
local heritage places must be located behind the building line of buildings 
located or proposed on a site. 

To correct a clerical error and to align the Acceptable 
Solution with the corresponding objective and 
Performance Criteria. 

Capable of meeting s.30NA(1)(a)(i) of the LUPA Act. 

21.  Natural Assets Code – 
C7.6.2 

In clause C7.6.2 P1.1(a), delete ‘Tasmanian Fire Service’ and replace 
with ‘Tasmania Fire Service’. 

To correct a clerical error. 
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Capable of meeting s.30NA(1)(a)(i) of the LUPA Act. 

22.  Natural Assets Code – 
C7.7.2 

In clause C7.7.2 P1.1(a), delete ‘Tasmanian Fire Service’ and replace 
with ‘Tasmania Fire Service’. 

To correct a clerical error. 

Capable of meeting s.30NA(1)(a)(i) of the LUPA Act. 

23.  Coastal Erosion Hazard 
Code – C10.5.4 

In clause C10.5.4 P1, amend subclause (d) by inserting text shown as 
underlined and deleting text shown as strikethrough: 

(d) if it is for a critical use, hazardous use, or vulnerable use, it 
and is not located within a low, medium or high coastal 
erosion hazard band, and it meets the relevant requirements 
in clause C10.5.4 C10.5.3 P1, P2, P3 and P4. 

To correct clerical errors. 

Capable of meeting s.30NA(1)(a)(i) of the LUPA Act. 

24.  Bushfire-Prone Areas 
Code – C13.3.1 

In clause C13.3.1, amend the definition of bushfire attack level (BAL) by 
deleting “Australian Standard AS3959-2009” and replacing with 
“Australian Standard AS3959:2018 Construction of buildings in bushfire-
prone areas” 

To remove an inconsistency between the SPPs and the 
Building Act 2016 by referring to the updated Australian 
Standard and to align with the National Construction 
Code (NCC) and the Building Act 2016.  

The Bushfire-Prone Areas Code is closely linked to the 
Building Act through the Director’s Determination – 
requirements for Building in Bushfire-Prone Areas. The 
Building Act requires building works to be undertaken in 
accordance with the NCC and refers to the Australian 
Standard AS3959:2018 Construction of buildings in 
bushfire-prone areas. This Australian Standard 
supersedes AS3959:2009. There is no change to the 
definition of bushfire attack level in the updated 
Australian Standard. 

This is also proposed to be reflected in Planning 
Directive No. 5.1. 

Capable of meeting s.30NA(1)(a)(v) of the LUPA Act. 

25.  Bushfire-Prone Areas 
Code – C13.6.1 

In clause C13.6.1 A1(b)(iii) and (iv), delete “Table 2.4.4 of Australian 
Standard AS3959–2009” and replace with “Table 2.6 of Australian 
Standard AS3959:2018”. 

To remove an inconsistency between the SPPs and the 
Building Act 2016 by referring to the updated Australian 
Standard and to align with the National Construction 
Code (NCC) and the Building Act 2016.  
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The Bushfire-Prone Areas Code is closely linked to the 
Building Act through the Director’s Determination – 
requirements for Building in Bushfire-Prone Areas. The 
Building Act requires building works to be undertaken in 
accordance with the NCC and refers to the Australian 
Standard AS3959:2018 Construction of buildings in 
bushfire-prone areas. This Australian Standard 
supersedes AS3959:2009. While the table reference 
number in the Australian Standard has changed, there 
are no changes to the prescribed minimum separation 
distances. 

This is also proposed to be reflected in Planning 
Directive No. 5.1. 

Capable of meeting s.30NA(1)(a)(v) of the LUPA Act. 

26.  Bushfire-Prone Areas 
Code – Table C13.1 

In Table C13.1 (row A.), delete “Australian Standard, AS 1743-2001” in 
requirement (k) and replace with “Australian Standard AS1743:2018”. 

To clarify the SPPs by aligning with the latest version of 
the Australian Standard.  

There are no changes to the specifications for parking 
signs in the updated Australian Standard. 

This is also proposed to be reflected in Planning 
Directive No. 5.1. 

Capable of meeting s.30NA(1)(a)(iii) of the LUPA Act. 

27.  Bushfire-Prone Areas 
Code – Table C13.5 

In Table C13.5 (row B.), delete “Australian Standard AS3959-2009” in 
requirement (e) and replace with “Australian Standard AS3959:2018 ” 

To remove an inconsistency between the SPPs and the 
Building Act 2016 by referring to the updated Australian 
Standard and to align with the National Construction 
Code (NCC) and the Building Act 2016.  

The Bushfire-Prone Areas Code is closely linked to the 
Building Act through the Director’s Determination – 
requirements for Building in Bushfire-Prone Areas. The 
Building Act requires building works to be undertaken in 
accordance with the NCC and refers to the Australian 
Standard AS3959:2018 Construction of buildings in 
bushfire-prone areas. This Australian Standard 
supersedes AS3959:2009. There is no material change 
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to the tank construction requirements prescribed in the 
updated Australian Standard. 

This is also proposed to be reflected in Planning 
Directive No. 5.1. 

Capable of meeting s.30NA(1)(a)(v) of the LUPA Act. 

28.  Bushfire-Prone Areas 
Code – Table C13.5 

In footnote 1 to Table C13.5, delete “AS/NZS 3500.1:2003 Plumbing and 
drainage, Part 1: Water Services Clause, 5.23” and replace with “AS/NZS 
3500.1:2018 Plumbing and drainage, Part 1: Water Services, Clause 
5.20” 

To remove an inconsistency between the SPPs and the 
Building Act 2016 by referring to the updated Australian 
Standard and to align with the National Construction 
Code (NCC) and the Building Act 2016.  

The Bushfire-Prone Areas Code is closely linked to the 
Building Act through the Director’s Determination – 
requirements for Building in Bushfire-Prone Areas. The 
Building Act requires building works to be undertaken in 
accordance with the NCC and refers to the AS/NZS 
3500.1:2018 Plumbing and drainage, Part 1: Water 
Services. This Australian Standard supersedes AS/NZS 
3500.1:2003. The updated Australian Standard includes 
a change to the relevant clause number and minor text 
edits, but there is no material change to the static water, 
supply fittings, pipework or accessory requirements in 
the updated Australian Standard. 

This is also proposed to be reflected in Planning 
Directive No. 5.1. 

Capable of meeting s.30NA(1)(a)(v) of the LUPA Act. 

29.  Bushfire-Prone Areas 
Code – Table C13.5 

In Table C13.5 (row D.): 

(a) delete “Australian Standard AS 2304- 2011” in requirement (a) 
and replace with “Australian Standard AS 2304:2019”; and 

(b) delete “Tasmanian Fire Service” in requirement (b) and replace 
with “Tasmania Fire Service”. 

To clarify the SPPs by aligning with the latest version of 
the Australian Standard and to correct a clerical error. 

There are no changes to the water tank signage 
requirements in the updated Australian Standard. 

This is also proposed to be reflected in Planning 
Directive No. 5.1. 

Capable of meeting s.30NA(1)(a)(i) and (iii) of the LUPA 
Act. 
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30.  Potentially 
Contaminated Land 
Code – Clause C14.5.1 

In clause C14.5.1, amend A1 and P1 by inserting text shown as 
underlined and deleting text shown as strikethrough: 

A1 
For a sensitive use, or a specified 
use listed in Table C14.1, the The 
Director, or a person approved by 
the Director for the purpose of this 
code: 

(a) certifies that land is suitable 
for the intended use; or 

(b) certifies a plan to manage 
contamination and 
associated risk to human 
health or the environment, so 
that the land is suitable for 
the intended use, or 

if in relation to redevelopment on 
land subject to the Macquarie 
Point Development Corporation 
Act 2012, the intended use must 
be in accordance with a certificate 
that has been or will be granted 
by an accredited environmental 
auditor. 

P1 
For a sensitive use, or a specified 
use listed in Table C14.1, the land 
Land is suitable for the intended 
use, having regard to: 

(a) an environmental site 
assessment that 
demonstrates there is no 
evidence the land is 
contaminated; 

(b) an environmental site 
assessment that 
demonstrates that the level 
of contamination does not 
present a risk to human 
health or the environment; or 

(c) an environmental site 
assessment that includes a 
plan, to manage 
contamination and 
associated risk to human 
health or the environment 
that includes: 

(i) any specific 
remediation and 
protection measures 
required to be 
implemented before 
any use commences; 
and 

To remove an inconsistency in the SPPs by aligning the 
Acceptable Solution and the Performance Criteria with 
the corresponding objective. 

Capable of meeting s.30NA(1)(a)(iv) of the LUPA Act 
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(ii) a statement that the 
land will be suitable 
for the intended use. 

 

31.  State Planning 
Provisions – Applied, 
Adopted or Incorporated 
Documents 

Update references to AS 1743-2001, AS 2304-2011, AS3959-2009, and 
AS/NZ 3500.1:2003 accordingly. 

To remove an inconsistency in the SPPs by aligning the 
Applied, Adopted or Incorporated Document list with 
those referenced in the SPPs. 

Capable of meeting s.30NA(1)(a)(iv) of the LUPA Act. 

32.  State Planning 
Provisions – Applied, 
Adopted or Incorporated 
Documents 

In the publications details for the ‘Water Supply Signage Guideline, 
version 1.0’, delete “Tasmanian Fire Service” and replace with “Tasmania 
Fire Service”. 

To correct a clerical error. 

Capable of meeting s.30NA(1)(a)(i) of the LUPA Act. 
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Draft Amendment 01/2021 of the State Planning Provisions 

Explanatory Document 

 
 

Background 

The State Planning Provisions (SPPs) were made on 22 February 2017 and came into effect on 
2 March 2017 as part of the Tasmanian Planning Scheme. The SPPs are now in effect in several 
municipalities with the remaining municipalities to following when each Local Provisions Schedule is 
approved. 

It is important that the SPPs are kept under regular review. Previous amendments of the SPPs were 
made on 19 April 2018 and 19 February 2020 for a number of minor amendments including correcting 
clerical errors and anomalies, clarifying provisions, and alignment with legislation and previously 
approved or modified planning directives. A comprehensive review of the SPPs is due to commence 
in 2022 as part of the 5-yearly statutory review required under the Land Use Planning and Approvals 
Act 1993 (the LUPA Act). 

With the SPPs currently in effect in several municipalities, and the recent introduction of parts of the 
SPPs in interim planning schemes through Interim Planning Directive No. 4 – Exemptions, Application 
Requirements, Special Provisions and Zone Provisions (Interim Planning Directive No. 4), further 
amendments of the SPPs have been identified which can be managed through the minor amendment 
process under the LUPA Act. 

The amendments have been identified by a range of stakeholders, including local councils, the 
Tasmanian Planning Commission, State agencies and authorities, and others involved in the 
operation of the SPPs, including submissions made on draft Planning Directive No. 8 – Exemptions, 
Application Requirements, Special Provisions and Zone Provisions (draft Planning Directive No. 8). 
There is also the opportunity to align the SPPs with recently approved planning directives, and 
updated legislation and Australian Standards. 

The Minister for Local Government and Planning (the Minister) has prepared a terms of reference for 
draft amendment 01/2021 of the SPPs and given notice in the three main Tasmanian newspapers. 
The Minister has also made a determination in accordance with section 30BA of the LUPA Act that 
Planning Directive No. 7 – Permits for Temporary Housing (Planning Directive No. 7) should be 
reflected in the SPPs. 

Legislative requirements 

Part 3, Division 2 of the LUPA Act sets out the statutory requirements for making amendments to the 
SPPs. 

Recent amendments to the LUPA Act changed the process for preparing and making minor 
amendments of the SPPs. The changes simplify the process by matching the consultation and 
reporting with the scope of the amendment. 
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The LUPA Act enables minor amendments of the SPPs to be made without going through the normal 
public consultation and assessment processes provided they are for any of the following purposes 
outlined in section 30NA(1): 

(i) correcting a clerical mistake, an error arising from any accidental slip or omission, an 
evident miscalculation of figures, or an evident material mistake, in a provision of the SPPs; 

(ii) removing an anomaly in the SPPs; 

(iii) clarifying or simplifying the SPPs; 

(iv) removing an inconsistency in the SPPs; 

(v) removing an inconsistency between the SPPs and the LUPA Act or any other Act; 

(vi) bringing the SPPs into conformity with a State Policy; 

(vii) bringing the SPPs into conformity with a planning directive which the Minister has, under 
section 30BA of the LUPA Act, determined should be reflected in the SPPs; 

(viii) changing provisions of the SPPs that indicate or specify the structure to which an LPS is to 
conform or the form that a provision of an LPS is to take; or 

(ix) a purpose prescribed by regulation. 

For an amendment to be considered as a minor amendment of the SPPs, it must also not prejudice 
the public interest by not following the normal SPPs amendment processes under the LUPA Act. 

A draft amendment of the SPPs must be prepared in accordance with the terms of reference to which 
notice has been given under section 30C(2) of the LUPA Act. It must also meet the SPPs criteria 
outlined in section 15 of the LUPA Act. 

The proposed minor amendments 

The proposed minor amendments are detailed in draft amendment document. They are shown in 
tabular format with documented reasons provided for each. 

In summary, the draft amendment comprises the following amendments to the SPPs: 

• Four new terms and definitions in Table 3.1 and a new general provision at clause 7.13 to 
implement the provisions from Planning Directive No. 7.  

• Revision to the exemption for home-based child care in clause 4.1.3 to remove an 
inconsistency between the SPPs and Child Care Act 2001. 

• Revision to the exemption for minor infrastructure in clause 4.2.7 to remove an inconsistency 
in the SPPs and to clarify the scope of the exemption. 

• Redrafting of the exemption for outbuildings in clause 4.3.7 to correct a number of clerical 
errors and to clarify the original intent. 

• Revisions to the exemption for agricultural buildings and works in the Rural Zone or 
Agriculture Zone in clause 4.3.9 to clarify that it does not apply to land filling. 

• Revisions to the exemption for vegetation removal in clause 4.4.1 to correct a clerical error 
and remove an inconsistency between the SPPs and the Forest Practices Regulations 2017. 
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• Correction of clerical errors in clauses 8.4.2, 8.5.1, 9.4.2, 9.4.3 and 9.5.1 of the General 
Residential Zone and Inner Residential Zone relating to the building envelope requirements. 

• Revisions to clauses 8.4.8 and 9.4.8 of the General Residential Zone and Inner Residential 
Zone to remove an inconsistency in the SPPs by aligning the Performance Criteria with the 
corresponding Acceptable Solution for the waste storage requirements. 

• Revisions to clauses 8.5.1, 9.5.1 and 10.5.1 of the General Residential Zone, Inner 
Residential Zone and Low Density Residential Zone to clarify the requirements for outdoor 
storage areas. 

• Revisions to clause 11.5.1 of the Rural Living Zone to correct clerical errors in cross 
referencing other clauses in the subdivision standards. 

• Revisions to clause 20.5.1 in the Rural Zone to correct a clerical error in the subdivision 
standards and remove an inconsistency in the SPPs. 

• Correction of a clerical error in the Discretionary qualification for the Storage Use Class in the 
Agriculture Zone Use Table. 

• Revisions to various clauses in the Environmental Management Zone to remove the 
inconsistency between the SPPs and the National Parks and Reserve Management 
Regulations 2019. 

• Correction of a clerical error in clause C1.6.4 of the Signs Code to align with a defined term in 
the Local Historic Heritage Code. 

• Revision to clause C2.3.1 in the Parking and Sustainable Transport Code to amend the 
definition of parking precinct plan to remove an inconsistency in the SPPs by aligning the 
definition with its scope for varying the car parking requirements in clause C2.5.1. 

• Correction of clerical errors in clause C2.7.1 of the Parking and Sustainable Transport Code. 

• Correction of a clerical error in clause C6.6.9 of the Local Historic Heritage Code to align the 
Acceptable Solution with the corresponding objective and Performance Criteria. 

• Correction of clerical errors in clauses C7.6.2 and C7.7.2 of the Natural Assets Code. 

• Correction of clerical errors in clause C10.5.4 of the Coastal Erosion Hazard Code. 

• Correction of clerical errors in clause C14.5.1 of the Potentially Contaminated Land Code. 

• Updating the references to various Australian Standards in the Bushfire-Prone Areas Code 
and the Applied, Adopted or Incorporated Documents table. 

Some of the above amendments, as outlined in the draft amendment document, will also need to be 
reflected in draft Planning Directive No. 8 and Planning Directive No. 5.1 – Bushfire-Prone Areas 
Code (Planning Directive No. 5.1) and implemented through the remaining interim planning schemes. 

Compliance with the legislative requirements 

The draft amendment is considered to: 

• meet the criteria for a minor amendment of the SPPs under section 30NA(1) of the LUPA Act 
for the reasons specified in Attachment 1; 
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• be in accordance with the terms of reference for draft amendment 01/2021 of the SPPs to 
which notice was given under section 30C(2) of the LUPA Act; and 

• meet the SPPs criteria contained in section 15 of the LUPA Act. 

The SPPs criteria require an amendment of the SPPs to comply with the following: 

(a) only contains provisions that the SPPs may contain under section 14 of the LUPA Act; 

(b) furthers the objectives set out in Schedule 1 of the LUPA Act; 

(c) is consistent with each State Policy; 

(d) is consistent with the TPPs that are in force before the instrument is made; and 

(e) has regard to the safety requirements set out in the standards prescribed under the Gas 
Safety Act 2019. 

The draft amendments only contains provisions that section 14 of the LUPA Act allows the SPPs to 
contain. It proposes minor amendments to the current SPPs, and to introduce new provisions in 
accordance with a recently approved planning directive, which have already been assessed and 
approved as meeting the SPPs criteria. 

Consultation 

Recent amendments to the LUPA Act changed the consultation requirements for minor amendments. 

Section 30NA(2) of the LUPA Act requires the Minister to consult with planning authorities and 
relevant State Service Agencies and State authorities for minor amendments that relate to the 
following criteria in section 30NA(1)(a): 

(iii) – clarifying or simplifying the SPPs;  

(iv) – removing an inconsistency in the SPPs; 

(vii) – bring the SPPs into conformity with a planning directive; 

(viii) – changing provisions in the SPPs that relate to the structure or form of an LPS; or 

(xi) – matters prescribed by regulation. 

The Minister can determine whether or not to consult with planning authorities and relevant State 
Service Agencies and State authorities for minor amendments that relate to the following criteria in 
section 30NA(1)(a): 

(i) – correcting clerical errors; 

(ii) – removing anomalies in the SPPs; 

(v) – removing an inconsistency between the SPPs and the LUPA Act or other legislation; and 

(vi) – bringing the SPPS into conformity with State Policies. 

The draft amendment includes amendments that fall into both categories above. For the purposes of 
this amendment the Minister has determined to consult with planning authorities and relevant State 
Service Agencies and State authorities on all proposed amendments. This will assist with keeping all 
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informed of the proposed changes, particularly those that also need to be included in draft Planning 
Directive No. 8 and Planning Directive No. 5.1 and implemented through the remaining interim 
planning schemes. 
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Northern Midlands Council Account Management Report

Income & Expenditure Summary for the Period Ended 30 November 2021 (42% of Year Completed)

Line Item Summary Totals Operating Statement

Governance Corporate Services Regulatory & Community ServicesDevelopment Services Works & Infrastructure Services Total Operating Statement %

2021/22 2021/22 2021/22 2021/22 2021/22 2021/22 2021/22 2021/22 2021/22 2021/22 2021/22 2021/22 of 
Budget Actual Budget Actual Budget Actual Budget Actual Budget Actual Budget Actual Budget

1 Wages 402,488 191,086 1,145,879 480,524 222,372 111,281 396,524 183,504 1,771,965 757,039 3,939,228.00 1,723,434.00 43.75%
2 Material & Services Expenditure 529,944 301,124 686,183 411,277 280,272 34,649 374,920 144,317 3,740,846 1,415,350 5,612,165.00 2,306,717.00 41.10%
3 Depreciation Expenditure 68,516 28,546 91,886 38,406 20,660 8,620 18,718 7,798 6,319,378 2,632,898 6,519,158.00 2,716,268.00 41.67%
4 Government Levies & Charges 6,420 5,716 872,854 229,622 1,920 708 0 330 80,290 34,813 961,484.00 271,189.00 28.21%
5 Interest  Expenditure 0 0 272,007 117,996 0 0 0 0 0 0 272,007.00 117,996.00 43.38%
7 Councillors Expenditure 205,180 61,051 0 0 0 0 0 0 0 0 205,180.00 61,051.00 29.75%
9 Other Expenditure 501,901 110,386 503,902 498,502 177,971 84,101 9,980 17,053 121,450 28,755 1,315,204.00 738,797.00 56.17%

11 Oncost 196,728 86,411 518,060 230,031 105,100 41,407 198,263 76,429 687,258 294,234 1,705,409.00 728,512.00 42.72%
12 Internal Plant Hire/Rental 21,760 6,154 26,590 6,803 29,347 4,652 21,490 2,419 1,045,974 555,569 1,145,161.00 575,597.00 50.26%
13 Internal Rental/Rates 0 0 1,790 376 0 0 0 0 6,630 4,895 8,420.00 5,271.00 62.60%
10 Other Internal Transfers Expenditure 0 0 7,484,576 3,117,976 0 403 0 0 30,550 13,050 7,515,126.00 3,131,429.00 41.67%
14 Oncosts Paid - Payroll 86,799 17,654 238,573 70,025 47,413 15,172 100,814 43,702 394,304 106,196 867,903.00 252,749.00 29.12%
15 Oncost Paid - Non Payroll 126,474 42,096 298,767 121,891 63,460 28,117 138,285 42,844 594,595 195,449 1,221,581.00 430,397.00 35.23%
16 Plant Expenditure Paid 4,000 1,864 17,180 6,497 7,630 3,826 17,780 8,924 492,060 259,873 538,650.00 280,984.00 52.16%

2,150,210 852,088 12,158,247 5,329,926 956,145 332,936 1,276,774 527,320 15,285,300 6,298,121 31,826,676.00 13,340,391.00 41.92%

17 Rate Revenue 0 0 (11,344,356) (11,338,358) (24,390) (24,184) 0 0 (903,088) (919,748) (12,271,834.00) (12,282,290.00) 100.09%
18 Recurrent Grant Revenue (58,346) 0 (1,801,312) (822,222) 0 (247,135) 0 (5,828) (2,864,298) (692,512) (4,723,956.00) (1,767,697.00) 37.42%
19 Fees and Charges Revenue (100) (124) (1,058,151) (478,292) (159,168) (151,710) (546,270) (275,864) (623,478) (323,063) (2,387,167.00) (1,229,053.00) 51.49%
21 Interest Revenue (269,181) (65,200) (200,360) (73,756) 0 0 0 0 0 0 (469,541.00) (138,956.00) 29.59%
22 Reimbursements Revenue (2,130) (841) (25,278) (3,680) (7,632) (648) (9,000) (18,681) (9,938) (861) (53,978.00) (24,711.00) 45.78%

Interest Expenditure Reimbursed 0 0 (272,007) (117,996) 0 0 0 0 0 0 (272,007.00) (117,996.00) 43.38%
Oncost Recoveries - Internal Tfer (196,728) (86,507) (540,749) (233,607) (108,124) (46,369) (239,807) (82,986) (959,200) (368,103) (2,044,608.00) (817,572.00) 39.99%
Plant Hire Income - Internal Tfer (13,800) 0 (39,190) 0 0 0 (47,580) 0 (1,460,680) (621,235) (1,561,250.00) (621,235.00) 39.79%

10 Other Internal Transfers Income (155,588) (64,588) (530,362) (13,466) (773,757) (322,257) (462,356) (202,112) (6,092,807) (2,526,993) (8,014,870.00) (3,129,416.00) 39.05%
23 Other Revenue (468,000) (119,886) (16,266) (10,699) (356) (121) 0 7,571 (55,734) (52,983) (540,356.00) (176,118.00) 32.59%

(1,163,873) (337,146) (15,828,031) (13,092,076) (1,073,427) (792,424) (1,305,013) (577,900) (12,969,223) (5,505,498) (32,339,567.00) (20,305,044.00) 62.79%

Underlying (Surplus) / Deficit  Before 986,337 514,942 (3,669,784) (7,762,150) (117,282) (459,488) (28,239) (50,580) 2,316,077 792,623 (512,891) (6,964,653)

20 Gain on sale of Fixed Assets 0 0 0 0 0 0 0 0 0 0 0 0
6 Loss on Sale of Fixed Assets 0 0 0 292 0 0 0 0 505,860 0 505,860 292

Net Loss On Disposal of Fixed Assets 0 0 0 292 0 0 0 0 505,860 0 505,860 292

Underlying (Surplus) / Deficit 986,337 514,942 (3,669,784) (7,761,858) (117,282) (459,488) (28,239) (50,580) 2,821,937 792,623 (7,031) (6,964,361)

Capital Grant Revenue 0 0 0 0 0 0 0 0 (8,697,948) (400,000) (8,697,948) (400,000)
Subdivider & Capital Contributions 0 0 0 0 0 0 0 0 (330,765) (14,072) (330,765) (14,072)

0 0 0 0 0 0 0 0 (9,028,713) (414,072) (9,028,713) (414,072)

Operating (Surplus) / Deficit 986,337 514,942 (3,669,784) (7,761,858) (117,282) (459,488) (28,239) (50,580) (6,206,776) 378,551 (9,035,744) (7,378,433)
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Capital Expenditure - Corporate Services  
Equipment & Buildings -Corporate Services  
700020 Fleet - F20 Child Care Van 20,000                   -                           0%  
715300 Corp - Computer System Upgrade 180,570                 72,794                     40%  
715310 Corp - Purchase Office Equipment -                          390                           0%  
791105 Cry - Child Care Centre Internal Painting 10,000                   -                           0%  
791110 Pth - Child Care Centre Fore Street Preliminaries 179,657                 153,128                   85%  
791111 Pth - Child Care Centre Fore Street Construction Contract 3,371,333             -                           0%  

Total Equipment & Buildings - Corporate Services 3,761,560             226,312                   6%  
 

3,761,560             226,312                   6%  
 

Capital Expenditure - Works Department  
Fleet, Plant & Depot  
700023 Fleet - F23  Utility Litter & Garbage Collection 22,000                   -                           0%  
700025 Fleet - F25  Utility Vehicle 20,000                   -                           0%  
700042 Fleet - Truck 6 Yard 125,000                 -                           0%  
700067 Fleet - F67 Tractor 58,000                   -                           0%  
700165 Fleet - F165 Paint Sprayer -                          1,176                       0%  
700166 Fleet - F166 Tilt Trailer 10,000                   -                           0%  
700167 Fleet - F165 Vermeer Tree Chipper 67,000                   -                           0%  
700177 Fleet - F177 Utility 34,000                   -                           0%  
700180 Fleet - Depot Pool Utility Vehicle 20,000                   -                           0%  
700184 Fleet - F184 Utility 20,000                   -                           0%  

700195 Fleet: Fleet 195 Ride On Mower 50,000                   -                           0%  
700620 Fleet - Radio System upgrage Analoge to Digital 62,000                   -                           0%  
715320 Works - Purchase Small Plant 40,000                   3,131                       8%  
720200 Works - Longford Depot Improvements 50,000                   5,234                       10%  
720201 Works - Ctown Depot Improvements 50,000                   375                           1%  

Total Fleet, Plant & Depot 628,000                 9,916                       2%  
All Areas - Street Tree program  
707814 BUDGET ONLY NO ORDERS All Areas - Street Tree Program 78,000                   -                            
707814.11 Ctown - Blackburn Park South Reserve Tree Planting -                          6,945                        
707814.5 Pth - Main Street Flowering Pots / Planter Boxes 2,000                     4,520                        
707814.8 Pth - Main Street Trees -                          6,810                        

Total All Areas - Street Tree program 80,000                   18,275                     23%  
 

All Areas - Town Entrance Landscape/Beautification  
707855 BUDGET ONLY NO ORDERS All Areas - Town Entrance Landscaping/Beautification 30,000                   -                            
707899 BUDGET ONLY NO ORDERS All Areas - Signage Projects 15,000                   -                            
707899.3 Ctown - Town Entrance Signs North and South -                          6,791                        

Total All Areas - Town Entrance Landscape/Beautification 45,000                   6,791                       15%  
 

Ross - Town Square Development  
707972 Ross - Town Square Development Design and Preliminaries 558,000                 32,408                      
707972.1 Ross - Town Square - Footpaths (Internal) -                          3,555                        
707972.11 Ross - Town Square - Rotunda -                          61,505                      
707972.12 Ross - Town Square - Pavillion -                          129,041                    
707972.13 Ross - Town Square - Playground -                          67,400                      
707972.14 Ross - Town Square - Kerbs -                          9,882                        
707972.15 Ross - Town Square - Irrigation -                          37,404                      
707972.16 Ross - Town Square - furniture & Fixtures -                          37,784                      
707972.17 Ross - Town Square - Landscaping -                          30,245                      
707972.18 Ross - Town Square -Entry Arbour -                          9,662                        
707972.19 Ross - Town Square - Plumbing -                          30,810                      
707972.21 Ross - Town Square - Topdressing and Seeding -                          12,067                      
707972.9 Ross - Town Square Development Other -                          3,147                        
707972.91 Ross - Town Square Development Electrical -                          59,897                      
707972.92 Ross - Town Square Development Sewer -                          -                            
707972.93 Ross - Town Square Development Cut and Fill -                          -                            
707972.94 Ross - Town Square Development Root Barrier -                          -                            
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707972.95 Ross - Town Square Development Front Fence -                          -                            
707972.96 Ross - Town Square Development Footpath (External) -                          -                            
707972.97 Ross - Town Square Development Side and Rear Fence -                          -                            
707972.98 Ross - Town Square Development Tree Planting -                          -                            

Total - Ross Town Square Development 558,000                 524,807                   94%  
 

All Areas - Street Furniture  
715255 BUDGET ONLY NO ORDERS All Areas - Street Furniture 50,000                   34                              
715255.8 Lfd - Mill Dam Picnic Settings -                          5,088                        

50,000                   5,122                       10%  
 

Cressy Recreation Ground Redevelopment  
707913 Cry - Rec Ground Sewer Dump Point,  Main Ext, Carpark Preliminary -                          171                            
707923 Cry - Recreation Ground Building Redevelopment 1,013,866             1,003,169               99%  
708027 Cry - Recreation Ground Southern Boundary fence 14,700                   484                           3%  

1,028,566             1,003,824               98%  
Other Recreation Projects  
707801 All Areas - Private Power Pole Replacement 25,000                   -                           0%  
707876 Pth - Recreation Ground Topdressing 20,000                   10,851                     54%  
707889 BUDGET ONLY NO ORDERS All Areas - Playground Shelters 20,000                   -                           0%  
707918 Evan - Morven Park RV Sewer Dump Point Relocation 30,000                   288                           1%  
708025 Avoca - Boucher Park Side Fence Replacement 5,000                     3,484                       70%  
708030 Ctown - Recreation Ground Main Entry Beautification 6,850                     6,850                       100%  
708035 Ctown - Recreation Ground Irrigation Tank and Sprinklers 160,000                 119,280                   75%  
708037 Ross - Recreation Ground Topdress 25,000                   10,851                     43%  
708038 Evan - Recreation Ground Cricket Net Relocation 80,353                   3,188                       4%  
708040 Pth - Recreation Ground Goal Post Netting Upgrades 15,000                   1,088                       7%  
708041 Pth - Train Park Sculpture Maintenance 8,000                     -                           0%  
708042 Pth - Train Park Play Equipment Upgrades 100,000                 -                           0%  
708043 Pth - Dog Park Equipment Mulgrave Street 20,000                   6,885                       34%  
708044 Ross - Church St Nature Strip Irrigation Upgrades 10,000                   -                           0%  
708045 Lfd - Road Safety Park Victoria Square 100,000                 -                           0%  
708046 Rec - All Grounds Cricket Wicket Cover Rollers and Applicator 24,200                   18,270                     75%  
708047 Rec - Portable Soccer Goals 3,000                     -                           0%  
708048 Morven Park amenities Upgrade Sealing around Clubrooms including Bollards 35,507                   40,964                     115% !
708049 Lfd - Railway Bridge Pillar Restoration Project 50,000                   -                           0%  
708050 Lfd - Able Taman Avenue Entry Gazebo 15,000                   5,151                       34%  
708052 Rec - Ross Pool Fibre Glass Lining -                          887                           0%  
708053 Pth - Recreation Ground Demolition of two old storage sheds -                          266                           0%  
715254 BUDGET ONLY NO ORDERS All Areas - Play Ground Equipment 50,000                   -                           0%  
715255.4 Pth - William St Reserve BBQ 55,000                   -                           0%  
715255.6 Pth - Train Park BBQ 85,000                   -                           0%  

Total - Other Recreation Projects 942,910                 228,303                   24%  
 

Total Recreation 2,704,476             1,787,122               66%  
Buildings  
Ctown - War Memorial Oval Amenities Upgrade  
707805.3 Ctown - War Memorial Oval Amenities Upgrade - High St Access 150,000                 -                           0%  
707805.51 Ctown - Tennis Courts, Irrigation, Landscaping and Shade Shelters 30,000                   46,040                     153% !
707805.55 Ctown - Tennis Hit Up Wall 36,793                   28,051                     76%  
707805.65 Ctown - War Memorial Oval Amenities Old Toilet Block Replacement 85,000                   49,337                     58%  
707805.66 Ctown - War Memorial Oval Amenities Old Toilet Block Replacement (Demolition of Old Block) -                          5,156                       0%  
707805.94 Ctown - War Memorial Oval Amenities Storage Shed Upgrade and Minor Works 19,200                   22,228                     116% !
707805.97 Ctown - War Memorial Oval Main Entry Beautification 50,000                   -                           0%  
707805.98 Ctown - War Memorial Oval Facility Equipment -                          310                           0%  

Total Ctown - War Memorial Oval Amenities Upgrade 370,993                 151,122                   41%  
 

Lfd - Longford Community Sports Centre Redevelopment  
707752 Lfd - Sports Centre - Gym Stage 2 - Carpark  Kerb -                          397                            
707752.9 Lfd - Sports Centre - Gym Stage 2 - Carpark Other -                          427                            
707752.96 Lfd - Sports Centre Gym - Footpath and ramp to former gym at rear 30,000                   3,123                        
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707990.4 Lfd - Sports Centre - Gym Stage 4 - Level 1 User Ready Including Lift 270,000                 171,303                    
707990.62 Lfd - Sports Centre - Gym Stage 3 - Joinery - Front Entry, Meeting Room, Accessible Toilet and Roof Area 190                            
707990.7 Lfd - Sports Centre - Squash Court Refurbishment 50,000                   49,567                      

Total Lfd - Longford Community Sports Centre Redevelopment 350,000                 225,007                   64%  
 

Other Buildings  
707747 Lfd - Town Hall Improvements Exhibition Lighting Fitout 18,000                   8,518                       47%  
707766 Lake Leake - Amenities Upgrade 145,256                 268                           0%  
707775 Avoca - Hall Toilet Upgrade 50,000                   -                           0%  
707802 Avoca - Town Hall Side Entrance Ramp Upgrade 15,000                   325                           2%  
707806 Epping - Town Hall Improvements - Roof Replacement 25,000                   -                           0%  
707867 Avoca - Public Toilets Upgrade of Septic Tank, Gates and Building 74,000                   268                           0%  
707868 Cry - Town Hall Improvements 40,000                   4,095                       10%  
707869 Cry - Pool Improvements State and Federal Funding 800,000                 613,835                   77%  
707871 Evan - War Memorial Hall Improvements Roof Replacement 175,000                 6,599                       4%  
707872 Evan - Falls Park Pavillion Improvements Painting 31,000                   -                           0%  
707873 Ross - Town Hall Improvements Painting and Carpet 30,000                   -                           0%  
707943 Bishopsbourne - Community Centre Skylight Replacement 15,000                   -                           0%  
707920 All Areas - Public Buildings Asbestos Removal -                          4,711                       0%  
707947 Ctown - Pool Improvement Outside Shower and Additional Toilet 20,000                   -                           0%  
707948 Ctown - Renovations/Upgrades William St Units 50,000                   -                           0%  
707955 Evan - Community & Visitor Centre Roof Works 20,000                   -                           0%  
708026 Cry - Memorial Clock Upgrade 6,000                     3,942                       66%  
708039 Pth - Recreation Ground Amenities Painting and Crack Repairs 30,000                   -                           0%  
708051 Ross - Drill Hall Roof Replacement 40,000                   -                           0%  
715345 Public Building and Amemites Projects - Project Manager 86,000                   47,674                     55%  
715350 All Areas - Public Building Improvements not yet allocated 100,000                 -                           0%  
715366 Avoca - Public Toilet Septic Tank Upgrade and Building Improvements 2,455                     2,455                       100%  
720132 Lfd - Cemetery Toilet Upgrade 5,000                     -                           0%  
720133 Pth - Talisker Street Car Park Toilet Replacement 100,000                 18,644                     19%  
720134 Pth - Seccombe St Reserve Toilet 60,000                   8,771                       15%  
720135 Evan - Pioneer Park Toilets Upgrade Male and Disabled 20,000                   -                           0%  
720136 Lfd - Council Chambers Exterior Timber Painting 10,000                   14,112                     141% !
720137 Evan - Medical Centre Extension 300,000                 13,223                     4%  
720143 Pth - Recreation Ground Electronic Scoreboard 90,000                   54,177                     60%  
720144 Pth - Recreation Ground carpark, fence & lighting 167,100                 16,428                     10%  

Total Other Buildings 2,524,811             818,045                   32%  
 

Total Buildings 3,245,804             1,194,174               37%  
 

Longford Main Street Project  
707987.1 Lfd -Main Street Project - Preliminaries 747,723                 70,347                      
707987.2 Lfd - Main Street Project - Victoria Square Memorial Hall Upgrade Preliminaries 1,518,272             22,498                      
707987.3 Lfd - Main Street Project - Road infrastructure Upgrades Preliminaries 1,396,413             3,775                        
707987.4 Lfd - Main Street Project - BBQ Upgrades Preliminaries 696                         696                            
707987.5 Lfd - Main Street Project - Victoria Square Additional Toilet Preliminaries 334,415                 1,179                        
707987.6 Lfd - Main Street Project - Fred Davies Memorial Preliminaries 2,481                     9,916                        

Total Longford Main Street Project 4,000,000             108,411                   3%  
 

Waste Management  
712951 Recycling - Bin Purchase (New Services and Replacements) 12,500                   6,262                       50%  
712952 Waste - Bin Purchase (New Services and Replacements) 12,500                   5,008                       40%  
728767 Waste - Longford WTS Recycling Shed 200,000                 148,567                   74%  
728770 All Areas - Recycling Initativies 10,000                   237                           2%  

Total Waste Management 235,000                 160,074                   68%  
Roads  
Ctown - Barton Rd Reconstruction Ch 6.120 to 8.090  
751586 Ctown - Barton Rd Reconstruction Ch 6.120 to 8.090 535,000                 -                            
751586.1 Ctown - Barton Rd Reconstruction Ch 6.120 to 8.090 Excavation -                          -                            
751586.2 Ctown - Barton Rd Reconstruction Ch 6.120 to 8.090 Subbase -                          -                            
751586.3 Ctown - Barton Rd Reconstruction Ch 6.120 to 8.090 Base -                          -                            
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751586.4 Ctown - Barton Rd Reconstruction Ch 6.120 to 8.090 Prep for Seal -                          -                            
751586.5 Ctown - Barton Rd Reconstruction Ch 6.120 to 8.090 Seal -                          -                            
751586.7 Ctown - Barton Rd Reconstruction Ch 6.120 to 8.090 Naturestrips -                          -                            
751586.8 Ctown - Barton Rd Reconstruction Ch 6.120 to 8.090 Driveways -                          -                            
751586.9 Ctown - Barton Rd Reconstruction Ch 6.120 to 8.090 Other -                          5,916                        
751586.91 Ctown - Barton Rd Reconstruction Ch 6.120 to 8.090 Stormwater -                          -                            

Total Ctown - Barton Rd Reconstruction Ch 6.120 to 8.090 535,000                 5,916                       1%  
Cry - Gatenby St Macquarie to Spencers Lane  
750460 Cry - Gatenby St No 1 to No 9 K&G and Verge Seal 32,000                   35,100                      

Total - Cry - Gatenby St Macquarie to Spencers Lane 32,000                   35,100                     110%  
Cry - Green Rises Rd Reconstruction Chn 8.3 to 10.59 Other  
750524.9 Cry - Green Rises Rd Reconstruction Chn 8.3 to 10.59 Other -                          503                            
750524.92 Cry - Green Rises Rd Reconstruction Chn 8.3 to 10.59 Guard Rail 62,121                   62,121                      

Total - Cry - Green Rises Rd Reconstruction Chn 8.3 to 10.59 Other 62,121                   62,624                     101%  
Evan - Glen Esk Rd Reconstruction Ch 5.660 to 7.530 (Sections 500/1/2)  
750500 Evan - Glen Esk Rd Reconstruction Ch 5.660 to 7.530 411,400                 4,426                        
750500.1 Evan - Glen Esk Rd Reconstruction Ch 5.660 to 7.530 Excavation -                          12,717                      
750500.2 Evan - Glen Esk Rd Reconstruction Ch 5.660 to 7.530 Subbase -                          10,879                      
750500.3 Evan - Glen Esk Rd Reconstruction Ch 5.660 to 7.530 Base -                          -                            
750500.4 Evan - Glen Esk Rd Reconstruction Ch 5.660 to 7.530 Prep for Seal -                          -                            
750500.5 Evan - Glen Esk Rd Reconstruction Ch 5.660 to 7.530 Seal -                          -                            
750500.7 Evan - Glen Esk Rd Reconstruction Ch 5.660 to 7.530 Naturestrips -                          -                            
750500.8 Evan - Glen Esk Rd Reconstruction Ch 5.660 to 7.530 Driveways -                          -                            
750500.9 Evan - Glen Esk Rd Reconstruction Ch 5.660 to 7.530 Other -                          27,865                      
750500.91 Evan - Glen Esk Rd Reconstruction Ch 5.660 to 7.530 Stormwater -                          46,227                      
750500.92 Evan - Glen Esk Rd Reconstruction Ch 5.660 to 7.530 Culverts -                          3,718                        

Total Evan - Glen Esk Rd Reconstruction Ch 5.660 to 7.530 411,400                 105,832                   26%  
Lfd - Hobhouse St Marlborough to Pakenhan K&G and Verge Nth Side Kerb and Gutter  
750577.8 Lfd - Hobhouse St Marlborough to Pakenhan K&G and Verge Nth Side Driveways -                          57                              

Total - Lfd - High Street, Burghley to No. 43 Reconstruct Verge -                          57                             0%  
Perth Bypass - Associated Works  
751425 Pth - Youl Road K&G Seal Verge and Bike Track from Phillip 300,000                 -                           0%  
751425.6 Pth - Youl Road Edward to Phillip Footpath 100,000                 -                           0%  
751433 Lfd - Marlborough/Wellington St Intersection Pedestrian Protection 30,000                   -                           0%  
751498 Pth - Drummond St K&G and Verge Seal No 58d to Drummond Cres 75,000                   4,331                       6%  
751614 Lfd - Entrance Roundabout Landscaping 200,000                 357                           0%  
751614.6 W/Junct - Hobart Road Shared Path Way 250,000                 -                           0%  
752010 Perth Bypass - Planting Vegetation Corridors -                          -                           0%  
752015 Perth - Bypass  Associated Works 121,474                 122,319                   101%  
752015.1 Perth - Bypass  Associated Works - Signage Perth Roundabout 40,000                   35,678                     89%  
752016 Perth Bypass - Vegetation Corridors Land 1,514                     1,514                       100%  
752017 Budget Only Perth Bypass Roundabout Landscaping 500,000                 -                           0%  
752017.1 Perth Bypass Roundabout Landscaping - Eskleigh -                          18,442                      
752017.2 Perth Bypass Roundabout Landscaping - Seccombe Street -                          109,273                    
752017.3 Perth Bypass Roundabout Landscaping - MacKinnon Side of Highway -                          108                            
752025 Pth - Main Street Program 691,000                 28,330                     4%  

Perth Bypass - Associated Works 2,308,988             320,352                   0%  
Pth Cromwell St Ch 0.073 to North Reconstruction  
750329 Pth Cromwell St Ch 0.073 to North Reconstruction -                          5,587                        

Total - Pth Cromwell St Ch 0.073 to North Reconstruction -                          5,587                       0%  
Pth - Elizabeth St William to Clarence K&G & Seal Verge  
750399.8 Pth - Elizabeth St William to Clarence Driveways 4,364                     5,364                        

Total - Pth - Elizabeth St William to Clarence 4,364                     5,364                       123% !
Pth - George St Clarence to End K&G and Verge  
750474 Pth - George St Clarence to End K&G and Verge 50,000                   20,082                      
750474.1 Pth - George St Clarence to End K&G and Verge Excavation -                          -                            
750474.2 Pth - George St Clarence to End K&G and Verge Subbase -                          -                            
750474.3 Pth - George St Clarence to End K&G and Verge Base -                          -                            
750474.4 Pth - George St Clarence to End K&G and Verge Prep for Seal -                          -                            
750474.5 Pth - George St Clarence to End K&G and Verge Seal -                          -                            
750474.7 Pth - George St Clarence to End K&G and Verge Naturestrips -                          -                            

2021-12-13 ORDINARY MEETING OF COUNCIL - OPEN COUNCIL ATTACHMENTS - Agenda

Attachment 11.1.2 Capital Works Report November 2021 Page 78



Northern Midlands Council Annual YTD Annual Schelduled and Actual Works by Month

Account Management Report Budget Actual Budget Actual Expenditure Scheduled Work

$ $

2021/22 for year to 30 November 2021 Spent % B/fwd JUL AUG SEP OCT NOV DEC JAN FEB MAR APR MAY JUN

750474.8 Pth - George St Clarence to End K&G and Verge Driveways -                          -                            
750474.9 Pth - George St Clarence to End K&G and Verge Other -                          -                            
750474.91 Pth - George St Clarence to End K&G and Verge Stormwater -                          -                            

Total Pth - George St Clarence to End K&G and Verge 50,000                   20,082                     40%  
Resealing Program  
715005 Roads - Resealing All Areas 782,800                 -                            

Total Resealing Program 782,800                 -                           0%  
Resheeting Program  
715125 Southern - Resheeting 236,900                 81,119                      
715460 Roads Northern - Resheeting 236,900                 123,590                    

Total Resheeting Program 473,800                 204,709                   43%  
Footpath Construction Program  
750000 BUDGET ONLY NO ORDERS All Areas -  Asphalt Footpath Replacements 60,000                   -                           0%  
750176.6 Ctown - Bridge St Esplanade to King St Footpath 85,000                   -                           0%  
750270.6 Cry - Church St Main to Charles Footpath 67,000                   -                           0%  
750395.6 Pth - Edward St in front of No 39 Footpath -                          11,124                     0%  
750395.8 Pth - Edward St in front of No 39 Driveway -                          7,540                       0%  
750458.6 Pth - Footpath Frederick St, Scone to Clarence North Side 46,000                   -                           0%  
750574.9 Pth - George St Clarence to End K&G and Verge Other -                          467                           0%  
750534.6 Lfd - Hay Street Burghley to Smith Footpath East Side 40,000                   28,711                     72%  
750796.6 Cry - Main St Saundridge to Church St Footpath -                          -                           0%  
750827.6 Lfd - Malcombe St Catherine to Burghley North Side 40,000                   -                           0%  
750910.8 Evan - Murray St Off Street Parking Pioneer Park 50,000                   662                           1%  
750974.6 Lfd - Pakenham Street Pultney 515 to Malcombe 660 52,000                   -                           0%  
750976.6 Lfd - Pakenham StreeMalcombe toHobhouse Footpath East Side 52,000                   -                           0%  
750986.6 Ross - Park St High to Bridge St Footpath -                          -                           0%  
750999.6 Lfd - Paton St Reconstruct Verge Burghley to Ch 0.110 Footpath South Side 15,000                   17,817                     119% !
751037.6 Lfd - Pultney Street Wellington to Marlborough Footpath North Side 68,000                   -                           0%  
751038.6 Lfd - Pultney Street Marlborough to Pakenham Footpath North Side 32,000                   -                           0%  
751040.6 Lfd - Pultney Street Catherine to Burghley Footpath North Side 36,000                   -                           0%  
751498.6 Pth - Drummond St No 58D to Drummond Crescent Footpath 65,000                   1,375                       2%  
751613.6 Pth - William St Reserve Footbridge Footpath 40,000                   167                           0%  

Total Footpath Construction Program 748,000                 67,863                     9%  
Other Road Projects  
707899.2 Ross - Signage Project Highway -                          455                           0%  
750984 Lfd - Park Street Goderich to Hay Reconstruct Verge Cemetery Side 45,000                   -                           0%  
750905 Cry - Murfett St West Side to Saundridge Construct K&G and Verge 27,000                   -                           0%  
750536 Lfd - Hay Street Park to End Reconstruct Verge 70,000                   -                           0%  
750544 Ctown - High St Streetscape Improvements (Bridge St to King St) 925,000                 125,741                   14%  
750795 Cry - Main St Saundridge to South Kerb in front of No 117 -                          4,260                       0%  
750795.8 Cry - Main St Saundridge to South Driveway No 117 -                          4,160                       0%  
750795.91 Cry - Main St Saundridge to South Stormwater in front of No 117 -                          2,895                       0%  
750840 Lfd - Marlborough St Outstands Malcombe St Intersection 20,000                   -                           0%  
750579 Lfd - Hobhouse St Reconstruction Catherine to Burghley 121,000                 -                           0%  
751043 Ctown - Queen St On Street Car Parking Upgrades                  244,866 269,290                   110% !

Total Other Road Projects 1,452,866             406,801                   28%  
 

Total Roads 6,861,339             1,240,286               18%  
Bridges  
741940 Cry - Bridge 1940: Cressy Road, Pisa River -                          176                           0%  
742729 Evandale - Bridge 2729: Bryants Lane 201,777                 167                           0%  
742981 Cry - Bridge 2981: Lake River Rd, Shoebridge Crk 45,000                   -                           0%  
745045 Cry - Bridge 5045: Saundridge Road, Palmers Rivulet (Brumby's Tailrace) 51,000                   -                           0%  
745517 Cry - Delmont Road Bridge (Guardrail Replacement) 51,000                   -                           0%  
749963 Pth - William Street Reserve Bridge No 9963 270,000                 12,433                     5%  
749997 Cry - Bridge 9997: Baptist Camp Bridge off Liffey Road 132,440                 -                           0%  

Total Bridges 751,217                 12,776                     2%  
Urban Stormwater Drainage  
788575 BUDGET ONLY NO ORDERS Storm Water Drainage - Unallocated Projects 40,000                   -                           0%  
788601 Evan - Stormwater Translink 4a Gatty Street Detention Basin 252,540                 25,410                     10%  
788609.1 NRM - Sheepwash Creek Capital Works (10) -                          3,434                       0%  
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Northern Midlands Council Annual YTD Annual Schelduled and Actual Works by Month

Account Management Report Budget Actual Budget Actual Expenditure Scheduled Work

$ $

2021/22 for year to 30 November 2021 Spent % B/fwd JUL AUG SEP OCT NOV DEC JAN FEB MAR APR MAY JUN

788609.2 NRM - Sheepwash Creek Capital Works (Youl) -                          1,504-                       0%  
788609.3 Pth - Sheepwash Creek Flow Meter Phillip St Culvert 35,222                   35,222                     100%  
788621 Lfd - NDRG Automate Gate Back Creek Flood Levy 144,137                 116,225                   81%  
788622 Pth - Stormwater Cromwell St Culvert Replacement 110,360                 72,355                     66%  
788623 Pth - Stormwater Philip St Culvert Extension 28,500                   12,264                     43%  
788625 Ctown/Ross - Macquarie River Flood Modeling -                          5,147                       0%  
788630 Pth - Stormwater Drummond St 15,000                   -                           0%  
788632 Evan - Stormwater Barclay St Subdivision Contribution 385,030                 21,293                     6%  
788633 All Areas - Stormwater Side Entry Pit Renewals Program 100,000                 -                           0%  
788635 Lfd - Queens Wall Laneway Stormwater Between Council and Ambulance Station 2,617                     2,623                       100%  
788636 Lfd - Gross Pollutant Trap Wellington St near RSL 22,439                   20,485                     91%  
788637 Ctown - Stormwatr High St Edgar to Mason 120,000                 72,850                     61%  
788638 Cry - Church Street Stormwater 12,000                   35,928                     299% !
788639 Pth - Stormwater Oakmount Street Turning Head to No 12 -                          29,507                     0%  
788641 Property - Translink extension of Detention Basin Clairville (47 Translink Avenue) -                          45,700                     0%  

Total Urban Stormwater Drainage 1,267,845             496,939                   39%  
 

Total Capital  - Works Department 19,693,681           5,009,698               25%  
 
 

Total Capital Works All Departments 23,455,241           5,236,010               22%  
 

From Budget Capital works upload sheet 23,321,249            
Variance 133,992                  

Variance 788609.15 Norfolk St property Sales  
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I N V E S T M E N T  O F  C O U N C I L  F U N D S  

Originated Date: Adopted 15 December 2008 – Min. No. 310/08 (as Policy 55) 

Amended Date/s: Reviewed 21 September 2015 – Min. No. 270/15 
Reviewed 20 March 2017 – Min. No. 89/17 

Reviewed 13 December 2021 – Min. No.      /21 

Applicable Legislation: Section 75 of the Local Government Act 

Objective To provide guidelines for the investment of Council Investment funds. 

Administration: Corporate Services 

Review Cycle/Date: Next review 20251. 

1  D E F I N I T I O N S  

Investment Funds: 
are funds that are not required to be expended in the course of normal operations in the 
immediate/short term. 

Authorised Deposit-taking Institution (ADI):   
a body corporate in relation to which an authority under subsection 9 (3) of the Banking Act (No. 
6 of 1959 as amended) is in force. 

Investment arrangement: 
an arrangement that relates to acquiring, consolidating, dealing with, or disposing of certificates 
of deposit, debentures, stocks, shares, bonds or notes issued or proposed to be issued, bill of 
exchange and promissory notes. 

2  O B J E C T I V E  

The objective of this policy is to ensure that the best possible rate of return is achieved from the investment of 
surplus Council funds whilst, at the same time, ensuring the security of those funds. 

3  P O L I C Y  

3.1 The level of Council funds available for investment is to be reviewed at least fortnightly.  During the 
review process likely cash inflows and outflows for the immediate future will be assessed to establish 
either the availability of investment funds or the need to redeem existing investments. 

3.2 Where investment funds are available the following procedures will apply: 
a) Rates and Terms from at least Not less than two (2) quotations Authorised Deposit taking 

institutions shall be obtained compared from authorised deposit-taking institutions whenever an 
investment arrangement is proposed.  The best quotemost suitable offer of the day will be 
successful after allowing for security, and administration and banking fees. 

b) An ‘Investment Lodgement Form/Certificate’ is to be completed which will include the following 
information: 

• Name of ADI; 
• Amount of Investment; 
• Duration of Investment; 
• Details of Product including security; (i.e. S&P rating, State or Commonwealth)  
• Interest Rate offered; 
• Endorsement of the selection by the Accountant or the Corporate Services Manager. 
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3.3 Funds may be deposited with any Commonwealth, State or Authorised Deposit Taking Institution.  To 
control the overall credit quality of the deposits, the following maximum holding limits will apply:-  

S&P Long Term Credit Rating * Maximum % holding 

AAA to AA- 100% 

A+ to A- 75% 

BBB+ to BBB- 50% 

Not Rated 25% 

 *or equivalent 

Council may support investments in local community banks/financial institutions with up to an amount of 33.3% 
of investment funds, limited to 10% of investment funds held per institution at any one time for fixed 
term deposits. 

4  R E S P O N S I B I L I T Y  

Any two of three following incumbents shall be jointly responsible for the application of this policy: 
• Corporate Services Manager; 
• Financial Accountant; and  
• General Manager. 
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A S S I S T A N C E  T O  C O M M U N I T Y ,  S P O R T I N G  A N D  N O N - P R O F I T  

O R G A N I S A T I O N S  

Originated Date: Adopted 25 July 1994-Minute No 283/94 (as Policy 6) 

Amended Date/s: Amended 11 March 1996 - Minute No 86/96 
Amended 13 March 2000 – Min No 115/00 
Amended 12 February 2001 – Min No 057/01 
Amended 17 September 2012 – Min No 244/12 
Amended 17 July 2017 – Min. No. 238/17 
Amended 13 December 2021 – Min. No.     /21 

Applicable Legislation: Local Government Act 1993 – section 77. 

Objective To establish a policy relating to the allocation of assistance to: 
(i) Community/sporting organisations towards special or capital works for the 

improvement/benefit of Council/ Community owned assets 
(ii) Non-profit organisations for improvements to facilities 

Administration: Corporate Services 

Review Cycle/Date: Next review 20251 

G E N E R A L  

(a) Assistance be made available from the General Rate for the year following the year of application for 
assistance in the construction or redevelopment of assets associated with community/sporting and non-
profit organisations  

(b) Assistance may be “in kind”, a grant, or a combination of these methods.  Assistance is generally up to 
$7,500 5,000 (excl GST) for improvements of council owned or controlled assets and $1,5000 (excl GST) 
for non-council projects, and total annual budget allocation is approximately 0.5 percent of rate revenue. 

(c) Council to give public notice for applications by advertisements in at least the Examiner, and Country 
Courier, on website, and by issuing notice to Council facility Management committees within the 
municipal area of opening and closing dates.  Closing dates will be generally 31 March each year. 

(d) Applications shall provide such information as Council requires, but including: 
i) Project budget, where applicable, and copies of appropriate insurance policies; 
ii) Copy of Organisational Balance Sheet as at 30 June in preceding year; 
iii) ABN number if the organisation is registered for the Goods & Services Tax (GST) system. 

(e) Once applications have been received an acknowledgement will be sent. 

(f) Council will determine which projects will be funded and to what amount. 

O U T C O M E S  

The outcomes of this policy will be to: 
• meet a clearly demonstrated need 
• compliment but not duplicate other locally available services 
• encourage projects that are accessible to individuals living within the municipal area 
• encourage the involvement of volunteers 
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A S S E S S M E N T  C R I T E R I A  

The assessment criteria for funding under this policy will include: 
• the demonstration of a benefit to the community 
• the attempt to meet an unmet community need  
• involvement of volunteers to assist with funding of project. 

E L I G I B I L I T Y  

Any community group, sporting organisation or non-profit organisation whose capital works or equipment 
project satisfies the guidelines outlined is eligible to apply for assistance.   

Grants are not normally given for projects or equipment for which there is a more appropriate funding source. 

Only on application per organisation per round will be considered by Council.  

G U I D E L I N E S  
• The project must have a clearly stated purpose and a practical plan for achieving this purpose. 
• The project must be in response to a clearly demonstrated need, and must be appropriate to that need. 
• The project may complement but not duplicate other locally available services. 
• The project should be accessible/applicable to all individuals living in the municipal area. 
• The project should encourage the involvement of volunteers where appropriate. 
• A written quote must accompany each application. 
• It is expected that some efforts will have been made towards fund-raising activities to offset the costs of 

the project. 

Assistance may be given to eligible applicants for: 
• Material costs for minor capital works. 
• Equipment costs for establishing new projects. 

Assistance will not be given for money already spent. 

Funds are to be expended within 12 months of allocation. 

Applications must be completed on the prescribed form. 

P R I O R I T I E S  

With the limited funds available priority will be given to projects that: 
• Demonstrate benefit to the community, particularly to a range of age groups and those who may be 

disadvantaged. 
• Attempt to meet an unmet community need. 
• Have no other sources for funding. 
• The amount requested does not exceed half the total project cost. 
• Improve Council-owned/controlled assets. 
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N o r t h e r n  M i d l a n d s  C o u n c i l  P o l i c y  M a n u a l   F i n a n c i a l  A s s i s t a n c e  H a r d s h i p  
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F I N A N C I A L  A S S I S T A N C E  H A R D S H I P   

Originated Date: Adopted 27 April 2020 – Min No. 116/20  
Reviewed 13 December 2021 – Min No.      /21 

Amended Date/s: 
 

Applicable Legislation / 
Council Policy: 

This policy relates to and depends on other Council policies, as well as Tasmanian Government 
legislation, including: 
• Local Government Act 1993, Part 9 – Rates and Charges, particularly:  

o Section 86A – General principles in relation to making or varying rates 
o Sections 125-127 – Postponement of payment  
o Section 128 – Late payments  
o Section 129 – Remission of rates  

• COVID-19 Disease Emergency (Miscellaneous Provisions) Act 2020  
• COVID-19 Disease Emergency (Commercial Leases Code) Act 2020 

Rates and Charges Policy (pursuant to section 86B of the Local Government Act 1993) 

Objective The purpose of this policy is to enable Council to provide assistance to community members who 
are suffering financial hardship by providing an appropriate level of relief from Local Government 
rates.  

Administration:  Corporate Services  

Review Cycle/Date: Initial review July/August 2021; and thereafter, every four years.   

1  P U R P O S E  

The purpose of this policy is to enable Council to provide assistance to community members who are suffering genuine 
and serious financial hardship by providing an appropriate level of relief from rates.  

2  A P P L I C A T I O N  

2 . 1  A P P L I C A T I O N  A N D  I N T E N T   

This policy applies to ratepayers experiencing genuine and serious financial hardship and needing assistance to 
meet both their basic needs and their rate payment obligations to Council. It is not intended to be used to maintain 
financial positions for those who do not need it and are not genuinely impacted by serious financial hardship.  

This policy applies only to Council rates and charges levied in accordance with Part 9 – Rates and Charges of the 
Local Government Act 1993. This policy does not apply to rates or fees collected on behalf of other authorities in 
accordance with section 88 of the Local Government Act 1993., such as fire service contributions collected pursuant 
to section 79B of the Fire Service Act 1973.  

2 . 2  B A C K G R O U N D   

This policy was developed and implemented during the 2020 COVID-19 coronavirus pandemic that is spreading 
across the world. To respond to the disease, governments around the world are  shutting down social activities and 
interaction to prevent transmission, which is necessarily causingcaused significant impacts on many economic 
activities and transactions.  As a result, many people have lost jobs, their clients or their business, destroying 
incomes and spending. To assist Council is determined to assist those most critically impacted by the economic 
slowdown caused by the pandemic Council adopted with a robust and a fair hardship policy.  

Serious Despite this, serious financial hardship can occur at any time, so this policy is designed to address a range 
of circumstances.  

2 . 3  P R I N C I P L E S   

This policy will be applied in accordance with the following principles:  
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i) Consistent, equitable and respectful treatment of all residents and ratepayers that is sensitive to their 
specific circumstances.  

ii) Maintaining Council’s ability to provide essential services to our community through appropriately applied 
rating processes.  

iii) Assisting ratepayers who are suffering genuine and serious financial hardship.  
iv) Ensuring that those able to contribute to local services, continue to do so.   
v) Minimising the opportunity for misuse, exploitation or fraud by ensuring decisions made to provide special 

relief or assistance are supported by sufficient evidence.  
vi) Maintaining confidentiality and privacy of applicants, their applications and any information provided.  

3  P O L I C Y  

3 . 1  G E N U I N E  F I N A N C I A L  H A R D S H I P   

According to the Australian Taxation Office (ATO), individuals are considered to be in serious hardship when they 
are unable to provide the following for themselves, their family or other dependants:  
i) Food;  
ii) Accommodation;  
iii) Clothing;  
iv) Medical treatment;  
v) Education;  
vi) Other basic necessities. 

A number of factors can contribute to or trigger serious financial hardship, including:  
i) Loss of employment of the property owner, family member or household primary income earner; 
ii) Serious illness, including physical incapacity, hospitalisation, or mental illness of the property owner or family 

member;  
iii) A natural disaster;  
iv) A public health emergency or declared state of emergency;  
v) Family tragedy;  
vi) Family breakdown;  
vii) Financial misfortune;  
viii) Other serious or complicating circumstances.  

Community wide issues and circumstances, such as the COVID-19 pandemic, may impact financial hardship, but 
hardship is always assessed at an individual level, and requires reviewing personal circumstances.  

Serious financial hardship involves both low income/cash flow and a low asset base.  

Personal property portfolios beyond a primary residence or a business’s primary operating space can be used to 
improve an applicant’s cash flow and financial sustainability. Applications for assistance on residential investment 
properties will not be considered.  

3 . 2  E V I D E N C E  O F  F I N A N C I A L  H A R D S H I P   

Applicants under this policy will need to provide evidence of their circumstances of financial hardship to justify 
Council’s special consideration of their case.  The type of evidence required will depend on individual circumstances 
and may include, for example, one or more of the following:  
• Assessment by an independent accredited financial counsellor demonstrating an inability to both pay rates 

and to rearrange asset portfolios to facilitate payment;  
• A statutory declaration from an appropriate and independent professional, familiar with the applicant’s 

circumstances (e.g. a family doctor for health-related evidence, a bank official, insurance policy manager, 
etc.);  

• Pending disconnection of essential services, like water, electricity, gas (does not include mobile phone or 
internet bills);  

• Notice of impending legal action;  
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• Letter from charitable organisation regarding loss of employment or inability to provide for basic necessities;  
• Bank notice for example, overdraft call or mortgaged property repossession;  
• Employer notice of redundancy or termination of employment;  
• Overdue medical bills;  
• Letter from doctor verifying the inability to earn an income due to illness or caring for a sick family member;  
• Final notice from school regarding payment of mandatory fees;  
• Funeral expenses;  
• Repossession notice of essential items, e.g. a car. 

3 . 3  H O W  C O U N C I L  C A N  H E L P   

The Local Government Act 1993 provides Council with three methods of rate relief:  
• Postponing rate payments (sections 125-127)  
• Remission of late payment penalties or interest (section 128)  
• Remission of rates (section 129)  

3 . 3 . 1  P O S T P O N I N G  R A T E  P A Y M E N T S  –  D E F E R R A L  A R R A N G E M E N T S   

A postponement of rates is a deferral of payment in part or full and can be for a specified period and subject to 
any condition determined by Council. 

In confirmed cases of financial hardship, a postponement of individual rates payments within a defined period, 
in whole or in part, will still have to be paid back at a later date, the obligation to pay is only deferred.  The 
postponement arrangement applies to specified payments and other rate payments are not affected and 
continue to accrue as normal.  

The terms of rate postponement arrangements will be proportionate to the applicant’s demonstrated financial 
hardship circumstances, so supplying sufficient evidence of these circumstances is important for developing the 
appropriate terms.  

Rate payment deferrals approved under this section are typically deferred by 3 to 6 months. However, rate 
deferral arrangements will not exceed two (2) years unless exceptional circumstances exist.  

All deferred payments must be repaid as specified in accordance with the deferral arrangement along with any 
new rates which have been raised, otherwise regular late payment penalties and/or interest will apply.  

Ratepayers who are subject to a deferral arrangement who overcome their financial hardship circumstances are 
encouraged to begin repaying their deferred rates payments as early as they are able.  

Council may revoke any postponement of rates payments at any time, in accordance with section 127 of the 
Local Government Act 1993, by giving 60 days notice in writing to the ratepayer.  

3 . 3 . 2  R E M I T T I N G  L A T E  P A Y M E N T  P E N A L T I E S  A N D  I N T E R E S T   

For typical circumstances that are not of financial hardship, rates must be paid by the due date and Councils 
may charge a penalty or daily interest or both for each late payment.  However, for confirmed cases of financial 
hardship, Council may waive late payment penalties, or the interest accumulated, or both, for a specified period 
that relates to the period of financial hardship.  

 During a declared state of emergency (e.g. 2020 Covid-19) interest and penalties may be waived for eligible 
ratepayers for a period of 6 months. 

3 . 3 . 3  R E M I T T I N G  R A T E S   

Remission of any rates, late payment penalties or interest, in part or in full, is reserved only for the most serious 
and exceptional cases of financial hardship. Even in these cases, deferral of rate payments must be applied for 
and approved first, before an application for rates remission can be considered.  
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After the applicant has entered into a deferral arrangement, the applicant may apply for remission of rates. The 
application must demonstrate:  
i) Financial hardship;  
ii) Exceptional and serious circumstances;  
iii) How the applicant’s exceptional financial hardship circumstances make the maximum term deferral 

arrangement under section 3.3.1 unfeasible and unreasonable to fulfil; and 
iv) How enforcing fulfilment of the maximum term deferral arrangement would only deepen the seriousness 

of applicant’s financial hardship and critically impact their ability to provide for the basic living necessities 
(food, accommodation, clothing, medical treatment) of the applicant and dependents.  

In the interests of community fairness and equity, wherever possible and appropriate in determining rates 
remission applications:  
i) Deferral arrangements are preferable to rates remission;  
ii) Amounts or proportions of rates to be remitted are to be minimised, for example, below $1,000 or 50% 

of rates owed; with the remainder subject to an agreed payment arrangement;  
iii) Instances of rates remission are to be minimised to no more than one rates remission per applicant.  

4  A P P L I C A T I O N S   

4 . 1  A P P L Y I N G  F O R  F I N A N C I A L  H A R D S H I P  A S S I S T A N C E   

To seek financial hardship assistance from Council, an application must be made in writing, addressed to the General 
Manager, and submitted as follows:  
• Emailed to council@nmc.tas.gov.au or  
• Mailed to P O Box 156, Longford TAS 7301.  

Applications must:  
• Demonstrate and provide evidence for financial hardship and circumstances (see section 3.2 Evidence of 

Financial Hardship3.2 Evidence of Financial Hardship);  
• Describe the type of assistance sought, being:  

o Postponing rate payments (a deferral arrangement);  
o Postponing or waiving late payment penalties or interest;  
o Remitting rates, late payment penalties or interest, in part or in full;  

• Address the requirements of the relevant subsections of section 3.3 How Council Can Help3.3 How 
Council Can Help. 

4 . 2  A S S E S S I N G  A P P L I C A T I O N S   

Postponement 

Applications for postponement arrangements will be determined with a delegation provided under Section 
22(2)(ab) of the LGA 1993:  
i) For amounts less than $2,500 – the Corporate Services Manager; or  
ii) For amounts of $2,500 or greater – the General Manager.  

Interest & Penalties 

Applications for remission of late payment penalties or interest charges will be determined by the General Manager 
in accordance with delegation provided under Section 22(2)(b) of the LGA 1993. 

Remission of Rates 

Applications for remission of rates will be determined as follows: 
i) the General Manager may authorise a remission of rates of up to $1,000 per property in a financial year in 

accordance with a delegation provided under Section 22(2)(b) of the LGA 1993. 
ii) In circumstances where it is recommended a remission greater that $1,000 should apply the matter will be 

referred to the Council in Closed Session. 
All applicants will be advised of Council’s decision in writing. 
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A P P E N D I X  A :  C O M M E R C I A L  A D D E N D U M  T O  F I N A N C I A L  H A R D S H I P  A S S I S T A N C E  

P O L I C Y  

1  I N T R O D U C T I O N   

1 . 1  P U R P O S E   

An Addendum to the Hardship Policy has been provided to achieve a consistent approach to rates assistance for 
commercial operators across the Northern Midlands Council.  

1 . 2  S C O P E   

This Addendum applies to commercial/business ratepayers within the Commercial Land Use Category and Sport & 
Recreation Land Use Category who are experiencing hardship due to the loss of operating revenue or reduced 
disposable income.  

It is not intended to be used to maintain financial positions for those who do not need it and are not genuinely 
impacted by serious financial hardship. 

1 . 3  P R I N C I P L E S   

The principles are as outlined in the Hardship Policy with only one additional principle that applies to this 
Commercial Addendum. That is, the principle of proportionality – namely, that any agreed arrangements will take 
into account both individual and community wide circumstances (such as the COVID-19 pandemic) on commercial 
ratepayers, with specific regard to their revenue, expenses, and profitability.  

2  A D D E N D U M   

2 . 1  H O W  C O U N C I L  C A N  H E L P   

The Local Government Act 1993 provides Council with three methods of rate relief:  
(1) Postponing rate payments (sections 125-127); 
(2) Remission of late payment penalties or interest (section 128); and  
(3) Remission of rates (section 129). 

Remission of any rates is reserved only for the most serious and exceptional of financial hardship cases. Even in 
these cases, deferral of rate payments must be applied for and granted first, before an application for rates 
remission can be considered – see the Hardship Policy for further information.  

2 . 2  I M P L E M E N T A T I O N   

The Hardship Policy and Addendum were developed and implemented in response to the 2020 COVID-19 
pandemic. The circumstances surrounding the pandemic were unprecedented. However, serious hardship can 
occur at any time.  

2 . 2 . 1  R E L I E F  B Y  R A T E S  C A T E G O R I E S  C O V I - 1 9  P A N D E M I C   

Targeting commercial and recreational rates relief to those rate classes which are most in need of support.  

To assist those businesses most critically impacted by the economic slowdown caused by the Covid-19 
pandemic, Council will provide a remission from the general rate equal to 33% (first instalment) for 2020/21 
rates calculated to all commercial businesses (or part of their property being used for commercial purposes) 
with the exclusion of the following groups: 
• Banks 
• Bottle shops 
• Butchers 
• Chemists 
• Churches 
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• Commercial properties used for residential purposes 
• Doctor’s surgeries (health providers) 
• Funeral parlours 
• Hardware stores 
• Multi-national fast food establishments 
• Offices 
• Petrol stations 
• Post Offices 
• Rural supplies 
• Saleyards 
• Schools 
• Shopping centres 
• Showrooms/Storage Warehouses 
• Supermarkets 
• Storage sheds 
• Telecommunications 
• Workshops 
• Vacant land/buildings. 

In deciding to remit these rates, it is the clear intention that savings will be passed onto the business tenants 
to ease the pressure on small business as they recover from the impacts of the pandemic. 

Council will approve deferral arrangements for a maximum period of 6 months for any ratepayer who meets 
the hardship requirements outlined in this policy. 

As a state of emergency has been declared any interest normally accruing on late payments will be waived for 
a period of six months for all ratepayers after 1 April 2020. 

Any business excluded in the above list who has suffered financial hardship as a result of the pandemic can 
make application to Council in line with the policy for consideration. 

2 . 2 . 1 2  G E N U I N E  H A R D S H I P   

Providing assistance to commercial ratepayers who are able to supply evidence of genuine and serious 
financial hardship. 

Evidence may include, for example, one or more of the following: 
• Details of closure - including Government enforced closure as a requirement of COVID a natural 

disaster-19; 
• Tenant correspondence requesting relief (if applicable); 
• Other documentation demonstrating that your business is experiencing financial hardship. 

All arrangements to support businesses will be proportionate to the evidence of hardship provided.  

3 .  A P P L I C A T I O N S   

See the Hardship Policy for information on the assessment of applications.  
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A P P E N D I X  B :   A P P L I C A T I O N  F O R  F I N A N C I A L  H A R D S H I P  A S S I S T A N C E  

If you are a Northern Midlands Council ratepayer, you may be eligible for hardship assistance in the payment 
of overdue rates and charges where you are experiencing genuine and serious financial hardship due to the 
COVID-19 Pandemic.  

Ratepayers and tenants are encouraged to apply for assistance as soon as possible.  

For further information, see Financial Hardship Assistance Policy. 

A P P L I C A N T  I N F O R M A T I O N   

This application is to apply the following concession(s) on the basis of financial hardship (please select at least 
one): 

☐ Postponing rate payments (extension of time);  

☐ Waiver of late payment penalties or interest for the period of financial hardship; or  

☐ Rates remission.  

Remission of any rates is reserved only for the most serious and exceptional cases of financial hardship. Even in 
these cases, deferral of rate payments must be applied for and approved first, before an application for rates 
remission can be considered.   

If you are applying for assistance for more than one property you must complete an application for each 
property, as the nature, type and ownership of each may differ. 

The following questions are designed to provide the Council with as much information as possible to assist in 
the application assessment process. 

Name of the Property Owner(s):  
   

Name of Applicant:  
   

Please tell us why you are applying for hardship assistance: 
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Are you the owner of the property? ☐   Yes ☐   No 

For what type of property are you applying? ☐   Residential ☐   Commercial 

Is the property a rental property? ☐   Yes ☐   No 

Rateable Property Details (information as it appears on your rates notice):  

Account Number:  
   

Street Address:  
  

  

Please provide details of how we can contact you: 

Name:  
   

Phone Number/s:  
  

Email Address:  

F O R  R E S I D E N T I A L  P R O P E R T Y  A P P L I C A T I O N S  O N L Y :  

Current Weekly Income Details: 

Pension or other government benefit (complete details below) $ 
  

Compensation/Superannuation/Insurance or Retirement income $ 
  

Spouse or partners income (if applicable) $ 
  

Other income (rental income, child support) $ 
  

Interest from banks and financial institutions $ 
  

Total weekly income $ 

Pension/Benefit details (if applicable): 

Type of Pension/Benefit  
  

Compensation/Superannuation/Insurance or Retirement income  
  

Date of Issue  
  

Expiry  
  

Do you have a current pensioner remission on your rates? ☐   Yes ☐   No 

Current Weekly Expenses: 

Mortgage(s) $ 
  

Other loans / credit cards $ 
  

Utilities $ 
  

Insurance(s) $ 
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Other living expense $ 
  

Total weekly expenses $ 

 

Please attach documentary evidence to assist us to review and assess your hardship application  
(noting that as much supporting documentation as possible should be provided). 

☐   Evidence of you qualifying for Job Seekers support.  

☐  Assessment by an independent accredited financial counsellor demonstrating an inability to both pay 
rates and to rearrange asset portfolios to facilitate payment.  

☐    A statutory declaration from an independent professional, familiar with your circumstances. 

☐    Notice of impending legal action. 

☐    Employer notice of redundancy or termination of employment. 

☐    Letter from charitable organisation regarding loss of employment or inability to provide for basic 
necessities. 

☐    Accountant or bank statements and notices.  

☐    Overdue medical bills. 

☐    Letter from doctor verifying inability to earn an income due to illness or carer responsibilities.  

☐    Funeral expenses.  

☐    Final notice from school regarding payment of mandatory fees.  

☐    Repossession notice of essential items, like a car or motorcycle. 

☐    Other documentation demonstrating that you are experiencing financial hardship (please describe 
below):  
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F O R  C O M M E R C I A L  P R O P E R T Y  A P P L I C A T I O N S  O N L Y :  

Company Name:  
  

Who is currently paying rates for this property?  

Please attach documentary evidence to assist us to review and assess your hardship application (noting that 
as much supporting documentation as possible should be provided). 

☐    Evidence of your business qualifying for the JobKeeper support package – this alone will qualify as 
evidence of experiencing genuine financial hardship.  

☐    Assessment by an independent accredited financial counsellor demonstrating an inability to both pay 
rates and to rearrange asset portfolios to facilitate payment.  

☐    Accountant or bank statements and notices.  

☐    Details of closure - including Government enforced closure as a requirement of COVID-19. 

☐    Tenant correspondence requesting relief (if applicable).  

☐    Commercial and leasing arrangements as a direct result of the COVID-19 pandemic;  

☐    A statutory declaration from an independent professional, familiar with your circumstances. 

☐    Notice of impending legal action. 

Please describe and provide other documentation demonstrating the quantum of revenue lost  
(compared to the same period in the previous year): 
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S U B M I S S I O N  A N D  A S S E S S M E N T   

Please make sure your application and documentary evidence is addressed to the General Manager, and 
submitted as follows: 
• Emailed to [e.g. council@nmc.tas.gov.au]; or  

• Mailed to The General Manager, Northern Midlands Council, P O Box 156, Longford TAS 7301.  

Please use the title ‘Hardship Assistance Application’ to assist our staff to identify your application quickly. We 
will be in contact with you as soon as possible to acknowledge your application and provide advice regarding 
the assessment process. If you have any enquiries or need assistance completing your application, please 
contact Council’s Customer Service Team].  

D E C L A R A T I O N  A N D  S I G N A T U R E   

I confirm that the information provided within this Application for Financial Hardship is accurate, and there 
have been no misrepresentations or omissions of fact that would otherwise influence the review and decision 
of Northern Midlands Council.  

Signature:  
   

Name:  
  

Date:  

P E R S O N A L  I N F O R M A T I O N  P R O T E C T I O N  S T A T E M E N T   

The personal information that Council is collecting from you is deemed personal information for the purposes 
of the Personal Information Protection Act 2004. The supply of the information by you is voluntary. However, if 
you cannot provide or do not wish to provide the information sought, Council may be unable to process your 
application or request.  

You may make application for access or amendment to your personal information held by the Council. 
Enquiries concerning this matter can be addressed to the General Manager].  
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C E M E T E R I E S  

Originated Date: Adopted 20 January 2014 – Min. No.   13/14 (as Policy 71) 

Amended Date/s: Revised 17 July 2017 – Min. No. 236/17 
Revised 13 December 2021 – Min. No.     /21 

Applicable Legislation: Local Government Act 1993 

Objective To control and manage cemeteries in the Northern Midlands municipal area, which are managed 
by the Northern Midlands Council. 

Administration: Corporate Services 

Review Cycle/Date: Next review 20212025 

1 .  P U R P O S E  

This policy applies to all cemeteries managed by the Northern Midlands Council. 

The policy makes provision for the day to day running of the business of the cemetery.  It deals with funerals, registration, 
graves, monuments, plaques, vases, handling of floral tributes and behaviour in cemetery grounds. It is in the public 
interest that there is a standard documented approach to dealing with funerals, graves, etc. which is open to public 
scrutiny. 

Further, it is in the public interest that cemeteries remain a peaceful place in which families and friends can pay their 
respects.  

Issues in the policy relating to appropriate qualifications of tradespersons are included so as to ensure a standard of 
workmanship that is in the interests of public safety. 

2 .  D E F I N I T I O N S  

In this policy, unless a different intention appears: 

Authorised Officer: includes the General Manager, the Works Manager, an employee of the Council who 
is employed in association with the work of a cemetery and  a member of the 
Tasmania Police; 

Cemetery: means the area set aside for burials, memorials, landscaping, roads, paths, together 
with all buildings and structures; 

Council: means the Northern Midlands Council; 

Council Medical Officer of Health: means the person appointed by Council holding the position of Council Medical 
Officer of Health; 

Funeral: means the procession and service for burial or cremation; 

Grave site: means any burial place formed in the ground in the cemetery by excavation; 

Plaque:  means a metal casting, etching, or engraving, approved by the Manager and placed 
as a memorial to the deceased; 

Private Site: means a grave site for which an exclusive right of burial has been granted and upon 
which a monument or plaque can be erected; 

Manager:  means the person holding the position of General Manager of the Northern 
Midlands Council or any person lawfully working under that person or at their 
direction; 

Monument: includes any concrete, granite, marble, stone or metal structure or plaque erected or 
placed on a grave site in memory or in honour of a deceased person; 
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Standard Plaque:  means a bronze plaque ordered through and supplied by Council; 

Standard Plinth:  means a plinth ordered through and supplied by Council; 

Vault:  means a burial chamber constructed of brick work, stone work or other masonry 
material. 

3 .  F U N E R A L S  

3 . 1  M A N A G E R I A L  A P P R O V A L  

A funeral must not be held at a cemetery under the control of the Council without the approval of the Manager. 

3 . 2  R E G I S T E R  O F  B U R I A L S  ( I N C L U D I N G  P L A C E M E N T  O F  A S H E S )  

The Council is to maintain: 
3.2.1 a register for burials and placement of ashes, and 
3.2.2 a plan of each cemetery. 

3 . 3  D E T A I L S  I N  R E G I S T E R  O F  B U R I A L S  

The General Manager is to ensure that details are entered in the register in respect of each burial as well as 
placement of ashes, in the cemetery in accordance with the particulars furnished in each Order for Burial together 
with: 
3.3.1 the number, location and depth of the grave (as well as the site of the placement of the ashes); and 
3.3.2 a record of the number of persons, if any, who have previously been buried, or ashes deposited, at the site. 

3 . 4  D A Y S  O N  W H I C H  F U N E R A L S  C A N  B E  H E L D  

A person must not conduct a funeral at a cemetery on a Saturday afternoon, Sunday or public holiday without prior 
approval of the General Manager unless, the Council Medical Officer of Health certifies that it is necessary for it to 
be conducted for reasons of public health. 

Penalty: a fine not exceeding 5 penalty units. 

3 . 5  T I M E S  F O R  F U N E R A L S  

3.5.1 A funeral may be conducted at a cemetery between 9.00 am and 3.00 pm on weekdays.  All other times to 
be approved by the Manager. 

3.5.2 All times other than during the period in clause 3.5.1 (above), to be approved by the Manager. 

3 . 6  R E Q U E S T  F O R  B U R I A L  

3.6.1 A request for a burial from the funeral director or other person conducting the service, must be lodged with 
the Manager, in the case of a burial, not less than seven (7) working hours before the burial. 

3.6.2 Otherwise than with the approval of the Manager, any person lodging an order for burial as provided in 
clause 3.6.1 (above) must, at the time of lodging the order, give to the Manager on a form approved by the 
Council, full written details of: 
3.6.2.1 name, sex, age and date of death of the deceased; 
3.6.2.2 the last known home address of the deceased; 
3.6.2.3 whether the deceased was suffering from an infectious disease at the time of death; and 
3.6.2.4 such other matters as the Council may legally require. 

4 .  R E G I S T R A T I O N  

4 . 1  D E T A I L S  G I V E N  O R A L L Y  

An applicant for a burial may notify the Manager that a burial is required and, with the approval of the Manager, 
provide the written details prescribed in Clause 3.6.2 (above) at a later date. 
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5 .  G R A V E S  

5 . 1  D I G G I N G  O F  G R A V E S  

5.1.1 The Council will dig all ordinary graves. 
5.1.2 Any arrangements for the digging of graves other than as provided in clause 5.1.1 will require approval 

of the Manager. 

5 . 2  L O C A T I O N  O F  G R A V E  S I T E  

The Manager shall determine the location of any grave site. 

5 . 3  M I N I M U M  G R A V E  D E P T H S  

5.3.1 A burial will not be permitted unless the minimum cover of earth over the coffin is 1 metre 220 mm from 
the lowest part of the ground surrounding the grave, except as provided by clause 5.3.3 (below) or at 
least 2 metres in the case of a grave intended for a double burial. 

5.3.2 The burial of a child under the age of ten years will be permitted only when the grave is excavated to a 
minimum depth of 1 metre 220 mm from the lowest part of the ground surrounding the grave. 

5.3.3 If, when the grave is excavated, the minimum cover cannot be provided, as an alternative concrete may, 
on payment of the fee prescribed by the Council, be used on the formula of 50 mm of concrete being the 
equivalent of 310 mm of earth. 

5 . 4  P L A C E M E N T  O F  A S H E S  

5.4.1 The cremated remains of a person may be placed in a niche wall following the approval given by an 
authorised officer. 

5.4.2 Removal of ashes shall be made only by a Council employee. 
5.4.3 All plaques shall be placed or removed by a Council employee. 

5 . 5  R E - O P E N I N G  A  G R A V E  

5.5.1 An ordinary grave may be re-opened and used for a second burial at any time after the first burial: 
5.5.1.1 if the grave is contained in ground that has been excavated in accordance with clause 5.3.1 

(above) for a double burial, and 
5.5.1.2 provided that, upon-re-opening a layer of earth, not less than 0.3 metres in thickness is left 

undisturbed above the previously buried coffin. 
5.5.2 If upon re-opening a grave soil is found to be offensive, the soil shall be replaced immediately and that 

grave shall not be re-used. 
5.5.3 Unless a warrant has been obtained, no person shall upon the re-opening of a grave remove any human 

remains. 
5.5.4 A second burial shall not be permitted in any grave, unless there is room for at least 1-2 metres in depth 

of earth from the top of the coffin to the level of the lowest part of the surface of the ground occupied 
by the grave. 

6 .  M O N U M E N T S  

6 . 1  E R E C T I O N  O F  M O N U M E N T S  

6.1.1 A person shall not construct or erect any structure in a cemetery except with the written approval of an 
authorised officer. 

6.1.2 An application for the approval under clause 6.1.1 (above) shall be accompanied by a sketch or plan of 
the structure to be constructed or erected showing measurements and particulars of the materials 
proposed to be used. 

6.1.3 In areas set aside as a “niche wall” or “rose garden”, only the standard plinth and standard plaque 
provided by Council shall be permitted (plaque size – 133mm x 143mm). 

6 . 2  T E M P O R A R Y  M E M O R I A L  

The Council may enter into an agreement with any person to provide, erect and maintain a wooden cross as a 
temporary memorial for a period not exceeding two (2) years from the date of any burial. 
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6 . 3  R E P A I R  O F  M O N U M E N T S ,  V A U L T S ,  G R A V E S  O R  F E N C E S  

6.3.1 An owner of any monument, vault, grave, or fence must keep the same in good repair and proper 
condition at their own expense. 

Penalty: a fine not exceeding 3 penalty units. 

6.3.2 If the owner fails to keep any monument, vault, grave, or fence in proper repair, or if the terms and 
conditions upon which permission to erect or construct it or the provisions of this policy have not been 
complied with, the Council may take down and remove that monument or other erection or do any other 
work it considers necessary. 

6 . 4  H E A D S T O N E S  I N  L I M I T E D  M O N U M E N T A L  L A W N  C E M E T E R Y  

6.4.1 The maximum allowable dimensions for a headstone in a limited monumental lawn cemetery are 900mm 
wide, 400mm high and 150mm deep – no structures are to encroach on to the area that is maintained by 
Council. 

6.4.2 Receptacles for floral tributes must be provided within the dimensions in clause 6.4.1 (above). 

6 . 5  J O I N T  M O N U M E N T S  

6.5.1 A joint monument is permissible for side by side graves if it meets the allowable height and depth 
dimensions specified in clause 6.4.1 (above). 

6.5.2 The width of a joint monument must not exceed that of individual monuments for the same number of 
graves. 

6 . 6  S T R U C T U R E S  N O T  P E R M I T T E D  

6.6.1 A person must not construct or erect in the cemetery any catacomb or wooden structure, other than a 
wooden cross erected under clause 6.2 (above). 

Penalty: a fine not exceeding 10 penalty units. 

6.6.2 Council may remove any structure that does not comply with this Policy. 

6 . 7  F E N C E S  

A fence erected must be of metal construction and must not exceed 760 mm in height. 

Penalty: a fine not exceeding 4 penalty units. 

7 .  C O N S T R U C T I O N  

7 . 1  C O N S T R U C T I O N  

A person must not erect a monument in a cemetery unless that person is, in the opinion of the Manager, either a 
qualified monumental mason or a person who is sufficiently experienced in carrying on such work.  

Penalty: a fine not exceeding 5 penalty units. 

7 . 2  T I M E S  O F  C O N S T R U C T I O N  

A person must not carry on any monumental mason’s work at the cemetery on a public holiday or otherwise than 
between 8.00am and 4.30pm on weekdays. 

Penalty: a fine not exceeding 4 penalty units. 

7 . 3  S T A N D A R D  O F  C O N S T R U C T I O N  

Any structure to be erected in the cemetery will not be authorised by the Manager unless the proposed structure 
conforms to any relevant Australian Standards. 

7 . 4  G R A V E  N U M B E R S  

The grave site number, in accordance with the Council plan of the cemetery, must be marked on the base of every 
monument so as to be clearly visible from the foot of the grave. 
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7 . 5  C O N S T R U C T I O N  E Q U I P M E N T  

A person erecting a monument, headstone, wall, railing or memorial of any description must not place any plant, 
equipment, or surplus materials on any adjoining grave or ground, unless authorised by the Manager. 

Penalty: a fine not exceeding 2 penalty units. 

7 . 6  C O N S T R U C T I O N  D E B R I S  

A person responsible for construction work on a grave site must remove all stones, refuse, and rubbish remaining 
after construction work is completed and must leave the area clean and tidy. 

Penalty: a fine not exceeding 2 penalty units. 

8 .  P L A Q U E S ,  V A S E S  A N D  F L O R A L  T R I B U T E S  

8 . 1  S T A N D A R D  P L A Q U E S  A N D  V A S E S  

All plaques and vases must meet the requisite standard as determined by Council. 

8 . 2  A F F I X I N G  O F  P L A Q U E S   

All plaques must be affixed or removed by an employee of Council or an officer authorised by Council. 

8 . 3  N U M B E R  O F  V A S E S  

A person can only place, in a lawn cemetery, vases on either side of the headstone located on the concrete plinth 
(maximum 2). 

Penalty: a fine not exceeding 1 penalty unit. 

8 . 4  F L O R A L  T R I B U T E S  

Floral tributes placed on a grave may be displayed for a maximum of seven (7) days from the time of the funeral, 
after which they may be removed and disposed of by an authorised officer. 

9 .  B E H A V I O U R  I N  C E M E T E R I E S  

9 . 1  P L A N T I N G  O F  T R E E S ,  S H R U B S  O R  P L A N T S  P R O H I B I T E D  

A person must not plant a tree, shrub or plant in any ground in a cemetery without the consent of the Manager. 

Penalty: a fine not exceeding 2 penalty units. 

9 . 2  A N I M A L S  

9.2.1 Except as provided by clause 9.2.2 (below), a person must not possess, or have under their control, an 
animal in a cemetery. 

Penalty: a fine not exceeding 5 penalty units. 

9.2.2 This clause does not apply to guide dogs for the blind. 

9 . 3  D I S O R D E R L Y  C O N D U C T   

A person must not: 
(i) be intoxicated; or 
(ii) use indecent and/or offensive language; or 
(iii) act in a disorderly way 
in a cemetery. 

Penalty: a fine not exceeding 5 penalty units. 

9 . 4  C O M M I T T I N G  A  N U I S A N C E  

A person must not obstruct, hinder or annoy any member of the public in a cemetery. 

Penalty: a fine not exceeding 5 penalty units. 
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9 . 5  D A M A G E  T O  O B J E C T S  P L A C E D  O N  G R A V E  S I T E S  

A person, other than an authorised officer, must not remove, damage or interfere with any flowers, plants or other 
objects placed on or in any grave site. 

Penalty: a fine not exceeding 5 penalty units 

9 . 6  D A M A G E  T O  G R A V E S ,  M O N U M E N T S  E T C .  

A person must not write on, cut, mark, paint on or disfigure any grave, monument, building, fence, niche wall, rose 
garden placement, tree or any other thing in a cemetery. 

Penalty: a fine not exceeding 5 penalty units 

9 . 7  D I S T R I B U T I O N  O F  A D V E R T I S I N G  M A T E R I A L  

A person must not in a cemetery distribute or arrange to be distributed or affix to any Council property any 
advertisement, book, card, notice, pamphlet, print, paper or placard. 

Penalty: a fine not exceeding 5 penalty units. 

9 . 8  C O N D U C T I N G  A  T R A D E  O R  B U S I N E S S  

A person must not carry on any trade or business within a cemetery unless authorised by the Council. 

Penalty: a fine not exceeding 5 penalty units. 

9 . 9  D A M A G E  T O  C O U N C I L  P R O P E R T Y  

A person must not remove or damage or interfere with Council property in a cemetery. 

Penalty: a fine not exceeding 5 penalty units. 

9 . 1 0  D R I V I N G  O F  V E H I C L E S  

9.10.1 A person, other than an authorised officer, must not drive a vehicle in a cemetery except: 
(i) on roads, paths or tracks provided for vehicles; and 
(ii) at a safe speed not in excess of 10 kilometres an hour; and 
(iii) when observing and complying with any directional signs and the directions of an authorised 

officer. 
Penalty: a fine not exceeding 5 penalty units. 

9.10.2 This clause does not apply to vehicles owned or operated by an emergency service. 

9 . 1 1  U S E  O F  B I C Y C L E S  E T C .  

A person must not ride, drive or use any small wheeled vehicle including bicycle, tricycle, skateboard, in-line skates, 
scooter or roller skates or other vehicle in a cemetery except on roads, paths or tracks provided for this type of 
traffic. 

Penalty: a fine not exceeding 5 penalty units. 

1 0 .  E N F O R C E M E N T  

1 0 . 1  R E M O V A L  F R O M  A R E A  

10.1.1 An authorised officer may remove any person from a cemetery if the person commits an offence against 
this policy or is reasonably believed by the authorised officer to be offending against this policy. 

10.1.2 A police officer may assist an authorised officer to remove the person if an authorised officer who is an 
employee of the Council reasonably believes that the person is offending against this policy. 

10.1.3 A police officer may arrest a person whom an authorised officer reasonably believes is offending against 
this policy. 

1 0 . 2  T H E  E X E C U T I O N  O F  W O R K  

10.2.1 The Manager may require that work be executed or a thing be done by a person who has committed an 
offence under this policy within the periods and in the manner directed by the Manager or by an 
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authorised officer. 
10.2.2 The Manager or an authorised officer may direct that the work be done only by a person with the 

appropriate qualifications. 
10.2.3 Council may carry out the work at the person’s cost if the person directed to do work under this clause 

defaults. 
10.2.4 A payment made under this clause is to be in addition to a penalty imposed under this policy. 

1 0 . 3  I N F R I N G E M E N T  N O T I C E S  

10.3.1 An authorised officer may: 
10.3.1.1 issue an infringement notice to a person that the authorised officer has reason to believe is 

guilty of a specified offence;  
10.3.1.2 issue one infringement notice in respect of more than one specified offence;  
10.3.1.3 impose a monetary penalty for the specified offence in respect of which the infringement 

notice is issued. 
10.3.2 Infringement notices may be issued in respect of the offences specified in the Schedule to this Policy and 

the penalty specified being payable under an infringement notice issued in respect of that offence. 
10.3.3 The value of a penalty unit is as determined by the Tasmanian Department of Justice and applies to an 

infringement notice issued under this Policy and in accordance with Council’s fees and charges. 

1 0 . 4  M O N I E S  P A Y A B L E  T O  C O U N C I L  A N D  R E C O V E R A B L E  A S  A  D E B T   

All monies payable to the Council or General Manager in respect of an infringement notice are a debt due to the 
council and recoverable at law. 
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S C H E D U L E  1 :    C E M E T E R I E S  P O L I C Y  –  I N F R I N G E M E N T  N O T I C E  O F F E N C E S  

CLAUSE GENERAL DESCRIPTION OF OFFENCE 
PENALTY (Penalty 

Units) 

6.3 Failure to keep monument in good repair 3 

6.6 Construct any catacomb or wooden structure 10 

6.7 Erect fence contrary to Council policy 4 

7.1 Erect monument if unqualified  5 

7.2 Carry out monumental mason’s work outside permitted times 4 

7.5 Place construction equipment etc. on adjoining grave or ground without authority 2 

7.6 Failure to leave area in a clean and tidy condition following construction work at grave site 2 

8.3 Place vases contrary to Council policy 1 

9.1 Plant trees, shrubs or plants without authority 2 

9.2 Have animal, other than guide dog, at cemetery 5 

9.3 Be intoxicated or behave contrary to Council policy 5 

9.4 Commit nuisance by obstructing, hindering or annoying member of public 5 

9.5 Remove, damage or interfere with objects placed on grave site 5 

9.6 Mark or disfigure grave or other thing 5 

9.7 Distribute advertising material 5 

9.8 Carry on trade or business without authority 5 

9.9 Remove or damage Council property 5 

9.10 Drive vehicle contrary to Council policy 5 

9.11 Ride bicycle, use skates, skateboard etc other than on designated roads, paths or tracks 5 

 

 
 

2021-12-13 ORDINARY MEETING OF COUNCIL - OPEN COUNCIL ATTACHMENTS - Agenda

Attachment 11.3.4 Policy Review - Cemeteries 2021 Page 104



B U S I N E S S  C R E D I T  C A R D S :   P O L I C Y  A N D  P R O C E D U R E  

Originated Date: Adopted 19 March 2012 – Min. No. 73/12 (as Policy 63) 

Amended Date/s: Revised 12 December 2016 – Min. No. 359/16 
Revised 17 July 2017 – Min. No. 235/17 
Revised 13 December 2021 – Min. No.     /21 

Applicable Legislation:  

Objective To provide a work environment which aims to ensure the health, safety, respect and productivity 
of all employees 

Administration: Corporate Services 

Review Cycle/Date: Next review 20251 

1 .  S C O P E  

1.1 This Policy applies to the Mayor and all staff of the Northern Midlands Council who are assigned a 
Business Credit Card.  

1.2 Conditions set out in this Policy and Procedure, the Northern Midlands Council’s Procurement Policy, 
Fraud & Corruption Policy, and Delegations of Authority. 

1.3 The Northern Midlands Council uses Commonwealth Bank Business Card - MasterCard. 

1.4 Commonwealth Bank of Australia is the exclusive supplier of Business Credit Cards to the Northern 
Midlands Council. The arrangements with the Bank cover all of the Northern Midlands Council’s Business 
Units. No other provider’s card will be approved for the duration of our agreement with the 
Commonwealth Bank.  

1.5 Cardholders and their managers and supervisors are responsible for ensuring that they adhere to the 
Business Credit Card policy, thereby ensuring adequate controls are exercised to minimise the risk that 
Business Credit Cards are used for fraudulent or corrupt purposes. Cardholders and their managers and 
supervisors are referred to the Northern Midlands Council’s Fraud & Corruption Policy for further 
information on their role in relation to fraud and corruption prevention.  

2 .  E L I G I B I L I T Y  

2.1 Only the Northern Midlands Council Mayor, senior executive staff, or staff holding a supervisory position 
can apply for a Business Credit Card. 

2.2 Staff are eligible to be issued with only one (1) Business Credit Card at a time. 

2.3 To be eligible for a Business Credit Card, a staff member must meet one or more of the following criteria:  

2.3.1 Hold a senior management position within Northern Midlands Council; 

2.3.2 Travel frequently in the course of his/her duties either within Tasmania or interstate; 

2.3.3 Purchase minor goods and services for use by Northern Midlands Council;  

2.3.4 Incur regular frequent expenses of a kind appropriately paid by credit card. 

3 .  L I M I T S  

3.1 The Business Credit Card issued to the Northern Midlands Council General Manager (or delegate) and 
Corporate Services Manager will be limited to a maximum of $5,000 and be for business expenditures 
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only.  

3.2 The Business Credit Card issued to the Northern Midlands Council Mayor will be limited to a maximum of 
$2,500 and be for business expenditures only.  

3.3 Business Credit Cards issued to senior management or other staff apart from the General Manager will 
be limited to a maximum of $2,5000 and be for business expenditures only.  

3.4 Exceptions to these limits and usage rule will be made on a case by case basis by the General Manager, 
Northern Midlands Council. 

4 .  C O N D I T I O N S  O F  U S E  

4.1 The Business Credit Card cannot be used:  

4.1.1 For purchasing fuel for Council or privately owned vehicles. (See Section below concerning Fuel 
Purchases). 

4.1.2 To obtain cash advances.  

4.1.3 For expenses other than those incurred by the assigned officer named on the Card or on behalf of 
another staff member. 

4.2 The Business Credit Card is to be used only for official Northern Midlands Council business and not 
personal expenses. Charging personal transactions to Business Cards is not acceptable under any 
circumstances. Cardholder transactions will be scrutinised to ensure compliance with this policy.  

4.3 Infractions of the conditions of this Policy will result in cancellation of the card and withdrawal of Business 
Credit Card privileges.  

4.4 Breaching of this policy can lead to disciplinary action against the staff member concerned. In all cases of 
misuse, the Northern Midlands Council reserves the right to recover any monies from the cardholder. 
Cardholders will be required to sign a declaration authorising the Northern Midlands Council to recover 
from their salary any amount incorrectly claimed.  

4.5 Cardholders may not use their Business Credit Card to obtain cash advances from banks, building 
societies, credit unions nor automatic teller machines. This prohibition similarly extends to cash 
equivalents such as bank cheques, traveller’s cheques and electronic cash transfers.  

5 .  F U E L  P U R C H A S E S  

5.1 Fuel for Council owned vehicles must be purchased using a Caltex Ampol Fuel card and not the Business 
Credit Card.  

5.2 An exception to the above rule is where the vehicle is at risk of running out of fuel and there is no Caltex 
Ampol Service Station available. In this case, the Business Credit Card may be used to purchase fuel from 
a non-Caltex Ampol service station. 

5.3 If fuel purchases are made on the Business Credit Card, these must immediately be brought to the 
attention of the Council’s General Manager. 

6 .  M O N T H L Y  B U S I N E S S  C A R D  S T A T E M E N T S  

6.1 The Commonwealth Bank issues statements on a monthly basis, normally on the 15th day. Business 
Credit Card expenditures must be reconciled with Corporate Services by the last day of each month. 
Reconciliation by month end allows for a period of two weeks by which time the Mayor and all staff 
should have submitted documentation for reconciliation. Cardholders who have not acquitted their 
monthly expenditure within this period will be asked to reconcile their monthly expenditure immediately 
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to avoid having their cost-centre debited for the outstanding statement amount. This procedure will 
ensure that cost-centre accounting records maintain an accurate and meaningful balance.  

6.2 Cardholders who do not acquit their monthly expenditures by month end will be sent a reminder of their 
obligations under this Policy. Continued or repeated non-conformance to this Policy will result in 
cancellation of the Card and such other actions as appropriate.  

6.3 If Card expenditures are not reconciled or acquitted within two months of the normal month end 
reconciliation date and a plausible explanation has not been received by Corporate Services, the Business 
Credit Card will be cancelled and the Cardholders’ Business Unit account debited for the amount 
outstanding. Note that further action may also be taken against the Cardholder.  

7 .  C A R D H O L D E R  R E S P O N S I B I L I T I E S  

Cardholders are responsible for the following security measures for the use of their Card:  

7.1 Cardholders must retain transactional evidence to support all charges. An acceptable receipt for 
reimbursements of claimable business expenses on the Business Credit Card is an original receipt.  

7.2 Card purchases without receipts are ultimately the responsibility of the user and his/her Unit. A failure 
to provide receipts or credible explanation for the unsupported expenditure will result in an automatic 
debit from the Business Unit’s account after two months of the original reconciliation month end date.  

7.3 Reimbursement for return of goods and/or services must be credited directly to the Card account.  

7.4 Cardholders cannot authorise their own statements or have a subordinate counter-sign for them; 
however, the expenditure of the Mayor is to be authorised by the General Manager. 

7.5 Lost or stolen Cards must be reported immediately to the Commonwealth Bank Lost/Stolen Cards unit 
(telephone 13 22 21) and cancelled immediately. Corporate Services must be notified within 2 business 
days of this activity.  

7.6 Persons issued with a Business Credit Card are in a position of trust in regard to use of public funds. 
Improper or unauthorised use of the Card may result in the Cardholder being held liable for expenditures, 
legal/disciplinary action being brought against the Cardholder, termination of Card-use and/or 
termination from the Northern Midlands Council. 

7.7 Cardholders are responsible for ensuring that their purchases meet the Northern Midlands Council’s 
purchasing criteria outlined in the Northern Midlands Council’s Procurement Policy.  

8 .  M A N A G E M E N T  A N D  S U P E R V I S O R Y  R E S P O N S I B I L I T I E S  

The transactions of the General Manager are to be verified by the Corporate Services Manager and all other 
transactions are to be verified by the General Manager, Northern Midlands Council each month.  

In verifying the transactions, the General Manager and Corporate Services Manager are to ensure the 
transactions are business related and the cardholder has supplied supporting documentation. Any unusual 
transactions must be followed up with the cardholder immediately. Suspected breaches of policy must be 
referred to Corporate Services without exception.  

9 .  R E C O R D S  M A N A G E M E N T  

9.1 All documentation associated with the application for a Business Credit Card will be maintained within 
the Northern Midlands Council’s electronic records management system.  

9.2 Receipts for all Credit Card transactions will be retained locally within the Corporate Services Unit. 
Cardholders must be able to produce receipts on-demand for audit purposes. Where electronic 
document management systems are available to record receipts and/or other evidence of business 
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transactions, this is the preferred medium for storage.  

1 0 .  A U D I T  

10.1 Audit of cardholder purchases will occur by the General Manager on a monthly basis as part of the 
approval process for purchases.  

10.2 The Council retain the right to query any purchases and investigate those that are deemed inappropriate 
with business use. 
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A C C E P T A N C E  O F  B U S I N E S S  C R E D I T  C A R D  

 

 

I acknowledge receipt of one (1) Commonwealth Bank Business Credit Card, and that I have read and understood 
the Northern Midlands Council’s Policy and Procedures document relating to the use of Business Credit Cards. 

 

Name:
 ...................................................................................................................................................................................  

 

Date:
 ...................................................................................................................................................................................  

 

Signature:
 ...................................................................................................................................................................................  

 

Please return this completed form to the Corporate Services Manager 

 

Name of Issuing Officer:
 ...................................................................................................................................................................................  

 

Title of Issuing Officer: 
 ...................................................................................................................................................................................  

 

 

Signature of Issuing Officer:
 ...................................................................................................................................................................................  
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1. Introduction 

The Northern Midlands Council commissioned Johnstone McGee and Gandy Pty Ltd (JMG) to 
provide a Concept Report for a possible roundabout at the intersection of Wellington Street, 
William Street and Marlborough Street in Longford. 

JMG provided a Proposal to the Northern Midlands Council dated 28 April 2021 agreeing to 
deliver a Concept for a possible roundabout solution at the intersection of Wellington Street, 
William Street and Marlborough Street. The following is the agreed scope of work for the 
roundabout concept development: 

• Desktop public services  

• Develop base plan 

• Apply existing features to base plan 

• Determine variables for design 

• Construct roundabout geometry according to AustRoads Part 4B 

• Turning paths 

• Review geometric concept 

• Concept drawing 

• Brief Concept Report 

• Review roundabout Concept/Report. 

Northern midlands Council agreed the scope of work for the concept development of the 
Wellington Street, William Street and Marlborough Street intersection on the 29 April 2021. 

 

Figure 1. LISTmap extract showing road ownership and property boundaries 

Figure 1 is a LISTmap extract showing the Marlborough and Wellington Street intersection. 
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The shaded area in Figure 1 shows the Department of State Growth casement for Marlborough 
Street and Wellington Street north of the intersection. LISTmap shows Marlborough Street 
and Wellington Street north of the intersection as an Arterial Road controlled by the 
Department of State Growth. Figure 1 also shows Wellington Street south of the intersection 
as a Sub-Arterial Road controlled by Northern Midland Council. Figure 1 also shows property 
boundaries as described by LISTmap.  

2. Previous Report 

JMG conducted a previous Report for the Northern Midlands Council, Traffic Study, 
Wellington Street and Marlborough Street Intersection, Longford, under JMG Project 
J202357CL, dated 30 October 2020. 

The following is an extract from the Traffic Study Report referring directly to a possible 
roundabout at the intersection of  

A roundabout at the junctions of William Street, Marlborough Street, 
Wellington Street south and Wellington Street north is an acceptable traffic 
management solution that would significantly reduce the risk of collisions at 
the Marlborough Street and Wellington Street intersection. This solution would 
address the cause and significantly reduce the consequence of the effect. 

Based on Table 3.10 ‘Key traffic management considerations in the selection 
of roundabout’, from the Austroads Guide to Traffic Management Part 6: 
Intersections, Interchanges and Crossings Management, roundabouts: 

• are generally much safer than traffic signals in terms of crash severity, 
• create less delay than traffic signals during the off-peak periods, leading 

to less overall delay to traffic throughout the day, 
• readily caters for heavy right-turns, 
• can be used in local streets, 
• controls vehicle speeds as a traffic calming measure, 
• assist in providing access for important minor roads, 
• need to consider footprint and therefore possible land acquisition. 

From Traffic Study Report, Figure 2 of this Report summarises the traffic counts for 
Wellington Street as provided by Northern Midlands Council.  

 

Figure 2. Traffic counts for Wellington Street south of Sticky Beaks Cafe 

Figure 2 shows an approximate Annual Average Daily Traffic of 1,544 vehicles with 4.7% of 
that count heavy vehicles. is a table showing traffic counts for Poatina Main Road, locally 
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named Marlborough Street and Wellington Street north of the intersection. Figure 3 provides 
data for the traffic count station A1604100 located at the northern entrance to Longford and 
the traffic count station A1604120 located in Longford south of the intersection. The 
difference between the counts from both stations is 6,086 vehicles. These vehicles have 
either Longford surrounds north of the traffic count station A1604120 as their origin / 
destination or they move along Wellington Street south.  

 

Figure 3. Marlborough Street Traffic Counts 

The traffic count data described in Figure 2 occurred during restrictions imposed due to the 
COVID-19. Considering both the content of Figure 2 and Figure 3, the traffic count for 
Wellington Street south could be considerably higher. 

3. Concept 

JMG developed a Concept Drawing according to the Agreed Project Scope. The intent of the 
Concept Drawing was to take a readily available pan image of the Wellington Street, William 
Street and Marlborough Street intersection in Longford. Using the base plan, approximately 
calibrated for measuring, guidance from the Austroads Publication, Guide to Road Design 
Part 4B: Roundabouts, shaped the geometric design for the concept. This included the Design 
Procedure form Clause 2.3 of the Guide to Road Design Part 4B. 

This Roundabout Concept also considered the key elements that relate to the safety and 
traffic performance of roundabouts as detailed in Clause 4.5.3 of the Austroads Publication 
Guide to Traffic Management Part 6: Intersections, Interchanges and Crossings Management 
to include: 

• the entry and approach curves 

• the numbers of entry, circulating and exit lanes 

• the widths of the entries, circulating roadway and exits 

• the central island (including diameter) 

• the approach traffic islands 

• the exit curves. 

These elements combine to control the speed that drivers can enter and pass through a 
roundabout and enable the deflection criteria to be achieved. 

A Dial-Before-You-Dig desktop assessment identified critical public utility infrastructure 
within the Wellington Street, William Street and Marlborough Street intersection in Longford. 
The Concept shows the approximate locations of the critical infrastructure. The intent is to 
determine the impact of roundabout layout on the existing public utility infrastructure. 

Auto-turn software provided detailed outputs showing various vehicle types and their ability 
to pass through the proposed roundabout Concept layout. The previous Report for the 
Northern Midlands Council, Traffic Study, Wellington Street and Marlborough Street 
Intersection, Longford, under JMG Project J202357CL, dated 30 October 2020 provided 
guidance and inputs regarding for the Auto-turn software. 

2021-12-13 ORDINARY MEETING OF COUNCIL - OPEN COUNCIL ATTACHMENTS - Agenda

Attachment 12.1.1 2021-05 JMG Traffic Roundabout Concept Page 115



The Roundabout Concept also considers pedestrian movements through and around the 
proposed roundabout. The Roundabout Concept considers the requirements for pedestrian 
and cyclist according to Clause 5 of the Guide to Road Design Part 4B: Roundabouts. 

4. Concept Features 

4.1 Roundabout Geometry 

Appendix A of this Report shows the New Roundabout Concept as an Overall Site Plan. The 
Overall Site Plan shows a circular roundabout with central island and circulating roundabout 
elements that meet the requirements of the Guide to Road Design Part 4B: Roundabouts. The 
layout also accommodates property accesses to adjoining properties. The intent of the 
proposed roundabout layout was to utilise the existing roadway as much as possible to fit the 
road geometry into the existing Road Reserve. An approximate land acquisition of 450 m2 
from the Christ Church Anglican Church should enable the placement of the Roundabout 
Concept layout. Also affected would be the landscaped area with a monument shown in 
Figure 4 (monument not visible). Relocation of the existing landscaped area would be an 
outcome of the preliminary design process. 

 

Figure 4. Typical existing landscaped area 

The roundabout geometry is working towards meeting the performance and safety 
requirements of the Austroads Publication Guide to Traffic Management Part 6: Intersections, 
Interchanges and Crossings Management. The Roundabout Concept shows that the layout 
geometry is achievable for further development during the design process. 

4.2 Impact on Existing Public Utility Services 

Appendix B of this Report shows the New Roundabout Concept with the potential affected 
public utility services. 

Figure 5 is a photograph showing the existing road intersection with existing public utility 
services. Of significance is the water supply, underground and overhead power supply 
transmission infrastructure. The subterranean public utility infrastructure such as the critical 
water main and the power cables could remain insitu should the method of roundabout 
construction avoid impacting the existing infrastructure through innovative insitu pavement 
strengthening to ensure that the roundabout foundation utilises the existing road pavement. 
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This Roundabout Concept did not consider the geotechnical element of the existing road 
pavement or the underlying soil conditions under the proposed layout footprint.  

 

Figure 5. Existing road intersection showing existing public utility services 

As part of the planning for the new roundabout preliminary design, liaison with the public 
utility services owners would guide the solution to manage the services protection and or 
relocation to allow the proposed roundabout layout footprint and adequate foundation. The 
Roundabout Concept at Appendix B shows that the possible protection or relocation of 
existing public utility services is achievable for further development during the design 
process. This would involve significant relocation of overhead power services. 

4.3 Traffic Movements 

Appendix C of this Report shows the New Roundabout Concept with the vehicle turning 
movements as displayed by the Auto-turn Software. The Roundabout Concept shows that 
various design vehicle can pass through the traffic control device according to the Austroads 
Publication Guide to Road Design Part 3: Geometric Design, Commentary C19.1 Calculation 
of Vehicle Tracking Widths. The vehicle movements include: 

• Design Vehicle 25 m B-Double from Wellington Street North to Marlborough Street and 
from Marlborough Street to Wellington Street North through the proposed roundabout 

• Design Vehicle 12.5 m Single Unit Truck for all movements through the proposed 
roundabout 

• Design Vehicle 19 m Semi Trailer for all movements through the proposed roundabout 

• Design Vehicle 8.8 m Service Vehicle for left turn movements through the proposed 
roundabout from Wellington Street South to Marlborough Street 

• Design Vehicle 8.8 m Service Vehicle and B99 Vehicle to and from the property access 
for 63 and 65 Wellington Street. 

To facilitate the safe movement of traffic through the Roundabout Concept, the traffic layout 
proposes left turn movements through the proposed roundabout from Wellington Street South 
to Marlborough Street through a dedicated channelised lane. The previous Report for the 
Northern Midlands Council, Traffic Study, Wellington Street and Marlborough Street 
Intersection, Longford, dated 30 October 2020 also details traffic movements from the Tas 
Mulch business. 

The Roundabout Concept shows that the traffic movements through the proposed roundabout 
are achievable for further development during the design process. 

4.4 Pedestrian Movements 

Appendix D of this Report shows the New Roundabout Concept with possible pedestrian 
movements through and around the roundabout. Existing pedestrian movements to the east 
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of the proposed roundabout would continue with approximately the same distance between 
the vehicle travelled path and the pedestrian pathway. The existing pedestrian crossing on 
Wellington Street North would remain with increased sight distances. Formalised crossing 
points would be developed for pedestrians to traverse Wellington Street South, Marlborough 
Street and William Street. Formalising these movements with short pedestrian movements 
through channelised crossing points ultimately creates a safer environment for pedestrian 
movements. The proposed roundabout layout as a traffic control device will have a speed 
reducing effect for all vehicle approaching and passing through the roundabout. This will 
have a flow-on effect to improved pedestrian safety. Figure 6 details the existing traffic 
islands showing breaks for pedestrian movements.  

 

Figure 6. Existing traffic islands showing breaks for pedestrian movements 

The Roundabout Concept shows that the pedestrian movements through the proposed 
roundabout are achievable for further development during the design process. 

5. Conclusion 

Based on the details in this brief Report and Roundabout Concept, it appears possible for a 
roundabout solution at the intersection of Wellington Street, William Street and Marlborough 
Street. JMG would recommend developing the Roundabout Concept further with the intent 
of seeking project funding. 
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New Roundabout Concept 

Overall Site Plan 
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1. Introduction

JMG Engineers and Planners have been engaged to summarise a number of options 
for traffic safety improvements at the intersection of Wellington/Marlborough in 
Longford. 

We have previously assessed Council’s nominated traffic improvements in a report 
in October 2020. These options included: 

• No right turn  Wellington to Marlborough

• Wellington one way North from High to Marlborough

• Barrier protection for buildings and pedestrians at Sticky Beaks Café
(Wellington & Marlborough Streets)

We understand that, of the three proposals, the Barrier protection option was 
preferred, however it was not necessarily resolved that it should proceed, and other 
options were to be considered. 

In May 2021JMG prepared a report on a concept plan for a roundabout for the 
intersection of Wellington, Marlborough and William streets. This proposal required 
the acquisition of some 450m2 of private land from the local church. We understand 
that the Church is uncomfortable with this proposal and at this stage it is not 
necessarily preferred by Council and has not been advanced. 

Council officers have also had some discussion with Department of State Growth staff 
about the possibility of a raised plateau being used to slow traffic and provide the 
improvement required. Council wishes to consider understand whether a raised 
plateau might be useful is solving the traffic problems that arise at this intersection 
form time to time. 

This report will seek to critique the raised plateau alternative, but to also contrast 
that outcome against two of the previous alternatives put forward. This is intended 
to allow Council to consider the benefits deficiencies of the plateaus compared to 
other alternatives, and to help identify a clear path forward. 

2. Options Considered

This is a challenging intersection with conflicting needs. It must serve the need for 
access and connectivity for the local community,(zoned “General Business”), but it 
must also continue to serve the function of a State Government Class 4 Feeder Road, 
being part of the Tasmanian 26m B-Double Network. 

Three alternatives will be summarised, two of which have already been presented 
to Council. No new plans have been prepared, but plans of the preferred options 
previously considered are included in the Appendix. 

The alternatives will be : 

A Roundabout as per JMG drawings 212107 

B Outstands and Barriers as per J202357   C12 

C Raised plateau to slow traffic. 
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3. What is the Problem to be Overcome

There have been a number of problems. 

• Vehicles exiting from Wellington St South – onto Marlborough Street collide
with vehicles travelling South along Wellington Street. Impact has occurred
with Sticky Beaks Café on the corner. Fortunately, no pedestrians have been
injured.

• Vehicles travelling south along Wellington Street have not seen the diversion
landscaping near the Hotel and fountain and travelled through it

• There have been other minor impacts.

Notwithstanding these incidents there is ample sight distance from Wellington 
Street, looking north. The problem therefore is not necessarily solved by traditional 
environment or speed improvements but doing nothing is not responding to a 
community concern. 

4. Option Analysis

A Roundabout Appendix A 

A Roundabout will be the most expensive solution, but it will address most problems 
concerning speed and sight distance. Access can be problematic if the intersecting 
roads do not have balanced traffic flow, wherein one access leg may dominate, and 
other legs may have difficulty finding gaps to enter the roundabout. These roads are 
not particularly balanced but the volumes are not excessive at up to 4,000 vehicles 
per day. 

Roundabouts are also good if there is a stagged or offset intersection arrangement 
where right of way is unclear or confusing. The existing Intersection with William 
Street is offset but the arrangements with the Bi-Centennial fountain and landscaping 
have already resolved the confusion about the offset that would have once existed 
here. 

This project requires land acquisition from the Church. Construction will also see one 
tree removed and landscaping adjustments in the church land and around the Bi-
Centennial fountain. Pedestrian movements will be different but will not be 
impeded. Sticky Beaks Café – the most exposed building will be provided with good 
offsets from traffic movement. 

Overall the roundabout is considered the best traffic management outcome for this 
site. A driver does not have to look in two directions, but only to the left and in 
general they lower the number of conflict points, as well as lowering the speed 
environment. 

Feasibility estimates without landscaping or acquisition indicate a price of $1.5M 

Most of this work is on a DSG road, and despite any view they may previously have 
had that the work cannot be justified – there continue to be traffic accidents, not 
resolved by other investments. 

DSG would be expected to bear a major share of this cost. 

B. Outstands and Barriers Appendix B 
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This is a protection strategy rather than an avoidance strategy. The project aims to 
protect pedestrians and building damage. It will do this reasonably well, but not all 
truck movements out of Wellington Street can be accommodated. Large Vehicle 
turning paths will likely cross over the right turn lane on Marlborough Street, as 
shown. 

Pedestrians ought to feel much safer than at present, but sight distance and the 
propensity for accidents is unchanged. 

This is a reasonable “band-aid” measure with a feasibility cost of $100,000. As 
these works mostly occur on Wellington Street, a local road, the State Government 
may not consider any cost sharing. 

C Raised plateau 

A raised safety platform can be installed on the approach to an intersection, 
and these are allowed by Vic Roads, although the Codes discuss avoiding 
routes with high volumes of heavy vehicles, for obvious reasons. 

An example is: 

These can be problematic in that they can take on the false appearance of a 
pedestrian crossing and there are instances where the platform has had to be 
marked that they are not pedestrian crossings. These can be relatively cheap, 
compared to a roundabout, but they can offer many unsatisfactory 
consequential outcomes. 

An alternative to a raised safety platform may include a safety threshold 
plateau. This will only provide benefit if it functions to change the perceived 
environment of the through traffic along Wellington Street North and 
Marlborough Street and encourage a speed reduction – to no more than 
30Km/hr. This would mean that the plateau must be placed across most of 
all of the intersection somewhat like the following plan, or perhaps larger. 
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A plateau must have a sloped approach that is gentle but uncomfortable at 
speed and on a residential street this would generally follow what is called a 
“Watts Profile”, or a 100mm hump over 1.5 to 2.0 m, (minimum 1:15). 

On a residential street they can be noisy, particularly for empty trailers that 
have been known to bounce over them. Plateaus are generally rarely used on 
major roads, because of the road function and the possible noise, especially 
in Cities and Towns. 

The noise and driver impact can be reduced by making the sloped approach 
flatter, but at some point, the speed reduction incentive will diminish 
severely if it is too comfortable. 

The above area is a substantial area for a raised plateau and all the traffic 
islands will likely have to be reformed to achieve this outcome. 

An indicative cost would be some $500,000, a major reduction on the cost of 
the roundabout, but the local disadvantages may be significant, particularly 
noise on a B-Double route. 

If Council was of a mind to try a cheaper but similar approach to the raised 
plateau it may wish to consider a stamped or street printed threshold. This 
would require no level adjustments and can certainly create the awareness 
of a changed environment and produce a speed reduction without the 
disbenefit of the associated noise. 
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Paint will deteriorate over time and it will have to be maintained more often 
than resealing with asphalt, and even though drivers will learn that it a 
passive control and is only advisory and requires no real change in behaviour 
all but the most recalcitrant of drivers ought to comply with a much slower 
vehicle speed. 

A feasibility estimate has not been sought but an indicative cost might be in 
the order of $200,000. 

DSG should be expected to have to contribute to this cost. They will need to 
be asked if they will approve this alternative. 

5. Conclusion

A roundabout is the best, but most expensive solution at $1.5M. DSG would be 
expected to front most of this cost if they can identify the available funds. They may 
however have higher priorities for such sums and may expect Council to carry a 
greater share. 

The most attractive alternative is to investigate in detail a Street Printing alternative 
that will change the environment expectation of drivers and encourage them to drop 
their speed to around 30Km/hr. This may cost up to $200,000, but has not been 
costed n detail at this stage. Final costs will depend upon how much “landscaping” 
value council may want to enhance the project with. There may be views that it is 
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artificial and may detract from Longford’s Heritage image – but this would need to 
be tested. 

If DSG is unwilling to commit to this value, the total cost may not be beyond Council’s 
capacity to fully fund. 

JMG would not recommend a raised safety platform, (speed hump) for this road, and 
the expense of a raised threshold plateau appears excessive. 

JOHNSTONE McGEE & GANDY 

Geoff Brayford 

Dip Tech (Civ Eng), BE (hons), LGE, MBA 

SENIOR CIVIL ENGINEER 
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APPENDIX A Roundabout J212107 
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APPENDIX B Outstands and Barriers J212107 

#1
#2 #3
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Our ref: PLN-21-0147 
 
 
24 June 2021 
 
 
G & E Jordan  
G Mech Tas Pty Ltd 
11 Juliana St 
WEST LAUNCESTON   TAS   7250 
 
By email:  admin@gmechtas.com.au 
 
Dear Mr & Mrs Jordan  
 
Additional Information Required for Planning Application PLN-21-0147  
Change of Use to Service Industry (mechanical repairs) at 861 Hobart Road, Breadalbane 
 
I refer to the abovementioned application, which has been reviewed by Council’s Planners. The 
following information is required to allow consideration of your application under the Northern 
Midlands Interim Planning Scheme 2013: 
 

• Site plan drawn to scale. 
• A demonstration by a suitably qualified person that noise emissions are not likely to cause an 

environmental nuisance. 
• Advice as to the type and number of vehicles that are expected to access the site. 

 
In accordance with Section 54 of the Land Use Planning and Approvals Act 1993, the statutory period 
for processing the application will not recommence until the requested information has been 
satisfactorily supplied. Please send any email correspondence to planning@nmc.tas.gov.au and 
include the reference    If you have any queries, please contact me on 6397 7301, or e-mail 
planning@nmc.tas.gov.au. 
 
Yours sincerely 
 
 
 
 
Paul Godier 
SENIOR PLANNER 
 
Copy: James Dodson, 859 Hobart Rd, Breadalbane 7258,  
by email jdodson@tasglassblowers.com.au  
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1

Rosemary Jones

From: Heath Clayton

Sent: Friday, 24 September 2021 8:02 AM

To: NMC Planning

Subject: PLN-21-0147 Application

Follow Up Flag: Follow up

Flag Status: Completed

RE: PLN-21-0147 , CHANGE OF USE TO SERVICE INDUSTRY (MECHANICAL REPAIRS) 
General Manager, Northern Midlands Council 
I wish to make representation for the above application and make the following comments: 
 

1. The application does not adequately provide detail on what is planned. The proposed plans lack detail 
and do not describe how the building will be used. The hand drawn sketch does not match the council 
aerial photo markup especially around carp park locations and numbers 

2. The acoustic report makes a series of recommendation, but the application does not state  if those will 
be undertaken or not.  

3. 26.3.1 A3 P4 states It must demonstrate that: a) emissions are not likely to cause an environmental 
nuisance; there is no detail in any plans  of what plant and equipment will be utilised in the workshop. 
And as such we are uncertain if this clause of the scheme has been addressed.  

4. Given we are in a septic tank area how does this application propose to deal with trade waste. Given the 
amount of stormwater issue in the area we need to ensure we will not have leakage or spills in the open 
drain stormwater network. Furthermore, the proposed are car park areas will be utilised more than the 
previous use and how is the contamination restricted or controlled from entering into the stormwater 
system 

5. The request is for the workshop shall be operated from 7am to 6pm. Given the additional requirements 
for adjacent properties for noise. There is no consideration given for vehicle movements at 7am.  

6. The application fails to identify the full traffic movements. There is no mention of anticipated customers. 
Given the previous use had very limited traffic movements this will be a considerable increase to the 
area and should be a consideration to the acoustic report. (From 7am) 

7. Background noise level – it would be reasonable to have the levels measured at 7am as this will be the 
most intrusive time for the adjacent properties, the noise report fails to address early morning 
interruption to residential amenity 

 
In summary I am not apposed to the change of use. This  application does not provide sufficient information of 
the use and how the proposal will affect the overall impact of the surrounding residential amenity. I would like to 
see more information provided on: 

1. Actual plant and equipment to be used including locations 
2. Details of trade waste management 
3. Accurate traffic information including carpark location 
4. Details on carpark treatment and stormwater management 
5. Confirmation of acoustic treatments 
6. Restriction of operating hours from 8am 

 
Until the above information is satisfied, I remain opposed to this application 
Thanks 
Heath 
832 Hobart Road 
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01 October, 2021 

 

 

General Manager, 
Northern Midlands Council, 
PO Box 156, 
LONGFORD,  TAS., 7301 
 
Via Email: planning@nmc.tas.gov.au 
 
Dear Des, 
 
RE:  PLN-21-0147 
 
There is a myriad of interrelated regimes triggered by development proposals and ongoing 
operations of business in our area.  With respect to the above application I do not believe enough 
information has been received for clear decision making processes to occur. The proposed change of 
use to Service Industry has the potential to further impact on residential amenity, therefore, I am 
opposed to it. 

I have multiple questions in relation to the application and would like to receive acknowledgement 
and answers to same.  Two week timeframe to research, seek advice and collation information has 
lead to dot points in no particular order and if needing to appeal an approval by council I wish to 
expand on the following points. 

 

-  The applicant does not state what sort of vehicles being serviced or what type of 
mechanical repair they provide.  Therefore, are they servicing the medium rigid trucks and 
large prime mover mentioned in their application and therefore a diesel mechanic?   The 
+2/-2 component of the noise assessment report does not take into consideration the 
associated noise associated with these vehicles including reversing alert noise or their 
acceleration and breaking entering the site.  Further more states 3-4 passenger 
vehicles/utilities and states under vehicle noise onsite – no more than one customer in an 
hour.  Are these standard vehicle customers or trucks?   

- To the South East and North of the residential strip of Breadalbane there are two well 
established industrial areas of which have existing infrastructure and zoning already in place 
both within a short distance and much better suited for such an operation. 

- To construct an approved wash bay in a septic area plus further adding to the +2/-2 noise 
scenario is questionable and again suited to an established industrial area. 

- Proposing to construct a boundary fence utilizing cyclone fencing for security with no 
consultation with neighboring property owners and no mention of screening in the 
residential strip of homes. 

- Propose to construct outside lighting for safety and security as outlined.  More information 
is required to avoid environmental nuisance. 
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- Table 2.1 Receiver Assessment Locations – venue on residences.  There is no indication 
where these were placed for the assessment.  With the main noise effecting bedrooms I 
would appreciate more information. 

- DbA 50 fail and yet 48,49,47 and 48 toll on residences without the extra allowances of 
additional noise from the site not taken into consideration should be enough for council to 
know this does not meet NMC Noise Limits. 

- Appendix B modelled noise emissions heap map does not appear correct.  The two homes 
closest to the hangar are noted as only receiving the same as properties much further away. 

- Recommended noise controls over door, internal lined wall.  Please clarify if suggested lining 
is to cover vents, skylights, all corrugated iron throughout the hangar? 

- In relation to environmental management of the relevant activities the applicant may not be 
aware of the delicate eco-system existing in the vegetation seen in Figure 2.1  

- There is an abundance of natural Flora and Fauna BIRDS, FROGS, BATS, SEVERAL SPECIES OF 
TREES ALLOWING FOR A UNIQUE ECO-SYSTEM 

- FROGS ARE PROTECTED IN TASMANIA UNDER THE NATURE CONSERVATION ACT 2002 AND 
SOME PROTECTED UNDER THE THREATNENED SPECIES ACT 1995 

- WOODLAND AND FOREST HABITAT IMPORTANT FOR BREEDING AND HYBERNATION 
- Can the applicant please provide an Environmental impact statement being A GOVERNMENT 

DOCUMENT THAT OUTLINES THE IMPACT OF A PROPOSED PROJECT ON ITS SURROUNDING 
ENVIRONMENT TO INFORM WORK AND DECISIONS OF POLICYMAKERS AND COMMUNITY 
LEADERS. 

- LITTLE FORREST BATS VESPADELUS VULTURNUS.  THIS IS THE SALLEST TASMANIAN BAT.  IT 
PRODUCES A SINGLE YOUNG AND ROOSTS IN TREE HOLLOWS.  BODY LENGTH 4-5CM 
WEIGHS 4-4.5GM  ALL TASMANIA BATS ARE PROTECTED AND CANNOT BE UNNECESSARILY 
CAUGHT OR INJURED NOCTURNAL  IMPORTANT TO LEAVE SUITABLE SITES SUCH AS OLD 
TREES. 

- LIGHTING, NOISE, CONTAINMENT OF DEISEL, HEAVY METALS, CORROSIVE DETERGENTS, 
AIRBORNE CONTAMINANTS FROM WASHING,  STORAGE AND CONTAINMENT 

- Can the applicant please provide lighting control measures. 
- Where is the septic tank located as it is not noted in drawings. 
-  How does the applicant intend to cope with summer in a corrugated iron hanger with the 

doors closed?  Another point for them to consider in case they have not done so. 
-   Do they intend to stop work when they open the doors to allow vehicles to enter and exit? 
-   TABLE 4.1 BACKGROUND NOISE LEVELS WERE HIGH AT 90DBA AND TIMING SEEMS TO 

COINSIDE WITH TRUCK NOISE (ALREADY A PROBLEM) Leaves it open for other industrial 
activity in the future if changed now and with council, as I understand it putting in a 
submission to have current rural resource zoning become purely agricultural I find it hard to 
understand council considering this proposal now in this late stage to the detriment of 
residents to whom they owe a duty of care for our amentity. 

- In relation to vehicle washing SOAPS AND OTHER SOLVENTS ARE USED THEY DISSOLVE NOT 
ONLY DIRT AND GREASE  BUT ALSO TOXIC SURACTANTS, HYDROCARBONS AND HEAVEY 
METALS SUCH AS COPPER, ZINK AND LEAD.  Much of these also become airborne. 
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I apologise for the formatting of small and capital text but have cut and pasted at this late stage 
with the time constraints. 

Kind regards 

Mary-Jane Wright 

851 Hobart Road,  Breadalbane 
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Paul Godier

From: Mick Gray

Sent: Tuesday, 5 October 2021 3:20 PM

To: Paul Godier

Subject: RE: Comments on Proposed mechanical workshop - 861 Hobart Road

Hi Paul, I have read through the noise report, representations and conducted a site visit and make the following 
comments: 
 
The Environmental Protection Policy (Noise) 2009 in Section 7 under “Environmental Values” which are to be 
protected and states the following: 

7(2)(b) the wellbeing of an individual, including the individual’s – 
(i) Health; and 
(ii) Opportunity to work and study and to have sleep, relaxation and conversation without 

unreasonable interference from noise.   
 
It is my opinion the proponent has not fully demonstrated in the accompanying Noise Impact Assessment Report 
(Alpha Acoustics) that this value will be protected. 
The EPP Section 12 (4) states consideration must be made for a reserve capacity for noise emissions which has also 
not been satisfactorily addressed in this report.  
This report does not discuss attenuation of expected noise at noise sensitive receptors ie. dwellings, nor does it 
address the high tonal component (most annoying) from the use of electric rattle guns, grinders and hammering.  
 
At the back of the proposed MV workshop is a dwelling (859a as per the mailbox) that is habitable. They are within a 
couple of metres form the workshop shed. The next nearest residence is No. 861 (as per mailbox) only 13 metres 
from the workshop front doors where most of the noise will be emanating.  
Noise will be much closer and therefore louder if the proponent undertakes work outside these front doors.  
  
Directly across from the front doors and across Hobart Rd is No. 854 a distance of only 50 metres. Noise travels in a 
straight direction with this dwelling the next likely affected premises. The noise report does not discuss noise 
attenuation which is the reduction of noise levels over distance.  
Noise reduction recommendations in this report are way insufficient in my view to significantly reduce noise 
emissions to neighbouring dwellings at 859a, 861 and 854 Hobart Rd.  
 
Background noise levels were measured over evening and night which is unnecessary as proponent is not planning 
to operate at these times. The background daytime noise measurement in this report provides only one 
measurement of 46 dB(A). I don’t understand how you can come up with one measurement for a monitoring period 
of 11 hours (7am to 6pm). My experience from noise measurement is that background noise La90 fluctuates 
significantly during the day and that perhaps a series of hourly (15 min) background measurements could have been 
used for more accuracy.  
For example, noise during the morning say 7-9am and again from 3-6pm are much higher than during the day as 
people travel to and from school/work.  
 
It is noted this road receives moderate traffic flows as there is a quarry up the road and is also the main road from 
Youngtown heading south onto Highway 1.   
 
The noise measurement report (section 5) fails to mention section 26.3.1 A3 P4 of Council’s Interim Planning 
Scheme 2013 “emissions are not likely to cause an environmental nuisance”. 
 
The noise criteria used in the noise report in Table 1 (unsourced) is from the EPP (Noise) 2013 and the value used to 
compare the projected noise levels for outdoor noise levels (50 Laeq) is only a guide and is not mandatory. Perhaps 
if this activity was in a more industrial area not surrounded by houses this noise level would be more appropriate to 
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use. Using the same table, the noise levels for dwellings, indoors is only 35 dB(A) – Paul it is unclear at this time how 
to interpret this table (more research required by me)  
 
Noise attenuation methods recommended for surrounding a compressor with some sort of noise barrier and 
inserting noise attenuating wall barriers inside the shed (but only in certain locations) are lacking in detail. The shed 
is corrugated iron and rusty in places so may have some holes in walls etc that would let out more noise. Any loud 
noises within the workshop would simply amplify as any noise generated would simply bounces off the tin walls 
until it exits the building likely through the side or front doors. In my experience most if not all MV workshops 
operate with their doors open and usually outside (weather permitting). 
 
The proposed 25mm thick wooden fence between the workshop and neighbours is insufficient to reduce noise 
levels as indicated by this report. Any noise barrier would need to be constructed between the workshop and the 
closest dwellings (859a and 861). 
 
Modelled noise emissions used by the noise consultant are only as good as the parameters/data inserted and I don’t 
believe are accurate enough in this instance to determine projected dB(A) levels +/- 2 dB(A).  This margin of error is 
quite significant when the difference between expectant noise levels and the 50dB(A) used by the noise consultant 
is taken into consideration.   
 
It is not clear if HR trucks are planned to be serviced / repaired on site and this is another unknown factor.  
 
From my rudimentary inspection it appears pipes from within the workshop some wastewater may be discharging to 
an external surface drain flowing above ground to the back of the workshop. There are kitchen and toilet facilities 
and confirmation from a licensed plumber that the sewage system is compliant with the Plumbing Act will be 
required.  It is not known whether the workshop and (attached) dwelling are using the same sewage system. It is not 
known whether vehicle washdown is proposed. It is not known whether the current sewage system can cope with 
additional wastewater loading in addition to perhaps other types of waste perhaps incompatible with septics.            
  
Where the proponent is proposing three carparks for customers (RHS of front door) is currently being used by the 
occupants of 859a who effectively have two driveways.  
 
 

From: Paul Godier <paul.godier@nmc.tas.gov.au>  
Sent: Monday, 4 October 2021 2:35 PM 
To: Mick Gray <mick.gray@nmc.tas.gov.au> 
Subject: Proposed mechanical workshop - 861 Hobart Road 
 
Hello Mick, can you please review the attached Noise Impact Assessment and representations and provide any 
comments from an EHO perspective. 
 
Thanks, 
 
  Paul Godier 

 

Senior Planner | Northern Midlands Council 
Council Office, 13 Smith Street (PO Box 156), Longford Tasmania 7301 
T: (03) 6397 7303 | F: (03) 6397 7331 
E: paul.godier@nmc.tas.gov.au | W: www.northernmidlands.tas.gov.au 
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DOCUMENT CONTROL 

Rev No. Issue Date Revision Description Author Review 

0 12/09/2021 Noise Impact Assessment Report MF MF 

1 13/10/2021 Adjust report as per Council RFI MF MF 

     

     

     

 

CLIENT 

Report Issued Attention Phone Email 

G Mech (Tas) Pty Ltd Greg Jordan 0409 188 434 admin@gmechtas.com.au 

 

©2017 Alpha Acoustics Pty Ltd 

All rights reserved. This document is not intended for a third party and no responsibility is undertaken to a third party. 

This report or any portion thereof may not be reproduced or used in any manner whatsoever without the express 

written permission of Alpha Acoustics Pty Ltd. If this document is to be reproduced, it should be reproduced in full. 

DISCLAIMER 

This Report by Alpha Acoustics Pty Ltd is prepared for a particular Client and is based on the agreed objective, scope, 

conditions and limitations as may be stated in the Executive summary. The Report presents only the information that 

Alpha Acoustics Pty Ltd believes, in its professional opinion, is relevant and necessary to describe the issues involved. 

The Report should not be used for anything other than the intended purpose and should not be reproduced, presented 

or reviewed except in full. The intellectual property of this Report remains with Alpha Acoustics Pty Ltd. The Client 

is authorised, upon payment to Alpha Acoustics Pty Ltd of the agreed Report preparation fee, to provide this Report 

in full to any third party. 

Recommendations made in this report are intended to resolve acoustical problems only. We make no claim of expertise 

in other areas and draw your attention to the possibility that our recommendations may not meet the structural, fire, 

thermal, or other aspects of building construction 

We encourage clients to check with us before using materials or equipment that are alternative to those specified in 

our Acoustical Report. 

The integrity of acoustic structures is very dependent on installation techniques. For example, a small crack between 

the top of a wall and a ceiling can reduce the effective sound transmission loss of a wall from Rw 50 to Rw 40. Therefore, 

the use of contractors that are experienced in acoustic construction is encouraged. Furthermore, two insulation 

products may have the same thermal R rating but the sound absorption of one may be entirely deficient, therefore the 

use of materials and equipment that are supported by acoustic laboratory test data is encouraged. 
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1  INTRODUCTION AND SITE DESCRIPTION 

Alpha Acoustics Pty Ltd has been engaged by G Mech (Tas) Pty Ltd to provide a noise impact 

assessment of the proposed mechanical repairs workshop at the at 861 Hobart Road, Breadalbane 

7258. 

Potential noise impacts are assessed in accordance with Northern Midlands Council noise criteria 

as outlined in the: 

• Northern Midlands Interim Planning Scheme 2013 and  

• The Environmental Protection Policy (Noise) 2009 and undertaken in accordance with 

the Tasmanian Noise Measurement Procedures Manual. 

 

Scope of Work 

• Inspect the existing site and environs 

• Measure the background noise levels at nominated sensitive receivers 

• Establish acceptable noise level criterion 

• Quantify noise emissions from the premises (after alterations) at the nominated 

residences  

• Prepare a Noise Impact Report 
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2  PROJECT DESCRIPTION 

The main noise sources at the venue include:  

• Mechanical workshop tools 

o Electric rattle gun 

o Electric grinder 

o Compressor 

o Light hammer 

• Vehicle noise onsite 

o 3 staff cars 

o No more then one customer in an hour 

• Mechanical plant noise 

o compressor 

Table 2.1 Receiver Assessment Locations Venue 

Receiver ID Receiver Type Receiver Address 

R North Residential 851 Hobart Road, Breadalbane 

R South Residential 859A Hobart Road, Breadalbane 

R South West Residential 861 Hobart Road Breadalbane 

R West Residential 854 Hobart Road, Breadalbane 

Background noise was measured at the sensitive assessment locations. During the background 

noise measurements, the site not operating  

Table 2.2 Site Operational Hours 

Alpha Acoustics has been advised the proposed operating hours as follows: 

Monday – Friday 7am – 6pm 

Saturday 8am – 4pm 
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Figure 2.1 Location Map – Venue and Surrounds (Google Earth)  

 

 

 

 

 

  

Site – 861 Hobart Road 
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Figure 2.2 Site Plans  

Proposed Workshop Plan 
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Proposed Site Plan 
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Figure 2.3 Photograph of Existing Site and Surrounds 
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Figure 2.4 Zoning surrounding the project. 

 

The zoning surrounding the site is rural resource zone – 26. 
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3  NOISE SURVEY AND INSTRUMENTATION 

All instrument systems had been laboratory calibrated using instrumentation traceable to 

Australian National Standards and certified within the last two years thus conforming to Australian 

Standards. The measurement system was also calibrated prior to and after the noise survey. 

Calibration drift was found to be less than 0.3 dB during attended measurements. No adjustments 

for instrument drift during the measurement period were warranted. 

 

Table 3.1 Noise Instrumentation 

Description Model No. Serial No. 

Modular Precision Sound Analyser 

Condenser Microphone 0.5” diameter 

Acoustical Calibrator 

Microphone Windscreen 

Larson Davis 831 

Larson Davis Microphone 

B&K 4231 

Acoustically transparent foam 

1256 

1256 

267 1553 

 

The Larson Davis 831 Sound Analyser is a real-time precision integrating sound level meter with 

octave and third octave filters that samples noise at a rate of 10 samples per second. Measurements 

are stored as Leq, L1, L10, L50 and L90 statistical data at 15-minute intervals (longer or shorter intervals 

optional) over the desired monitoring period.  
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4  MEASURED BACKGROUND NOISE LEVELS 

To assess the severity of a possible environmental noise problem in a residential or commercial 

area it is necessary to measure the background noise level at the times and locations of worst 

possible annoyance. The lower the background noise level, the more perceptible the intrusive noise 

becomes and the more potentially annoying.  

The L90 background noise level is a statistical measure of the sound pressure level that is exceeded 

for 90% of the measuring period (typically 15 minutes). 

The times of worst possible annoyance are likely to be during the evening and night time operation 

of the venue when ambient noise levels are typically at their lowest.  

The background sound pressure levels used in this assessment were based unattended 

measurements taken between on Thursday 2nd September 2021 and Saturday 4th September 2021.  

Weather conditions were suitable for measuring background noise 
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Table 4.1 Background LA90 Noise Levels 

 

 

 

 

  

Summary of averaged noise levels, dB(A) from logging on site.

Period
Rating Background 

Noise Level                                         
LA90, dB(A)

LAeq LA10

Day
(7am to 6pm)

Evening 
(6pm to 10pm)

Night
(10pm to 7am)

LA1

74

69

71

46

38

34

60

51

47

58

51

49

0

5

10

15

20

0

10

20

30

40

50

60

70

80

90

100

Th
ur

sd
ay

 1
2:

00
 A

M

Th
ur

sd
ay

 3
:0

0 
AM

Th
ur

sd
ay

 6
:0

0 
AM

Th
ur

sd
ay

 9
:0

0 
AM

Th
ur

sd
ay

 1
2:

00
 P

M

Th
ur

sd
ay

 3
:0

0 
PM

Th
ur

sd
ay

 6
:0

0 
PM

Th
ur

sd
ay

 9
:0

0 
PM

Fr
id

ay
 1

2:
00

 A
M

Fr
id

ay
 3

:0
0 

AM

Fr
id

ay
 6

:0
0 

AM
Fr

id
ay

 9
:0

0 
AM

Fr
id

ay
 1

2:
00

 P
M

Fr
id

ay
 3

:0
0 

PM

Fr
id

ay
 6

:0
0 

PM
Fr

id
ay

 9
:0

0 
PM

Sa
tu

rd
ay

 1
2:

00
 A

M
Sa

tu
rd

ay
 3

:0
0 

A
M

Sa
tu

rd
ay

 6
:0

0 
A

M
Sa

tu
rd

ay
 9

:0
0 

A
M

Sa
tu

rd
ay

 1
2:

00
 P

M
Sa

tu
rd

ay
 3

:0
0 

P
M

Sa
tu

rd
ay

 6
:0

0 
P

M
Sa

tu
rd

ay
 9

:0
0 

P
M

Su
nd

ay
 1

2:
00

 A
M

Su
nd

ay
 3

:0
0 

AM

Su
nd

ay
 6

:0
0 

AM
Su

nd
ay

 9
:0

0 
AM

Su
nd

ay
 1

2:
00

 P
M

Su
nd

ay
 3

:0
0 

PM

Su
nd

ay
 6

:0
0 

PM
Su

nd
ay

 9
:0

0 
PM

M
on

da
y 

12
:0

0 
AM

M
on

da
y 

3:
00

 A
M

M
on

da
y 

6:
00

 A
M

M
on

da
y 

9:
00

 A
M

M
on

da
y 

12
:0

0 
PM

M
on

da
y 

3:
00

 P
M

M
on

da
y 

6:
00

 P
M

M
on

da
y 

9:
00

 P
M

Tu
es

da
y 

12
:0

0 
AM

W
in

d 
Sp

ee
d 

(m
/s

)

M
ea

su
re

d 
No

is
e 

Le
ve

l (
dB

A)

Date & Time of Measurements

Ambient Noise Levels Measured At BG1 @ 861 Hobart Road, Breadalbane                                                          
(Between - 2/9/2021 & 4/9/2021)

Weather Affected LA90 LAeq LA10 LAMax Wind Speed (m/s)

0

5

10

15

20

0

10

20

30

40

50

60

70

80

90

100

Tu
es

da
y 

12
:1

5 
AM

Tu
es

da
y 

3:
15

 A
M

Tu
es

da
y 

6:
15

 A
M

Tu
es

da
y 

9:
15

 A
M

Tu
es

da
y 

12
:1

5 
PM

Tu
es

da
y 

3:
15

 P
M

Tu
es

da
y 

6:
15

 P
M

Tu
es

da
y 

9:
15

 P
M

W
ed

ne
sd

ay
 1

2:
15

 A
M

W
ed

ne
sd

ay
 3

:1
5 

AM

W
ed

ne
sd

ay
 6

:1
5 

AM

W
ed

ne
sd

ay
 9

:1
5 

AM
W

ed
ne

sd
ay

 1
2:

15
 P

M

W
ed

ne
sd

ay
 3

:1
5 

PM
W

ed
ne

sd
ay

 6
:1

5 
PM

W
ed

ne
sd

ay
 9

:1
5 

PM
Th

ur
sd

ay
 1

2:
15

 A
M

Th
ur

sd
ay

 3
:1

5 
AM

Th
ur

sd
ay

 6
:1

5 
AM

Th
ur

sd
ay

 9
:1

5 
AM

Th
ur

sd
ay

 1
2:

15
 P

M
Th

ur
sd

ay
 3

:1
5 

PM

Th
ur

sd
ay

 6
:1

5 
PM

Th
ur

sd
ay

 9
:1

5 
PM

Fr
id

ay
 1

2:
15

 A
M

Fr
id

ay
 3

:1
5 

AM

Fr
id

ay
 6

:1
5 

AM
Fr

id
ay

 9
:1

5 
AM

Fr
id

ay
 1

2:
15

 P
M

Fr
id

ay
 3

:1
5 

PM
Fr

id
ay

 6
:1

5 
PM

Fr
id

ay
 9

:1
5 

PM
Sa

tu
rd

ay
 1

2:
15

 A
M

Sa
tu

rd
ay

 3
:1

5 
A

M
Sa

tu
rd

ay
 6

:1
5 

A
M

Sa
tu

rd
ay

 9
:1

5 
A

M

Sa
tu

rd
ay

 1
2:

15
 P

M
Sa

tu
rd

ay
 3

:1
5 

P
M

Sa
tu

rd
ay

 6
:1

5 
P

M
Sa

tu
rd

ay
 9

:1
5 

P
M

Su
nd

ay
 1

2:
15

 A
M

W
in

d 
Sp

ee
d 

(m
/s

)

M
ea

su
re

d 
No

is
e 

Le
ve

l (
dB

A)

Date & Time of Measurements

Weather Affected LA90 LAeq LA10 LAMax Wind Speed (m/s)

2021-12-13 ORDINARY MEETING OF COUNCIL - OPEN COUNCIL ATTACHMENTS - Agenda

Attachment 15.1.8 J 2722 - Mechanical Workshop Noise Impact Assessment - Breadalbane ( Rev
1) Page 224



© Alpha Acoustics Pty Ltd     

Doc: J2722 - Mechanical Workshop Noise Impact Assessment - Breadalbane (Rev 1).docx Page 14 of 25 

5  NOISE LEVEL CRITERIA 

5.1 Northern Midlands Council  

The Site is assessed against the Northern Midlands Council Interim Planning Scheme 2013.  

Section E11 – Environmental Impacts and Attenuation Code 

To ensure that noise emissions do not cause environmental harm and do not have an unreasonable 

impact on residential amenity of nearby residential uses. 

section 26.3.1 A4 P4 of Council’s Interim Planning Scheme 2013  

It must be demonstrated that: “emissions are not likely to cause an environmental nuisance”. 

To meet Section E11 and Section 26.3.1 of the Northern Midlands Council Planning Scheme the 

proposed site is assessed against the noise criteria set out in the Tasmanian Environmental 

Protection Policy (Noise) 2009 and undertaken in accordance with the Tasmanian Noise 

Measurement Procedures Manual. 

[Note: Environmental harm is defined in the Environmental Management and Pollution Control Act 1994] 

5.2 Tasmanian Environmental Protection Policy 

Table 1 – Acoustic environment indicator levels from the Tasmanian Environmental Protection 

Policy (Noise) 2009 sets out recommended planning noise levels as follows: 
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From this Table the applicable project specific assessment criteria is the LAeq 50 dB(A) in an 

outdoor living area at a residential receiver during the daytime period.  
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6  NOISE EMISSIONS 

Noise emissions measured on site are shown in Table 6.1 below.  

Table 6.1 Venue Source Noise Measurements – LAeq  

 

 

It is noted the measured levels on site were not tonal in nature due to the quieter electric tools 

proposed to be used. 

Knowing the source sound power level (see the modelling scenarios below), the sound pressure 

level can be calculated at a remote location using suitable formulae to account for distance losses, 

ground absorption, sound barriers, atmospheric effects, etc.  

Noise modelling has been conducted using SoundPLAN v7.4 and the prediction methodology 

ISO 9613-2: 1996 incorporating manufacturer published sound emission data. We would expect 

the order of uncertainty to be in the range of +/- 2 dB(A).  The noise model presents all plant 

operating simultaneously, accordingly the predictions should be considered a worst-case scenario, 

assuming constant noise levels. ISO 9613-2:1996 incorporates mild temperature inversions and 

light winds blowing from source to receiver to account for a worst case weather affected noise 

without the weather changing the rating background noise levels and hence noise criteria. 

Noise modelling results (heatmaps) are presented in Appendix B of this report. Additionally the 

LAeq, day/evening  Noise emissions are calculated at the nearest and most affected receivers in Table 6.3 

below.  

 

 

 

 

 

 

 

Noise Source 63 125 250 500 1000 2000 4000 8000 dBA
compressor 1m 68 72 78 77 65 62 64 58 76.3

swl 76 80 86 85 73 70 72 66 84
rattle gun @ 1m 58 62 61 67 75 82 86 87 90

swl 66 70 69 75 83 90 94 95 98
grind @ 1m 55 52 56 65 71 73 76 80 82

swl 63 60 64 73 79 81 84 88 90
hammer @ 1m 62 61 71 71 79 77 68 56 82

swl 70 69 79 79 87 85 76 64 90
forklift swl 84 80 84 82 76 74 67 60 83

larger compressor (soundplan) 90 94 100 99 87 84 86 80 98
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Table 6.2 Calculated Noise Emissions LAeq of site at Residences – No Noise Controls 

Receiver ID Receiver Address Noise Criteria 
Leq, dB(A) 

Modelled Noise 

Emissions Leq, dB(A) 

Pass / Fail ? 

R North 851 Hobart Road, 
Breadalbane 

50 52 Fail 

R South 859A Hobart Road, 
Breadalbane 

50 54 Fail 

R South West 861 Hobart Road 
Breadalbane 

50 50 Fail 

R West 854 Hobart Road, 
Breadalbane 

50 48 Pass 

Note 1: Noise levels include noise controls. 

Noise Emissions are calculated to exceed the noise criteria by up to 4 dBA. Therefore noise 

controls are recommended as detailed below. 

 

Recommended Noise Controls  

1. A 40mm thick solid core door with full perimeter acoustics seals between the site 

workshop and the existing opening to 861A.  

 

 

 

 

 

 

 

Door 
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2. A noise compressor should be housed behind a 1.8m high noise barrier with absorptive 

lining on the inside face and 6m long in total with the compressor housed at the centre 

of the fence. The absorptive lining may be Megasorber FM50 or similar. The acoustic 

barrier should be 25mm thick lapped pine timber fence or similar. The overlaps 

should be at least 35mm wide and the palings should be 150mm wide.   

 

 

 

 

 

 

 

 

  

Compressor behind Noise Wall 
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3. An internal wall should be constructed inside the workshop from 19mm plywood panel 

and fibre cement sheeting facing the workshop over the plywood. Behind the plywood 

90mm R2.5 earth wool insulation should be placed in the cavity. The wall is to extend 

from the ground to the beam at approximtaely 3m off the ground 

 

 

 

4. A noise barrier along the boundary of 861 as shown below should be 1.8m high and 

constructed from 25mm thick lapped pine timber fence or similar. The overlaps 

should be at least 35mm wide and the palings should be 150mm wide.   

Lined Wall 
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After noise controls have been installed the calculated noise emissions at the nearest and most 

affected sensitive receivers is shown in Table 6.3 below. 

 

Table 6.3 Calculated Noise Emissions LAeq of site at Residences – After Noise Controls 

Receiver ID Receiver Address Noise Criteria 
Leq, dB(A) 

Modelled Noise 

Emissions Leq, dB(A) 

Pass / Fail ? 

R North 851 Hobart Road, 
Breadalbane 

50 48 Pass 

R South 859A Hobart Road, 
Breadalbane 

50 49 Pass 

R South West 861 Hobart Road 
Breadalbane 

50 47 Pass 

R West 854 Hobart Road, 
Breadalbane 

50 48 Pass 

 

 

 

 

 

 

 

  

1.8m high acoustic wall 
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7  CONCLUSION 

Measurements and calculations show that, noise emissions from the operation of the proposed 

mechanical repairs workshop at the at 861 Hobart Road, Breadalbane 7258, will meet the Northern 

Midlands Council planning scheme Sections E11 and 26.3.1 and the Tasmanian Environmental 

Protection Policy (Noise) 2009 noise limits at the proposed operational times provided the noise 

recommendations in Section 6 are applied. 
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APPENDIX A –  GLOSSARY OF ACOUSTIC TERMS 

The following is a brief description of the technical terms used to describe traffic noise to assist in 

understanding the technical issues presented in this document.   

Event maximum sound pressure level (LA%,adj,T), L01 

The L01 level is calculated as the noise level equalled and exceeded for 1% of the measurement 

time, for example 9 seconds in any 15-minute interval. L01 is an appropriate level to characterise 

single events, such as from impulsive or distinctive pass-by noise. In this Report, the measured 

L01 levels for day/evening/night are not averaged but are arranged from low to high in the 

relevant day/evening/night interval and the value that is found at the 90th percentile (L10 of L01 

sample) in the interval is recorded as its “L01” level. The level can be adjusted for tonality or 

impulsiveness. 

Average maximum sound pressure level (LA%,adj, T), L10 

The “L10” level is an indicator of “steady-state” noise or intrusive noise conditions from traffic, 

music and other relatively non-impulsive noise sources. The L10 level is calculated as the noise 

level equalled and exceeded for 10% the measurement time, for example 90 seconds in any 15-

minute interval. The measured L10 time-intervals for day/evening/night are arithmetically 

averaged to present the “average maximum” levels of the environment for day/evening/night. 

The level can be adjusted for tonality or impulsiveness. 

Background sound pressure level (LA90,T), L90 

Commonly called the "L90" or "background" level and is an indicator of the quietest times of day, 

evening or night. The L90 level is calculated as the noise level equalled and exceeded for 90% the 

measurement time. The measured L90 time-intervals are arithmetically averaged to present the 

“average background” levels of the environment for day/evening/night. The level is recorded in 

the absence of any noise under investigation. The level is not adjusted for tonality or impulsiveness. 

Equivalent Continuous or time average sound pressure level (LAeq,T), Leq 

Commonly called the "Leq" level it is the logarithmic average noise level from all sources far and 

near. The maximum 1-hour levels within the day/evening/night time intervals are referenced for 

building design. The level can be adjusted for tonality. 

Façade-adjusted level 

A sound level that is measured at a distance of 1.0 metre from a wall or facade. The level is 

nominally 2.5 dB higher than the free-field level. 

Free-field level 

A sound level that is measured at a distance of more than 3.5 metres from a wall or facade. 

Weighted Sound Reduction Index, Rw 

A single number value used to compare the sound reduction index of building elements. Similar 

to the Sound Transmission Class (STC) rating that is still in common use. Rw and STC are not 

identical though may be considered, for most applications, as being interchangeable. A high Rw 

indicates high sound reduction. 
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APPENDIX B –  MODELLED NOISE EMISSIONS –  HEAT MAP 

AFTER NOISE CONTROLS 
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APPENDIX C –  PHOTOGRAPHS OF ONSITE NOISE SOURCES 

Compressor 

 

Battery Powered Rattle Gun 
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Battery Powered Grinder 

 

Light Nylon Mallet (hammer) 
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CONSULTING ACOUSTICAL ENGINEERS 

183 South Elliott Road, Elliott TAS 7325 
AUSTRALIA 

ABN 22 180 702 408 

m: 0420 935 874 

e: info@alphaacoustics.com.au 

w: alphaacoustics.com.au  
 
 
 
 
 
 
 

To: G Mech (Tas) Pty Ltd Email: admin@gmechtas.com.au 

Attention: Greg Jordan 

Reference: J2722 -2 Response to Council RFI (Rev 0).doc 

 

RESPONSE TO NORTHERN MIDLANDS COUNCIL RFI 

 

Date: 13 October, 2021 

         Number of Pages: 5 (inc) 

 

Alpha Acoustics Pty Ltd has been engaged by G Mech (Tas) Pty Ltd to respond to the request for 

further information regarding the proposed mechanical repair workshop at 861 Hobart Road, 

Breadalbane in the letter Ref: PLN – 21 – 0147 in reference to our acoustic report Ref: J2722 - 

Mechanical Workshop Noise Impact Assessment - Breadalbane (Rev 0) as detailed below. 

Council comments where appropriate have been incorporated in a revised report (revision 1). 

(a) It is my opinion the proponent has not fully demonstrated in the accompanying Noise 

Impact Assessment Report (Alpha Acoustics) that this value will be protected. 

Alpha Acoustics has measured simulated mechanical repair activities onsite using 

proposed tools and equipment. Noise modelling has been carried out using SoundPlan 

and the results of the noise modelling require recommended noise controls outlined in 

our report to meet the EPP Noise 2009 criteria. All noise sources were modelled as 

running simultaneously as an unlikely worst case scenario. Therefore it is the opinion 

of Alpha Acoustics that the noise assessment report demonstrates compliance with 
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Councils nominated noise criteria. Not withstanding, additional adjustments are made 

in a revised report as discussed below in line with a conservative assessment.  

(b) The EPP Section 12 (4) states consideration must be made for a reserve capacity for 
noise emissions which has also not been satisfactorily addressed in this report.  

The activities surrounding the proposed site include residential dwellings and farmlands. It is 
highly unlikely that there will be significant additional sources of noise in the vicinity and 
hence Background noise creep is not likely to occur and therefore Section 12(5) would apply 
and there would be no need for a reserve capacity. However, there is inbuilt reserve from the 
unlikely scenario of all noise sources operating simultaneously 

(c) This report does not discuss attenuation of expected noise at noise sensitive receptors 
ie. dwellings, nor does it address the high tonal component (most annoying) from the 
use of electric rattle guns, grinders and hammering.  

Pg 23 shows a “heatmap” noise model output of the site activities modelled in SoundPlan. 

Additionally Table 6.3 shows the calculated noise levels at the assessment locations after noise 

controls (Detailed in Section 6)  have been implemented in the noise model. The noise sources 

were measured on site and found not to be tonal due to the electric nature of the tools. The 

results of the noise measurements are shown in Table 6.1. 

(d) At the back of the proposed MV workshop is a dwelling (859a as per the mailbox) that 
is habitable. They are within a couple of metres form the workshop shed. The next 
nearest residence is No. 861 (as per mailbox) only 13 metres from the workshop front 
doors where most of the noise will be emanating.  

Noise will be much closer and therefore louder if the proponent undertakes work 
outside these front doors. 

Noise controls are tailored and recommended to control noise levels to meet the EPP 
Noise criteria at all sensitive receptors as detailed in Section 6 of the report.   

(e) Directly across from the front doors and across Hobart Rd is No. 854 a distance of 
only 50 metres. Noise travels in a straight direction with this dwelling the next likely 
affected premises. The noise report does not discuss noise attenuation which is the 
reduction of noise levels over distance.  

Noise reduction recommendations in this report are way insufficient in my view to 
significantly reduce noise emissions to neighbouring dwellings at 859a, 861 and 854 
Hobart Rd.  

Pg 23 shows a “heatmap” noise model output of the site activities modelled in SoundPlan. 

Additionally Table 6.3 shows the calculated noise levels at the assessment locations after noise 

controls (Detailed in Section 6)  have been implemented in the noise model. The noise sources 

were measured on site and found not to be tonal due to the electric nature of the tools. The 

results of the noise measurements are shown in Table 6.1. 
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(e) Background noise levels were measured over evening and night which is unnecessary 
as proponent is not planning to operate at these times. The background daytime noise 
measurement in this report provides only one measurement of 46 dB(A). I don’t 
understand how you can come up with one measurement for a monitoring period of 11 
hours (7am to 6pm). My experience from noise measurement is that background noise 
La90 fluctuates significantly during the day and that perhaps a series of hourly (15 
min) background measurements could have been used for more accuracy.  

For example, noise during the morning say 7-9am and again from 3-6pm are much 
higher than during the day as people travel to and from school/work.  

A noise logger was setup and left to monitor continuously over an extended period to 
provide a description and characterisation of the environmental noise conditions at the 
location. Additionally if the background noise during the proposed operational hours 
was indeed higher than the EPP noise criteria of 50 dBA then there would be an 
argument to allow for a higher noise criteria. However the background noise was found 
to be less than the EPP noise criteria and hence the EPP noise criteria of LAeq 50 dBA 
stands as the applicable noise criteria and the background noise is included for 
information purposes but does not alter the noise criteria. 

(f) It is noted this road receives moderate traffic flows as there is a quarry up the road and 
is also the main road from Youngtown heading south onto Highway 1.   

Yes, Alpha Acoustics agrees the noise environment comprises distant highway traffic 
noise, some industry noise and occasional traffic (including heavy vehicles) along 
Hobart Road. 

(g) The noise measurement report (section 5) fails to mention section 26.3.1 A3 P4 of 
Council’s Interim Planning Scheme 2013 “emissions are not likely to cause an 
environmental nuisance”. 

Yes, Alpha Acoustics agrees this planning condition should be included in a revised 
report. It is noted that the report determines that the proposed operations are not likely 
to cause an environmental nuisance, after noise controls are installed as assessed to the 
EPP noise policy criteria. Revision 1 of Alpha Acoustics report addresses this issue.  

(g) Noise attenuation methods recommended for surrounding a compressor with some sort 
of noise barrier and inserting noise attenuating wall barriers inside the shed (but only 
in certain locations) are lacking in detail. The shed is corrugated iron and rusty in 
places so may have some holes in walls etc that would let out more noise. Any loud 
noises within the workshop would simply amplify as any noise generated would simply 
bounces off the tin walls until it exits the building likely through the side or front doors. 
In my experience most if not all MV workshops operate with their doors open and 
usually outside (weather permitting). 

The noise control for the compressor is simply a noise barrier lined with acoustic 
insulation as specified in the report. The noise barrier is to be 1.8m high and 
constructed from materials described in the report and 6m long and the compressor is to 
sit behind this near the middle of the barrier. No additional details are required to 
construct this noise control. 
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The shed in what ever condition was used in simulated onsite noise measurements. Ie 
noise simulations occurred inside while being measured outside the existing shed 
structure in its current state. From these measurements a noise model in Insul was made 
and noise controls were developed to ensure noise compliance at all nearby sensitive 
receivers. The noise measurements were conduced with doors open at all times and 
this is the normal operational condition for the proposed site. 

(h) The proposed 25mm thick wooden fence between the workshop and neighbours is 
insufficient to reduce noise levels as indicated by this report. Any noise barrier would 
need to be constructed between the workshop and the closest dwellings (859a and 861). 

Alpha acoustics disagrees with this statement. A 25mm thick lapped pine timber fence 
is a suitable material for a 1.8m high noise barrier. Eg Vic Roads: 
https://www.vicroads.vic.gov.au/planning-and-projects/environment/noise - a guide to 
the reduction of traffic noise 

  

(i) It is not clear if HR trucks are planned to be serviced / repaired on site and this is 
another unknown factor.  

The same repair tools will be used for whatever type of truck being repaired. 

 

From the comments provided in this response and minor changes to our revised report 

(revision 1) we hold that: 

Measurements and calculations show that, noise emissions from the operation of the 

proposed mechanical repairs workshop at the at 861 Hobart Road, Breadalbane 7258, 

will meet the Northern Midlands Council noise limits at the proposed operational times 

provided the noise recommendations in Section 7 are applied. 
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Please feel free to contact Alpha Acoustics to discuss your ongoing acoustical needs. 

 

 

MATTHEW FISHBURN BE(Mech) Hons, MAAS, MIEAust, CPEng, RPEQ [14356] 

Principal Consulting Acoustical Engineer 

ALPHA ACOUSTICS 
(Member firm of the Association of Australian Acoustical Consultants)  

M: 0420 935 874 

E: info@alphaacoustics.com.au 
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Response to Representations and EHO
concerns required - PLN-21-0147
We hope to allay any existing concerns regarding our proposal to utilise the existing workshop at

Breadalbane for mechanical repairs and servicing. We have responded to the concerns raised by

Rebecca Green (Planning Consultant – Northern Midlands Council) 07/10/2021 with respect to our

application below.

Firstly, we would like to offer some information about the history of the site. We believe that this

demonstrates how the site has been used in a similar capacity to what we are proposing over the last

70 years. 

Arthur Heyward purchased the Quonset hut from the Swiss/French contractor to the Hydro when

Trevallyn power station was built. He then re- erected it at Breadalbane for his truck and crane

business and also modified Holden vehicles to four wheel drive for outback travel.

The current owner, James Dodson, said his sister remembers the Mechanics workshop at

Breadalbane in the late 1950’s as she travelled from Evandale on the bus going to Launceston High

School.

After Heyward sold it there have been several owners. Northern Silos built grain silos there. 

The other workshop on the site was also used for steel fabrication - making wood fire heaters.

When James purchased the property in June 1989, the buildings were vacant but the current long

term tenants were renting the back house. 

James reported that he was never challenged about noise levels, despite emitting a constant amount

of noise from the continually running furnace and compressor re pressurising. James reported that

noise from the manufacturing through blow pipe cleaning and glass grinding was common. He made

a lot of equipment himself and cutting, grinding and welding steel was not uncommon. Noise from

his forklift and gas delivery truck was intermittent. James said that he occasionally had tourist buses

and delivery trucks. Heavy vehicles were not uncommon. 

What is regular is the traffic noise from Hobart Road particularly from the existing quarry, the new

concrete works and the grain facility, not to mention the high levels of traffic including a frequent

number of log trucks using Hobart Road. The airport is a regular intermittent external noise.
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Provide further details in the way your business operates, including vehicle
types to be serviced, machinery and equipment used to service vehicles, and
how many vehicles proposed to be serviced daily on site.  I understand from my
discussion with Ellie the business provides off site servicing and further details
on your business model is required.

G Mech Tas is owned by Ellie and Greg Jordan. Greg is a Diesel Mechanic and our business services

and maintains light and heavy mechanical equipment and machinery. As a small business, we know

that it is important to take opportunities when they arise. Operating from the proposed premises is a

wonderful opportunity to grow our small business.

G Mech employs 1 full time Diesel Mechanic, in addition to Greg. We offer our customers the option

of ‘onsite’ servicing. We offer this to ensure that our customers experience the least amount of

downtime. For example, we complete most mechanical servicing and repairs onsite for our major

customers. The work that we propose to carry out at the premises would be approximately 50% of

our workload. 

We would estimate that on average (per business day) - we would undertake servicing and repairs

(onsite) on 3 trucks and or light vehicles. 

A general service of a truck that may take place on the premises would involve only the use of hand

tools emitting very little noise. 

At any one time there would likely be up to 3 trucks onsite. 

Details of machinery, equipment and tools used in the business operations.

The loudest machinery / equipment used would be a battery operated impact gun. These are used

predominantly when we are required to remove vehicle wheels. This may take place once every 2

days for an estimated time of 1 minute maximum. In this instance we have offered to close the

workshop doors - to ensure minimal noise impact. However, please note that the sound impact

assessment report stated that this was not in fact necessary. 

We will be utilising a forklift onsite - which we will be purchasing from the current owner. 

We will be utilising an air compressor. The air compressor will be situated inside the workshop -

therefore minimising external noise. 
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Details of plant and equipment used in the daily operations of the business and
where these are to be located.

No plant or equipment will be located outside of the workshop - aside from passing customer

vehicles / 3 work utes (parking indicated on the updated site plan) / small skip bin which will be

located in the heavy vehicle overflow parking area (indicated on the revised site plan).

Storage of equipment i.e. parts – new and used, oils etc.  Where will these be
located?

Oil storage

New oil:

New oil will be located in ‘the oil storage area’ of the workshop. This proposed storage area will be

located on the site map. New oil will be stored on an approved drum spill pallet, designed to provide

a secure 230 litre secondary containment facility.

Waste oil:

Waste oil will be stored in an approved pod. This will also be located in the proposed oil storage area

of the workshop. The pod will be removed by Hagen Oil fortnightly / as required. 

Oil spillage:

In the event of an oil spill - we will be utilising oil spillage kits. There will be two located inside the

workshop at any given time (please see site map). These will be used to contain, control and clean up

various spills. Oil and fuel spill kits contain a variety of melt blown polypropylene absorbents which

are colour coded for easy identification. Once the spill has been absorbed - the hydrocarbon waste

will be deposited in an approved hydrocarbon waste bin. The bin will be removed as required by Tox

Free. 

Parts:

Both new and used parts will be located on the mezzanine floor of the workshop. Any parts in excess

of 30kg (for example a vehicle transmission) will be kept on the ground floor parts storage area

(please site map).
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 How will the business deal with the noise generated from vehicles and
machinery with back-up alarms or vehicle motion alarms?

We  understand from consultation with Matthew Fishburne (Acoustical Engineer) that as we are not

operating in the night time, the epp noise policy doesn’t specifically call up for an LAMax noise level

assessment, typical for an alarm. We assume from this point that you are concerned about a possible

“noise nuisance” from reverse alarms.

There will be times when noise generated from backup alarms or vehicle motion alarms is

unavoidable. For example, some vehicles will need to be reversed in and out of the workshop and

there will be a small amount of noise associated with this - for a short period of time. 

However please note that the number of trucks reversing a day would be likely a maximum of 3. We

would be talking about sound being emitted for 20 seconds each time and therefore a very small

amount of time to be impacted. Especially given the existing LAMax noise levels of trucks along the

main road will be in the order of the noise level from the reverse alarms.

Can we please ask what criteria you would like the reverse alarms assessed to? We have addressed

reverse truck noise emissions, including reverse alarms, start up and drive on site noise to the LAeq

noise descriptor as required by the EPP noise policy. From here do you want any other noise

descriptor assessed? We can do this if you could  please tell us the criteria and we will ask Matthew

to model and assess to it?

Our understanding from Mathew is that there is no specific noise policy in councils planning

documents for assessing reverse alarm noise (in the daytime anything over and above the EPP noise

policy).

Operation times of the business, concerns have been raised in relation to
operations prior to 7am and later than 6pm, please detail the nature of the
operations that may occur before 7am and later than 6pm, i.e. traffic
movements – customers, staff, deliveries etc.  Are you open to the idea of
restricting your operating hours as suggested in representations and if so, what
times and days would you be happy to be restricted to.  

Our general operating hours are 8am - 5pm. However - due to the nature of our business - there are

times when we are required to work outside of those limited hours. For example - machinery

breakdowns. This is infrequent. In this instance - this would not incur noise impact. Any activity
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required that would emit noise would be undertaken within reasonable hours. Please note: our full

time employee works from 8:30am - 4:30pm Monday - Friday. 

Keeping in mind the above information, we continue to propose the operating hours of 7am - 6pm

(Monday - Friday) and 8am-4pm (Saturday to allow for the instances detailed above. 

How many vehicle movements in and out are you expecting per day to and
from the site including staff and vehicles to be serviced and deliveries?  I
understand that washing of vehicles is not proposed at this point and proposed
off site, vehicle movements daily will need to include the transportation of
vehicles to other off site washing facilities.

We estimate an average vehicle flow of 10-20 vehicles in and out of the promises per business day.

Washing of vehicles is not proposed onsite. Not all vehicles and equipment require a wash down - as

we detail further below. The above estimation includes the transportation of the occasional vehicle

that requires a wash down - to an approved wash bay offsite.

Confirmation that car parking for 6 light vehicles will be in accordance with the
Council aerial photo map, and not the hand drawn location which locates
parking either side of the doorway.  Where will trucks etc. be parked when not
being repaired, I assume the 6 car parking spaces are for light vehicles, i.e.
passenger cars for staff, customers, and deliveries.

Please see the updated site map. Trucks will be parked in the overflow parking area.

Details of trade waste management.
We have outlined oil management above. We won’t be washing vehicles onsite. 
Please note the following:

● We will ensure there are multiple drums for recycling, including lids.
● Separate/dedicated storage areas.
● Triple interceptors in due course (Tas Water)
● We will be using an ‘old sink to collection bucket’ for those items we need to clean that incur

trade waste.

Clarify proposed fencing locations and style, as well as height and material of
fencing on a plan.  I.e. cyclone fencing as referenced in one of the
representations has been raised as a concern.

We can understand the need to clarify fencing options and seek community feedback in this regard.

Please see the proposed style idea for fencing we have asked an Architect to draw up. This is a
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suggestion only and we are more than happy to collaborate with any members of the community in

relation to this point. 

Further details in relation to lighting, is lighting proposed and if so, where and
details.

Proposed lighting is indicated on the updated site map. This lighting will be non-intrusive and aimed

downward - to ensure it does not spill out of the property. All lights proposed will be 30watt LED

lighting and would be only switch sensitive. 

Clarification how the business will ensure the doors are closed during operation
of equipment, particularly in summer months when the building will need
cooling, odours and fumes need to be ventilated and whilst other vehicles are
moving in and out of the workshop.  In other words, will all machinery cease
every time the doors are to open, as more than one mechanic is proposed, it is
unclear how this will be monitored.  We also note that two mechanics only are
proposed, is this correct?

At no point did we indicate that we would be closing the doors of the workshop during operation of

all equipment (Please refer to the initial planning application). This would be completely unnecessary

- again please refer to the noise impact assessment report. As a courtesy we have offered to close

the doors only when using the impact gun. This therefore does not need to be monitored. Please

read the noise impact report in full. 

In relation to your question about the number of mechanics - at present we employ 2 full time

mechanics (including the owner).

Please clarify whether any cleaning or washing of vehicles will be on site.

No vehicles will not be washed onsite. As indicated in our initial planning application - we will be

washing vehicles off site at an NMC approved wash bay. Please note that washing of vehicles will

only occur for those vehicles that require a wash down - we are not a car detailing / washing

business. 
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Further to the representors concerns in relation to noise generation and onsite
wastewater impacts, Council’s Environmental Health Officer has reviewed your
application together with the noise report and has undertaken a site
inspection.  The following comments have been made which will require
additional information and details, including further information from your
noise consultant and possibly an environmental consultant in relation to waste:

Please refer to the document titled ‘Response to Northern Midlands Council RFI’. Acoustical Engineer,

Matthew Fishburn, has addressed all the concerns raised by the Council’s EHO. Matthew has also

spoken directly with the EHO to clarify any confusion.
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Paul Godier

From: Rod Cooper <rcooper@esandd.com.au>

Sent: Wednesday, 1 December 2021 9:31 AM

To: Paul Godier

Subject: Fwd: Mechanical Workshop Noise Impact Assessment - 861 Hobart Road, Breadalbane

Follow Up Flag: Follow up

Flag Status: Completed

 

---------- Forwarded message --------- 
From: <bharpley@esandd.com.au> 
Date: Mon, 29 Nov 2021 at 14:17 
Subject: RE: Mechanical Workshop Noise Impact Assessment - 861 Hobart Road, Breadalbane 
To: Rod Cooper <rcooper@esandd.com.au> 
 

Paul, 

  

Rod has asked me to review the noise assessment report prepared by Alpha Acoustics for the proposed mechanical 
workshop. 

  

The methodology, equipment and noise measurements taken are considered compliant with the noise 
measurement manual and the Australian Standard. 

  

The installation of acoustic barriers at the source (proposed workshop and compressor) and at the boundary with 
sensitive premises (adjoining residential properties) to reduce sound transmission are considered valid options for 
reducing potential noise nuisance. 

  

Whilst I am not familiar with the Soundplan software the modelling indicates adequate noise barriers can be 
installed to meet the requirements of the Environment Protection Policy. 

  

My overall assessment of the report is that the assessment and recommendations are reasonable for the types of 
equipment proposed. 

  

For your information my background in noise assessment covers both occupational hygiene noise measurement and 
control over a 6 period with Department of Defence.   14 years as an Environmental Health Officer with Tasmanian 
Local Government and Federal Government relating to environmental nuisance within the community and at 
Launceston and Hobert airports.  Over the past 6 years as an environmental consultant I have conducted numerous 
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noise nuisance assessments and  reports relating to development proposals adjacent to roads, rail, workshops and 
sensitive premises. 

  

Cheers, 

  

Bruce 

  

  

Bruce Harpley 
Senior Environmental Consultant 

Bushfire Risk Assessor (BFP-140) 

 

Environmental Service and Design Pty Ltd 

  

PO Box 651 
BURNIE TAS 7320 

Ph: 0429 355 259 
Hours: Monday to Thursday 

  

  

  

From: Rod Cooper <rcooper@esandd.com.au>  
Sent: Wednesday, 17 November 2021 4:27 PM 
To: Bruce Harpley <bharpley@esandd.com.au> 
Subject: Fwd: Mechanical Workshop Noise Impact Assessment - 861 Hobart Road, Breadalbane 

  

  

---------- Forwarded message --------- 
From: Paul Godier <paul.godier@nmc.tas.gov.au> 
Date: Tue, 16 Nov 2021 at 09:16 
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Subject: Mechanical Workshop Noise Impact Assessment - 861 Hobart Road, Breadalbane 
To: Rod Cooper <rcooper@esandd.com.au> 

  

Dear Rod, 

  

I am wondering if your firm would be able to review the attached documents and advise if the findings are 
reasonable. 

  

If so would it be possible to have your review by the 2nd December? 

  

Please let me know if you would like to discuss. 

  

Regards, 

  

  Paul Godier 

 

Senior Planner | Northern Midlands Council 

Council Office, 13 Smith Street (PO Box 156), Longford Tasmania 7301 

T: (03) 6397 7303 | F: (03) 6397 7331 

E: paul.godier@nmc.tas.gov.au | W: www.northernmidlands.tas.gov.au 

 

 

  

  

From: Ellie Jordan Gmech <admin@gmechtas.com.au>  
Sent: Friday, 12 November 2021 9:44 AM 
To: Paul Godier <paul.godier@nmc.tas.gov.au> 
Cc: Rebecca Green <rebecca.green@nmc.tas.gov.au> 
Subject: Re: PLN-21-0147 response to representations 

  

Thanks Paul, also I’ve realised we haven’t explicitly stated we will be implementing the recommendations by the 
Sound Engineer (as detailed in the noise impact report). This was a question asked by one of the representors. We 
absolutely will be implementing all the recommendations and I would like to clarify this with those who had posed 
the question. Is it possible for you to pass this on please? 
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Sent from my iPhone 

  

On 11 Nov 2021, at 1:02 pm, Paul Godier <paul.godier@nmc.tas.gov.au> wrote: 

  

Hello Ellie, yes, all the attached documents were provided to the representors. 

  

Regards, 

  

  Paul Godier 

 

 

 

Senior Planner | Northern Midlands Council 

Council Office, 13 Smith Street (PO Box 156), Longford Tasmania 7301 

T: (03) 6397 7303 | F: (03) 6397 7331 

E: paul.godier@nmc.tas.gov.au | W: www.northernmidlands.tas.gov.au 
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From: Ellie Jordan <admin@gmechtas.com.au>  
Sent: Thursday, 11 November 2021 12:32 PM 
To: Paul Godier <paul.godier@nmc.tas.gov.au> 
Subject: Fwd: PLN-21-0147 response to representations 

  

...Hi Paul - just making sure they received all the attached documents? So the revised noise report / 
the response to the EHO noise concerns and the site plans??? 
 

Regards, 

  

G Mech (Tas) Pty Ltd 

  

PO Box 244 Kings Meadows 7249 

P Manager    0409 188 434 

P Accounts  0400 891 077 

E admin@gmechtas.com.au 

E greg@gmechtas.com.au 

  

  

---------- Forwarded message --------- 
From: Ellie Jordan <admin@gmechtas.com.au> 
Date: Sun, Nov 7, 2021 at 5:24 PM 
Subject: PLN-21-0147 response to representations 
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To: Rebecca Green <rebecca.green@nmc.tas.gov.au> 
Cc: NMC Planning <planning@nmc.tas.gov.au>, Rosemary Jones <rosemary.jones@nmc.tas.gov.au>, 
James Dodson <jdodson@tasglassblowers.com.au> 

  

Hello Rebecca, 

  

Please find attached the following documents for your perusal, in response to the concerns raised 
about our initial planning application: 

-Revised noise impact report and response to council RFI as completed by Acoustical Engineer 
Matthew Fishburne. 

-Revised site plans - completed by Architect James Hart. 

-Our written response to your concerns as outlined in the email dated 07/10/21. 

  

Please let us know if there is anything further we can provide. 
 

Kind Regards, 

Ellie and Greg Jordan 

G Mech (Tas) Pty Ltd 

  

P Manager    0409 188 434 

P Accounts  0400 891 077 

E admin@gmechtas.com.au 

E greg@gmechtas.com.au 

  

  

Northern Midlands Council Confidentiality Notice and Disclaimer: 

The information in this transmission, including attachments, may be confidential (and/or protected by legal 

professional privilege), and is intended only for the person or persons to whom it is addressed. If you are not 

such a person, you are warned that any disclosure, copying or dissemination of the information is 

unauthorised. If you have received the transmission in error, please advise this office by return email and 

delete all copies of the transmission, and any attachments, from your records. No liability is accepted for 

unauthorised use of the information contained in this transmission. Any content of this message and its 

attachments that does not relate to the official business of the Northern Midlands Council must be taken not to 

have been sent or endorsed by it or its officers unless expressly stated to the contrary. No warranty is made 

that the email or attachment(s) are free from computer viruses or other defects. 
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that any disclosure, copying or dissemination of the information is unauthorised. If you have received the transmission in error, 

please advise this office by return email and delete all copies of the transmission, and any attachments, from your records. No 

liability is accepted for unauthorised use of the information contained in this transmission. Any content of this message and its 

attachments that does not relate to the official business of the Northern Midlands Council must be taken not to have been sent 

or endorsed by it or its officers unless expressly stated to the contrary. No warranty is made that the email or attachment(s) are 

free from computer viruses or other defects. 
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2 December, 2021 

 

General Manager, 

Northern Midlands Council, 

PO Box 156, 

LONGFORD, TAS., 7301 

 

Via Email: planning@nmc.tas.gov.au 

 

Dear Des, 

RE: PLN-21-0147 Granted further representation 

 

I appreciate the applicant providing further details relating to the true nature of their proposed 
operation.  Pertinent details being omitted from the original development application has not 
provided opportunity for additional representations to be received.   I request council allow fair 
opportunity of due processes to occur by re advertising the DA in it’s entirety. 

 

The following conclusion, noted as point 7, makes no consideration for the acute noise impact 
specific requirements principally covered by the EMPCA (Miscellaneous Noise) Regulations 2004; or 
section 96K of the EMPCA 1994 in relation to all associated truck noise as the only provision made is 
for the use of a rattle gun.  The Truck Industry Council 2019 technical guide states audible reverse 
warning devices pure tone beeps at 1000Hz and 97-112 decibels.  Also states noise is likely to be 
heard in a high noise environment and beeper alarms are more likely to cause nuisance noise in 
residential areas. 
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Table 6.3 below does not take into account the noise associated with these vehicles including 
reversing alert noise or their acceleration and breaking entering the site.  The +2/-2 allowance is also 
not considered in the report with 50 dB(A) being a fail.  

 

 

  

The following updated site map indicates “Overflow Parking (Trucks) as being 13 meters off fence 
line of 851 Hobart Road and in direct line of main bedroom at rear of property at 3.5 meters from 
fence.  

 

Above is an extract from regulation relating to noise from reversing alarm sirens clearly showing the 
noise from the operation will far exceed the 50dB(A) FAIL NOT ONLY TO MY PROPERTY BUT TO ALL 
RECEIVER ADDRESSES MENTIONED IN TABLE 6.3 
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EPP (NOISE) 2009 

Under section 96K of the EMPCA 1994 

Specific requirements relating to noise levels and hours of operation are principally covered by the 
EMPC (Misc. Noise) Regulations 2004 

‘Acute noise impact means an impact from noise that is prejudicial to the health or wellbeing  of an 
individual or group and causes significant hardship through interference with work, study, sleep or 
leisure activities. 

“Regulatory Authority” means an authority that has a statutory power to approve or regulate the 
environmental effects of an activity. 

7. ENVIRONMENTAL VALUES 

(2)  The environ value to be protected under this policy are the qualities of the acoustic environment 
that are conducive to- 

(a)  The wellbeing of the community or a part of the community, including its social and economic 
amentity; or 

(b)  the wellbeing of an individual, including the individuals  

  (i) health, and 

  (ii) opportunities to work, study, and to have sleep, relaxation and conversation without 
unreasonable interference from noise. 

 

PART 3.  PRINCIPLES FOR IMPLEMENTATION OF THE POLICY  

9.  (2) (d)  Cumulative impacts on particular receiving environments of noise generated by more than 
one activity, and  

(2) (e)  growth in noise output arising from intensification of use overtime. 

 

 

Below is the Commercial Trade Waste Customer Pre-Treatment Guideline relating to compliance 
planning for the applicant to be aware their intention of needing a triple inceptor in due course is 
not feasible in a septic tank area.  The ListMAP indicates sewage which is incorrect and needs 
updating.  Taswater has been contacted on numerous occasions from multiple individuals querying 
this error, therefore the applicant may have been misinformed and again more suited to an 
established industrial area for their operational requirements. 
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Many points in the additional information supplied have been exaggerated.  i.e. four tourist buses in 
eight years, a quarterly supply truck, a monthly gas refill truck does not equate to “heavy vehicles 
were not uncommon.”  The use of the forklift was rare with the only noise emitting from the site 
being the occasional whipper snipping and mowing. 

No information has been requested or supplied in relation to increased capacity in future further 
adding to noise emissions or noise buffering of truck noise emissions. 

Conflict of interest has also been stated in the additional information received from the current 
owner looking to sell the property to the applicants and also owning the two residents closest to the 
proposed business.  If these two residents were privately owned it would have provided for 
representation opportunity. 

In closing I would like to advise if council are to consider approving the development proposal I will 
be taking the opportunity to take the matter through to the Third Party Appeals Tribunal. 

 

Regards 

Mary-Jane Wright 

851 Hobart Road, 

Breadalbane,  Tas., 7258 
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Paul Godier

From: bharpley@esandd.com.au

Sent: Tuesday, 7 December 2021 12:35 PM

To: Paul Godier

Subject: Reversing beeper noise

Hi Paul, 
 
I had a chat with Rebecca this morning about the revers beeper noise.  I couldn’t find the work health and safety 
reference I had found years ago when I was an EHO with Burnie and Devonport Council.  It dealt with the installation 
of the reversing beepers for personal safety of workers or others to prevent injury when vehicles are reversing. 
 
I did remember that the Vehicle and Traffic (Vehicle Standards) Regulations 2014 Pt 5 Div 1 section 36(3)(d) permits 
a device that emits a regular intermittent sound when reversing or in reverse gear.   
 
The EMPCA noise regulations do not specifically mention reversing beepers in the permitted hours of operation 
presumably because they cannot prohibit them as they come under vehicle standards and may also be part of WHS 
requirements for a particular business or enterprise. 
 
In any case the proposal is for operations all within the usual daytime hours of use 7am-6pm (M-F) and 8am-6pm 
(Sat). An occasional – once or twice a day for anything up to 10 seconds - reversing alarm/beeper between the 
permitted hours would not be considered a nuisance.  This would be the same as a courier or Coles delivery at a 
neighbours house.  Reverse beepers on machinery on a work site or building site would be more frequent. 
 
Hope this helps. 
 
Cheers, 
 
Bruce 
 
Bruce Harpley 
Senior Environmental Consultant 
Bushfire Risk Assessor (BFP-140) 

 
Environmental Service and Design Pty Ltd 
 
PO Box 651 
BURNIE TAS 7320 
Ph: 0429 355 259 
Hours: Monday to Thursday 
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Planning Submission - Outbuilding development - Response to representations - 18 Range Road 
WESTERN JUNCTION 

 
1.0 Planning Submission - PLN21-0254 Outbuilding - 18 Range Road  
 
 1.1 Introduction 

 
The following submission is intended to provide a clarifying response to the 
concerns raised in representations associated with exhibition of the proposed 
development, and to introduce moderate mitigation measures proposed in good 
faith by the applicants. The submission also seeks to clarify misunderstanding in 
reference to the purpose of the development and to address the specific 
requirements of the planning scheme as these relate to the development of 
outbuildings on property within the Low-Density Residential zone. 
 

 1.2 The Development Proposal 
 
The development will introduce an outbuilding into the rear curtilage of the 
property at 18 Range Road WESTERN JUNCTION, the intended purpose of which 
is to accommodate equipment, vehicles and associated materials associated with 
the residential use of the property. The applicants have a number of passenger 
vehicles which will be housed in the structure, including vehicles being maintained 
as part of a hobby interest in modern vehicle restoration. 
 
The application includes 2 x 5000 litre slimline water tanks, designed to capture 
stormwater from the new building, which will also aid in water management in the 
event of a significant rain event. The structures are shown located on the west 
side of the building and setback from the boundary. Their impact is negligible 
given the dimensions - Length 3.290m; Height 2.010m; Width 1.020m. The colour 
will match that of the proposed building. 
 
The application does not seek approval for a commercial/semi-industrial use but 
rather, a 300m2 outbuilding for use associated with/ incidental to the residential 
use of the property. 

 1.3 Building Design 
 
The building design (American Barn style) has been specifically chosen to achieve 
a reduction in scale and bulk allowing the most exposed sections (walls in 
particular) to achieve a domestic scale in terms of height and relationship to 
boundaries, including the front and rear profiles. This includes a 15o roof pitch to 
an apex at 5.74m above natural ground level. 
 
The height of walls on either side of the building facing the side and rear 
boundaries are 3.07m to the gutters, stepping up to 4.4m to the gutter of the apex 
gable, positioned 5.0m from the outer side walls of the structure. The building in 
terms of its bulk and scale achieves domestic/ residential dimensions in keeping 
with the objective and intent of the zone. 
 
The height of the structure overall will be reduced by a further 400mm as the 
finished level will be excavated to address the slope of the site. The building will 
then appear lower when viewed from outside the site. 
The structure is setback in excess of 60m from the site’s front boundary at a point 
23m beyond the existing dwelling. Given its location in the rear curtilage of the 
site, the structure will not be apparent from the street and will be partially occluded 
by established and further landscape planting. It is also proposed as part of the 
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new driveway to include a fence and gate running from the west boundary to the 
existing house which will with the introduction of further landscape plantings have 
the effect of reducing the visual extent of the structure.  

 2.0 Issues raised in representation 

a) Height exceeded  

Response The height of the building at its roof apex from natural ground level is 5.74m, an 
increase of 27.5% above the zone Acceptable Solution height of 4.5m. However, 
placed in context, the height of the structure is graduated and the roof section 
above 4.5m rises proportionately and gradually over a 15o slope to that apex 
which is the highest point of the structure. This is positioned 10m from the outer 
side walls of the building.  
The effect in terms of the overall height of the structure therefore is marginal 
resulting in little impact upon the streetscape achieving relative compatibility with 
the size of outbuildings in the locality. Whilst the height means that the roof/apex 
section can be viewed from adjoining properties (19 and 23 Range Road), this 
does not of itself impact amenity nor will the development appear out of step with 
the character and development pattern of the neighbourhood. 
 
The building will not result in overshadowing of adjoining properties. 
 

b) Floor area 300m2 a significant increase compared with the Acceptable Solution of 
80m2.  

Response The floor area of the building is larger than that allowed by the Acceptable 
Solution.  
However, the Performance Criteria permits the development of larger structures 
where the building is designed having regard to its visual impact upon the 
streetscape, adverse impact upon native vegetation, overshadowing of adjoining 
properties and the compatibility with the size and location of outbuildings in the 
neighbourhood. 
It is argued that the development will have no impact upon the streetscape, given 
the setback which will exceed 60m, and screening landscape plantings which form 
a significant element in the peri-urban streetscape. Refer image below. 
 

 
Figure 1 View of street frontages on Range Road 
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The development will not require the removal of native vegetation, nor will the 
structure overshadow adjoining properties given the setback from boundaries and 
the dimensions of the building itself. 
 
Whilst the floor area of the building is larger than that of other buildings within the 
neighborhood, its scale and bulk is no greater than might be expected of 
residential dimensions. The location of the new building is within the rear curtilage 
of the site, in keeping with the development pattern in the neighbourhood.  
Relevantly the Low-Density residential zone is designed to permit the 
accommodation of larger outbuildings based upon the capacity of the site to 
establish buildings of greater dimension within a landscaped setting on larger 
allotments.  
The area of the subject site is 7208m2 which provides sufficient space to ensure 
that the agglomeration of structures does not offend the neighbourhood in terms of 
its character and development pattern.  
 
The proposal will meet all relevant Acceptable Solution requirements in regard to 
setback from boundaries and site coverage so as to remain in keeping with the 
elements of the established living environment avoiding a detrimental impact upon 
residential amenity. 
 

 
Figure 2 Outbuilding location 

c) Use for storage and parking purposes, but not proximate the dwelling and is 
associated with a commercial purpose. 

Response Purpose - incidental to residential use. This is the application and there is no 
intention for a commercial use. 
Clause 12.4.1.6 of the planning scheme does not require outbuildings to be 
proximate the existing dwelling. 

d) Flammable materials, storage of materials etc  

Response The objection clearly assumes that flammable materials will be kept on site 
associated with a commercial use (panel beating/spray painting operation). This is 
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not the case and the only materials housed in the new structure will be those 
associated with a normal residential use of the property. 

e) Industrial scale shed belongs in Translink industrial precinct   

Response The building is large in terms of its footprint, but is designed to reduce scale and 
bulk, given the proposed low outer walls at residential scale heights 3.07m, and 
the gable roof design which again reduces the buildings scale and bulk when 
viewed from neighbouring properties and the street.  
 
Whilst landscaping of the side and rear boundary currently exists, the applicants 
propose additional plantings between the building and the side and rear 
boundaries which will further occlude the structure from view. The building as with 
the existing dwelling will also be screened by plantings within the front and central 
curtilages of the site. 
 
Importantly, the structure is significantly removed from buildings located on 
adjoining sites, will be screened by existing and proposed plantings and be 
setback from boundaries in accordance with the planning scheme requirements.  
The spatial relationship to the site, adjoining properties and structures means that 
the increased footprint of the building is of little impact in terms of its relationship 
with the character of the neighbourhood or external site views. 
 

f) Fire risk - rubbish along fence line and materials stored in the building   

Response The fire risk will not be affected by the introduction of this proposed structure. The 
assumption appears to be that a commercial panel beating and spray-painting 
operation will be conducted from the building with its attendant issues, and that 
materials and chemicals associated with such a business will be housed on site.  
 
This is not the application which is for an outbuilding incidental to the residential 
use of the property. In addition, the applicants propose landscape screen plantings 
between the building and the adjoining boundaries. 

g)  Application lacks detail including matters such as colour.   

Response The colour of the building is Colorbond: Deep Ocean, and for example 
will be the same toning as the outbuilding located in the rear curtilage 
of the adjoining property at 19 Range Road. The colour tone will enable 
the development to blend more readily with the plantings in the 
landscape.  
 

 
Figure 3 Shed on adjacent property 19 Range Road 

h) Streetscape impact.   
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Response The streetscape is 
characterized by views of the 
road verge and significant 
vegetation planting to the front 
boundary of the properties and 
front boundary open design 
fencing. 
The neighbourhood is 
characterised by vegetation 
within the front curtilage of the 
lots immediately adjacent the 
road boundary, a dwelling 
within a cleared area beyond, 

setback a minimum of 15m, and sheds/outbuildings in the rear of the lots. 
  
The vegetation within the streetscape will self-evidently occlude the vision of 
development on those lots. At best travelling at 50-60km/hr. there would be 
glimpses only of development particularly development set well back on the 
allotments such as is proposed by the present application.  
 
It can be reasonably argued that other than for the inclusion of a driveway for 
access, the introduction of the proposed outbuilding will have no impact upon the 
streetscape.  

i) Setback from boundary with neighbours does not accord with the Acceptable 
Solution  

Response The proposal sought approval to locate the building 5m from the side boundary, 
2.5m closer to the side (west) boundary than is permitted by the Acceptable 
Solution (7.5m). The setback to the rear boundary is 11m at the closest point and 
in excess of 60m to the front/street boundary in compliance with the planning 
scheme. 
The applicants have reviewed the concern raised and have agreed to increase the 
setback to the side boundary to 7.5m achieving compliance with the planning 
scheme clause 12.4.1.4 A1 and A2. 
 

 
Figure 5 View to adjoining east boundary - 19 Range Road 

j) Future potential change of use to a commercial semi-industrial use 

Figure 4 - View of frontages along Range Road 
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Response The planning scheme zone provisions clause 12.2 specifically prohibits industrial 
activity from the zone and will only allow low impact non-residential uses, so as to 
protect the amenity of residential properties. A change of ownership does not alter 
this fact. Subsequent applications for use of the building must comply with the use 
stipulations within the planning scheme. 

  
3.0 Northern Midlands Interim Planning Scheme 

Low Density zone 
 
12.1 Zone Purpose 

12.1.1 Zone Purpose Statements 
12.1.1 To provide for residential use or development on larger lots in residential areas 

where there are infrastructure or environmental constraints that limit development` 
12.1.2 To provide for non-residential uses that are compatible with residential amenity 
12.1.3 To ensure that development respects the natural and conservation values of the 

land and is designed to mitigate any visual impacts of development on public views. 
 

12.1.2 Local Area Objectives 
 To make provision for any additional future needs in low-density residential 

development at Avoca, Campbell Town, Cressy, Devon Hills and Longford by the 
incremental expansion of those areas already established for the purpose. 

 
12.1.3 Desired Future Character Statements 

 There are no desired future character statements. 
 

12.4 Development Standards 
12.4.1 `Clauses 12.4.1.1 -12.4.1.6 only apply to development within the residential use class 
12.4.1.1 Site coverage 
Objective: 

a) To ensure that the site coverage respects the existing or preferred neighbourhood 
character; and 

 
b) To reduce the impact of increased stormwater runoff on the drainage system; and 

 
c) To ensure sufficient area for landscaping and private open space 

 
Response: Complies 
The spatial relationship of the building to its setting, the introduction of screen landscaping and 
the scale and the design of the new building respects the existing neighbourhood character. 
Stormwater impact will be managed with the introduction of water storage tanks to ameliorate 
the impact of significant rainfall events. The existing site allows the development as proposed 
without impact upon landscaping or private open space. 
 
Acceptable Solutions Performance Criteria 
A1 The site coverage must not exceed 10% of 
the site 

P1 The site coverage must have regard to the: 
 

a) size and shape of the site; 
b) existing buildings and any constraints 

imposed by existing development or the 
features of the site; and 

c) site coverage of adjacent properties; 
d) effect of the visual bulk of the building 

and whether it respects the 
neighbourhood character; 
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e) capacity of the site to absorb runoff; 
and 

f) landscape character of the area and 
the need to remove vegetation to 
accommodate development. 
 

RESPONSE: Complies with A1. 
The proposed outbuilding and existing dwelling represent a site coverage of approx. 9.62%. The 
building will be drained to the street via a stormwater storage/holding tanks designed to retain 
water and slow/reduce flows during significant rain events. 
 
  

12.4.1.2 Building Height 
Objective: 
 
To ensure that height of dwellings respects the existing or desired future character statements 
 
Acceptable Solutions Performance Criteria 
A1 Building Height must not exceed 8 metres. 
 

P1 Building height must be appropriate to the 
site and the streetscape having regard to the: 
 

a) effect of the slope of the aon the height 
of the building; 

b) relationship between the proposed 
building height and the height of 
existing adjacent buildings; and 

c) visual impact of the building when 
viewed from the road. 
 

Response: Not applicable refer to clause 12.4.1.6. 
 

 
12.4.1.3 Frontage setbacks 
Objective: 
 
To ensure the setbacks of dwellings from the road respect the existing or preferred 
neighbourhood character and make efficient use of the site. 
 
Response: Complies 
The location and distance of the structure from the road frontage ensures that it will respect the 
neighbourhood character, whilst making efficient use of the site. 
 
Acceptable Solutions Performance Criteria 
A1 Primary frontage setbacks must be a 
minimum: 
 

a) of 15m; and 
b) for infill lots, within the range of 

frontage setbacks of buildings on 
adjoining lots, indicated by the hatched 
section in Figure 12.4.1.3 below: and 
 
 
 

P1 Buildings are setback from the primary 
frontage an appropriate distance having regard 
to: 
 

a) the efficient use of the site; and 
b) the safety of road users; and 
c) the prevailing setbacks of existing 

buildings on nearby lots; and 
d) the visual impact of the building when 

viewed from the road; and 
e) retention of vegetation within the front 

setback. 
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A1.2 Buildings must be setback a minimum of 
15m from any other frontage 
 
Response: Complies with A1.2. 
The proposed outbuilding is located in excess of 60m from the site street frontages. 
 

12.4.1.4 Rear and side setbacks 
Objective: 
 
To ensure that the: 

a) height and setback of dwellings from the boundary respects the existing neighbourhood 
character and limits adverse impact on the amenity and solar access of adjoining 
dwellings; and 

b) separation of buildings is consistent with the preferred low-density character and local 
area objectives, if any. 

 
Response: Complies 
The proposed structure will comply with all boundary setbacks. 
 
Response: Complies 
The height of the structure represents a marginal increase upon that allowed by the Acceptable 
Solution, but the design and spatial configuration including setbacks to boundaries combined 
with landscaping results in no discernible change to the existing neighbourhood character. The 
structure will not impact amenity or the solar access of adjoining buildings, whilst building 
separation accords with the existing low-density neighbourhood character. 
 
 
Acceptable Solutions Performance Criteria 
A1 Buildings must be setback 5m from the rear 
boundary. 

P1 Building setback to the rear boundary must 
be appropriate to the location, having regard to 
the: 
 

a) ability to provide adequate private open 
space for the dwelling; 

b) character of the area and location of 
dwellings on lots in the surrounding 
area; and 

c) impact on the amenity and privacy 
habitable room windows and private 
open space of existing and adjoining 
dwellings; and 

d) impact on the solar access of habitable 
room windows and private open space 
of adjoining dwellings; and 

e) location of existing buildings and 
private open space areas; and 

f) size and proportions of the lot. 
 

Response: Complies with A1. 
The proposed outbuilding will be located 11m from the rear boundary. 
 
A2 Buildings must be setback 7.5m from side 
boundaries. 

P2 Buildings setback to the boundary must be 
appropriate to the area having regard to: 
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a) ability to provide adequate private open 
space for the dwelling; 

b) character of the area and location of 
dwellings on lots in the surrounding 
area; and 

c) impact on the amenity and privacy 
habitable room windows and private 
open space of existing and adjoining 
dwellings; and 

d) impact on the solar access of habitable 
room windows and private open space 
of adjoining dwellings; and 

e) locations of existing buildings and 
private open space areas; and 

f) size and proportions of the lot; and 
g) extent to which the slope and retaining 

walls or fences reduce or increase the 
impact of the proposed variation. 
 

 
Response: Complies with A2. 
The proposed outbuilding will be located 7.5m from the side (west) boundary. 
 

12.4.1.5 Location of parking 
Objective: 
 

a) To provide convenient parking for resident and visitor vehicles; and 
 

b) To minimise impacts of garage doors to the neighbourhood. 
 

Acceptable Solution Performance Criteria 
A1 A garage must be located: 
 

a) Within 10 metres of the dwelling it 
serves; and 

b) With a setback equal to or greater than 
the setback of the dwelling from the 
primary road frontage. 

P1 Car parking facilities must be: 
 

a) Close and convenient to dwellings and 
residential buildings; and 

b) Located to minimise visual impact to 
the streetscape; and 

c) Provided in a form that is appropriate to 
the area and development. 
 

Response: Carparking facilities are existing adjacent the dwelling frontage. 
 
A2 The total width of the door or doors on a 
garage facing a road frontage must: 
 

a) Be no more than 6m; or 
b) The garage must be located within the 

rear half of the lot when measured from 
the front boundary. 
 

P2 The width of the garage doors should not 
be a visually dominant element in the 
streetscape and must be designed having 
regard to: 
 

a) Existing streetscape and the design; 
and 

b) Location of existing buildings on the 
site. 
 

Response: Not applicable to the present application. The garage facility exists. 
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WESTERN JUNCTION 

12.4.1.6  Outbuildings and Ancillary Structures 
 
Acceptable Solutions Performance Criteria 
A1 Outbuildings must not have a: 
 

a) Combined gross floor area of greater 
than 80m; and 

b) Maximum wall height of greater than 
3.5m; and 

c) Maximum building height greater than 
4.5m. 
 

P1 Outbuildings must be designed and located 
having regard to: 
 

a) Visual impact on the streetscape; 
b) Any adverse impact on native 

vegetation; and 
c) Overshadow adjoining properties; and 
d) Compatibility with the size and location 

of outbuildings in the neighbourhood. 
 

Response: Complies with P1. 
a) In terms of visual impact upon the streetscape, the proposed outbuilding will be located in 
excess of 60m from the street frontage, in relation to which its impact will be minimal - refer 
responses 2 (b) and (h); 
 
b) There will be no native vegetation removed to enable siting of the proposed outbuilding. 
 
c) The building is designed and positioned such that there will be no overshadowing of adjoining 
properties - refer to response 2(i); 
 
d) The building is larger in terms of its footprint, but is designed to reduce scale and bulk, given 
the proposed low outer walls at residential scale heights 3.07m, and the gable roof design which 
again reduces the buildings scale and bulk when viewed from neighbouring properties and the 
street.  
 
Whilst landscaping of the side and rear boundary currently exists, the applicants propose 
additional plantings between the building and the side and rear boundaries which will further 
occlude the structure from view. The building as with the existing dwelling will also be screened 
by plantings within the front and central curtilages of the site - refer response 2(a) (b) and (e). 
 
A2 A swimming pool or tennis court for private 
use must be located: 
 

a) Behind the frontage setback; or 
b) In the rear yard. 

 

P2 A swimming pool or tennis court for private 
use must be located to: 
 

a) Minimise any visual impact on the 
streetscape; and 

b) Not unreasonable overlook or 
overshadow adjoining properties; and 

c) Be compatible with the size and 
location of approved outbuildings in the 
neighbourhood. 
 

Response: Not applicable. 
 

 
4.0 Conclusion 
 
The application results in an increase in the height of the roof section of the structure and that of 
the building’s floor area beyond the zone’s Acceptable Solution, but in so doing is designed to be 
inoffensive in terms of the character and development pattern of development existing within the 
neighbourhood, and its impact upon adjoining properties. 
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WESTERN JUNCTION 

In particular the American barn style allows the form and design of the outbuilding to be respectful 
of the neighbourhood, whilst distance from adjoining boundaries and the spatial separation 
between existing development both on the site and the relationship to buildings on adjoining sites 
allows the development to be established without detrimental impact, in compliance with the 
scheme’s requirements. 
 
The use proposed is incidental to the residential use of the property in relation to which the 
application seeks neither approval for nor the development of a commercial or semi-industrial 
operation. 
 
Finally, the intent of the Low-Density zone, other than to accommodate development within areas 
of infrastructure or environmental constraints on larger allotments, is to allow the development of 
larger structures where the character, residential amenity and development pattern of the 
neighbourhood is respected and by implication not detrimentally effected. The size of the subject 
property being 7208m2 and the existing pattern of development of the site within a landscaped 
setting enables the introduction of the proposed structure to achieve the objectives and 
development standards of the zone without detrimental impact. 
 
It is argued therefore that the proposed development is in accordance with the specific and 
notional intent of the requirements/ objectives of the Low-Density zone and may be approved by 
the planning authority with conditions. 
 
 
 
 
 
 
APPENDICES  
 
Appendix A - Location and Drainage Plan 
 
Appendix B - Outbuilding dimensions 
 
Appendix C - Title Extract 
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NOT FOR CONSTRUCTION

Not to Scale
© Copyright Steelx IP Pty Ltd

Seller: The Shed Company Launceston
Heald Cafe2U Pty Ltd atf Heald Family Trust
Phone: 03 9002 4272
Fax:
Email: launceston@theshedcompany.com.au

Apex Engineering Group PTY LTD
ACN 632 588 562
MIE Aust. (Registered NER Structural) 5276680
QLD : RPEQ No. 24223; TAS : 185770492; VIC : PE0003848; N.T : 303557ES;
Practising Professional Structural & Civil Engineers

Signature:
John Ronaldson 

Date: 03/09/21

Site Address: 18 Range Rd Western Junction TAS 7212 Australia

Drawing # TLAN214028 - 0 Print Date: 03/09/21
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REFERRAL OF DEVELOPMENT APPLICATION PLN-21-0254 TO WORKS & INFRASTRUCTURE 
DEPARTMENT 
 
Property/Subdivision No:  204000.17 
Date: 24 September 2021 
Applicant: The Shed Company 
Proposal: Shed (15m x 20m x 5.74m high) (outbuildings with a combined floor area of 
more than 80m2 on the lot, vary side setback) 
Location: 18 Range Road, Western Junction 
 

W&I referral PLN-21-0254, 18 Range Road, Western Junction 
 
W.2 Access 
a) A sealed driveway apron must be constructed from the edge of the road to the 

property boundary in accordance with Council standards. 
b) Access works must not commence until an application for vehicular crossing has been 

approved by Council. 
c) All works must be done in accordance with Council Standard Drawing TSD-R09 and to 

the satisfaction of the Works Manager. 
 
 
Jonathan Galbraith (Engineering Officer) 
Date: 24/9/21 
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Description of proposal: 

PLANNING APPLICATION 
Proposal 

MULTIPLE DWELLINGS x 7 
………………………………………………………….…………………………………………………………………… 

……………………………………………………………….……………………………………………………………………...…………………………………….. 

……………………………………………………………….……………………………………………………………………...…………………………………….. 

……………………………………………………………….……………………………………………………………………...……………………………………… 

……………………………………………………………….……………………………………………………………………...……………………………………… 

……………………………………………………………….……………………………………………………………………...………………………………………. 
(attach additional sheets if necessary) 

If applying for a subdivision which creates a new road, please supply three proposed names for 
the road, in order of preference: 

1…………………………………………… 2…………………………………………… 3……………………………………………. 

102 +104 MARLBOROUGH STREET, LONGFORD 
Site address: ……………………………………….………………………………………………………………………………… 

……………………………………………………………….……………………………………………………………………...……….. 

CT no: …1…0…3…4…3./.5……and ….10343/9……..… 

Estimated cost of project $…1…,…20…0…,0…0…0…… (include cost of landscaping, 
car parks etc for commercial/industrial uses) 

Are there any existing buildings on this property? Yes  / 
If yes – main building is used as ………………………………………………….……………………………………….……... 

If variation to Planning Scheme provisions requested, justification to be provided: 

……………………………………………………………….……………………………………………………………………...……….. 

……………………………………………………………….……………………………………………………………………...……….. 

……………………………………………………………….……………………………………………………………………...……….. 

……………………………………………………………….……………………………………………………………………...……….. 

……………………………………………………………….……………………………………………………………………...……….. 
(attach additional sheets if necessary) 

Is any signage required? ……………………………………………………………………………………………………….….. 
(if yes, provide details) 

No 

 

Title Consolidation to take place 
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EXPLANATORY NOTES:
NORTH MIDLANDS COUNCIL INTERIM PLANNING SCHEME

10.4.3 - Site coverage and private open space for all dwellings

A1 (a) Site Coverage:
Max. 50% of site   1153.50m2

Proposed site coverage (excl. eaves up to 0.6m):
729.70m2 (31.63%)

A1 (a) Site Density:
Min. 325m² per unit
2307m² / 7 (units)   329.57m² provided

10.4.1 - Residential density for multiple dwellings

Unit 1 FFL 141.10
Unit 2 FFL 141.11
Unit 3 FFL 141.16
Unit 4 FFL 141.14
Unit 5 FFL 141.22
Unit 6 FFL 141.18
Unit 7 FFL 141.13

No. Date Int.
A 06 July 2021 LH
B 05 Nov. 2021 LH
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NOTES:
- Any modifications (including installation of a 
meter) to the existing property water service 
shall be undertaken by TasWater at the 
developers cost
- Meters and check valves detailed are to be 
provided by TasWater at the developer's cost. 

- All works are to be in accordance with
the Water Supply Code of Australia WSA 
03-2011-3.1 MRWA Edition V2.0 and 
Sewerage Code of Australia Melbourne 
Retail Water Agencies Code WSA 
02-2014-3.1 MRWA Version 2.0 and 
TasWater's supplements to the codes.  

- Proposed water connection as per 
Engineer's hydraulic plans.

- Water connections separated by 
manifold provided by TasWater

- Property services shall be located at a 
point where the Gate Valve to be located 
500mm inside the front property boundary 
and 500mm from the edge of the driveway 
towards the centre of the lot in accordance 
with TasWater Water Metering Guidelines.

7300

500

Notes
• Builder to verify all dimensions and
levels on site prior to commencement of work

• All work to be carried out in accordance 
with the current National Construction Code.

• All materials to be installed according to
manufacturers specifications.

• Do not scale from these drawings. 
• No changes permitted without consultation 
with designer.
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- Wet areas to comply with 
NCC 3.8.1.2 and AS3740

400 min.

40
0 
m
in
.Crushed 

Rock

Pervious backfill

Embankment

Geotextile filter

Ag. drain @
min. 1% gradient

TYPICAL AG. DRAIN DETAIL
(≥1800 FROM HOUSE)

Not to scale

DRAINAGE LEGENDDRAINAGE LEGEND

AbbreviationAbbreviation FixtureFixture Min. Outlet SizeMin. Outlet Size
B
Bth
Shr
S
Tr
WC
d.p.

Basin
Bath
Shower
Sink

Trough
Water Closet Pan

Downpipe

40Ø
40Ø
40Ø

40Ø
50Ø

100Ø
90Ø

Sewer Line (100Ø UPVC)
(unless noted otherwise)

Stormwater Line (100Ø UPVC)
(unless noted otherwise)

300mm clay 
capping

Crushed rock
Ag. drain @
min. 1% gradient

Geotextile filter

Embankment

TYPICAL AG. DRAIN DETAIL 
(<1800 FROM HOUSE)

Not to scale

Where ag drain is < 1.5m from footing, the following engineering principles are required:

1. Ag drain to be capped with 300mm of clay to prevent ingress of surface run-off unless it is under 
a paving slab etc (ag drains are designed for removal of ground water, surface water should be 
dealt with separately).

2. Ag drain to have a minimum 1% fall to a grated pit which drains to the stormwater system.

3. Install a geotextile filter sock to the slotted drain, and enclose the whole drain in geofabric (to the 
underside of clay capping).

4. Provide additional grated pits / or inspection openings along the length of the ag drain and at the 
high point to make the effect of a blockage visible and enable a blockage to be cleared.  

0 8m
1:200

2 4 6

Refer to Roof Plan for
downpipe calculations

Stormwater Line (150Ø UPVC)
(unless noted otherwise)

All works are to in accordance with the Water Supply Code of Australia
WSA 03-2011-3.1 Version 3.1 MRWA Edition V2.0 and Sewerage Code of
Australia Melbourne Retail Water Agencies Code WSA 02-2014-3.1 
MRWA Version 2.0 and TasWater's supplements to these codes.

PSoil classification:

Refer to Soil Report for nominated founding
depth and description of founding material. 

All Materials and construction to comply with 
AS/NZ3500 Part 2 & Part 3:2003

No. Date Int.
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Overall Length
Overall Width
Overall Body Height
Min Body Ground Clearance
Track Width
Lock to Lock Time
Curb to Curb Turning Radius

4.910m
1.870m
1.421m
0.159m
1.770m
4.00s
5.750m

B85 Vehicle (Realistic min radius) (2004)

* Manoeuvring has been achieved
using 'autotrack 10' Manoeuvring
software.

920 2800

4910

U1 P1

U1 P2

U2 P3

U2 P4

U3 P5

U3 P6

U4 P7U4 P8

U5 P9U5 P10

U6 P11U6 P12

U7 P14 U7 P13

VIS P13 VIS P14

Gate

Notes
• Builder to verify all dimensions and
levels on site prior to commencement of work

• All work to be carried out in accordance 
with the current National Construction Code.

• All materials to be installed according to
manufacturers specifications.

• Do not scale from these drawings. 
• No changes permitted without consultation 
with designer.
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Overall Length
Overall Width
Overall Body Height
Min Body Ground Clearance
Track Width
Lock to Lock Time
Curb to Curb Turning Radius

4.910m
1.870m
1.421m
0.159m
1.770m
4.00s
5.750m

B85 Vehicle (Realistic min radius) (2004)

* Manoeuvring has been achieved
using 'autotrack 10' Manoeuvring
software.

920 2800

4910

U1 P1

U1 P2

U2 P3

U2 P4

U3 P5

U3 P6

U4 P7U4 P8

U5 P9U5 P10

U6 P11U6 P12

U7 P14 U7 P13

VIS P13 VIS P14

Gate

Notes
• Builder to verify all dimensions and
levels on site prior to commencement of work

• All work to be carried out in accordance 
with the current National Construction Code.

• All materials to be installed according to
manufacturers specifications.

• Do not scale from these drawings. 
• No changes permitted without consultation 
with designer.
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Overall Length
Overall Width
Overall Body Height
Min Body Ground Clearance
Track Width
Lock to Lock Time
Curb to Curb Turning Radius

4.910m
1.870m
1.421m
0.159m
1.770m
4.00s
5.750m

B85 Vehicle (Realistic min radius) (2004)

* Manoeuvring has been achieved
using 'autotrack 10' Manoeuvring
software.

920 2800

4910

U1 P1

U1 P2

U2 P3

U2 P4

U3 P5

U3 P6

U4 P7U4 P8

U5 P9U5 P10

U6 P11U6 P12

U7 P14 U7 P13

VIS P13 VIS P14

Gate

Notes
• Builder to verify all dimensions and
levels on site prior to commencement of work

• All work to be carried out in accordance 
with the current National Construction Code.

• All materials to be installed according to
manufacturers specifications.

• Do not scale from these drawings. 
• No changes permitted without consultation 
with designer.
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Overall Length
Overall Width
Overall Body Height
Min Body Ground Clearance
Track Width
Lock to Lock Time
Curb to Curb Turning Radius

4.910m
1.870m
1.421m
0.159m
1.770m
4.00s
5.750m

B85 Vehicle (Realistic min radius) (2004)

* Manoeuvring has been achieved
using 'autotrack 10' Manoeuvring
software.

920 2800

4910

U1 P1

U1 P2

U2 P3

U2 P4

U3 P5

U3 P6

U4 P7U4 P8

U5 P9U5 P10

U6 P11U6 P12

U7 P14 U7 P13

VIS P13 VIS P14

Gate

Notes
• Builder to verify all dimensions and
levels on site prior to commencement of work

• All work to be carried out in accordance 
with the current National Construction Code.

• All materials to be installed according to
manufacturers specifications.

• Do not scale from these drawings. 
• No changes permitted without consultation 
with designer.
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Star dropper
(2m spacing)

850mm 
wide geotextile
filter fabricPost

attachment belt 
150

30
0

20

Backfill with material
excavated from trench

SILT STOP TYPE 1
TEMPORARY FENCE 1:20

Natural surface

200

Existing fence

850mm wide
geotextile
filter fabric

Nominal 
25mm 
aggregate

SILT STOP TYPE 2
EXISTING FENCE 1:20

20
0Natural 

surface

1000 400 ¢

40
0

50

1000 x 450 x 350
(approx ) straw bale

Natural surface

Timber
stake NOTE:

Straw bales to be entrenched 50mm in 
ground and pinned by 20 x 20mm timber 
stakes

STRAW BALE SEDIMENT TRAP SECTION DETAIL
SCALE 1:20

NOTES:
Sediment and erosion control measures sufficient to 
prevent sediment from leaving the site must be installed 
prior to any disturbance of the site

NOTES:
1. Erosion and sediment control structures to
be inspected each working day and maintained in good 
working order.
2. All ground cover vegetation outside the immediate 
building area to be preserved during the building phase
3. All erosion and sediment control measures to be 
installed prior to commencement of major earthworks.
4. Stockpiles of clayey material to be covered with an 
impervious sheet.
5. Roof water downpipes to be connected to the 
permanent underground Stormwater drainage system as 
soon as practical after the roof is laid

NOTES:
1. Diversion drains are to be connected to a legal 
discharge point. (council Stormwater system, 
watercourse or road drain).
2. Sediment retention traps installed around the inlets to 
the Stormwater system to prevent sediment & other 
debris blocking the drains.

SOIL & WATER MANAGEMENT PLAN
SCALE 1:250

M
AR

LB
O
RO

UG
H 
ST
RE
ET

Stabilised entry/exit point

Temporary 
stockpile

Diversion drain

Sediment Fence

Notes
• Builder to verify all dimensions and
levels on site prior to commencement of work

• All work to be carried out in accordance 
with the current National Construction Code.

• All materials to be installed according to
manufacturers specifications.

• Do not scale from these drawings. 
• No changes permitted without consultation 
with designer.

Drawn

Date

Scale

Client / Project infoDesigner:

ANOTHER PERSPECTIVE PTY LTD
PO BOX 21
NEW TOWN
LIC. NO. CC2204H (A. Strugnell)
Ph: (03) 6231 4122
Fx: (03) 6231 4166
Email:
info@anotherperspective.com.au

Sheet

/
Amendment changes as per cover sheet

As indicated

SOIL & WATER MANAGEMENT
PLAN

WH712978
PROPOSED WILSONS UNIT DEVELOPMENT

102 - 104 Marlborough Street,
LONGFORD

01g
LH

15 June 2021

08
No. Date Int.
A 06 July 2021 LH
B 05 Nov. 2021 LH

2021-12-13 ORDINARY MEETING OF COUNCIL - OPEN COUNCIL ATTACHMENTS - Agenda

Attachment 15.3.4 712978 DA B 091121 Page 305



27x Golf Ball Pittosporum

15x Lomandra Tanika Dianella

5x Acacia Cognata

Seeded lawn

Pine bark

Concrete

NOTE:
Outdoor lighting is to be provided in 
communal areas throughout the site. Outdoor 
lighting must be designed, baffled & located 
to prevent any adverse effect on adjoining 
land, and be in accordance with clause 3.1 
"Basis of Design" and clause 3.6 "Car Parks" 
in AS/NZS 1158.3.1:2005 Lighting for roads 
and public spaces Part 3.1: Pedestrian area 
(Category P) lighting.

Notes
• Builder to verify all dimensions and
levels on site prior to commencement of work

• All work to be carried out in accordance 
with the current National Construction Code.

• All materials to be installed according to
manufacturers specifications.

• Do not scale from these drawings. 
• No changes permitted without consultation 
with designer.
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Notes
• Builder to verify all dimensions and
levels on site prior to commencement of work

• All work to be carried out in accordance 
with the current National Construction Code.

• All materials to be installed according to
manufacturers specifications.

• Do not scale from these drawings. 
• No changes permitted without consultation 
with designer.
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NOTE: Dwelling to comply with
LHA Livable Housing Design Guidelines
Fourth Edition July 2017 "Silver level".

Hobless

Bath/L'dry floor to be 
recessed 50mm to 
allow for screed and 
appropriate fall to 
shower.

Pantry

7290

11
11
0

Po
rc
h

13
40

32204070

36
0

10
75
0

240

Bed 1

313090

Living

3590240

3370

Porch

18852035

7290

24
0

Be
d 
1

33
50

90

Ro
be

75
0
90

Ba
th

25
50

90

Be
d 
2

33
50

24
0

24
0

D
in
in
g/
Li
vi
ng

79
30

Ki
tc
he
n

27
00

24
0

240

Bed 2

3000

R

60090

Kitchen

3120240

WM

920

92
0

92
0

240

Bed 2

3130903590240

240

Robe

152090

L'dry

152090

90

L'
dr
y

75
0
90

14
50

90

Li
ne
n

10
10

90
11
10

90

Ro
be

21
50

24
0

Bed 1

Bath

Bed 2

18-15AW (DG)

U1 W03

L'dry

Living

Dining

Kitchen

18
-0
6A
W
 (D

G
)

U
1 
W
06

18-15AW (DG)

U1 W04

240

Bath

253090

L

600

Dining

3590240

Carport

3300

21
-2
4S
D
 (D

G
)

U
1 
W
05

09
-1
5A
W
 (D

G
)

op
aq
ue

U
1 
W
02

HW

89 x 3.5
SHS post

Ref

rh, UBO

Conc.Porch
2.53m²
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Notes
• Builder to verify all dimensions and
levels on site prior to commencement of work

• All work to be carried out in accordance 
with the current National Construction Code.

• All materials to be installed according to
manufacturers specifications.

• Do not scale from these drawings. 
• No changes permitted without consultation 
with designer.
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Floor Area   79.83m²
All window sizes to be

checked and/or confirmed
on site prior to ordering

glazing units

Articulation joints

Smoke Alarm (interconnected where more 
than 1)

Copyright ©
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Unit 1 FFL
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Notes
• Builder to verify all dimensions and
levels on site prior to commencement of work

• All work to be carried out in accordance 
with the current National Construction Code.

• All materials to be installed according to
manufacturers specifications.

• Do not scale from these drawings. 
• No changes permitted without consultation 
with designer.
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All window sizes to be
checked and/or confirmed
on site prior to ordering

glazing units

MaterialMaterial

Face Brick

Colorbond Roof

FC Sheet

ColourColour

tbc

tbc

tbc

Copyright ©Shadows shown for stylisation purposes onlyNo. Date Int.
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Unit 1 North Elevation

Unit 1 East Elevation

Unit 1 South Elevation

Unit 1 West Elevation

LEGEND:
Existing Ground Level
Proposed Ground Level
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Notes
• Builder to verify all dimensions and
levels on site prior to commencement of work

• All work to be carried out in accordance 
with the current National Construction Code.

• All materials to be installed according to
manufacturers specifications.

• Do not scale from these drawings. 
• No changes permitted without consultation 
with designer.
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UNIT 1 ELECTRICAL PLAN
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STANDARD CEILING LIGHT POINT (30W)

DOWNLIGHT POINT (UNVENTED) (35W)

LED DOWNLIGHT POINT (10W) SUITABLE FOR & FITTED 
WITH INSULATION OVER. (IC RATED)

PENDANT LIGHT (30W)

WALL LIGHT POINT (30W)

2 x 900mm FLUORESCNET LIGHT POINT (36W)

2 x SLIM T5 900mm  FLUORESCENT LIGHT POINT (28W)

LIGHT SWITCH

SINGLE POWER POINT

DOUBLE POWER POINT

WATER PROOF POWER POINT

SMOKE ALARM (INTERCONNECTED WHERE MORE THAN 1)

FAN / HEATER / LIGHT (50W) (VENT IN ACCORDANCE WITH N.C.C. 3.8.7.3)

TV CONNECTION POINT

TELEPHONE CONNECTION POINT

SENSOR LIGHT

EXHAUST FAN (VENT IN ACCORDANCE WITH N.C.C. 3.8.7.3)

FLOOD LIGHT

CAT 6 CONNECTION POINT

TREAD LIGHTS (2W)

DUCTED VACUUM POINT

SECURITY SYSTEM KEYPAD

SECURITY SYSTEM SENSOR

(W   Wattage e.g. 35W   35 Watts.)LEGEND

ALL EXHAUST FANS:
25 L/s for a bathroom or sanitary compartment, 40 L/s for a kitchen or 
laundry. Exhaust from a bathroom, sanitary compartment, or laundry 
must be discharged directly or via a shaft or duct to outdoor air or to a 
roof space that is ventilated in accordance with 3.8.7.4
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Notes
• Builder to verify all dimensions and
levels on site prior to commencement of work

• All work to be carried out in accordance 
with the current National Construction Code.

• All materials to be installed according to
manufacturers specifications.

• Do not scale from these drawings. 
• No changes permitted without consultation 
with designer.
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08

INSULATION SCHEDULE

AreaArea

RoofRoof

CeilingCeiling

Walls (external)Walls (external)

Walls (Internal)Walls (Internal)

Insulation DetailsInsulation Details

FloorsFloors

Sarking (vapour permeable) OR R1.3 Anticon Sarking

R4.1 bulk insulation (or equivalent) excluding GARAGE

R2.0 bulk insulation (or equivalent) with 1 layer sislation (vapour 
permeable). Sisalation only to GARAGE

N/A or R2.0 bulk insulation (or equivalent) to internal walls adjacent
to GARAGE / SUBFLOOR / ROOFSPACE

R2.0 bulk insulation (or equivalent) to all timber floors

NOTE:
Clearance is required for uncompressed installation of bulk insulation and timbers
should be sized accordingly.
  210mm for R4.1 Bulk Insulation
  240mm for R5.0 Bulk Insulation
  260mm for R6.0 Bulk Insulation
These dimensions are nominal and may vary depending on the type of insulation
to be installed.
Where solar tubes are located, diffusers are to be installed.
Where skylights are located, ceiling insulation is to be installed to length of shaft.

WINDOWWINDOW
NUMBERNUMBER SIZE / TYPESIZE / TYPE IDID UwUw SHGCSHGC RESTRICTEDRESTRICTED
U1 W01 18-15AW (DG)
U1 W02 09-15AW (DG) opaque
U1 W03 18-15AW (DG)
U1 W04 18-15AW (DG)
U1 W05 21-24SD (DG)
U1 W06 18-06AW (DG)

WINDOW MANUFACTURER:WINDOW MANUFACTURER:
(??????WINDOW TYPE CHANGE????)(??????WINDOW TYPE CHANGE????)

NOTE:
Windows supplied MUST HAVE Uw better and or equal to stated figures and SHGC within +/- 5% of stated 
figures.
Windows labelled YES in "Restricted/protected" column to comply with N.C.C. 3.9.2.6 & 3.9.2.7
* - Glass specification changed to comply with Bushfire requirements (Refer to Sheet ---)

LEGEND:
SW   Sliding Window, AW   Awning Window, SD   Sliding door, 
FD   French Door, BRPG   Bushfire Rated Privacy Glass

No. Date Int.
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d.p.

115 x 57 
Colorbond 
Quad gutter

Colorbond Custom 
Orb roof @ 22.50° pitch

Catchment area 3
1.80m²

Fall

Catchment area 4
1.80m²

Catchment area 5
51.22m²

Catchment area 1
52.66m²

Catchment area 2
51.04m²

d.p. d.p.

d.p.

d.p. Fall

Notes
• Builder to verify all dimensions and
levels on site prior to commencement of work

• All work to be carried out in accordance 
with the current National Construction Code.

• All materials to be installed according to
manufacturers specifications.

• Do not scale from these drawings. 
• No changes permitted without consultation 
with designer.
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UNIT 1 ROOF PLAN

WH712978
PROPOSED WILSONS UNIT DEVELOPMENT

102 - 104 Marlborough Street,
LONGFORD

02d
LH

09 June 2021

08

Downpipes Provided 5 +2 d.p. for roof design

Required Downpipes 2.42 Ac ÷ Acdp

ACDP 64 Catchment area per Downpipe (determined from Figure 3.5(A) from AS/NZS 3500.3) (m²)

DRI 110 Design Rainfall Intensity (determined from Figure E8 from AS/NZS 3500.3)

Ae 6555 Cross sectional area of assumed 57 x 115 Quad Gutter. (mm²)

Ac 154.92 Ah x Slope factor (Table 3.2 from AS/NZS 3500.3) (m²)

Ah 128.04 Area of Roof (including 115mm Quad gutter) (m²)

DOWNPIPE AND ROOF CATCHMENT AREA CALCULATIONS (as per AS/NZS 3500.3)DOWNPIPE AND ROOF CATCHMENT AREA CALCULATIONS (as per AS/NZS 3500.3)

GUTTER OVERFLOW
REQUIREMENTS as per
N.C.C. Table 3.5.2.4:

Controlled front bead height
with the front bead of the

 gutter installed a minimum of 
10mm below the top of the 

fascia.

Batten fixings:
100mm type 17, 14g bugle
screws to comply with

AS1684, or refer to AS1684
for alternatives.

Batten spacing:
75 x 38 F8

@ 900 Centre

Colorbond fixings:
50mm M6 11 x 50 EPDM
seal to comply with AS3566

or refer to AS3566 for
alternatives.

Position and quantity of downpipes
are not to be altered without
consultation with designer

Area's shown are surface areas /
catchment areas, not plan areas.

ROOF VENTILATION GUIDE: 
Ventilation calculations must be read in conjunction with 
CBOS - Condensation in Buildings - Tasmanian Designers' 
Guide - Version 2 (published April 2019).

Continuous gap:Continuous gap:
Supply Exhaust
Continuous gap at eaves is: Continuous gap at ridge is
25mm for <16˚ pitch at least 5mm for all roof
10mm for >16˚ pitch pitches

OR

Roof vents:Roof vents:
The minimum vent area should be:
a) Ceiling area/150 for <16˚ pitch, or
b) Ceiling area/300 for >16˚ pitch

Supply Exhaust
75% of ventilation should 25% of ventilation should
be supply be exhaust

Vent at gable should be within 900mm of ridge.

ROOF VENTILATION CALCULATION
Roof vents:Roof vents:
Ceiling Area:
Roof Pitch:
Supply area required (75%):
Exhaust area required (25%):
Example
Vent Width
Vent Length
Vent area
Opening
Supply number required
Exhaust number required
AS3959 compliant ember mesh and compressible blanket to 
ridge vents on jobs in BAL zones.

71.23m²
22.50°
0.18m²
0.59m²

200mm
400mm
0.08m²
50%
5 evenly spaced
Continuous 5mm gap to ridge

No. Date Int.
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NOTE: Dwelling to comply with
LHA Livable Housing Design Guidelines
Fourth Edition July 2017 "Silver level".

Hobless

Bath/L'dry floor to be 
recessed 50mm to 
allow for screed and 
appropriate fall to 
shower.
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Notes
• Builder to verify all dimensions and
levels on site prior to commencement of work

• All work to be carried out in accordance 
with the current National Construction Code.

• All materials to be installed according to
manufacturers specifications.

• Do not scale from these drawings. 
• No changes permitted without consultation 
with designer.
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UNIT 2 FLOOR PLAN
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PROPOSED WILSONS UNIT DEVELOPMENT

102 - 104 Marlborough Street,
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All window sizes to be
checked and/or confirmed
on site prior to ordering

glazing units

Copyright ©

0 4m
1:100

1 2 3

Floor Area   79.83m²

Articulation joints

Smoke Alarm (interconnected where more 
than 1)
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Unit 2 FFL
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N.C.C. part 3.1.3.3
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Notes
• Builder to verify all dimensions and
levels on site prior to commencement of work

• All work to be carried out in accordance 
with the current National Construction Code.

• All materials to be installed according to
manufacturers specifications.

• Do not scale from these drawings. 
• No changes permitted without consultation 
with designer.
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UNIT 2 ELEVATIONS
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B 05 Nov. 2021 LH

Unit 2 North Elevation

Unit 2 East Elevation

Unit 2 South Elevation

Unit 2 West Elevation

MaterialMaterial

Face Brick

Colorbond Roof

FC Sheet

ColourColour

tbc

tbc

tbc

LEGEND:
Existing Ground Level
Proposed Ground Level
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Notes
• Builder to verify all dimensions and
levels on site prior to commencement of work

• All work to be carried out in accordance 
with the current National Construction Code.

• All materials to be installed according to
manufacturers specifications.

• Do not scale from these drawings. 
• No changes permitted without consultation 
with designer.
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STANDARD CEILING LIGHT POINT (30W)

DOWNLIGHT POINT (UNVENTED) (35W)

LED DOWNLIGHT POINT (10W) SUITABLE FOR & FITTED 
WITH INSULATION OVER. (IC RATED)

PENDANT LIGHT (30W)

WALL LIGHT POINT (30W)

2 x 900mm FLUORESCNET LIGHT POINT (36W)

2 x SLIM T5 900mm  FLUORESCENT LIGHT POINT (28W)

LIGHT SWITCH

SINGLE POWER POINT

DOUBLE POWER POINT

WATER PROOF POWER POINT

SMOKE ALARM (INTERCONNECTED WHERE MORE THAN 1)

FAN / HEATER / LIGHT (50W) (VENT IN ACCORDANCE WITH N.C.C. 3.8.7.3)

TV CONNECTION POINT

TELEPHONE CONNECTION POINT

SENSOR LIGHT

EXHAUST FAN (VENT IN ACCORDANCE WITH N.C.C. 3.8.7.3)

FLOOD LIGHT

CAT 6 CONNECTION POINT

TREAD LIGHTS (2W)

DUCTED VACUUM POINT

SECURITY SYSTEM KEYPAD

SECURITY SYSTEM SENSOR

(W   Wattage e.g. 35W   35 Watts.)LEGEND

ALL EXHAUST FANS:
25 L/s for a bathroom or sanitary compartment, 40 L/s for a kitchen or 
laundry. Exhaust from a bathroom, sanitary compartment, or laundry 
must be discharged directly or via a shaft or duct to outdoor air or to a 
roof space that is ventilated in accordance with 3.8.7.4
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Notes
• Builder to verify all dimensions and
levels on site prior to commencement of work

• All work to be carried out in accordance 
with the current National Construction Code.

• All materials to be installed according to
manufacturers specifications.

• Do not scale from these drawings. 
• No changes permitted without consultation 
with designer.
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INSULATION SCHEDULE

AreaArea

RoofRoof

CeilingCeiling

Walls (external)Walls (external)

Walls (Internal)Walls (Internal)

Insulation DetailsInsulation Details

FloorsFloors

Sarking (vapour permeable) OR R1.3 Anticon Sarking

R4.1 bulk insulation (or equivalent) excluding GARAGE

R2.0 bulk insulation (or equivalent) with 1 layer sislation (vapour 
permeable). Sisalation only to GARAGE

N/A or R2.0 bulk insulation (or equivalent) to internal walls adjacent
to GARAGE / SUBFLOOR / ROOFSPACE

R2.0 bulk insulation (or equivalent) to all timber floors

NOTE:
Clearance is required for uncompressed installation of bulk insulation and timbers
should be sized accordingly.
  210mm for R4.1 Bulk Insulation
  240mm for R5.0 Bulk Insulation
  260mm for R6.0 Bulk Insulation
These dimensions are nominal and may vary depending on the type of insulation
to be installed.
Where solar tubes are located, diffusers are to be installed.
Where skylights are located, ceiling insulation is to be installed to length of shaft.

WINDOW MANUFACTURER:WINDOW MANUFACTURER:
(??????WINDOW TYPE CHANGE????)(??????WINDOW TYPE CHANGE????)

NOTE:
Windows supplied MUST HAVE Uw better and or equal to stated figures and SHGC within +/- 5% of stated 
figures.
Windows labelled YES in "Restricted/protected" column to comply with N.C.C. 3.9.2.6 & 3.9.2.7
* - Glass specification changed to comply with Bushfire requirements (Refer to Sheet ---)

LEGEND:
SW   Sliding Window, AW   Awning Window, SD   Sliding door, 
FD   French Door, BRPG   Bushfire Rated Privacy Glass

WINDOWWINDOW
NUMBERNUMBER SIZE / TYPESIZE / TYPE IDID UwUw SHGCSHGC RESTRICTEDRESTRICTED
U2 W01 18-15AW (DG)
U2 W02 09-15AW (DG) opaque
U2 W03 18-15AW (DG)
U2 W04 18-15AW (DG)
U2 W05 21-24SD (DG)
U2 W06 18-06AW (DG)
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d.p.

115 x 57 
Colorbond 
Quad gutter

Colorbond Custom 
Orb roof @ 22.50° pitch

Catchment area 3
1.80m²

Fall

Catchment area 4
1.80m²

Catchment area 5
51.22m²

Catchment area 1
52.66m²

Catchment area 2
51.04m²

d.p. d.p.

d.p.

d.p. Fall

Notes
• Builder to verify all dimensions and
levels on site prior to commencement of work

• All work to be carried out in accordance 
with the current National Construction Code.

• All materials to be installed according to
manufacturers specifications.

• Do not scale from these drawings. 
• No changes permitted without consultation 
with designer.
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UNIT 2 ROOF PLAN

WH712978
PROPOSED WILSONS UNIT DEVELOPMENT

102 - 104 Marlborough Street,
LONGFORD
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08
No. Date Int.

Downpipes Provided 5 +2 d.p. for roof design

Required Downpipes 2.42 Ac ÷ Acdp

ACDP 64 Catchment area per Downpipe (determined from Figure 3.5(A) from AS/NZS 3500.3) (m²)

DRI 110 Design Rainfall Intensity (determined from Figure E8 from AS/NZS 3500.3)

Ae 6555 Cross sectional area of assumed 57 x 115 Quad Gutter. (mm²)

Ac 154.92 Ah x Slope factor (Table 3.2 from AS/NZS 3500.3) (m²)

Ah 128.04 Area of Roof (including 115mm Quad gutter) (m²)

DOWNPIPE AND ROOF CATCHMENT AREA CALCULATIONS (as per AS/NZS 3500.3)DOWNPIPE AND ROOF CATCHMENT AREA CALCULATIONS (as per AS/NZS 3500.3)

GUTTER OVERFLOW
REQUIREMENTS as per
N.C.C. Table 3.5.2.4:

Controlled front bead height
with the front bead of the

 gutter installed a minimum of 
10mm below the top of the 

fascia.

Batten fixings:
100mm type 17, 14g bugle
screws to comply with

AS1684, or refer to AS1684
for alternatives.

Batten spacing:
75 x 38 F8

@ 900 Centre

Colorbond fixings:
50mm M6 11 x 50 EPDM
seal to comply with AS3566

or refer to AS3566 for
alternatives.

Position and quantity of downpipes
are not to be altered without
consultation with designer

Area's shown are surface areas /
catchment areas, not plan areas.

ROOF VENTILATION GUIDE: 
Ventilation calculations must be read in conjunction with 
CBOS - Condensation in Buildings - Tasmanian Designers' 
Guide - Version 2 (published April 2019).

Continuous gap:Continuous gap:
Supply Exhaust
Continuous gap at eaves is: Continuous gap at ridge is
25mm for <16˚ pitch at least 5mm for all roof
10mm for >16˚ pitch pitches

OR

Roof vents:Roof vents:
The minimum vent area should be:
a) Ceiling area/150 for <16˚ pitch, or
b) Ceiling area/300 for >16˚ pitch

Supply Exhaust
75% of ventilation should 25% of ventilation should
be supply be exhaust

Vent at gable should be within 900mm of ridge.

ROOF VENTILATION CALCULATION
Roof vents:Roof vents:
Ceiling Area:
Roof Pitch:
Supply area required (75%):
Exhaust area required (25%):
Example
Vent Width
Vent Length
Vent area
Opening
Supply number required
Exhaust number required
AS3959 compliant ember mesh and compressible blanket to 
ridge vents on jobs in BAL zones.

71.23m²
22.50°
0.18m²
0.59m²

200mm
400mm
0.08m²
50%
5 evenly spaced
Continuous 5mm gap to ridge
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NOTE: Dwelling to comply with
LHA Livable Housing Design Guidelines
Fourth Edition July 2017 "Silver level".

Hobless

Bath/L'dry floor to be 
recessed 50mm to 
allow for screed and 
appropriate fall to 
shower.
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Notes
• Builder to verify all dimensions and
levels on site prior to commencement of work

• All work to be carried out in accordance 
with the current National Construction Code.

• All materials to be installed according to
manufacturers specifications.

• Do not scale from these drawings. 
• No changes permitted without consultation 
with designer.
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All window sizes to be
checked and/or confirmed
on site prior to ordering

glazing units

Copyright ©
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Floor Area   79.83m²

Articulation joints

Smoke Alarm (interconnected where more 
than 1)
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Notes
• Builder to verify all dimensions and
levels on site prior to commencement of work

• All work to be carried out in accordance 
with the current National Construction Code.

• All materials to be installed according to
manufacturers specifications.

• Do not scale from these drawings. 
• No changes permitted without consultation 
with designer.
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UNIT 3 ELEVATIONS
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MaterialMaterial

Face Brick

Colorbond Roof

FC Sheet

ColourColour

tbc

tbc

tbc

Unit 3 North Elevation

Unit 3 East Elevation

Unit 3 South Elevation

Unit 3 West Elevation

LEGEND:
Existing Ground Level
Proposed Ground Level
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Notes
• Builder to verify all dimensions and
levels on site prior to commencement of work

• All work to be carried out in accordance 
with the current National Construction Code.

• All materials to be installed according to
manufacturers specifications.

• Do not scale from these drawings. 
• No changes permitted without consultation 
with designer.
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UNIT 3 ELECTRICAL PLAN
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STANDARD CEILING LIGHT POINT (30W)

DOWNLIGHT POINT (UNVENTED) (35W)

LED DOWNLIGHT POINT (10W) SUITABLE FOR & FITTED 
WITH INSULATION OVER. (IC RATED)

PENDANT LIGHT (30W)

WALL LIGHT POINT (30W)

2 x 900mm FLUORESCNET LIGHT POINT (36W)

2 x SLIM T5 900mm  FLUORESCENT LIGHT POINT (28W)

LIGHT SWITCH

SINGLE POWER POINT

DOUBLE POWER POINT

WATER PROOF POWER POINT

SMOKE ALARM (INTERCONNECTED WHERE MORE THAN 1)

FAN / HEATER / LIGHT (50W) (VENT IN ACCORDANCE WITH N.C.C. 3.8.7.3)

TV CONNECTION POINT

TELEPHONE CONNECTION POINT

SENSOR LIGHT

EXHAUST FAN (VENT IN ACCORDANCE WITH N.C.C. 3.8.7.3)

FLOOD LIGHT

CAT 6 CONNECTION POINT

TREAD LIGHTS (2W)

DUCTED VACUUM POINT

SECURITY SYSTEM KEYPAD

SECURITY SYSTEM SENSOR

(W   Wattage e.g. 35W   35 Watts.)LEGEND

ALL EXHAUST FANS:
25 L/s for a bathroom or sanitary compartment, 40 L/s for a kitchen or 
laundry. Exhaust from a bathroom, sanitary compartment, or laundry 
must be discharged directly or via a shaft or duct to outdoor air or to a 
roof space that is ventilated in accordance with 3.8.7.4
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Notes
• Builder to verify all dimensions and
levels on site prior to commencement of work

• All work to be carried out in accordance 
with the current National Construction Code.

• All materials to be installed according to
manufacturers specifications.

• Do not scale from these drawings. 
• No changes permitted without consultation 
with designer.
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SCHEDULES
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PROPOSED WILSONS UNIT DEVELOPMENT
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INSULATION SCHEDULE

AreaArea

RoofRoof

CeilingCeiling

Walls (external)Walls (external)

Walls (Internal)Walls (Internal)

Insulation DetailsInsulation Details

FloorsFloors

Sarking (vapour permeable) OR R1.3 Anticon Sarking

R4.1 bulk insulation (or equivalent) excluding GARAGE

R2.0 bulk insulation (or equivalent) with 1 layer sislation (vapour 
permeable). Sisalation only to GARAGE

N/A or R2.0 bulk insulation (or equivalent) to internal walls adjacent
to GARAGE / SUBFLOOR / ROOFSPACE

R2.0 bulk insulation (or equivalent) to all timber floors

NOTE:
Clearance is required for uncompressed installation of bulk insulation and timbers
should be sized accordingly.
  210mm for R4.1 Bulk Insulation
  240mm for R5.0 Bulk Insulation
  260mm for R6.0 Bulk Insulation
These dimensions are nominal and may vary depending on the type of insulation
to be installed.
Where solar tubes are located, diffusers are to be installed.
Where skylights are located, ceiling insulation is to be installed to length of shaft.

WINDOW MANUFACTURER:WINDOW MANUFACTURER:
(??????WINDOW TYPE CHANGE????)(??????WINDOW TYPE CHANGE????)

NOTE:
Windows supplied MUST HAVE Uw better and or equal to stated figures and SHGC within +/- 5% of stated 
figures.
Windows labelled YES in "Restricted/protected" column to comply with N.C.C. 3.9.2.6 & 3.9.2.7
* - Glass specification changed to comply with Bushfire requirements (Refer to Sheet ---)

LEGEND:
SW   Sliding Window, AW   Awning Window, SD   Sliding door, 
FD   French Door, BRPG   Bushfire Rated Privacy Glass

WINDOWWINDOW
NUMBERNUMBER SIZE / TYPESIZE / TYPE IDID UwUw SHGCSHGC RESTRICTEDRESTRICTED
U3 W01 18-15AW (DG)
U3 W02 09-15AW (DG) opaque
U3 W03 18-15AW (DG)
U3 W04 18-15AW (DG)
U3 W05 21-24SD (DG)
U3 W06 18-06AW (DG)
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d.p.

115 x 57 
Colorbond 
Quad gutter

Colorbond Custom 
Orb roof @ 22.50° pitch

Catchment area 3
1.80m²

Fall

Catchment area 4
1.80m²

Catchment area 5
51.22m²

Catchment area 1
52.66m²

Catchment area 2
51.04m²

d.p. d.p.

d.p.

d.p. Fall

Notes
• Builder to verify all dimensions and
levels on site prior to commencement of work

• All work to be carried out in accordance 
with the current National Construction Code.

• All materials to be installed according to
manufacturers specifications.

• Do not scale from these drawings. 
• No changes permitted without consultation 
with designer.
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UNIT 3 ROOF PLAN

WH712978
PROPOSED WILSONS UNIT DEVELOPMENT

102 - 104 Marlborough Street,
LONGFORD
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No. Date Int.

Downpipes Provided 5 +2 d.p. for roof design

Required Downpipes 2.42 Ac ÷ Acdp

ACDP 64 Catchment area per Downpipe (determined from Figure 3.5(A) from AS/NZS 3500.3) (m²)

DRI 110 Design Rainfall Intensity (determined from Figure E8 from AS/NZS 3500.3)

Ae 6555 Cross sectional area of assumed 57 x 115 Quad Gutter. (mm²)

Ac 154.92 Ah x Slope factor (Table 3.2 from AS/NZS 3500.3) (m²)

Ah 128.04 Area of Roof (including 115mm Quad gutter) (m²)

DOWNPIPE AND ROOF CATCHMENT AREA CALCULATIONS (as per AS/NZS 3500.3)DOWNPIPE AND ROOF CATCHMENT AREA CALCULATIONS (as per AS/NZS 3500.3)

GUTTER OVERFLOW
REQUIREMENTS as per
N.C.C. Table 3.5.2.4:

Controlled front bead height
with the front bead of the

 gutter installed a minimum of 
10mm below the top of the 

fascia.

Batten fixings:
100mm type 17, 14g bugle
screws to comply with

AS1684, or refer to AS1684
for alternatives.

Batten spacing:
75 x 38 F8

@ 900 Centre

Colorbond fixings:
50mm M6 11 x 50 EPDM
seal to comply with AS3566

or refer to AS3566 for
alternatives.

Position and quantity of downpipes
are not to be altered without
consultation with designer

Area's shown are surface areas /
catchment areas, not plan areas.

ROOF VENTILATION GUIDE: 
Ventilation calculations must be read in conjunction with 
CBOS - Condensation in Buildings - Tasmanian Designers' 
Guide - Version 2 (published April 2019).

Continuous gap:Continuous gap:
Supply Exhaust
Continuous gap at eaves is: Continuous gap at ridge is
25mm for <16˚ pitch at least 5mm for all roof
10mm for >16˚ pitch pitches

OR

Roof vents:Roof vents:
The minimum vent area should be:
a) Ceiling area/150 for <16˚ pitch, or
b) Ceiling area/300 for >16˚ pitch

Supply Exhaust
75% of ventilation should 25% of ventilation should
be supply be exhaust

Vent at gable should be within 900mm of ridge.

ROOF VENTILATION CALCULATION
Roof vents:Roof vents:
Ceiling Area:
Roof Pitch:
Supply area required (75%):
Exhaust area required (25%):
Example
Vent Width
Vent Length
Vent area
Opening
Supply number required
Exhaust number required
AS3959 compliant ember mesh and compressible blanket to 
ridge vents on jobs in BAL zones.

71.23m²
22.50°
0.18m²
0.59m²

200mm
400mm
0.08m²
50%
5 evenly spaced
Continuous 5mm gap to ridge
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1700h Privacy 
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Notes
• Builder to verify all dimensions and
levels on site prior to commencement of work

• All work to be carried out in accordance 
with the current National Construction Code.

• All materials to be installed according to
manufacturers specifications.

• Do not scale from these drawings. 
• No changes permitted without consultation 
with designer.
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UNIT 4 FLOOR PLAN
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PROPOSED WILSONS UNIT DEVELOPMENT

102 - 104 Marlborough Street,
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Floor Area  
All window sizes to be

checked and/or confirmed
on site prior to ordering

glazing units

Articulation joints

Smoke Alarm (interconnected where more 
than 1)

Copyright ©

0 4m
1:100

1 2 3

Floor Area   79.83m²

Articulation joints

Smoke Alarm (interconnected where more 
than 1)
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Notes
• Builder to verify all dimensions and
levels on site prior to commencement of work

• All work to be carried out in accordance 
with the current National Construction Code.

• All materials to be installed according to
manufacturers specifications.

• Do not scale from these drawings. 
• No changes permitted without consultation 
with designer.
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UNIT 4 ELEVATIONS
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MaterialMaterial

Face Brick

Colorbond Roof

FC Sheet

ColourColour

tbc

tbc

tbc

Unit 4 North Elevation

Unit 4 East Elevation

Unit 4 South Elevation

Unit 4 West Elevation

LEGEND:
Existing Ground Level
Proposed Ground Level
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Notes
• Builder to verify all dimensions and
levels on site prior to commencement of work

• All work to be carried out in accordance 
with the current National Construction Code.

• All materials to be installed according to
manufacturers specifications.

• Do not scale from these drawings. 
• No changes permitted without consultation 
with designer.
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WH712978
PROPOSED WILSONS UNIT DEVELOPMENT

102 - 104 Marlborough Street,
LONGFORD

05b
LH

09 June 2021

08
No. Date Int.

STANDARD CEILING LIGHT POINT (30W)

DOWNLIGHT POINT (UNVENTED) (35W)

LED DOWNLIGHT POINT (10W) SUITABLE FOR & FITTED 
WITH INSULATION OVER. (IC RATED)

PENDANT LIGHT (30W)

WALL LIGHT POINT (30W)

2 x 900mm FLUORESCNET LIGHT POINT (36W)

2 x SLIM T5 900mm  FLUORESCENT LIGHT POINT (28W)

LIGHT SWITCH

SINGLE POWER POINT

DOUBLE POWER POINT

WATER PROOF POWER POINT

SMOKE ALARM (INTERCONNECTED WHERE MORE THAN 1)

FAN / HEATER / LIGHT (50W) (VENT IN ACCORDANCE WITH N.C.C. 3.8.7.3)

TV CONNECTION POINT

TELEPHONE CONNECTION POINT

SENSOR LIGHT

EXHAUST FAN (VENT IN ACCORDANCE WITH N.C.C. 3.8.7.3)

FLOOD LIGHT

CAT 6 CONNECTION POINT

TREAD LIGHTS (2W)

DUCTED VACUUM POINT

SECURITY SYSTEM KEYPAD

SECURITY SYSTEM SENSOR

(W   Wattage e.g. 35W   35 Watts.)LEGEND

ALL EXHAUST FANS:
25 L/s for a bathroom or sanitary compartment, 40 L/s for a kitchen or 
laundry. Exhaust from a bathroom, sanitary compartment, or laundry 
must be discharged directly or via a shaft or duct to outdoor air or to a 
roof space that is ventilated in accordance with 3.8.7.4
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Notes
• Builder to verify all dimensions and
levels on site prior to commencement of work

• All work to be carried out in accordance 
with the current National Construction Code.

• All materials to be installed according to
manufacturers specifications.

• Do not scale from these drawings. 
• No changes permitted without consultation 
with designer.
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INSULATION SCHEDULE

AreaArea

RoofRoof

CeilingCeiling

Walls (external)Walls (external)

Walls (Internal)Walls (Internal)

Insulation DetailsInsulation Details

FloorsFloors

Sarking (vapour permeable) OR R1.3 Anticon Sarking

R4.1 bulk insulation (or equivalent) excluding GARAGE

R2.0 bulk insulation (or equivalent) with 1 layer sislation (vapour 
permeable). Sisalation only to GARAGE

N/A or R2.0 bulk insulation (or equivalent) to internal walls adjacent
to GARAGE / SUBFLOOR / ROOFSPACE

R2.0 bulk insulation (or equivalent) to all timber floors

NOTE:
Clearance is required for uncompressed installation of bulk insulation and timbers
should be sized accordingly.
  210mm for R4.1 Bulk Insulation
  240mm for R5.0 Bulk Insulation
  260mm for R6.0 Bulk Insulation
These dimensions are nominal and may vary depending on the type of insulation
to be installed.
Where solar tubes are located, diffusers are to be installed.
Where skylights are located, ceiling insulation is to be installed to length of shaft.

WINDOW MANUFACTURER:WINDOW MANUFACTURER:
(??????WINDOW TYPE CHANGE????)(??????WINDOW TYPE CHANGE????)

NOTE:
Windows supplied MUST HAVE Uw better and or equal to stated figures and SHGC within +/- 5% of stated 
figures.
Windows labelled YES in "Restricted/protected" column to comply with N.C.C. 3.9.2.6 & 3.9.2.7
* - Glass specification changed to comply with Bushfire requirements (Refer to Sheet ---)

LEGEND:
SW   Sliding Window, AW   Awning Window, SD   Sliding door, 
FD   French Door, BRPG   Bushfire Rated Privacy Glass

WINDOWWINDOW
NUMBERNUMBER SIZE / TYPESIZE / TYPE IDID UwUw SHGCSHGC RESTRICTEDRESTRICTED
U4 W01 09-15AW (DG) opaque
U4 W02 18-15AW (DG)
U4 W03 18-06AW (DG)
U4 W05 21-24SD (DG)
U4 W06 18-15AW (DG)
U4 W07 18-15AW (DG)
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d.p.

115 x 57 
Colorbond 
Quad gutter

Colorbond Custom 
Orb roof @ 22.50° pitch

Fall

Catchment area 4
1.80m²

Catchment area 3
51.22m²

Catchment area 2
52.66m²

Catchment area 1
51.04m²

d.p.

d.p.

d.p.

d.p.

Fall

Catchment area 5
1.80m²

Notes
• Builder to verify all dimensions and
levels on site prior to commencement of work

• All work to be carried out in accordance 
with the current National Construction Code.

• All materials to be installed according to
manufacturers specifications.

• Do not scale from these drawings. 
• No changes permitted without consultation 
with designer.
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UNIT 4 ROOF PLAN
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Downpipes Provided 5 +2 d.p. for roof design

Required Downpipes 2.42 Ac ÷ Acdp

ACDP 64 Catchment area per Downpipe (determined from Figure 3.5(A) from AS/NZS 3500.3) (m²)

DRI 110 Design Rainfall Intensity (determined from Figure E8 from AS/NZS 3500.3)

Ae 6555 Cross sectional area of assumed 57 x 115 Quad Gutter. (mm²)

Ac 154.92 Ah x Slope factor (Table 3.2 from AS/NZS 3500.3) (m²)

Ah 128.04 Area of Roof (including 115mm Quad gutter) (m²)

DOWNPIPE AND ROOF CATCHMENT AREA CALCULATIONS (as per AS/NZS 3500.3)DOWNPIPE AND ROOF CATCHMENT AREA CALCULATIONS (as per AS/NZS 3500.3)

GUTTER OVERFLOW
REQUIREMENTS as per
N.C.C. Table 3.5.2.4:

Controlled front bead height
with the front bead of the

 gutter installed a minimum of 
10mm below the top of the 

fascia.

Batten fixings:
100mm type 17, 14g bugle
screws to comply with

AS1684, or refer to AS1684
for alternatives.

Batten spacing:
75 x 38 F8

@ 900 Centre

Colorbond fixings:
50mm M6 11 x 50 EPDM
seal to comply with AS3566

or refer to AS3566 for
alternatives.

Position and quantity of downpipes
are not to be altered without
consultation with designer

Area's shown are surface areas /
catchment areas, not plan areas.

ROOF VENTILATION GUIDE: 
Ventilation calculations must be read in conjunction with 
CBOS - Condensation in Buildings - Tasmanian Designers' 
Guide - Version 2 (published April 2019).

Continuous gap:Continuous gap:
Supply Exhaust
Continuous gap at eaves is: Continuous gap at ridge is
25mm for <16˚ pitch at least 5mm for all roof
10mm for >16˚ pitch pitches

OR

Roof vents:Roof vents:
The minimum vent area should be:
a) Ceiling area/150 for <16˚ pitch, or
b) Ceiling area/300 for >16˚ pitch

Supply Exhaust
75% of ventilation should 25% of ventilation should
be supply be exhaust

Vent at gable should be within 900mm of ridge.

ROOF VENTILATION CALCULATION
Roof vents:Roof vents:
Ceiling Area:
Roof Pitch:
Supply area required (75%):
Exhaust area required (25%):
Example
Vent Width
Vent Length
Vent area
Opening
Supply number required
Exhaust number required
AS3959 compliant ember mesh and compressible blanket to 
ridge vents on jobs in BAL zones.

71.23m²
22.50°
0.18m²
0.59m²

200mm
400mm
0.08m²
50%
5 evenly spaced
Continuous 5mm gap to ridge

GUTTER OVERFLOW
REQUIREMENTS as per
N.C.C. Table 3.5.2.4:

Controlled front bead height
with the front bead of the

 gutter installed a minimum of 
10mm below the top of the 

fascia.

Batten fixings:
100mm type 17, 14g bugle
screws to comply with

AS1684, or refer to AS1684
for alternatives.

Batten spacing:
75 x 38 F8

@ 900 Centre

Colorbond fixings:
50mm M6 11 x 50 EPDM
seal to comply with AS3566

or refer to AS3566 for
alternatives.
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NOTE: Dwelling to comply with
LHA Livable Housing Design Guidelines
Fourth Edition July 2017 "Silver level".

Meter box

Notes
• Builder to verify all dimensions and
levels on site prior to commencement of work

• All work to be carried out in accordance 
with the current National Construction Code.

• All materials to be installed according to
manufacturers specifications.

• Do not scale from these drawings. 
• No changes permitted without consultation 
with designer.
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Floor Area  
All window sizes to be

checked and/or confirmed
on site prior to ordering

glazing units

Articulation joints

Smoke Alarm (interconnected where more 
than 1)

Copyright ©

0 4m
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1 2 3

Floor Area   79.83m²

Articulation joints

Smoke Alarm (interconnected where more 
than 1)
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Notes
• Builder to verify all dimensions and
levels on site prior to commencement of work

• All work to be carried out in accordance 
with the current National Construction Code.

• All materials to be installed according to
manufacturers specifications.

• Do not scale from these drawings. 
• No changes permitted without consultation 
with designer.
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UNIT 5 ELEVATIONS
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MaterialMaterial

Face Brick

Colorbond Roof

FC Sheet

ColourColour

tbc

tbc

tbc

Unit 5 North Elevation

Unit 5 East Elevation

Unit 5 South Elevation

Unit 5 West Elevation
LEGEND:
Existing Ground Level
Proposed Ground Level
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Notes
• Builder to verify all dimensions and
levels on site prior to commencement of work

• All work to be carried out in accordance 
with the current National Construction Code.

• All materials to be installed according to
manufacturers specifications.

• Do not scale from these drawings. 
• No changes permitted without consultation 
with designer.

Drawn

Date

Scale

Client / Project infoDesigner:

ANOTHER PERSPECTIVE PTY LTD
PO BOX 21
NEW TOWN
LIC. NO. CC2204H (A. Strugnell)
Ph: (03) 6231 4122
Fx: (03) 6231 4166
Email:
info@anotherperspective.com.au

Sheet

/
Amendment changes as per cover sheet

 1 : 100

UNIT 5 ELECTRICAL PLAN

WH712978
PROPOSED WILSONS UNIT DEVELOPMENT

102 - 104 Marlborough Street,
LONGFORD

06b
LH

09 June 2021

08
No. Date Int.

STANDARD CEILING LIGHT POINT (30W)

DOWNLIGHT POINT (UNVENTED) (35W)

LED DOWNLIGHT POINT (10W) SUITABLE FOR & FITTED 
WITH INSULATION OVER. (IC RATED)

PENDANT LIGHT (30W)

WALL LIGHT POINT (30W)

2 x 900mm FLUORESCNET LIGHT POINT (36W)

2 x SLIM T5 900mm  FLUORESCENT LIGHT POINT (28W)

LIGHT SWITCH

SINGLE POWER POINT

DOUBLE POWER POINT

WATER PROOF POWER POINT

SMOKE ALARM (INTERCONNECTED WHERE MORE THAN 1)

FAN / HEATER / LIGHT (50W) (VENT IN ACCORDANCE WITH N.C.C. 3.8.7.3)

TV CONNECTION POINT

TELEPHONE CONNECTION POINT

SENSOR LIGHT

EXHAUST FAN (VENT IN ACCORDANCE WITH N.C.C. 3.8.7.3)

FLOOD LIGHT

CAT 6 CONNECTION POINT

TREAD LIGHTS (2W)

DUCTED VACUUM POINT

SECURITY SYSTEM KEYPAD

SECURITY SYSTEM SENSOR

(W   Wattage e.g. 35W   35 Watts.)LEGEND

ALL EXHAUST FANS:
25 L/s for a bathroom or sanitary compartment, 40 L/s for a kitchen or 
laundry. Exhaust from a bathroom, sanitary compartment, or laundry 
must be discharged directly or via a shaft or duct to outdoor air or to a 
roof space that is ventilated in accordance with 3.8.7.4
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Notes
• Builder to verify all dimensions and
levels on site prior to commencement of work

• All work to be carried out in accordance 
with the current National Construction Code.

• All materials to be installed according to
manufacturers specifications.

• Do not scale from these drawings. 
• No changes permitted without consultation 
with designer.
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INSULATION SCHEDULE

AreaArea

RoofRoof

CeilingCeiling

Walls (external)Walls (external)

Walls (Internal)Walls (Internal)

Insulation DetailsInsulation Details

FloorsFloors

Sarking (vapour permeable) OR R1.3 Anticon Sarking

R4.1 bulk insulation (or equivalent) excluding GARAGE

R2.0 bulk insulation (or equivalent) with 1 layer sislation (vapour 
permeable). Sisalation only to GARAGE

N/A or R2.0 bulk insulation (or equivalent) to internal walls adjacent
to GARAGE / SUBFLOOR / ROOFSPACE

R2.0 bulk insulation (or equivalent) to all timber floors

NOTE:
Clearance is required for uncompressed installation of bulk insulation and timbers
should be sized accordingly.
  210mm for R4.1 Bulk Insulation
  240mm for R5.0 Bulk Insulation
  260mm for R6.0 Bulk Insulation
These dimensions are nominal and may vary depending on the type of insulation
to be installed.
Where solar tubes are located, diffusers are to be installed.
Where skylights are located, ceiling insulation is to be installed to length of shaft.

WINDOW MANUFACTURER:WINDOW MANUFACTURER:
(??????WINDOW TYPE CHANGE????)(??????WINDOW TYPE CHANGE????)

NOTE:
Windows supplied MUST HAVE Uw better and or equal to stated figures and SHGC within +/- 5% of stated 
figures.
Windows labelled YES in "Restricted/protected" column to comply with N.C.C. 3.9.2.6 & 3.9.2.7
* - Glass specification changed to comply with Bushfire requirements (Refer to Sheet ---)

LEGEND:
SW   Sliding Window, AW   Awning Window, SD   Sliding door, 
FD   French Door, BRPG   Bushfire Rated Privacy Glass

WINDOWWINDOW
NUMBERNUMBER SIZE / TYPESIZE / TYPE IDID UwUw SHGCSHGC RESTRICTEDRESTRICTED
U5 W01 09-15AW (DG) opaque
U5 W02 18-15AW (DG)
U5 W03 18-06AW (DG)
U5 W04 21-24SD (DG)
U5 W05 18-15AW (DG)
U5 W06 18-15AW (DG)
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d.p.

115 x 57 
Colorbond 
Quad gutter

Colorbond Custom 
Orb roof @ 22.50° pitch
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ll

Catchment area 3
1.80m²

Catchment area 2
61.77m²

Catchment area 1
61.77m²

d.p.

d.p.

d.p.

Catchment area 4
1.80m²

Notes
• Builder to verify all dimensions and
levels on site prior to commencement of work

• All work to be carried out in accordance 
with the current National Construction Code.

• All materials to be installed according to
manufacturers specifications.

• Do not scale from these drawings. 
• No changes permitted without consultation 
with designer.
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GUTTER OVERFLOW
REQUIREMENTS as per
N.C.C. Table 3.5.2.4:

Controlled front bead height
with the front bead of the

 gutter installed a minimum of 
10mm below the top of the 

fascia.

Batten fixings:
100mm type 17, 14g bugle
screws to comply with

AS1684, or refer to AS1684
for alternatives.

Batten spacing:
75 x 38 F8

@ 900 Centre

Colorbond fixings:
50mm M6 11 x 50 EPDM
seal to comply with AS3566

or refer to AS3566 for
alternatives.

Position and quantity of downpipes
are not to be altered without
consultation with designer

Area's shown are surface areas /
catchment areas, not plan areas.

ROOF VENTILATION GUIDE: 
Ventilation calculations must be read in conjunction with 
CBOS - Condensation in Buildings - Tasmanian Designers' 
Guide - Version 2 (published April 2019).

Continuous gap:Continuous gap:
Supply Exhaust
Continuous gap at eaves is: Continuous gap at ridge is
25mm for <16˚ pitch at least 5mm for all roof
10mm for >16˚ pitch pitches

OR

Roof vents:Roof vents:
The minimum vent area should be:
a) Ceiling area/150 for <16˚ pitch, or
b) Ceiling area/300 for >16˚ pitch

Supply Exhaust
75% of ventilation should 25% of ventilation should
be supply be exhaust

Vent at gable should be within 900mm of ridge.

ROOF VENTILATION CALCULATION
Roof vents:Roof vents:
Ceiling Area:
Roof Pitch:
Supply area required (75%):
Exhaust area required (25%):
Example
Vent Width
Vent Length
Vent area
Opening
Supply number required
Exhaust number required
AS3959 compliant ember mesh and compressible blanket to 
ridge vents on jobs in BAL zones.

71.23m²
22.50°
0.18m²
0.59m²

200mm
400mm
0.08m²
50%
5 evenly spaced
Continuous 5mm gap to ridge

Downpipes Provided 4 +2 d.p. for roof design

Required Downpipes 1.93 Ac ÷ Acdp

ACDP 64 Catchment area per Downpipe (determined from Figure 3.5(A) from AS/NZS 3500.3) (m²)

DRI 110 Design Rainfall Intensity (determined from Figure E8 from AS/NZS 3500.3)

Ae 6555 Cross sectional area of assumed 57 x 115 Quad Gutter. (mm²)

Ac 123.53 Ah x Slope factor (Table 3.2 from AS/NZS 3500.3) (m²)

Ah 102.09 Area of Roof (including 115mm Quad gutter) (m²)

DOWNPIPE AND ROOF CATCHMENT AREA CALCULATIONS (as per AS/NZS 3500.3)DOWNPIPE AND ROOF CATCHMENT AREA CALCULATIONS (as per AS/NZS 3500.3)
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Notes
• Builder to verify all dimensions and
levels on site prior to commencement of work

• All work to be carried out in accordance 
with the current National Construction Code.

• All materials to be installed according to
manufacturers specifications.

• Do not scale from these drawings. 
• No changes permitted without consultation 
with designer.
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All window sizes to be
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on site prior to ordering

glazing units

Articulation joints

Smoke Alarm (interconnected where more 
than 1)

Copyright ©
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Floor Area   84.09m²

Articulation joints

Smoke Alarm (interconnected where more 
than 1)
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Notes
• Builder to verify all dimensions and
levels on site prior to commencement of work

• All work to be carried out in accordance 
with the current National Construction Code.

• All materials to be installed according to
manufacturers specifications.

• Do not scale from these drawings. 
• No changes permitted without consultation 
with designer.
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Notes
• Builder to verify all dimensions and
levels on site prior to commencement of work

• All work to be carried out in accordance 
with the current National Construction Code.

• All materials to be installed according to
manufacturers specifications.

• Do not scale from these drawings. 
• No changes permitted without consultation 
with designer.
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102 - 104 Marlborough Street,
LONGFORD

07b
LH

09 June 2021

08
No. Date Int.
A 06 July 2021 LH

STANDARD CEILING LIGHT POINT (30W)

DOWNLIGHT POINT (UNVENTED) (35W)

LED DOWNLIGHT POINT (10W) SUITABLE FOR & FITTED 
WITH INSULATION OVER. (IC RATED)

PENDANT LIGHT (30W)

WALL LIGHT POINT (30W)

2 x 900mm FLUORESCNET LIGHT POINT (36W)

2 x SLIM T5 900mm  FLUORESCENT LIGHT POINT (28W)

LIGHT SWITCH

SINGLE POWER POINT

DOUBLE POWER POINT

WATER PROOF POWER POINT

SMOKE ALARM (INTERCONNECTED WHERE MORE THAN 1)

FAN / HEATER / LIGHT (50W) (VENT IN ACCORDANCE WITH N.C.C. 3.8.7.3)

TV CONNECTION POINT

TELEPHONE CONNECTION POINT

SENSOR LIGHT

EXHAUST FAN (VENT IN ACCORDANCE WITH N.C.C. 3.8.7.3)

FLOOD LIGHT

CAT 6 CONNECTION POINT

TREAD LIGHTS (2W)

DUCTED VACUUM POINT

SECURITY SYSTEM KEYPAD

SECURITY SYSTEM SENSOR

(W   Wattage e.g. 35W   35 Watts.)LEGEND

ALL EXHAUST FANS:
25 L/s for a bathroom or sanitary compartment, 40 L/s for a kitchen or 
laundry. Exhaust from a bathroom, sanitary compartment, or laundry 
must be discharged directly or via a shaft or duct to outdoor air or to a 
roof space that is ventilated in accordance with 3.8.7.4
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Notes
• Builder to verify all dimensions and
levels on site prior to commencement of work

• All work to be carried out in accordance 
with the current National Construction Code.

• All materials to be installed according to
manufacturers specifications.

• Do not scale from these drawings. 
• No changes permitted without consultation 
with designer.
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UNIT 6 CALCULATIONS &
SCHEDULES

WH712978
PROPOSED WILSONS UNIT DEVELOPMENT

102 - 104 Marlborough Street,
LONGFORD

07c
LH

10 June 2021

08
No. Date Int.

INSULATION SCHEDULE

AreaArea

RoofRoof

CeilingCeiling

Walls (external)Walls (external)

Walls (Internal)Walls (Internal)

Insulation DetailsInsulation Details

FloorsFloors

Sarking (vapour permeable) OR R1.3 Anticon Sarking

R4.1 bulk insulation (or equivalent) excluding GARAGE

R2.0 bulk insulation (or equivalent) with 1 layer sislation (vapour 
permeable). Sisalation only to GARAGE

N/A or R2.0 bulk insulation (or equivalent) to internal walls adjacent
to GARAGE / SUBFLOOR / ROOFSPACE

R2.0 bulk insulation (or equivalent) to all timber floors

NOTE:
Clearance is required for uncompressed installation of bulk insulation and timbers
should be sized accordingly.
  210mm for R4.1 Bulk Insulation
  240mm for R5.0 Bulk Insulation
  260mm for R6.0 Bulk Insulation
These dimensions are nominal and may vary depending on the type of insulation
to be installed.
Where solar tubes are located, diffusers are to be installed.
Where skylights are located, ceiling insulation is to be installed to length of shaft.

WINDOW MANUFACTURER:WINDOW MANUFACTURER:
(??????WINDOW TYPE CHANGE????)(??????WINDOW TYPE CHANGE????)

NOTE:
Windows supplied MUST HAVE Uw better and or equal to stated figures and SHGC within +/- 5% of stated 
figures.
Windows labelled YES in "Restricted/protected" column to comply with N.C.C. 3.9.2.6 & 3.9.2.7
* - Glass specification changed to comply with Bushfire requirements (Refer to Sheet ---)

LEGEND:
SW   Sliding Window, AW   Awning Window, SD   Sliding door, 
FD   French Door, BRPG   Bushfire Rated Privacy Glass

WINDOWWINDOW
NUMBERNUMBER SIZE / TYPESIZE / TYPE IDID UwUw SHGCSHGC RESTRICTEDRESTRICTED
U6 W01 09-18AW (DG)
U6 W02 21-18SD (DG)
U6 W03 06-15AW (DG)
U6 W04 06-15AW (DG)
U6 W05 18-18AW (DG)
U6 W06 18-18AW (DG)
U6 W07 06-06AW (DG) opaque
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115 x 57 
Colorbond 
Quad gutter

Catchment area 1
43.44m²

Colorbond Custom 
Orb roof @ 22.50° pitch

Fa
ll

d.p.

Fall

Fall

d.p.

d.p.

Catchment area 3
42.23m²

Catchment area 2
45.86m²

Notes
• Builder to verify all dimensions and
levels on site prior to commencement of work

• All work to be carried out in accordance 
with the current National Construction Code.

• All materials to be installed according to
manufacturers specifications.

• Do not scale from these drawings. 
• No changes permitted without consultation 
with designer.
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UNIT 6 ROOF PLAN

WH712978
PROPOSED WILSONS UNIT DEVELOPMENT

102 - 104 Marlborough Street,
LONGFORD

07d
LH

09 June 2021

08
No. Date Int.

GUTTER OVERFLOW
REQUIREMENTS as per
N.C.C. Table 3.5.2.4:

Controlled front bead height
with the front bead of the

 gutter installed a minimum of 
10mm below the top of the 

fascia.

Batten fixings:
100mm type 17, 14g bugle
screws to comply with

AS1684, or refer to AS1684
for alternatives.

Batten spacing:
75 x 38 F8

@ 900 Centre

Colorbond fixings:
50mm M6 11 x 50 EPDM
seal to comply with AS3566

or refer to AS3566 for
alternatives.

Position and quantity of downpipes
are not to be altered without
consultation with designer

Area's shown are surface areas /
catchment areas, not plan areas.

ROOF VENTILATION GUIDE: 
Ventilation calculations must be read in conjunction with 
CBOS - Condensation in Buildings - Tasmanian Designers' 
Guide - Version 2 (published April 2019).

Continuous gap:Continuous gap:
Supply Exhaust
Continuous gap at eaves is: Continuous gap at ridge is
25mm for <16˚ pitch at least 5mm for all roof
10mm for >16˚ pitch pitches

OR

Roof vents:Roof vents:
The minimum vent area should be:
a) Ceiling area/150 for <16˚ pitch, or
b) Ceiling area/300 for >16˚ pitch

Supply Exhaust
75% of ventilation should 25% of ventilation should
be supply be exhaust

Vent at gable should be within 900mm of ridge.

ROOF VENTILATION CALCULATION
Roof vents:Roof vents:
Ceiling Area:
Roof Pitch:
Supply area required (75%):
Exhaust area required (25%):
Example
Vent Width
Vent Length
Vent area
Opening
Supply number required
Exhaust number required
AS3959 compliant ember mesh and compressible blanket to 
ridge vents on jobs in BAL zones.

75.12m²
22.50°
0.19m²
0.06m²

200mm
400mm
0.08m²
50%
5 evenly spaced
Continuous 5mm gap to ridge

Downpipes Provided 3

Required Downpipes 2.06 Ac ÷ Acdp

ACDP 64 Catchment area per Downpipe (determined from Figure 3.5(A) from AS/NZS 3500.3) (m²)

DRI 110 Design Rainfall Intensity (determined from Figure E8 from AS/NZS 3500.3)

Ae 6555 Cross sectional area of assumed 57 x 115 Quad Gutter. (mm²)

Ac 131.52 Ah x Slope factor (Table 3.2 from AS/NZS 3500.3) (m²)

Ah 108.70 Area of Roof (including 115mm Quad gutter) (m²)

DOWNPIPE AND ROOF CATCHMENT AREA CALCULATIONS (as per AS/NZS 3500.3)DOWNPIPE AND ROOF CATCHMENT AREA CALCULATIONS (as per AS/NZS 3500.3)
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Notes
• Builder to verify all dimensions and
levels on site prior to commencement of work

• All work to be carried out in accordance 
with the current National Construction Code.

• All materials to be installed according to
manufacturers specifications.

• Do not scale from these drawings. 
• No changes permitted without consultation 
with designer.
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UNIT 7 FLOOR PLAN

WH712978
PROPOSED WILSONS UNIT DEVELOPMENT

102 - 104 Marlborough Street,
LONGFORD

08
LH

04 June 2021

08
No. Date Int.
A 06 July 2021 LH

Floor Area  
All window sizes to be

checked and/or confirmed
on site prior to ordering

glazing units

Articulation joints

Smoke Alarm (interconnected where more 
than 1)

Copyright ©

0 4m
1:100

1 2 3

Floor Area   84.09m²

Articulation joints

Smoke Alarm (interconnected where more 
than 1)
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Notes
• Builder to verify all dimensions and
levels on site prior to commencement of work

• All work to be carried out in accordance 
with the current National Construction Code.

• All materials to be installed according to
manufacturers specifications.

• Do not scale from these drawings. 
• No changes permitted without consultation 
with designer.
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UNIT 7 ELEVATIONS

WH712978
PROPOSED WILSONS UNIT DEVELOPMENT

102 - 104 Marlborough Street,
LONGFORD

08a
LH

09 June 2021

08
No. Date Int.
A 06 July 2021 LH
B 05 Nov. 2021 LH

MaterialMaterial

Face Brick

Colorbond Roof

FC Sheet

ColourColour

tbc

tbc

tbc

Unit 7 North Elevation

Unit 7 East Elevation

Unit 7 South Elevation

Unit 7 West Elevation

LEGEND:
Existing Ground Level
Proposed Ground Level
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Notes
• Builder to verify all dimensions and
levels on site prior to commencement of work

• All work to be carried out in accordance 
with the current National Construction Code.

• All materials to be installed according to
manufacturers specifications.

• Do not scale from these drawings. 
• No changes permitted without consultation 
with designer.
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UNIT 7 ELECTRICAL PLAN

WH712978
PROPOSED WILSONS UNIT DEVELOPMENT

102 - 104 Marlborough Street,
LONGFORD

08b
LH

09 June 2021

08
No. Date Int.
A 06 July 2021 LH

STANDARD CEILING LIGHT POINT (30W)

DOWNLIGHT POINT (UNVENTED) (35W)

LED DOWNLIGHT POINT (10W) SUITABLE FOR & FITTED 
WITH INSULATION OVER. (IC RATED)

PENDANT LIGHT (30W)

WALL LIGHT POINT (30W)

2 x 900mm FLUORESCNET LIGHT POINT (36W)

2 x SLIM T5 900mm  FLUORESCENT LIGHT POINT (28W)

LIGHT SWITCH

SINGLE POWER POINT

DOUBLE POWER POINT

WATER PROOF POWER POINT

SMOKE ALARM (INTERCONNECTED WHERE MORE THAN 1)

FAN / HEATER / LIGHT (50W) (VENT IN ACCORDANCE WITH N.C.C. 3.8.7.3)

TV CONNECTION POINT

TELEPHONE CONNECTION POINT

SENSOR LIGHT

EXHAUST FAN (VENT IN ACCORDANCE WITH N.C.C. 3.8.7.3)

FLOOD LIGHT

CAT 6 CONNECTION POINT

TREAD LIGHTS (2W)

DUCTED VACUUM POINT

SECURITY SYSTEM KEYPAD

SECURITY SYSTEM SENSOR

(W   Wattage e.g. 35W   35 Watts.)LEGEND

ALL EXHAUST FANS:
25 L/s for a bathroom or sanitary compartment, 40 L/s for a kitchen or 
laundry. Exhaust from a bathroom, sanitary compartment, or laundry 
must be discharged directly or via a shaft or duct to outdoor air or to a 
roof space that is ventilated in accordance with 3.8.7.4
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Notes
• Builder to verify all dimensions and
levels on site prior to commencement of work

• All work to be carried out in accordance 
with the current National Construction Code.

• All materials to be installed according to
manufacturers specifications.

• Do not scale from these drawings. 
• No changes permitted without consultation 
with designer.
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UNIT 7 CALCULATIONS &
SCHEDULES

WH712978
PROPOSED WILSONS UNIT DEVELOPMENT

102 - 104 Marlborough Street,
LONGFORD

08c
LH

10 June 2021

08
No. Date Int.

INSULATION SCHEDULE

AreaArea

RoofRoof

CeilingCeiling

Walls (external)Walls (external)

Walls (Internal)Walls (Internal)

Insulation DetailsInsulation Details

FloorsFloors

Sarking (vapour permeable) OR R1.3 Anticon Sarking

R4.1 bulk insulation (or equivalent) excluding GARAGE

R2.0 bulk insulation (or equivalent) with 1 layer sislation (vapour 
permeable). Sisalation only to GARAGE

N/A or R2.0 bulk insulation (or equivalent) to internal walls adjacent
to GARAGE / SUBFLOOR / ROOFSPACE

R2.0 bulk insulation (or equivalent) to all timber floors

NOTE:
Clearance is required for uncompressed installation of bulk insulation and timbers
should be sized accordingly.
  210mm for R4.1 Bulk Insulation
  240mm for R5.0 Bulk Insulation
  260mm for R6.0 Bulk Insulation
These dimensions are nominal and may vary depending on the type of insulation
to be installed.
Where solar tubes are located, diffusers are to be installed.
Where skylights are located, ceiling insulation is to be installed to length of shaft.

WINDOW MANUFACTURER:WINDOW MANUFACTURER:
(??????WINDOW TYPE CHANGE????)(??????WINDOW TYPE CHANGE????)

NOTE:
Windows supplied MUST HAVE Uw better and or equal to stated figures and SHGC within +/- 5% of stated 
figures.
Windows labelled YES in "Restricted/protected" column to comply with N.C.C. 3.9.2.6 & 3.9.2.7
* - Glass specification changed to comply with Bushfire requirements (Refer to Sheet ---)

LEGEND:
SW   Sliding Window, AW   Awning Window, SD   Sliding door, 
FD   French Door, BRPG   Bushfire Rated Privacy Glass

WINDOWWINDOW
NUMBERNUMBER SIZE / TYPESIZE / TYPE IDID UwUw SHGCSHGC RESTRICTEDRESTRICTED
U7 W01 09-18AW (DG)
U7 W02 15-21AW (DG)
U7 W03 06-15AW (DG)
U7 W04 06-15AW (DG)
U7 W05 18-18AW (DG)
U7 W06 18-18AW (DG)
U7 W07 06-06AW (DG) opaque
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115 x 57 
Colorbond 
Quad gutter

Catchment area 1
43.44m²

Colorbond Custom 
Orb roof @ 22.50° pitch

Fa
ll

d.p.

Fall

Fall

d.p.

d.p.

Catchment area 3
42.23m²

Catchment area 2
45.86m²

Notes
• Builder to verify all dimensions and
levels on site prior to commencement of work

• All work to be carried out in accordance 
with the current National Construction Code.

• All materials to be installed according to
manufacturers specifications.

• Do not scale from these drawings. 
• No changes permitted without consultation 
with designer.
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UNIT 7 ROOF PLAN

WH712978
PROPOSED WILSONS UNIT DEVELOPMENT

102 - 104 Marlborough Street,
LONGFORD

08d
LH

09 June 2021

08
No. Date Int.

GUTTER OVERFLOW
REQUIREMENTS as per
N.C.C. Table 3.5.2.4:

Controlled front bead height
with the front bead of the

 gutter installed a minimum of 
10mm below the top of the 

fascia.

Batten fixings:
100mm type 17, 14g bugle
screws to comply with

AS1684, or refer to AS1684
for alternatives.

Batten spacing:
75 x 38 F8

@ 900 Centre

Colorbond fixings:
50mm M6 11 x 50 EPDM
seal to comply with AS3566

or refer to AS3566 for
alternatives.

Position and quantity of downpipes
are not to be altered without
consultation with designer

Area's shown are surface areas /
catchment areas, not plan areas.

ROOF VENTILATION GUIDE: 
Ventilation calculations must be read in conjunction with 
CBOS - Condensation in Buildings - Tasmanian Designers' 
Guide - Version 2 (published April 2019).

Continuous gap:Continuous gap:
Supply Exhaust
Continuous gap at eaves is: Continuous gap at ridge is
25mm for <16˚ pitch at least 5mm for all roof
10mm for >16˚ pitch pitches

OR

Roof vents:Roof vents:
The minimum vent area should be:
a) Ceiling area/150 for <16˚ pitch, or
b) Ceiling area/300 for >16˚ pitch

Supply Exhaust
75% of ventilation should 25% of ventilation should
be supply be exhaust

Vent at gable should be within 900mm of ridge.

Downpipes Provided 3

Required Downpipes 2.06 Ac ÷ Acdp

ACDP 64 Catchment area per Downpipe (determined from Figure 3.5(A) from AS/NZS 3500.3) (m²)

DRI 110 Design Rainfall Intensity (determined from Figure E8 from AS/NZS 3500.3)

Ae 6555 Cross sectional area of assumed 57 x 115 Quad Gutter. (mm²)

Ac 131.52 Ah x Slope factor (Table 3.2 from AS/NZS 3500.3) (m²)

Ah 108.70 Area of Roof (including 115mm Quad gutter) (m²)

DOWNPIPE AND ROOF CATCHMENT AREA CALCULATIONS (as per AS/NZS 3500.3)DOWNPIPE AND ROOF CATCHMENT AREA CALCULATIONS (as per AS/NZS 3500.3)

ROOF VENTILATION CALCULATION
Roof vents:Roof vents:
Ceiling Area:
Roof Pitch:
Supply area required (75%):
Exhaust area required (25%):
Example
Vent Width
Vent Length
Vent area
Opening
Supply number required
Exhaust number required
AS3959 compliant ember mesh and compressible blanket to 
ridge vents on jobs in BAL zones.

75.12m²
22.50°
0.19m²
0.06m²

200mm
400mm
0.08m²
50%
5 evenly spaced
Continuous 5mm gap to ridge
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PROPOSED BUILDING SITE.
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GENERAL G1.  THESE DRAWINGS SHALL BE READ IN CONJUNCTION WITH ALL OTHER CONTRACT DRAWINGS AND THESE DRAWINGS SHALL BE READ IN CONJUNCTION WITH ALL OTHER CONTRACT DRAWINGS AND SPECIFICATIONS. ANY DISCREPANCIES SHALL BE REFERRED TO GANDY AND ROBERTS FOR CLARIFICATION. G2.  SETTING OUT DIMENSIONS AND LEVELS SHOWN ON THE DRAWINGS SHALL BE VERIFIED BY THE SETTING OUT DIMENSIONS AND LEVELS SHOWN ON THE DRAWINGS SHALL BE VERIFIED BY THE CONTRACTOR PRIOR TO COMMENCEMENT. G3.  DIMENSIONS SHALL NOT BE OBTAINED BY SCALING THESE DRAWINGS. DIMENSIONS SHALL NOT BE OBTAINED BY SCALING THESE DRAWINGS. G4.  DURING CONSTRUCTION THE CONTRACTOR SHALL MAINTAIN EXCAVATIONS AND STRUCTURES IN A DURING CONSTRUCTION THE CONTRACTOR SHALL MAINTAIN EXCAVATIONS AND STRUCTURES IN A STABLE CONDITION AND ENSURE THAT NO PART IS OVERSTRESSED UNDER CONSTRUCTION ACTIVITIES. G5.  THE CONTRACTOR IS RESPONSIBLE FOR THE CREATION AND MAINTENANCE OF TEMPORARY SITE THE CONTRACTOR IS RESPONSIBLE FOR THE CREATION AND MAINTENANCE OF TEMPORARY SITE ACCESSES. STRENGTHENING OF DESIGN PAVEMENTS TO CARRY CONSTRUCTION VEHICLES (IN EXCESS OF THE DESIGN ALLOWANCE) SHALL BE AT THE CONTRACTOR'S EXPENSE. G6.  LOCATION AND VERIFICATION OF EXISTING SERVICES IS THE CONTRACTOR'S RESPONSIBILITY. REFER LOCATION AND VERIFICATION OF EXISTING SERVICES IS THE CONTRACTOR'S RESPONSIBILITY. REFER ANY SERVICES DISCOVERED ONSITE WHICH ARE NOT SHOWN ON THE DRAWINGS, OR ARE IN A DIFFERENT LOCATION TO THAT SHOWN, TO GANDY AND ROBERTS. THE CONTRACTOR SHALL UNDERTAKE ALL NECESSARY INVESTIGATIONS, INCLUDING LIAISON WITH SERVICE AUTHORITIES, TO DETERMINE IF THE DISCOVERED SERVICES ARE LIVE. THE CONTRACTOR SHALL NOTIFY GANDY AND ROBERTS IN WRITING THAT REDUNDANT SERVICES HAVE BEEN LOCATED AND REQUEST APPROVAL TO SEAL AND ABANDON THOSE SERVICES. G7.  PROTECT ALL EXISTING SERVICES AND OTHER INFRASTRUCTURE FROM DAMAGE DURING PROTECT ALL EXISTING SERVICES AND OTHER INFRASTRUCTURE FROM DAMAGE DURING CONSTRUCTION. SHOULD DAMAGE OCCUR, ADVISE GANDY AND ROBERTS IMMEDIATELY ALONG WITH DETAILS OF PROPOSED REMEDIAL ACTION. THE COST OF REMEDIAL WORK (INCLUDING REDESIGN IF REQUIRED) SHALL BE BORNE BY THE CONTRACTOR. G8.  THE CONTRACTOR IS RESPONSIBLE FOR UNDERTAKING WHATEVER DILAPIDATION SURVEYS OF THE CONTRACTOR IS RESPONSIBLE FOR UNDERTAKING WHATEVER DILAPIDATION SURVEYS OF EXISTING BUILDINGS/INFRASTRUCTURE THEY CONSIDER NECESSARY PRIOR TO CONSTRUCTION COMMENCING, AND CONSULTATION WITH ADJOINING LAND OWNERS TO MINIMISE DISRUPTION TO SERVICES/ACCESS ETC. DURING CONSTRUCTION. G9.  ALL SURPLUS CONSTRUCTION MATERIALS (INCLUDING EXCESS CUT AND FILL MATERIAL) SHALL BE ALL SURPLUS CONSTRUCTION MATERIALS (INCLUDING EXCESS CUT AND FILL MATERIAL) SHALL BE REMOVED FROM THE SITE (UNLESS INSTRUCTED OTHERWISE) AT COMPLETION OF THE WORKS G10.  SURVEY INFORMATION HAS BEEN SUPPLIED BY UDM GROUP FOR THE PURPOSES OF PREPARING THE SURVEY INFORMATION HAS BEEN SUPPLIED BY UDM GROUP FOR THE PURPOSES OF PREPARING THE DESIGN DRAWINGS. ALL OTHER SURVEY REQUIRED TO SETOUT AND CONSTRUCT THE WORKS SHALL BE PROVIDED BY THE CONTRACTOR USING A REGISTERED SURVEYOR. G11.  ALL WORKS ARE TO BE UNDERTAKEN BY THE CONTRACTOR AND HIS SUBCONTRACTORS UNLESS ALL WORKS ARE TO BE UNDERTAKEN BY THE CONTRACTOR AND HIS SUBCONTRACTORS UNLESS NOTED OTHERWISE ON THE DRAWINGS. G12.  PROPOSED CHANGES TO THE DESIGN OF ANY PART OF THE WORKS SHALL BE SUBMITTED TO PROPOSED CHANGES TO THE DESIGN OF ANY PART OF THE WORKS SHALL BE SUBMITTED TO GANDY AND ROBERTS FOR REVIEW. THE CONTRACTOR SHALL BEAR ALL COSTS ASSOCIATED WITH THE DESIGN CHANGE. G13.  THE CONTRACTOR IS TO ALLOW FOR ALL TESTING OF RAW MATERIALS AND CONSTRUCTED WORKS THE CONTRACTOR IS TO ALLOW FOR ALL TESTING OF RAW MATERIALS AND CONSTRUCTED WORKS THAT IS REQUIRED TO DEMONSTRATE COMPLIANCE WITH THE NOMINATED AUSTRALIAN STANDARDS, SPECIFICATIONS, AND STANDARD DRAWINGS. RESULTS OF TESTS SHALL BE PROVIDED TO GANDY AND ROBERTS ON REQUEST. G14. IF PROTECTION WORKS ARE REQUIRED THE CONTRACTOR SHALL ADVISE THE PROPERTY OWNER IF PROTECTION WORKS ARE REQUIRED THE CONTRACTOR SHALL ADVISE THE PROPERTY OWNER THAT THEY ARE REQUIRED TO NOTIFY ADJOINING PROPERTY OWNERS OF THEIR INTENTION TO UNDERTAKE PROTECTION WORKS IN ACCORDANCE WITH PART 6 OF THE BUILDING ACT 2016. THE CONTRACTOR SHALL REFER THE PROPERTY OWNER TO FORM 6 - NOTICE FOR PROPOSED PROTECTION WORK AVAILABLE ON THE CBOS WEBSITE. THE CONTRACTOR SHALL NOT COMMENCE WORKS UNTIL CONFIRMATION HAS BEEN RECEIVED FROM THE PROPERTY OWNER THAT THIS PROCESS HAS BEEN COMPLETED IN ACCORDANCE WITH THE REQUIREMENTS OF THE BUILDING ACT 2016. G15. THE IDENTIFICATION OF A PROPRIETARY ITEM DOES NOT NECESSARILY IMPLY EXCLUSIVE THE IDENTIFICATION OF A PROPRIETARY ITEM DOES NOT NECESSARILY IMPLY EXCLUSIVE PREFERENCE FOR THE ITEM IDENTIFIED BUT SHALL BE DEEMED TO INDICATE THE REQUIRED PROPERTIES OF THE ITEM, SUCH AS QUALITY, PERFORMANCE AND THE LIKE. SIMILAR ITEMS HAVING THE REQUIRED PROPERTIES MAY BE OFFERED BY THE CONTRACTOR FOR APPROVAL. WHEN OFFERING AN ALTERNATIVE FOR APPROVAL THE CONTRACTOR MUST PROVIDE ALL AVAILABLE TECHNICAL INFORMATION REQUESTED BY THE SUPERINTENDENT. G16. PROPRIETARY ITEMS SHALL BE USED, FITTED, INSTALLED AND FINISHED IN ACCORDANCE WITH THE PROPRIETARY ITEMS SHALL BE USED, FITTED, INSTALLED AND FINISHED IN ACCORDANCE WITH THE  ITEMS SHALL BE USED, FITTED, INSTALLED AND FINISHED IN ACCORDANCE WITH THE ITEMS SHALL BE USED, FITTED, INSTALLED AND FINISHED IN ACCORDANCE WITH THE  SHALL BE USED, FITTED, INSTALLED AND FINISHED IN ACCORDANCE WITH THE SHALL BE USED, FITTED, INSTALLED AND FINISHED IN ACCORDANCE WITH THE  BE USED, FITTED, INSTALLED AND FINISHED IN ACCORDANCE WITH THE BE USED, FITTED, INSTALLED AND FINISHED IN ACCORDANCE WITH THE  USED, FITTED, INSTALLED AND FINISHED IN ACCORDANCE WITH THE USED, FITTED, INSTALLED AND FINISHED IN ACCORDANCE WITH THE  FITTED, INSTALLED AND FINISHED IN ACCORDANCE WITH THE FITTED, INSTALLED AND FINISHED IN ACCORDANCE WITH THE  INSTALLED AND FINISHED IN ACCORDANCE WITH THE INSTALLED AND FINISHED IN ACCORDANCE WITH THE  AND FINISHED IN ACCORDANCE WITH THE AND FINISHED IN ACCORDANCE WITH THE  FINISHED IN ACCORDANCE WITH THE FINISHED IN ACCORDANCE WITH THE  IN ACCORDANCE WITH THE IN ACCORDANCE WITH THE  ACCORDANCE WITH THE ACCORDANCE WITH THE  WITH THE WITH THE  THE THE WRITTEN INSTRUCTIONS AND RECOMMENDATIONS OF THE SUPPLIER OR MANUFACTURER. G17.  ON COMPLETION, THE CONTRACTOR SHALL SUPPLY AS CONSTRUCTED DRAWINGS (PREPARED BY A ON COMPLETION, THE CONTRACTOR SHALL SUPPLY AS CONSTRUCTED DRAWINGS (PREPARED BY A  COMPLETION, THE CONTRACTOR SHALL SUPPLY AS CONSTRUCTED DRAWINGS (PREPARED BY A COMPLETION, THE CONTRACTOR SHALL SUPPLY AS CONSTRUCTED DRAWINGS (PREPARED BY A  THE CONTRACTOR SHALL SUPPLY AS CONSTRUCTED DRAWINGS (PREPARED BY A THE CONTRACTOR SHALL SUPPLY AS CONSTRUCTED DRAWINGS (PREPARED BY A  CONTRACTOR SHALL SUPPLY AS CONSTRUCTED DRAWINGS (PREPARED BY A CONTRACTOR SHALL SUPPLY AS CONSTRUCTED DRAWINGS (PREPARED BY A  SHALL SUPPLY AS CONSTRUCTED DRAWINGS (PREPARED BY A SHALL SUPPLY AS CONSTRUCTED DRAWINGS (PREPARED BY A  SUPPLY AS CONSTRUCTED DRAWINGS (PREPARED BY A SUPPLY AS CONSTRUCTED DRAWINGS (PREPARED BY A  AS CONSTRUCTED DRAWINGS (PREPARED BY A AS CONSTRUCTED DRAWINGS (PREPARED BY A  CONSTRUCTED DRAWINGS (PREPARED BY A CONSTRUCTED DRAWINGS (PREPARED BY A  DRAWINGS (PREPARED BY A DRAWINGS (PREPARED BY A  (PREPARED BY A (PREPARED BY A  BY A BY A  A A REGISTERED SURVEYOR IN ACCORDANCE WITH AS 1100.401) AND FULL SERVICE MANUAL IN BOTH  SURVEYOR IN ACCORDANCE WITH AS 1100.401) AND FULL SERVICE MANUAL IN BOTH SURVEYOR IN ACCORDANCE WITH AS 1100.401) AND FULL SERVICE MANUAL IN BOTH  IN ACCORDANCE WITH AS 1100.401) AND FULL SERVICE MANUAL IN BOTH IN ACCORDANCE WITH AS 1100.401) AND FULL SERVICE MANUAL IN BOTH  ACCORDANCE WITH AS 1100.401) AND FULL SERVICE MANUAL IN BOTH ACCORDANCE WITH AS 1100.401) AND FULL SERVICE MANUAL IN BOTH  WITH AS 1100.401) AND FULL SERVICE MANUAL IN BOTH WITH AS 1100.401) AND FULL SERVICE MANUAL IN BOTH  AS 1100.401) AND FULL SERVICE MANUAL IN BOTH AS 1100.401) AND FULL SERVICE MANUAL IN BOTH  1100.401) AND FULL SERVICE MANUAL IN BOTH 1100.401) AND FULL SERVICE MANUAL IN BOTH  AND FULL SERVICE MANUAL IN BOTH AND FULL SERVICE MANUAL IN BOTH  FULL SERVICE MANUAL IN BOTH FULL SERVICE MANUAL IN BOTH  SERVICE MANUAL IN BOTH SERVICE MANUAL IN BOTH  MANUAL IN BOTH MANUAL IN BOTH  IN BOTH IN BOTH  BOTH BOTH HARD COPY (3 SETS) AND ELECTRONIC (.PDF AND .DWG) FORMATS. AS CONSTRUCTED DRAWINGS  COPY (3 SETS) AND ELECTRONIC (.PDF AND .DWG) FORMATS. AS CONSTRUCTED DRAWINGS COPY (3 SETS) AND ELECTRONIC (.PDF AND .DWG) FORMATS. AS CONSTRUCTED DRAWINGS  (3 SETS) AND ELECTRONIC (.PDF AND .DWG) FORMATS. AS CONSTRUCTED DRAWINGS (3 SETS) AND ELECTRONIC (.PDF AND .DWG) FORMATS. AS CONSTRUCTED DRAWINGS  SETS) AND ELECTRONIC (.PDF AND .DWG) FORMATS. AS CONSTRUCTED DRAWINGS SETS) AND ELECTRONIC (.PDF AND .DWG) FORMATS. AS CONSTRUCTED DRAWINGS  AND ELECTRONIC (.PDF AND .DWG) FORMATS. AS CONSTRUCTED DRAWINGS AND ELECTRONIC (.PDF AND .DWG) FORMATS. AS CONSTRUCTED DRAWINGS  ELECTRONIC (.PDF AND .DWG) FORMATS. AS CONSTRUCTED DRAWINGS ELECTRONIC (.PDF AND .DWG) FORMATS. AS CONSTRUCTED DRAWINGS  (.PDF AND .DWG) FORMATS. AS CONSTRUCTED DRAWINGS (.PDF AND .DWG) FORMATS. AS CONSTRUCTED DRAWINGS  AND .DWG) FORMATS. AS CONSTRUCTED DRAWINGS AND .DWG) FORMATS. AS CONSTRUCTED DRAWINGS  .DWG) FORMATS. AS CONSTRUCTED DRAWINGS .DWG) FORMATS. AS CONSTRUCTED DRAWINGS  FORMATS. AS CONSTRUCTED DRAWINGS FORMATS. AS CONSTRUCTED DRAWINGS  AS CONSTRUCTED DRAWINGS AS CONSTRUCTED DRAWINGS  CONSTRUCTED DRAWINGS CONSTRUCTED DRAWINGS  DRAWINGS DRAWINGS SHALL BE PREPARED IN ACCORDANCE WITH TASWATER'S,THE LOCAL AUTHORITY'S AND/OR THE  BE PREPARED IN ACCORDANCE WITH TASWATER'S,THE LOCAL AUTHORITY'S AND/OR THE BE PREPARED IN ACCORDANCE WITH TASWATER'S,THE LOCAL AUTHORITY'S AND/OR THE  PREPARED IN ACCORDANCE WITH TASWATER'S,THE LOCAL AUTHORITY'S AND/OR THE PREPARED IN ACCORDANCE WITH TASWATER'S,THE LOCAL AUTHORITY'S AND/OR THE  IN ACCORDANCE WITH TASWATER'S,THE LOCAL AUTHORITY'S AND/OR THE IN ACCORDANCE WITH TASWATER'S,THE LOCAL AUTHORITY'S AND/OR THE  ACCORDANCE WITH TASWATER'S,THE LOCAL AUTHORITY'S AND/OR THE ACCORDANCE WITH TASWATER'S,THE LOCAL AUTHORITY'S AND/OR THE  WITH TASWATER'S,THE LOCAL AUTHORITY'S AND/OR THE WITH TASWATER'S,THE LOCAL AUTHORITY'S AND/OR THE  TASWATER'S,THE LOCAL AUTHORITY'S AND/OR THE TASWATER'S,THE LOCAL AUTHORITY'S AND/OR THE  LOCAL AUTHORITY'S AND/OR THE LOCAL AUTHORITY'S AND/OR THE  AUTHORITY'S AND/OR THE AUTHORITY'S AND/OR THE  AND/OR THE AND/OR THE  THE THE CLIENT'S REQUIREMENTS. TEMPORARY WORKS THE CONTRACTOR IS REQUIRED TO CARRY OUT ALL TEMPORARY WORKS NECESSARY TO ENABLE COMPLETION OF THE WORKS (INCLUDING THE ENGAGEMENT OF SUITABLY QUALIFIED DESIGNERS AND IS RESPONSIBLE FOR ALL ASSOCIATED COSTS), THIS INCLUDES (BUT IS NOT LIMITED TO) THE FOLLOWING: PRECAST PANEL PROPPING, FORMWORK, SCAFFOLDING, SHORING, BACK PROPPING OF SUSPENDED SLABS. APPROVALS A1.  PRIOR TO CONSTRUCTION COMMENCING, THE CONTRACTOR IS RESPONSIBLE FOR ENSURING THAT A PRIOR TO CONSTRUCTION COMMENCING, THE CONTRACTOR IS RESPONSIBLE FOR ENSURING THAT A VALID BUILDING AND ENGINEERING PERMIT IS IN PLACE FOR THE WORK & THAT THE RELEVANT AUTHORITIES ARE NOTIFIED AND ALLOWED TO INSPECT AT THE NOMINATED HOLD POINTS. A2.  UNLESS NOMINATED OTHERWISE, THE FOLLOWING INSPECTION REGIME SHALL BE ADOPTED: UNLESS NOMINATED OTHERWISE, THE FOLLOWING INSPECTION REGIME SHALL BE ADOPTED: ROAD FORMATIONS INSPECTION OF SUBGRADE, SUBBASE AND BASE LIFTS, KERBING AND SEAL BY THE LOCAL AUTHORITY AND GANDY AND ROBERTS; STORMWATER INSPECTION OF STORMWATER LINES BY THE LOCAL AUTHORITY; SEWER AND WATER SEWER AND WATER INFRASTRUCTURE TO BE OWNED BY TASWATER TO BE INSPECTED AND  SELF-CERTIFIED BY CIVIL CONTRACTOR OR THEIR SUBCONTRACTOR. SEWER PIPELINE PRIOR TO BACKFILLING BY GANDY AND ROBERTS ; AS-BUILT SERVICES SURVEYS WATER, SEWER, STORMWATER SURVEYS UNDERTAKEN BY CONTRACTOR'S REGISTERED LAND SURVEY OR (DEPTH OF WATER RETICULATION RECORDED PRIOR TO BACKFILLING); INSTALLATION OF OTHER IN-GROUND SERVICES POWER, COMMUNICATIONS, GAS ETC. UNDERTAKEN BY THE RELEVANT MANAGING AUTHORITY; DEFECT'S LIABILITY INSPECTION BY GANDY AND ROBERTS. A3.  A MINIMUM OF 24 HOURS NOTICE IS REQUIRED FOR GANDY AND ROBERTS TO ATTEND THE SITE. DO A MINIMUM OF 24 HOURS NOTICE IS REQUIRED FOR GANDY AND ROBERTS TO ATTEND THE SITE. DO NOT RELY UPON FACSIMILE OR EMAIL TO COMMUNICATE REQUESTS - MAKE CONTACT WITH OUR OFFICE TO CONFIRM ATTENDANCE. A4.  INSPECTION OF ROAD FORMATIONS MAY INVOLVE PROOF ROLLING WITH A TEST VEHICLE. CONFIRM INSPECTION OF ROAD FORMATIONS MAY INVOLVE PROOF ROLLING WITH A TEST VEHICLE. CONFIRM WITH GANDY AND ROBERTS AND ENSURE A SUITABLE VEHICLE IS AVAILABLE AT THE TIME OF INSPECTION. REFER NOTE R11 FOR ADDITIONAL REQUIREMENTS A5.  PHOTOGRAPHIC DOCUMENTATION IS NOT AN ADEQUATE BASIS TO PROCEED BEYOND A HOLD POINT PHOTOGRAPHIC DOCUMENTATION IS NOT AN ADEQUATE BASIS TO PROCEED BEYOND A HOLD POINT UNLESS APPROVED BY GANDY AND ROBERTS.
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WORK HEALTH AND SAFETY HS1.  THE MAIN CONTRACTOR AND ALL SUB-CONTRACTORS SHALL COMPLY WITH THE STATE WORK THE MAIN CONTRACTOR AND ALL SUB-CONTRACTORS SHALL COMPLY WITH THE STATE WORK HEALTH AND SAFETY ACT, REGULATIONS, AND ALL RELEVANT CODES OF PRACTICE. HS2.  THE GANDY AND ROBERTS DESIGN SAFETY REPORT 21.0567 REVISION A FORMS THE GANDY AND ROBERTS DESIGN SAFETY REPORT 21.0567 REVISION A FORMS AN INTEGRAL PART OF THIS DOCUMENTATION. THIS REPORT IDENTIFIES SAFETY RISKS AND PROPOSES CONTROL MEASURES TO BE FOLLOWED BY THE CONTRACTOR AND THE BUILDING OPERATOR. CONTROLS AND HAZARDS REQUIRING MORE EXPLANATION THAN IN THE SAFETY REPORT ARE HIGHLIGHTED IN OUR DRAWINGS WITH AN EXCLAMATION MARK IN THE TRIANGLE SYMBOL AS SHOWN. . HS3.  SHOULD THE MAIN CONTRACTOR OR SUB-CONTRACTORS IDENTIFY OMISSIONS OR ERRORS IN THE SHOULD THE MAIN CONTRACTOR OR SUB-CONTRACTORS IDENTIFY OMISSIONS OR ERRORS IN THE REPORT RELATED TO THE SCOPE OF GANDY AND ROBERT'S WORK ON THE PROJECT, OR HAVE SAFER WAYS OF WORKING, THEY SHOULD CONTACT GANDY AND ROBERTS PRIOR TO CONSTRUCTION. HS4.  SHOULD THE CONTRACTOR PROPOSE AN ALTERNATIVE DESIGN, THIS SHALL BE PRESENTED WITH SHOULD THE CONTRACTOR PROPOSE AN ALTERNATIVE DESIGN, THIS SHALL BE PRESENTED WITH APPROPRIATE SAFETY RISK PLANNING TO GANDY AND ROBERTS FOR REVIEW. EARTHWORKS E1.  ALL EARTHWORKS SHALL BE IN ACCORDANCE WITH AS3798 "GUIDELINES ON EARTHWORKS FOR ALL EARTHWORKS SHALL BE IN ACCORDANCE WITH AS3798 "GUIDELINES ON EARTHWORKS FOR COMMERCIAL AND RESIDENTIAL DEVELOPMENTS" WITH TESTING METHODS IN ACCORDANCE WITH AS1289 "METHODS OF TESTING SOILS FOR ENGINEERING PURPOSES". E2.  THE EXISTING SURFACE INCLUDING VEGETATION AND DEBRIS UNDER THE BUILDING AND PAVED THE EXISTING SURFACE INCLUDING VEGETATION AND DEBRIS UNDER THE BUILDING AND PAVED AREAS SHALL BE TOTALLY REMOVED OR REMOVED TO A DEPTH OF NOT LESS THAN 200 mm WHICHEVER IS THE LESSER TREATMENT. THE LAYER TO BE REMOVED INCLUDES ANY MATERIAL THAT MAY BE UNSUITABLE TO SUPPORT THE PROPOSED WORKS. TOP SOIL TO BE STOCKPILED AS DIRECTED, AND VEGETATION AND DEBRIS REMOVED FROM SITE UNLESS NOTED OTHERWISE. TREE STUMPS SHALL BE FULLY GRUBBED, MINIMUM DEPTH OF 300 mm, AND HOLES FILLED WITH MATERIAL SIMILAR TO THE SURROUNDING MATERIAL AND COMPACTED TO THE SAME DEGREE AS THE SURROUNDING MATERIAL. E3.  FOR EXCAVATION PURPOSES, ROCK IS DEFINED AS HARD OR STRONGLY CEMENTED BEDS OR FOR EXCAVATION PURPOSES, ROCK IS DEFINED AS HARD OR STRONGLY CEMENTED BEDS OR MASSES WHICH CANNOT BE RIPPED AT THE FOLLOWING PRODUCTION RATES (INSITU VOLUMES) FOR THE PARTICULAR CLASS OF EQUIPMENT, AS DEFINED IN AS2868. GENERAL EXCAVATION: MACHINE EQUIPPED WITH A HEAVY DUTY, SINGLE TINE PARALLELOGRAM RIPPER (APPROVED BY THE MACHINE MANUFACTURER FOR USE ON THE PARTICULAR MACHINE IN ROCK). EXCAVATOR OPERATING MASS  27T <38T: EXCAVATION RATE SOLID 10 m3 PER HOUR. 27T <38T: EXCAVATION RATE SOLID 10 m3 PER HOUR. EXCAVATOR OPERATING MASS  38T <44T: EXCAVATION RATE SOLID 15 m3 PER HOUR. 38T <44T: EXCAVATION RATE SOLID 15 m3 PER HOUR. TRENCH EXCAVATION: MACHINE FITTED WITH A HEAVY DUTY BUCKET AND TEETH WITH HIGH PENETRATION BOOTS (APPROVED BY THE MACHINE MANUFACTURER FOR USE ON THE PARTICULAR MACHINE IN ROCK). EXCAVATOR OPERATING MASS  12.5T <15T, 450mm WIDE BUCKET, MAXIMUM PRODUCTION RATE 12.5T <15T, 450mm WIDE BUCKET, MAXIMUM PRODUCTION RATE SOLID OF 1.5 m3 PER HOUR. .5 m3 PER HOUR. 5 m3 PER HOUR. EXCAVATOR OPERATING MASS  19T <23T, 600mm WIDE BUCKET, MAXIMUM PRODUCTION RATE 19T <23T, 600mm WIDE BUCKET, MAXIMUM PRODUCTION RATE SOLID OF 3 m3 PER HOUR. E4.  ANY INTERFACE BETWEEN CUT AND FILL SHALL BE NO STEEPER THAN 1V:4H. CUT HORIZONTAL ANY INTERFACE BETWEEN CUT AND FILL SHALL BE NO STEEPER THAN 1V:4H. CUT HORIZONTAL BENCHES FOR ANY FILL PLACED ON GROUND STEEPER THAN 1V:4H. E5.  ALL EXCAVATIONS SHALL BE INSPECTED BY GANDY AND ROBERTS AND/OR THE LOCAL ALL EXCAVATIONS SHALL BE INSPECTED BY GANDY AND ROBERTS AND/OR THE LOCAL AUTHORITY BEFORE PROCEEDING ANY FURTHER. INSPECTION AND TESTING SHALL OCCUR AFTER EACH LIFT DURING FILLING. TESTING (IN ACCORDANCE WITH TABLE 8.1 OF AS 3798) SHALL BE . TESTING (IN ACCORDANCE WITH TABLE 8.1 OF AS 3798) SHALL BE  TESTING (IN ACCORDANCE WITH TABLE 8.1 OF AS 3798) SHALL BE .1 OF AS 3798) SHALL BE 1 OF AS 3798) SHALL BE ARRANGED BY THE CONTRACTOR SUCH THAT THE RESULTS ARE AVAILABLE AT THE TIME OF INSPECTION. THE CONTRACTOR SHALL ENGAGE A SUITABLY QUALIFIED GEOTECHINCAL ENGINEER TO . THE CONTRACTOR SHALL ENGAGE A SUITABLY QUALIFIED GEOTECHINCAL ENGINEER TO  THE CONTRACTOR SHALL ENGAGE A SUITABLY QUALIFIED GEOTECHINCAL ENGINEER TO UNDERTAKE LEVEL 1 INSPECTION AND TESTING OF COMPACTED FILL WITHIN COMMERCIAL AND RESIDENTIAL PROPERTIES IN ACCORDANCE WITH AS 3798 AND PROVIDE A STATEMENT OF COMPLIANCE. EARTHWORKS WITHIN PUBLIC ROAD RESERVATIONS ARE NOT REQUIRED TO BE . EARTHWORKS WITHIN PUBLIC ROAD RESERVATIONS ARE NOT REQUIRED TO BE  EARTHWORKS WITHIN PUBLIC ROAD RESERVATIONS ARE NOT REQUIRED TO BE SUPERVISED BY THE GEOTECHINCAL ENGINEER.  .  E6.  THE SUBGRADE SHALL BE COMPACTED TO ACHIEVE 98% STANDARD DENSITY RATIO TO A DEPTH THE SUBGRADE SHALL BE COMPACTED TO ACHIEVE 98% STANDARD DENSITY RATIO TO A DEPTH OF 300 mm PRIOR TO FILLING, SUBGRADE IS TO BE PROOF ROLL TESTED. THE TEST SHALL CONSIST OF WITNESSING SOIL DEFLECTION FROM THE TYRE OF A SINGLE REAR AXLE TRUCK DRIVEN AT WALKING SPEED WITH A MINIMUM 8 TONNE REAR AXLE LOAD AND A TYRE PRESSURE OF 550 kPa. EACH LAYER SHALL BE PROOF ROLL TESTED WITH NO VISIBLE MOVEMENT OBSERVED. OTHER VEHICLES THAT MAY BE ALLOWED BY GANDY AND ROBERTS ARE A 12 TONNE STATIC ROLLER WITH 6 TONNE/m LOAD, OR 20 TONNE PLANT WITH 450 kPa TYRES AND GREATER THAN 0.035 m² CONTACT AREA PER TYRE. E7.  FILL SHALL BE PLACED IN HORIZONTAL LAYERS OF 200 TO 300 mm DEEP LOOSE MEASUREMENT, FILL SHALL BE PLACED IN HORIZONTAL LAYERS OF 200 TO 300 mm DEEP LOOSE MEASUREMENT, UNLESS TESTING CAN DEMONSTRATE TO GANDY AND ROBERTS THAT COMPACTION IS ADEQUATE WITHIN LARGER LIFTS. COMPACT EACH LAYER OF FILL WITHIN 1% OF ITS OPTIMUM MOISTURE CONTENT. MAXIMUM PARTICLE SIZE IS TWO THIRDS DEPTH OF EACH LIFT. EACH LAYER IS TO BE PROOF ROLL TESTED, NUCLEAR DENSITY TESTING TO BE UNDERTAKEN AT A FREQUENCY BASED ON AS3798 (TYPICALLY THE GREATER OF FOUR TESTS PER INSPECTION OR ONE TEST PER 1000 m²). FOR MATERIAL 60 mm AND COARSER, IN-LIEU OF DENSITY TESTING A TEST BY DEFLECTION  SHALL BE DONE USING SPOT LEVEL DIFFERENCE AT REPRESENTATIVE LOCATIONS BEFORE AND AFTER ROLLING THREE TIMES WITH A 12 TONNE STATIC ROLLER, WITH ACCEPTABLE DIFFERENCES BEING LESS THAN 2 mm. E8.  ALL PROOF ROLLING SHALL BE WITNESSED BY GANDY AND ROBERTS. A MINIMUM OF TWO PASSES ALL PROOF ROLLING SHALL BE WITNESSED BY GANDY AND ROBERTS. A MINIMUM OF TWO PASSES FOR EACH SECTION BEING TESTED IS REQUIRED, WITH A PASS DEFINED AS TRAVEL ACROSS ONE FULL LENGTH OF THE AREA BEING TESTED. COMPLIANCE WITH PROOF ROLLING REQUIREMENTS SHALL BE WHEN AN AREA WITHSTANDS PROOF ROLLING WITHOUT VISIBLE DEFORMATION OR SPRINGING. E9.  COHESIONLESS (GRANULAR) FILL SHALL BE USED UNLESS OTHERWISE APPROVED BY GANDY AND COHESIONLESS (GRANULAR) FILL SHALL BE USED UNLESS OTHERWISE APPROVED BY GANDY AND ROBERTS. COHESIONLESS (GRANULAR) FILL SHALL HAVE LESS THAN 15% PASSING THE 75 MICRON SIEVE, WITH GRADING CURVES SUBMITTED FOR APPROVAL. COHESIONLESS FILL SHALL BE COMPACTED TO THE REQUIREMENTS OF TABLE 5.1 OF AS 3798. COHESIVE FILL SHALL HAVE A MINIMUM 4 DAY SOAKED CBR OF 5% AND A MAXIMUM CBR SWELL OF 1%. MINIMUM STANDARD DENSITY RATIOS FOR COHESIVE MATERIAL SHALL BE AS PER TABLE 5.1 OF AS 3798. REACTIVE CLAY SHALL HAVE A MAXIMUM STANDARD DENSITY RATIO OF 100%. LANDSCAPING ZONES SHOULD BE COMPACTED TO STANDARD DENSITY RATIO OF 85% UNLESS NOTED OTHERWISE.  ROADWORKS R1.  ALL ROADWORKS, FOOTPATHS & DRIVEWAYS SHALL BE IN ACCORDANCE WITH LOCAL ALL ROADWORKS, FOOTPATHS & DRIVEWAYS SHALL BE IN ACCORDANCE WITH LOCAL GOVERNMENT ASSOCIATION TASMANIA - IPWEA STANDARD DRAWINGS, REFERENCED IN THIS DRAWING SET BY THE ABBREVIATION "TSD". R2.  IT IS ASSUMED ROADS ACCESSING THE DEVELOPMENT SITE ARE ADEQUATE TO TAKE THE DESIGN IT IS ASSUMED ROADS ACCESSING THE DEVELOPMENT SITE ARE ADEQUATE TO TAKE THE DESIGN TRAFFIC LOAD DURING THE DESIGN LIFE OF 40 YEARS. R3.  PAVEMENT DEPTH SHALL BE AS SHOWN ON THE TYPICAL CROSS SECTION BUT SHALL BE SUBJECT PAVEMENT DEPTH SHALL BE AS SHOWN ON THE TYPICAL CROSS SECTION BUT SHALL BE SUBJECT TO CBR TESTING OF THE SUBGRADE OR PROOF ROLLING BY THE CONTRACTOR, WITH FINAL DEPTH TO BE CONFIRMED BY GANDY AND ROBERTS. R4.  KERB AND CHANNEL SHALL BE FORMED ON A MINIMUM OF 100 mm SUB-BASE WHICH SHALL EXTEND KERB AND CHANNEL SHALL BE FORMED ON A MINIMUM OF 100 mm SUB-BASE WHICH SHALL EXTEND A MINIMUM 150 mm BEYOND THE BACK OF THE KERB. R5.  SUBSOIL DRAINS SHALL BE PROVIDED AT ALL LOCATIONS WHERE THE PAVEMENT IS BELOW SUBSOIL DRAINS SHALL BE PROVIDED AT ALL LOCATIONS WHERE THE PAVEMENT IS BELOW GROUND LEVEL AND AS SHOWN ON THE DRAWINGS. PIPE AND FITTINGS SHALL BE PROPRIETARY ITEMS COMPLYING WITH AS2439.1. R7.  ALL RADII ARE TO THE BACK OF KERB UNLESS NOTED OTHERWISE.ALL RADII ARE TO THE BACK OF KERB UNLESS NOTED OTHERWISE.
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WATER (CONTINUED) W7.  ALL TRENCHES UNDER TRAFFICKED AREAS SHALL BE BACK FILLED WITH APPROVED ALL TRENCHES UNDER TRAFFICKED AREAS SHALL BE BACK FILLED WITH APPROVED COMPACTED CLASS 2 FCR INCLUDING FUTURE DRIVEWAY EXTENSIONS. W8.  FLUSHING OF MAINS TO BE CARRIED OUT IN ACCORDANCE WITH THE MANUFACTURER'S  FLUSHING OF MAINS TO BE CARRIED OUT IN ACCORDANCE WITH THE MANUFACTURER'S  W9.  ELECTROMAGNETIC TRACKER TAPE SHALL BE PLACED IN ALL WATER MAIN TRENCHES ABOVE ELECTROMAGNETIC TRACKER TAPE SHALL BE PLACED IN ALL WATER MAIN TRENCHES ABOVE THE PIPE. W10.  WATER MAINS SHALL BE BEDDED ON 80 mm APPROVED 7 mm CLEAN METAL. WATER MAINS SHALL BE BEDDED ON 80 mm APPROVED 7 mm CLEAN METAL. W11.  CONCRETE ANCHOR BLOCKS SHALL BE PROVIDED AT ALL SUDDEN CHANGES OF DIRECTION, CONCRETE ANCHOR BLOCKS SHALL BE PROVIDED AT ALL SUDDEN CHANGES OF DIRECTION, BOTH VERTICALLY AND HORIZONTALLY AT TEES AND END OF LINES. REFER TO WSCA DRAWINGS MRWA-W-205B AND MRWA-W-205C. W12.  ROAD CROSSINGS: ROAD CROSSINGS: DN100 PVC-U CONDUITS, CLASS SN6, FOR ALL HDPE. DICL WITH PE WRAPPING SLEEVE TO AS 3680. W13.  FOR VALVE AND HYDRANT SURFACE BOX MARKINGS REFER TO TASWATER'S SUPPLEMENT FOR VALVE AND HYDRANT SURFACE BOX MARKINGS REFER TO TASWATER'S SUPPLEMENT CLAUSE 8.8 & CLAUSE 8.10.3. HYDRANT ROAD MARKINGS SHALL COMPLY WITH THE IPWEA TASMANIA DIVISION DOCUMENT TITLED FIRE HYDRANT GUIDELINES - REFER SECTION 8. ALL VALVES AND HYDRANTS TO BE RESILIENT SEATED POWDER COATED CLASS 16 AND ALL COMPONENTS TO BE DN100. W14. ALL ACCESS COVERS, INCLUDING COVER BOXES, SHALL COMPLY WITH AS 3996:2019. ALL ACCESS COVERS, INCLUDING COVER BOXES, SHALL COMPLY WITH AS 3996:2019. CONCRETE C1.  ALL WORKMANSHIP AND MATERIALS SHALL BE IN ACCORDANCE WITH AS3600. ALL WORKMANSHIP AND MATERIALS SHALL BE IN ACCORDANCE WITH AS3600. C2.  CONCRETE GRADES (UNO ON DRAWINGS) : CONCRETE GRADES (UNO ON DRAWINGS) : ELEMENT  GRADE ELEMENT  GRADE GRADE ELEMENT  GRADE ELEMENT  GRADE GRADE GENERAL  N25 BLINDING  N15 N25 BLINDING  N15 BLINDING  N15 N15 FOOTINGS  N20 PAVEMENT  N25 N20 PAVEMENT  N25 PAVEMENT  N25 N25 C3.  CONCRETE SHALL NOT BE POURED WHEN THE SITE TEMPERATURES ARE BELOW 5°C. CONCRETE SHALL NOT BE POURED WHEN THE SITE TEMPERATURES ARE BELOW 5°C. C4.  CONCRETE SHALL BE CURED BY CONTINUOUS WETTING (WATER SPRAY, PONDING OR IRRIGATED CONCRETE SHALL BE CURED BY CONTINUOUS WETTING (WATER SPRAY, PONDING OR IRRIGATED HESSIAN) OR APPLICATION OF AN IMPERMEABLE MEMBRANE (SECURED PLASTIC OR CURING COMPOUND) FOR AN APPROPRIATE PERIOD OF TIME (NOT LESS THAN 3 DAYS). IN HOT DRY AND WINDY WEATHER SPRAY THE SURFACE WITH ALIPHATIC ALCOHOL WHILE CONCRETE IS PLASTIC, WATER CURE FOR AT LEAST 24 HOURS THEN COVER WITH IMPERMEABLE MEMBRANE (OR CONTINUE TO WATER CURE) FOR A FURTHER 2 DAYS. C5.  CONSTRUCTION JOINTS SHALL BE PROPERLY FORMED AND USED ONLY WHERE SHOWN OR CONSTRUCTION JOINTS SHALL BE PROPERLY FORMED AND USED ONLY WHERE SHOWN OR SPECIFICALLY APPROVED BY GANDY AND ROBERTS. SAWN JOINTS SHALL BE CUT ONE THIRD OF THE WAY THROUGH A SLAB, THROUGH THE TOP MESH FOR 100 mm SLABS AND IN THICKER SLABS THE MESH SHALL BE PLACED TO AVOID BEING CUT. UNLESS NOTED ELSEWHERE, SAWN JOINTS SHALL BE AT 4.5 m CENTRES AND AT POINTS OF CHANGES IN GEOMETRY AND CONSTRUCTION JOINTS AT 18 m WITH JOINTED AREAS TO HAVE A PLAN ASPECT RATIO NO SLENDERER THAN 1:2. C7.  REINFORCEMENT SHALL BE DEFORMED, 500 MPa YIELD STRENGTH, NORMAL (N) DUCTILITY IN REINFORCEMENT SHALL BE DEFORMED, 500 MPa YIELD STRENGTH, NORMAL (N) DUCTILITY IN ACCORDANCE WITH AS/NZS 4671 FOR BARS AND LOW (L) DUCTILITY FOR MESH. C8. FORMWORK SHALL BE DESIGNED AND CONSTRUCTED IN ACCORDANCE WITH AS 3610 AND IS THE FORMWORK SHALL BE DESIGNED AND CONSTRUCTED IN ACCORDANCE WITH AS 3610 AND IS THE RESPONSIBILITY OF THE CONTRACTOR. C9.  ALL STEEL ITEMS TO BE CAST INTO THE CONCRETE SURFACE SHALL BE HOT DIP GALVANISED.ALL STEEL ITEMS TO BE CAST INTO THE CONCRETE SURFACE SHALL BE HOT DIP GALVANISED.

AutoCAD SHX Text
ROADWORKS (CONTINUED) R8.  THE ROAD PROFILE AND CROSS FALL SHALL BE FINISHED TO THE SATISFACTION OF GANDY AND THE ROAD PROFILE AND CROSS FALL SHALL BE FINISHED TO THE SATISFACTION OF GANDY AND ROBERTS AND SHALL BE TO THE LINE AND LEVEL INDICATED ON THE DRAWINGS, FREE OF ANY LOCAL HIGH OR LOW AREAS WHICH MAY HOLD WATER. R9.  ALL GRAVEL SHALL COMPLY WITH THE FOLLOWING TASMANIAN DEPARTMENT OF STATE GROWTH ALL GRAVEL SHALL COMPLY WITH THE FOLLOWING TASMANIAN DEPARTMENT OF STATE GROWTH (DSG)  SPECIFICATIONS: BASE COURSE: CLASS 2 FINE CRUSHED ROCK (FCR) (PREVIOUSLY R40 CLASS A - 20 mm) SUB-BASE COURSE: CLASS 3 FCR (PREVIOUSLY SUB-BASE 1 - 40 mm) R10.  SUB-BASE AND BASE SHALL HAVE A MINIMUM DRY DENSITY RATIO OF 95% AND 98% MODIFIED SUB-BASE AND BASE SHALL HAVE A MINIMUM DRY DENSITY RATIO OF 95% AND 98% MODIFIED COMPACTION RESPECTIVELY, WITH NUCLEAR DENSITY TEST RESULTS AVAILABLE AT THE PROOF ROLL INSPECTION. TESTS TO BE TAKEN AT A FREQUENCY BASED ON AS3798 (TYPICALLY THE GREATER OF FOUR TESTS PER INSPECTION OR ONE TEST PER 1000 m²). R11.  EACH PAVEMENT COURSE SHALL BE PROOF ROLL TESTED. ALL PROOF ROLL TESTING SHALL BE EACH PAVEMENT COURSE SHALL BE PROOF ROLL TESTED. ALL PROOF ROLL TESTING SHALL BE WITNESSED BY GANDY AND ROBERTS. THE TEST SHALL CONSIST OF WITNESSING DEFLECTION FROM THE TYRE OF A SINGLE REAR AXLE TRUCK DRIVEN AT WALKING SPEED WITH A MINIMUM 8 TONNE REAR AXLE LOAD AND A TYRE PRESSURE OF 550 KPa. COMPLIANCE WITH THE TEST ROLLING REQUIREMENTS SHALL BE WHEN AN AREA WITHSTANDS TEST ROLLING WITHOUT VISIBLE DEFORMATION OR SPRINGING.  R12.  PAVEMENT COURSE TOLERANCES SHALL COMPLY WITH THE DSG SPECIFICATION, SECTION 304, CLAUSE PAVEMENT COURSE TOLERANCES SHALL COMPLY WITH THE DSG SPECIFICATION, SECTION 304, CLAUSE 304.06 WITH SCALE C SURFACE LEVEL REQUIREMENTS APPLYING.  R13. TRENCHES AND EXCAVATIONS WITHIN TRAFFICABLE PAVEMENTS SHALL BE BACKFILLED TO TRENCHES AND EXCAVATIONS WITHIN TRAFFICABLE PAVEMENTS SHALL BE BACKFILLED TO SUBGRADE LEVEL WITH 40 mm FCR TO A MINIMUM DENSITY OF 95% STANDARD COMPACTION. MATCH EXISTING PAVEMENT ABOVE SUBGRADE. NUCLEAR DENSITY TESTING TO BE UNDERTAKEN AS DIRECTED WITHIN COMMERCIAL SITES AND PUBLIC ROAD RESERVES.  R14. ASPHALT SEALS SHALL BE A TYPE B MIX WITH CLASS 170 BITUMEN IN ACCORDANCE WITH AAPA ASPHALT SEALS SHALL BE A TYPE B MIX WITH CLASS 170 BITUMEN IN ACCORDANCE WITH AAPA ADVISORY NOTE 5, UNLESS NOTED OTHERWISE ON THE DRAWINGS. THE SEAL SHALL BE PLACED ON A CLEAN SWEPT SURFACE WITH A BITUMEN EMULSION COAT APPLIED. R15. SPRAYED BITUMINOUS SURFACINGS SHALL BE IN ACCORDANCE WITH DSG SPECIFICATION SECTION 408. SPRAYED BITUMINOUS SURFACINGS SHALL BE IN ACCORDANCE WITH DSG SPECIFICATION SECTION 408. REMOVAL OF LOOSE AGGREGATE SHALL BE UNDERTAKEN IN ACCORDANCE WITH CLAUSE 408.14 OF THE SPECIFICATION.  R16.  ALL LANDSCAPED AREAS AFFECTED BY THE WORKS SHALL BE REINSTATED TO MATCH EXISTING. ALL LANDSCAPED AREAS AFFECTED BY THE WORKS SHALL BE REINSTATED TO MATCH EXISTING. REFER LANDSCAPE ARCHITECT FOR SPECIFIC REQUIREMENTS. STORMWATER SW1.  ALL WORKS SHALL BE IN ACCORDANCE WITH LOCAL GOVERNMENT ASSOCIATION TASMANIA - IPWEA ALL WORKS SHALL BE IN ACCORDANCE WITH LOCAL GOVERNMENT ASSOCIATION TASMANIA - IPWEA STANDARD DRAWINGS. SW2.  ALL MATERIALS AND WORKMANSHIP SHALL BE IN ACCORDANCE WITH THE LOCAL AUTHORITY'S ALL MATERIALS AND WORKMANSHIP SHALL BE IN ACCORDANCE WITH THE LOCAL AUTHORITY'S SPECIFICATIONS, BY-LAWS AND AS/NZS 3500.3. SW3.  PIPE AND CHANNEL INFRASTRUCTURE HAS BEEN DESIGNED TO CONVEY 5% ANNUAL EXCEEDANCE PIPE AND CHANNEL INFRASTRUCTURE HAS BEEN DESIGNED TO CONVEY 5% ANNUAL EXCEEDANCE PROBABILITY (AEP) STORMS, WITH OVERLAND FLOW PATHS PROVIDED FOR 1% AEP STORMS. IT IS ASSUMED THAT WATER FLOWING ONTO THE DEVELOPMENT SITE IS CONTAINED WITHIN LOCAL AUTHORITY INFRASTRUCTURE FOR 5%AEP STORMS AND THE ROAD RESERVE FOR 100 YEAR ARI STORMS. FOR STORMS UP TO 24 HOURS DURATION, AN ALLOWANCE OF 16% EXTRA ON THE DESIGN STORM RAINFALLS HAS BEEN APPLIED CONSISTENT WITH RCP 8.5 2090 PREDICTIONS, AS ENDORSED BY ARR. SW4.  STORMWATER TRENCHES, PIPE BEDDING AND BACK FILLING  SHALL COMPLY WITH AS/NZS 3725 STORMWATER TRENCHES, PIPE BEDDING AND BACK FILLING  SHALL COMPLY WITH AS/NZS 3725 INSTALLATION REQUIREMENTS FOR TYPE HS2 SUPPORT. SW5.  BELOW GROUND PIPEWORK AND FITTINGS  SHALL BE PVC-U DWV SN10 FOR DN100 AND SN8 FOR DN150 BELOW GROUND PIPEWORK AND FITTINGS  SHALL BE PVC-U DWV SN10 FOR DN100 AND SN8 FOR DN150 OR GREATER, JOINTS SHALL BE OF SOLVENT CEMENT TYPE OR FLEXIBLE JOINTS MADE WITH APPROVED RUBBER RINGS UNLESS OTHERWISE STATED ON THE DRAWINGS. SW6.  ALL TRENCHES UNDER TRAFFICKED AREAS, INCLUDING FUTURE DRIVEWAY EXTENSIONS, SHALL BE ALL TRENCHES UNDER TRAFFICKED AREAS, INCLUDING FUTURE DRIVEWAY EXTENSIONS, SHALL BE BACK FILLED WITH APPROVED COMPACTED CLASS 2 FCR OR CEMENT STABILISED SAND WITH NOT LESS THAN 4% CEMENT BY WEIGHT OF CEMENT. SW7.  MINIMUM GRADE OF PAVED AREAS AND PIPEWORK SHALL BE 1 IN 100. PAVED AREAS SHALL BE MINIMUM GRADE OF PAVED AREAS AND PIPEWORK SHALL BE 1 IN 100. PAVED AREAS SHALL BE SHAPED TO DRAIN TO GRATED PITS AND TRENCHES WITHOUT PONDING (ACCEPTABLE LIMIT IS 3 mm UNDER A 2 m STRAIGHT EDGE). SW8.  SURFACE WATER DRAINS, CATCH PITS/GRATED PITS AND JUNCTION BOXES SHALL BE CONSTRUCTED SURFACE WATER DRAINS, CATCH PITS/GRATED PITS AND JUNCTION BOXES SHALL BE CONSTRUCTED AS DETAILED OR AS SPECIFIED BY THE MANUFACTURER. GRATED PITS TO HAVE SUMPS AS NOTED ON THE DRAWINGS. PITS AND LIDS TO BE CLASS A IN NON-TRAFFICKED AREAS AND CLASS B IN RESIDENTIAL DRIVEWAYS.  PRE-CAST CONCRETE PITS AND LIDS WITH CLASS C OR CLASS D RATING SHALL BE USED ELSEWHERE OR AS NOTED ON THE DRAWINGS. ALL COVERS AND GRATES SHALL COMPLY WITH AS3796. CONVEY TRENCH WATER INTO PITS/MANHOLES THROUGH WEEP HOLES ON UPSTREAM SIDE USING 2 m OF DN100 SUBSOIL DRAIN WITH FILTER SOCK. SW9.  SUBSOIL DRAINS SHALL BE INSTALLED TO THE REQUIREMENTS OF AS/NZS 3500 AND PART 3.1.2. OF SUBSOIL DRAINS SHALL BE INSTALLED TO THE REQUIREMENTS OF AS/NZS 3500 AND PART 3.1.2. OF THE BCA. PERFORATED PVC DRAINAGE PIPE AND FITTINGS SHALL COMPLY WITH AS2439.1. ALL CONNECTIONS AND FITTINGS SHALL BE MADE USING PURPOSE SPECIFIC PROPRIETARY ITEMS.  SW10.  ALL HYDRAULIC CONNECTIONS SHALL BE CLEAR OF DRIVEWAYS AND TRAFFICKED AREAS. ALL HYDRAULIC CONNECTIONS SHALL BE CLEAR OF DRIVEWAYS AND TRAFFICKED AREAS. SW11.  WHERE BOTH STORMWATER AND SEWER LINES ARE ALONG REAR AND SIDE BOUNDARIES THEY SHALL WHERE BOTH STORMWATER AND SEWER LINES ARE ALONG REAR AND SIDE BOUNDARIES THEY SHALL BE LOCATED TO FIT INSIDE A 3.0 m EASEMENT UNLESS NOTED OTHERWISE. A SINGLE STORMWATER LINE SHALL FIT WITHIN A 2.5 m EASEMENT. SW12.  ALL MANHOLES SHALL BE LOCATED CLEAR OF FUTURE FENCE LINES. ALL MANHOLES SHALL BE LOCATED CLEAR OF FUTURE FENCE LINES. SW13.  PROPERTY CONNECTIONS SHALL BE CLEAR OF DRIVEWAYS, CLEAR OF FUTURE FENCE LINES AND BE PROPERTY CONNECTIONS SHALL BE CLEAR OF DRIVEWAYS, CLEAR OF FUTURE FENCE LINES AND BE LOCATED 600mm INSIDE THE BOUNDARY. SW14. ALL ACCESS COVERS, INCLUDING COVER BOXES, SHALL COMPLY WITH AS 3996:2019. ALL ACCESS COVERS, INCLUDING COVER BOXES, SHALL COMPLY WITH AS 3996:2019. PUBLIC SEWER S1.  ALL WORKS SHALL BE IN ACCORDANCE WITH THE SEWERAGE CODE OF AUSTRALIA (SCA) W.S.A. ALL WORKS SHALL BE IN ACCORDANCE WITH THE SEWERAGE CODE OF AUSTRALIA (SCA) W.S.A. 02-2014-3.1 M.R.W.A. EDITION - VERSION 2 AND TASWATER'S CURRENT SUPPLEMENT TO THE CODE. S2.  PROPERTY CONNECTIONS SHALL BE DN100 PVC-U WITH A MINIMUM GRADE OF 1 IN 60 (REFER ABOVE PROPERTY CONNECTIONS SHALL BE DN100 PVC-U WITH A MINIMUM GRADE OF 1 IN 60 (REFER ABOVE CODE FOR DETAILS) AND SHALL BE LOCATED CLEAR OF TRAFFICKED AREAS, DRIVEWAYS AND FENCES. S3.  WHERE BOTH STORMWATER AND SEWER LINES ARE LOCATED ALONG A REAR OR SIDE BOUNDARY WHERE BOTH STORMWATER AND SEWER LINES ARE LOCATED ALONG A REAR OR SIDE BOUNDARY THEY SHALL BE LOCATED IN AN EASEMENT THAT WHOLLY CONTAINS BOTH SERVICES AND THEIR RESPECTIVE APPURTENANCES. EASEMENTS AND OFFSETS SHALL BE IN ACCORDANCE WITH TABLE 111-C DRAWING MRWA-S-111 IN THE ABOVE CODE AND TASWATER'S SUPPLEMENT CLAUSE 5.2.8. CLEARANCES TO OTHER SERVICES SHALL BE IN ACCORDANCE WITH TABLE 5.4 IN THE ABOVE CODE. S4.  ALL MAINTENANCE STRUCTURES SHALL BE LOCATED CLEAR OF FUTURE FENCE LINES WITH END OF ALL MAINTENANCE STRUCTURES SHALL BE LOCATED CLEAR OF FUTURE FENCE LINES WITH END OF LINES TO BE 1.2 m PAST THE BOUNDARY FOR ANY FUTURE EXTENSION.  S5. ALL ACCESS COVERS, INCLUDING COVER BOXES, SHALL COMPLY WITH AS 3996:2019. ALL ACCESS COVERS, INCLUDING COVER BOXES, SHALL COMPLY WITH AS 3996:2019. PUBLIC WATER W1.  ALL WORKS SHALL BE IN ACCORDANCE WITH THE WATER SUPPLY CODE OF AUSTRALIA (WSCA) W.S.A. ALL WORKS SHALL BE IN ACCORDANCE WITH THE WATER SUPPLY CODE OF AUSTRALIA (WSCA) W.S.A. 03-2011-3.1 M.R.W.A. EDITION -VERSION 2 AND TASWATER'S CURRENT SUPPLEMENT TO THE CODE W2.  UNLESS NOTED OTHERWISE, SINGLE HOUSE CONNECTIONS SHALL BE DN25 HDPE PN16 TO TASWATER'S UNLESS NOTED OTHERWISE, SINGLE HOUSE CONNECTIONS SHALL BE DN25 HDPE PN16 TO TASWATER'S STANDARD DRAWING TWS-W-0002 SERIES WITH VALVE, 'SENSUS' WATER METER, AND BOX TO EACH LOT. CONNECTIONS SHALL BE LOCATED 500 mm INSIDE BOUNDARY AND 500 mm FROM EDGE OF DRIVEWAY ON MIDDLE SIDE OF LOT, UNLESS NOTED OTHERWISE. W3.  ALL WATER MAINS SHALL BE TESTED AND WITNESSED BY TASWATER TO STATIC PRESSURE PLUS ALL WATER MAINS SHALL BE TESTED AND WITNESSED BY TASWATER TO STATIC PRESSURE PLUS 50% PRIOR TO BACKFILLING. W4.  ALL HYDRAULIC CONNECTIONS AND TAPPINGS TO BE CLEAR OF DRIVEWAYS AND TRAFFICKED AREAS. ALL HYDRAULIC CONNECTIONS AND TAPPINGS TO BE CLEAR OF DRIVEWAYS AND TRAFFICKED AREAS. W5.  FOR MINIMUM COVER OVER PIPES REFER WSCA DRAWING MRWA-W-202. FOR MINIMUM COVER OVER PIPES REFER WSCA DRAWING MRWA-W-202. W6.  FOR MINIMUM CLEARANCES TO OTHER SERVICES REFER TO TASWATER'S SUPPLEMENT CLAUSE 5.12.5.2. FOR MINIMUM CLEARANCES TO OTHER SERVICES REFER TO TASWATER'S SUPPLEMENT CLAUSE 5.12.5.2. RECOMMENDATIONS.
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102 & 104 Marlborough Street - Traffic Impact Assessment 

1. Introduction 

1.1 Background 
Midson Traffic were engaged by Wilson Multi Residential to prepare a traffic impact assessment for a 

proposed residential unit development at 102 and 104 Marlborough Street, Longford. 

1.2 Traffic Impact Assessment (TIA) 
A traffic impact assessment (TIA) is a process of compiling and analysing information on the impacts that 

a specific development proposal is likely to have on the operation of roads and transport networks.  A TIA 

should not only include general impacts relating to traffic management, but should also consider specific 

impacts on all road users, including on-road public transport, pedestrians, cyclists and heavy vehicles. 

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

Impact Assessment Guidelines, August 2020.  This TIA has also been prepared with reference to the 

Austroads publication, Guide to Traffic Management, Part 12: Traffic Impacts of Developments, 2019. 

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

Without a clear understanding of the type of traffic movements (including cars, pedestrians, trucks, etc), 

the scale of their movements, timing, duration and location, there is a risk that this traffic movement may 

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

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

their impact on the surrounding transport network. 

A TIA is not a promotional exercise undertaken on behalf of a developer; a TIA must provide an impartial 

and objective description of the impacts and traffic effects of a proposed development.  A full and detailed 

assessment of how vehicle and person movements to and from a development site might affect existing 

road and pedestrian networks is required.  An objective consideration of the traffic impact of a proposal is 

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

The Northern Midlands Interim Planning Scheme, 2013, sets out the requirements in E4.5 of the Road and 

Rail Assets Code as follows: 

E4.5.1 A TIA is required to demonstrate compliance with performance criteria. 

E4.5.2 A TIA for roads must be undertaken in accordance with Traffic Impact Assessment Guidelines, 

Department of Infrastructure, Energy and Resources1 September 2007. 

Australian Guidelines and Australian Standards are to be used as the basis for any required road or 

junction design. 

E4.5.3 A TIA must be accompanied by written advice as to the adequacy of the TIA from the: 

a) road authority in respect of a road; and 

 
1 The former Department of Infrastructure Energy and Resources is now known as The Department of State Growth. 
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102 & 104 Marlborough Street - Traffic Impact Assessment 

b) rail authority in respect of a railway. 

E4.5.4 The Council must consider the written advice of the relevant authority when assessing an 

application which relies on performance criteria to meet an applicable standard. 

 

This report assesses the development against the relevant clauses of Codes E4.0 (Road and Railway Assets 

Code) and E6.0 (Car Parking and Sustainable Transport Code). 

 

1.3 Statement of Qualification and Experience 
This TIA has been prepared by an experienced and qualified traffic engineer in accordance with the 

requirements of Council’s Planning Scheme and The Department of State Growth’s, Traffic Impact 

Assessment Guidelines, August 2020, as well as Council’s requirements. 

The TIA was prepared by Keith Midson.  Keith’s experience and qualifications are briefly outlined as follows: 

▪ 25 years professional experience in traffic engineering and transport planning. 

▪ Master of Transport, Monash University, 2006 

▪ Master of Traffic, Monash University, 2004 

▪ Bachelor of Civil Engineering, University of Tasmania, 1995 

▪ Engineers Australia: Fellow (FIEAust); Chartered Professional Engineer (CPEng); Engineering 

Executive (EngExec); National Engineers Register (NER) 

 

1.4 Project Scope 
The project scope of this TIA is outlined as follows: 

▪ Review of the existing road environment in the vicinity of the site and the traffic conditions on the 

road network. 

▪ Provision of information on the proposed development with regards to traffic movements and 

activity. 

▪ Identification of the traffic generation potential of the proposal with respect to the surrounding 

road network in terms of road network capacity. 

▪ Review of the parking requirements of the proposed development.  Assessment of this parking 

supply with Planning Scheme requirements. 

▪ Traffic implications of the proposal with respect to the external road network in terms of traffic 

efficiency and road safety. 
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102 & 104 Marlborough Street - Traffic Impact Assessment 

1.5 Subject Site 
The subject site is located at 102 and 104 Marlborough Street, Longford.  The site is currently a vacant 

lot. 

The subject site and surrounding road network is shown in Figure 1. 

Figure 1 Subject Site & Surrounding Road Network 

 

Image Source: LIST Map, DPIPWE 

1.6 Reference Resources 
The following references were used in the preparation of this TIA: 

▪ Northern Midland Interim Planning Scheme, 2013 (Planning Scheme) 

▪ Austroads, Guide to Traffic Management, Part 12: Traffic Impacts of Developments, 2019 

▪ Austroads, Guide to Road Design, Part 4A: Unsignalised and Signalised Intersections, 2017 

▪ Department of State Growth, Traffic Impact Assessment Guidelines, 2020 

▪ Roads and Maritime Services NSW, Guide to Traffic Generating Developments, 2002 (RMS Guide) 

▪ Roads and Maritime Services NSW, Updated Traffic Surveys, 2013 (Updated RMS Guide) 

▪ Australian Standards, AS2890.1, Off-Street Parking, 2004 (AS2890.1:2004) 
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102 & 104 Marlborough Street - Traffic Impact Assessment 

2. Existing Conditions 

2.1 Transport Network 
For the purposes of this report, the transport network consists of Marlborough Street only.   

Marlborough Street is an arterial road that traverses through the centre of Longford.  It connects to 

Chatsworth Lane at its southern end and Wellington Street at its northern end. 

Marlborough Street carries approximately 8,000 vehicles per day near the subject site2.  The general urban 

speed limit of 50-km/h applies to Marlborough Street.  Marlborough Street adjacent to the subject site is 

shown in Figure 2. 

Figure 2 Marlborough Street 

  

 

2.2 Road Safety Performance 
Crash data can provide valuable information on the road safety performance of a road network.  Existing 

road safety deficiencies can be highlighted through the examination of crash data, which can assist in 

determining whether traffic generation from the proposed development may exacerbate any identified 

issues. 

Crash data was obtained from the Department of State Growth for a 5+ year period between 1st January 

2016 and 30th August 2021 for Marlborough Street between Hobhouse Street and Bulwer Street. 

The findings of the crash data is summarised as follows: 

 
2 Department of State Growth traffic data, 2018 – Wellington Street carries 9,300 vehicles per day to the north of the site and Cressy 
Road carries approximately 3,200 vehicles per day to the south of the site. 
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▪ 7th February 2017, 1:50pm.  ‘Cross-traffic’ collision between two vehicles at the intersection of 

Hobhouse Street resulting in first aid injury. 

▪ 9th October 2017, 9:15am.  Midblock single vehicle collision, ‘Right-off-carriageway-into-object’, 

resulting in property damage only. 

▪ 22nd March 2021, 8:36am.  ‘Cross-traffic’ collision between two vehicles at the intersection of 

Bulwer Street resulting in minor injury. 

 

The crash data does not provide an indication that there are any pre-existing road safety deficiencies that 

might be exacerbated by traffic generated by the development proposal.  The crash history is considered 

to be relatively low considering the arterial nature of the road in a town centre environment. 
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102 & 104 Marlborough Street - Traffic Impact Assessment 

3. Proposed Development 

3.1 Development Proposal 
The proposed development involves the construction of 7 residential units.  A total of 16 on-site car parking 

spaces are proposed.  Access to Marlborough Street is via a shared driveway at the southern end of the 

site boundary. 

The proposed development is shown in Figure 3. 

Figure 3 Proposed Development Plans 
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4. Traffic Impacts 

4.1 Trip Generation 
Traffic generation rates were sourced from the RMS Guide.  The RMS Guide (and RMS updated surveys) 

states that residential units generate 6.5 trips per day per dwelling, with a peak generation of 0.65 trips 

per hour. 

This equates to a total traffic generation of 46 two-way vehicle movements per day, with a peak of 5 

vehicle per hour. 

4.2 Trip Assignment 
It is likely that there will be a relatively even distribution of traffic accessing the site to/from the north and 

the south on Marlborough Street. 

4.3 Traffic Generation Impacts 
Acceptable Solution A2 of E4.6.1 of the Planning Scheme states that “For roads with a speed limit of 

60km/h or less the use must not generate more than a total of 40 vehicle entry and exit movements per 

day”.  In this case, the proposed development generates approximately 46 vehicles per day on 

Marlborough Street and therefore fails to comply with Acceptable Solution A2 of E4.6.1. 

The Performance Criteria, P2, or E4.6.1 states “For roads with a speed limit of 60km/h or less, the level of 

use, number, location and design of accesses and junctions must maintain an acceptable level of safety 

for all road users, including pedestrians and cyclist”. 

The following is relevant for the proposed development: 

▪ The access will generate 5 vehicles per hour during peak periods.  This is a relatively low 

generation that can easily be absorbed in the surrounding road network. 

▪ Marlborough Street has numerous accesses along its length.  The separation between driveway 

accesses is consistent with nearby residential and commercial driveways in the surrounding area. 

▪ The access is located on a straight section of Marlborough Street with very good sight distance in 

both directions. 

 

Based on the above, the development meets the requirements of Performance Criteria P2 of Clause E4.6.1 

of the Planning Scheme. 
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102 & 104 Marlborough Street - Traffic Impact Assessment 

4.4 Access Impacts 
The Acceptable Solution A1 of Clause E4.7.2 of the Planning Scheme states “For roads with a speed limit 

of 60km/h or less the development must include only one access providing both entry and exit, or two 

accesses providing separate entry and exit”. 

In this case the development provides one access and therefore complies with the requirements of 

Acceptable Solution A1 of Clause E4.7.2 of the Planning Scheme. 

4.5 Sight Distance 
The Acceptable Solution A1 of Clause E4.7.4 of the Planning Scheme states “sight distance at an access 

or junction must comply with the Safe Intersection Sight Distance shown in Table E4.7.4”.  The 

requirements of Table E4.7.4 are reproduced in Table 1.   

Table 1 Planning Scheme SISD Requirements  

 

 

Assuming the vehicle speed is equal to the speed limit of 50-km/h then the required Planning Scheme 

SISD is 80 metres.  The available sight distance exceeds 80 metres in both directions along Marlborough 

Street from the site’s access.  The Acceptable Solution A1 of Clause E4.7.4 of the Planning Scheme is 

therefore met. 

4.6 Pedestrian Impacts 
The proposed development is well connected to the surrounding road network’s pedestrian infrastructure 

and includes a footpath adjacent to the site on Marlborough Street.   

The proposed development will generate some level of pedestrian activity (to/from Longford town centre, 

school, etc).  These movements can be accommodated safely and efficiently in the network. 

The Acceptable Solution A1 of Clause E6.8.5 of the Planning Scheme states: 

“Pedestrian access must be provided for in accordance with Table E6.5”. 
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Table E6.5 requires a “1m wide footpath separated from the driveway and parking aisles except at crossing 

points”. 

The proposed development does not provide a separate pedestrian path to the driveway.  The driveway 

access is considered a ‘shared zone’ where vehicles must give way to pedestrians.  This is a relatively 

commonplace treatment in medium density residential developments.   

The Performance Criteria P1 of Clause E6.8.5 of the Planning Scheme states: 

“Safe pedestrian access must be provided within car park and between the entrances to buildings 

and the road”. 

 

The following is relevant with respect to the development: 

▪ The site is a medium density residential development.  The movement of cars and pedestrians 

only relates to activity associated with the residential units and would be expected by all road 

users.   

▪ A total of 16 on-site parking spaces are proposed, accessed via a single driveway.  The peak traffic 

generation will be 5 vehicles per hour (less than one vehicle movement every 10 minutes).  The 

low traffic generation coupled with the low vehicle speeds will result in an acceptable safety 

environment for shared use between pedestrians and cars. 

▪ The driveway will be a ‘shared zone’ where vehicles and pedestrians share the space with 

pedestrians having priority.  This is a common access treatment for small-scale medium density 

residential developments. 

▪ The development has a relatively simple layout consisting of a single driveway through the site 

with associated parking connecting at 90-degrees to the driveways.  There are no internal 

junctions within the accesses. 

 

Based on the above assessment, the development meets the requirements of Performance Criteria P1 of 

Clause E6.8.5 of the Planning Scheme. 

4.7 Road Safety Impacts 
No significant road safety impacts are foreseen for the proposed development.  This is based on the 

following: 

▪ The surrounding road transport network is capable of absorbing the relatively small estimated 

traffic generation of the proposed development (with a peak estimated to be 5 vehicles per hour). 

▪ Sight distance at the access exceeds Planning Scheme requirements and therefore provides a safe 

access environment. 
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▪ The crash history of the surrounding road network near the subject site does not indicate that 

there are any specific road safety issues that are likely to be exacerbated by traffic generated by 

the proposed development. 
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5. Parking Assessment 

5.1 Parking Provision 
The development provides a total of 16 on-site car parking spaces.  This consists of: 

▪ 14 x jockey style spaces (7 rows of 2 cars) 

▪ 2 x 90-degree visitor parking spaces 

 

The car parking layout is shown in Figure 3. 

5.2 Planning Scheme Requirements 
The Acceptable Solution A1 of Clause E6.6.1 of the Planning Scheme states: “The number of car parking 

spaces must not be less than the requirements of Table E6.1”. 

Table E6.1 requires 2 spaces per dwelling plus 1 dedicated visitor parking space per 4 dwellings.  This is 

a requirement for 16 parking spaces.  The provision of 16 spaces therefore meets the requirements of 

Acceptable Solution A1 of Clause E6.6.1 of the Planning Scheme. 

 

5.3 Car Parking Layout 
Each unit will have two on-site car parking spaces that consist of ‘jockey style’ spaces where one car is 

located in front of the other, requiring the car located closest to the aisle to exit before the first car can 

be accessed.  This is a reasonably common scenario for residential developments (noting that residential 

dwellings often have car parking in a linear format along a driveway).  

The Acceptable Solution A2.1 of Clause E6.7.2 of the Planning Scheme states: 

“Car parking and manoeuvring space must: 

a) have a gradient of 10% or less; and 

b) where providing for more than 4 cars, provide for vehicles to enter and exit the site in 

a forward direction; and 

c) have a width of vehicular access no less than prescribed in Table E6.2 and Table E6.3”. 

 

the following is relevant with respect to the development: 

a. The gradient of the car parking layout is less than 10%. 

b. The car parking provision is greater than 4 cars.  All cars can enter and exit the site in a forward 

direction. 
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c. Table E6.2 requires an access width of 4.5 metres for the initial 7 metres from the road and 3.0 

metres thereafter.  The width of the access is 5.5 metres for the majority of its length.  Table E6.3 

requires parking space dimensions to be 2.6m wide x 5.4m long with an aisle width of 6.4 metres, 

or 3.0m wide x 5.4m long with an aisle width of 5.2 metres.  All car parking spaces comply with 

these requirements. 

Based on the above assessment the development complies with the requirements of Acceptable Solution 

A2.1 of Clause E6.7.2 of the Planning Scheme. 

The Acceptable Solution A2.2 of Clause E6.7.2 of the Planning Scheme states “The layout of car spaces 

and access ways must be designed in accordance with Australian Standards AS 2890.1 - 2004 Parking 

Facilities, Part 1: Off Road Car Parking”. 

Australian Standards, AS2890.1 requires the following minimum dimensions for User Class 1A (residential, 

domestic and employee parking): 

▪ Minimum space width  – 2.4 metres 

▪ Minimum space length  – 5.4 metres 

▪ Minimum aisle width  – 5.8  metres  

 

All car parking spaces and aisle widths meet or exceed these minimum values.  It is also noted that all 

jockey parking spaces have accessibility, with sufficient spare area within the internal driveways for 

vehicles to manoeuvre to facilitate a car parked at the front of the jockey space to exit. 

AS2890.1 requires a minimum driveway width of 3.0 to 5.5 metres for a car park servicing less than 25 

spaces fronting onto a major road.  The driveway width of 5.5 metres meets this requirement. 

The car parking spaces and manoeuvring area therefore meets the requirements of Acceptable Solution 

A2.2 of Clause E6.7.2 of the Planning Scheme. 
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6. Conclusions 

This traffic impact assessment (TIA) investigated the traffic and parking impacts of a proposed 7 residential 

unit development at 102 and 104 Marlborough Street, Longford. 

The key findings of the TIA are summarised as follows: 

▪ The development is likely to generate 46 vehicles per day with a peak of 5 vehicles per hour.    

▪ The traffic generation at the site’s access meets the requirements of Performance Criteria P2 of 

Clause E4.6.1 of the Planning Scheme. 

▪ The provision of 16 on-site car parking spaces meets the requirements of Acceptable Solution A1 

of Clause E6.6.1 of the Planning Scheme.  

▪ The layout of the car park meets the requirements of Acceptable Solutions A2.1 and A2.2 of Clause 

E6.7.2 of the Planning Scheme. 

 

Based on the findings of this report and subject to the recommendations above, the proposed development 

is supported on traffic grounds. 
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REFERRAL OF DEVELOPMENT APPLICATION PLN-21-0223 TO WORKS & INFRASTRUCTURE 
DEPARTMENT 
 
Property/Subdivision No:  109300.93 
Date: 10 November 2021 
Applicant: Wilson Homes 
Proposal: Multiple Dwellings (7), filling of land, retaining wall on boundaries (Road and 
Railway Assets Code) 
Location: 102 and 104 Marlborough Street, Longford 
 

W&I referral PLN-21-0223, 102 and 104 Marlborough Street, Longford 
 
Planning admin: W&I fees paid. 
 
Please inspect the property and advise regarding stormwater/drainage, access, traffic, and 
any other engineering concerns. 
Is there is a house on one of the lots? No 
Is it connected to all Council services? Yes 
Are any changes / works required to the house lot? As per drawing 21.0567_C20 

5/11/21 
Are the discharge points for stormwater, infrastructure that 
is maintained by Council? 
(This requires a check to ensure the downstream 
infrastructure is entirely owned, maintained, operated by 
Council and have been taken over as Council assets.) 

Yes 
 

Stormwater: 
Does the physical location of stormwater services match the 
location shown on the plan? (Requires an on-site inspection) 

Yes 
 

Is the property connected to Council’s stormwater services?   Yes 
If so, where is the current connection/s?  Main on southern boundary 
Can all lots access stormwater services?  Yes 
If so, are any works required?   Yes, as per plan 
Is stormwater detention required Yes  
Has a stormwater detention design been submitted  Yes 
If so, is it designed for 20- year ARI with overland flow path 
to road or any other low risk Council approved place of 
discharge. 

Yes  

If no to above , has the design for 100 – year ARI been done. N/A 
If yes to any of the above, does it comply with Councils 
stormwater policy  

Yes 

Is the design approved by works & infrastructure Yes 
Please quote drawing numbers and any other relate 
documentation (email etc.) 

#: 

Additional Comments/information  No 

Stormwater works required: 
Works to be in accordance with Standard Drawing TSD-SW25 – a 100mm stormwater 
connection. 
Is there kerb and gutter at the front of the property? Yes 
Are any kerb-and-gutter works required? No 

Road Access: 
Does the property have access to a made road? Yes 
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If so, is the existing access suitable? Needs upgrading 
Does the new lot/s have access to a made road? N/A 
If so, are any works required?   As per plan 
Is off-street parking available/provided? Yes 

Road / access works required:  
Works to be in accordance with Standard Drawing TSD R09 - concrete driveway crossover & 
apron from the edge of the road to the property boundary 
Is an application for vehicular crossing form required? Yes 
Is a footpath required? No 
Extra information required regarding driveway approach and 
departure angles 

No 

Are any road works required? No 
Are street trees required? No 

Additional Comments: An Engineer’s design is not 
required. 

 
Engineer’s comment: 
 
Drawing 21.0567_C20 5/11/21 which shows the fill levels and proposed pipes and detention 
doesn’t seem to be included with the public exhibition documents that I have been sent 
 
In discussion with Des, Leigh and Paul it has been agreed that the proposed fill is not an ideal 
solution. A better and possibly cheaper option would be to go through 69 Pakenham St and 
out in to the road. The applicant may need to take levels to confirm this would work but the 
main is about 1.2m deep so I think it should. I have spoken to Cam and no detention will be 
required if you go this way. Please advise the applicant as discussed at our meeting. 
 

WORKS & INFRASTRUCTURE DEPARTMENT CONDITIONS 

STANDARD CONDITIONS FOR SMALL SUBDIVISIONS 
W.1 Stormwater 
a) Each dwelling must be provided with a connection to the Council’s stormwater 

system, constructed in accordance with Council standards and to the satisfaction of 
Council’s Works & Infrastructure Department. 

b) Concentrated stormwater must not be discharged into neighbouring properties 
c) Landscaping and hardstand areas must not interfere with natural stormwater run-off 

from neighbouring properties. 
d) All driveways and hardstand areas must be designed to allow stormwater run-off to 

be adequately drained to the Council stormwater system. 
e) Prior to the issue of a building permit, or the commencement of development 

authorised by this permit, the applicant must design and provide plans for 
underground stormwater drainage to collect stormwater from the driveways and 
roofed area of buildings. The system must connect through properly-jointed pipes to 
the stormwater main, inter-allotment drainage or other lawful point of discharge to 
the satisfaction of the Plumbing Inspector. 

f) A plumbing permit is required prior to commencing any plumbing or civil works within 
the property. 

g) A stormwater detention plan in accordance with Council’s Onsite Stormwater 
Detention Policy must be provided to Council for approval prior to the 
commencement of any works onsite. 
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W.2 Access 
a) If any changes are made to the existing access an application for vehicular crossing has 

been approved by Council and all works must be carried out in accordance with TSD 
R09 and to the satisfaction of Council’s Works Manager. 

W.3 Municipal standards & approvals 
Unless otherwise specified within a condition, all works must comply with the Municipal 
Standards including specifications and standard drawings. All works must be constructed to 
the satisfaction of Council. Where works are required to be designed prior to construction, 
such designs and specifications must be approved by Council prior to commencement of any 
in situ works. 
W.4 Works in State road reserve 
a) The developer must obtain a permit from the Department State Growth for any works 

to be undertaken within the State Road reservation, including any works necessary in 
relation to access construction, stormwater drainage and/or traffic management 
control and devices from the proposal. 

b) Application requirements and forms can be found at 
transport.tas.gov.au/road/permits, applications must be submitted at least twenty-
eight (28) days prior to any scheduled works. In accordance with the Roads and Jetties 
Act 1935, works must not be commenced within the State Road reservation until a 
permit has been issued. 

W.5 Pollutants 
a) The developer/property owner must ensure that pollutants such as mud, silt or 

chemicals are not released from the site. 
b) Prior to the commencement of development authorised by this permit the 

developer/property owner must install all necessary silt fences and cut-off drains to 
prevent soil, gravel and other debris from escaping the site. Material or debris must 
not be transported onto the road reserve (including the nature strip, footpath and 
road pavement). Any material that is deposited on the road reserve must be removed 
by the developer/property owner. Should Council be required to clean or carry out 
works on any of their infrastructure as a result of pollutants being released from the 
site the cost of these works may be charged to the developer/property owner. 

W.6 Works damage bond 
a) Prior to the issue of a building permit, or the commencement of development 

authorised by this permit, a $1000 bond must be provided to Council, which will be 
refunded if Council’s infrastructure is not damaged. 

b) This bond is not taken in place of the Building Department’s construction compliance 
bond. 

c) The nature strip, crossover, apron and kerb and gutter and stormwater infrastructure 
must be reinstated to Council’s standards if damaged. 

d) The bond will be returned after building completion if no damage has been done to 
Council’s infrastructure and all engineering works are done to the satisfaction of the 
Works & Infrastructure Department. 

W.7 Nature strips 
Any new nature strips, or areas of nature strip that are disturbed during construction, must 
be topped with 100mm of good quality topsoil and sown with grass. Grass must be 
established and free of weeds prior to Council accepting the development. 
 
 
Jonathan Galbraith (Engineering Officer) 
Leigh McCullagh, stormwater design and fill discussed with Leigh, Cam and Des 
Date: 11/11/21 
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Amended Submission to Planning Authority Notice 
Council Planning 
Permit No. PLN-21-0223 CT 10343/9 Council notice date 15/09/2021 

TasWater details 
TasWater 
Reference No. TWDA 2021/01570-NMC Date of response 

Amended date 
28/09/2021 
18/11/2021 

TasWater 
Contact Jake Walley Phone No. 0467 625 805 

Response issued to 
Council name NORTHERN MIDLANDS COUNCIL 

Contact details Planning@nmc.tas.gov.au 
Development details 
Address 102 MARLBOROUGH ST, LONGFORD  Property ID (PID) 6734910 
Description of 
development Multiple Dwellings (7)  

Schedule of drawings/documents 
Prepared by Drawing/document No. Revision No. Date of Issue 

Another Perspective Site Plan 01a/08 B 05/11/2021 

Another Perspective Drainage Plan 01b/08 B 05/11/2021 
Conditions 

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

CONNECTIONS, METERING & BACKFLOW 

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

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

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

56W CONSENT 

4. Prior to the issue of the Certificate for Certifiable Work (Building) and/or (Plumbing) by TasWater 
the applicant or landowner as the case may be must make application to TasWater pursuant to 
section 56W of the Water and Sewerage Industry Act 2008 for its consent in respect of that part of 
the development which is built within a TasWater easement or over or within two metres of 
TasWater infrastructure.    

Advice: Private  pipes must not be closer than 1.0m from TasWater pipes except where required to 
cross the pipe at + or - 15° to the pipe. 
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DEVELOPMENT ASSESSMENT FEES 

5. The applicant or landowner as the case may be, must pay a development assessment fee of $363.57 
to TasWater, as approved by the Economic Regulator and the fee will be indexed, until the date paid 
to TasWater. 

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

Advice 

General 

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

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

Service Locations 
Please note that the developer is responsible for arranging to locate the existing TasWater infrastructure 
and clearly showing it on the drawings.  Existing TasWater infrastructure may be located by a surveyor 
and/or a private contractor engaged at the developers cost to locate the infrastructure.   
The location of this infrastructure as shown on the GIS is indicative only. 
(a) A permit is required to work within TasWater’s easements or in the vicinity of its infrastructure. 

Further information can be obtained from TasWater 
(b) TasWater has listed a number of service providers who can provide asset detection and location 

services should you require it. Visit www.taswater.com.au/Development/Service-location for a list of 
companies. 

56W Consent 
The plans submitted with the application for the Certificate for Certifiable Work (Building) and/or 
(Plumbing) will need to show footings of proposed buildings located over or within 2.0m from TasWater 
pipes and will need to be designed by a suitably qualified person to adequately protect the integrity of 
TasWater’s infrastructure, and to TasWater’s satisfaction, be in accordance with AS3500 Part 2.2 Section 
3.8 to ensure that no loads are transferred to TasWater’s pipes.  These plans will need to also include a 
cross sectional view through the footings which clearly shows; 
(a) Existing pipe size, location and depth relative to the footings and proposed finished surface levels over 

the pipe; 
(b) Footings must be no closer than 1.0m from the outside pipe wall of the TasWater sewer main; 
(c) The line of influence from the base of the footing must pass below the invert of the pipe and be clear 

of the pipe trench and; 
(d) A note on the plan indicating how the pipe location and depth were ascertained. 
(e) The location of the property service connection and sewer inspection opening (IO). 
 
 
 
 
 
  
Declaration 

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

2021-12-13 ORDINARY MEETING OF COUNCIL - OPEN COUNCIL ATTACHMENTS - Agenda

Attachment 15.3.8 Amended Tas Water SPAN TWDA 2021 01570- NMC Page 367

http://www.taswater.com.au/Development/Development-Standards
http://www.taswater.com.au/Development/Forms
http://www.taswater.com.au/Development/Service-location


 

 
 
  Page 3 of 3 
   Uncontrolled when printed  Version No: 0.2  
  
 

Authority Notice. 

Authorised by 

 
Jason Taylor 
Development Assessment Manager 
TasWater Contact Details 
Phone  13 6992 Email  development@taswater.com.au 
Mail  GPO Box 1393 Hobart TAS 7001 Web  www.taswater.com.au 
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To Whom It May Concern: 

 

 

I note the re-advertised DA regarding a proposal for multiple dwellings 

located at 102-104 Marlborough St, Longford (PLN-21-0223). 

 

 

It is pleasing to see the Applicant has made an effort to improve some issues 

noted with regard to the previous DA. 

 

 

However, the following issues remain evident: 

 

1. No provision of secure storage in accordance with 10.4.9 A1 or P1 

2. No provision for motorcycle parking in accordance with E6.6.4 which 

requires one space per 20 car parking spaces or part thereof 

3. No provision for bicycle parking and storage requirements in 

accordance with E6.8.2 A1.2 and E6.8.2 A2 or their respective 

performance criteria 

4. AS2890.1:2004 relating to off-street parking requires additional 

clearance to obstructions such as fences or walls, the figured 

dimension of 2.8m indicated for the width of the parking space ‘U5 P9’ 

associated with Unit 5 is located between a wall and a fence and the 

parking space therefore needs to be a minimum of 3m wide 

 

 

Similarly, a number of issues not explicitly covered by the Scheme which 

impact residential amenity remain. These include, but may not be limited to: 

 

1. Limited winter sunlight access to living areas 

 Living areas of units 1, 2 and 3 will receive little (if any) access to 

sunlight due to window placement in southern façade + western 

façade under carport 

 Living area of unit 4 will receive limited access to sunlight in late 

afternoon due to window placement in southern façade under 

carport, western façade window screened + porch overshadowing 

 Living area of unit 5 will receive limited access to sunlight in late 

afternoon due to entry porch overshadowing window 

2. Private open space of Unit 4 will still receive little sunlight in cooler 

months due to fence proximity 

3. Convenience of access to private open spaces 10.4.3 Objective (c) for 

units 1, 2, 3 is less than ideal due to access via carport with minimal 

clearance between car and wall of dwelling; private open space of 

Unit 4 is located on opposite side of dwelling and private open space 

of Unit 5 is still only accessible via first entering public areas 
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Most of these issues could easily be addressed by simply flipping the plans of 

units 4 and 5 so the living areas face north and reconfiguration of the kitchen 

area and position of hot water cylinder and outdoor heat pump unit to 

permit a window facing north in the kitchens of units 1, 2 and 3 and it is 

unclear why the Applicant would not take the opportunity to do so given this 

would greatly improve the amenity of future residents. 

 

 

I trust Council will carefully consider this proposal. 

 

 

 

Kind regards, 

 

Mark Rhodes 

BEnvDes BArch 
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3 December 2021 

Northern Midlands Council 
Po Box 156 
Longford Tasmania 7301 
 

Pdf via email: planning@nmc.tas.gov.au 

 

 

To Whom it may concern, 

 
In Regards to the representation received to Planning Application PLN21-0223 the following the statutory 
advertising period, the following responses are provided: 
 
10.4.9 A1 
it is anticipated a condition will be imposed on any permit issued to satisfy this clause 
Motorcycle and Bicycle Parking 
No intentional motorcycle parking space has been provided in the proposed design.  Numerous options are 
available, and should it be deemed a necessary and worthy addition to the development a condition imposed on 
any permit issued would be accepted 
 
Numerous options are available for bicycle parking/storage in the proposed rear yard areas of each dwelling.  No 
further parking or storage spaces are proposed or considered necessary. 
 
AS2890.1:2004 
It is agreed 3m clear width is preferrable.  A condition imposing this adjustment on any permit issued would be 
accepted 
 
Additional Items Raised: 
The fence to Unit 5 was previously suggested by the applicant to continue to the front entry landing as part of the 
previous response to the representation received.  A condition imposing the extension of this fence to the front 
landing would be accepted 
 
In regards to the remaining items raised it is not deemed necessary to respond to these matters due to their lack of 
relevance to the Northern Midlands Interim Planning Scheme. 
 

Kind regards 

 

 

Erin Porter 

Project Coordinator 
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Description of proposal: ..

PLANNING APPLICATION
Proposal

3

jottoch additional sheetsjf nec

If a I in for a subdivision which creates a new road please supply three proposed names for
the road, in order of preference:

1-07' S V 19 of, V I SCO^

00

Are there any existing buildings on this property? Yes
If yes - in Qin build^^g is used as ... ... ... ... ... ... .. - - - - - - - -..... .... ' ' ' ' ' ' ' ' ' ' '

f variation to Planning Scheme provisions requested, justification to be provided:

V

I

11

,

.....................................................................................................................................................................

.

............................................................................................................................... ......................................

...........................................................,.........................................................................................................

tottach odditibnol sheets if necessary)

I s-a n ysig n a ge re q u i re d-. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .
(!f yes, provide details)

.
^
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FOLIO PLAN
RECORDER OF TITLES
Issued Pursuant to the Land Titles Act 1980

Search Date: 31 Aug 2021 Search Time: 10:51 AM Volume Number: 18083 Revision Number: 01

Department of Primary Industries, Parks, Water and Environment www.thelist.tas.gov.au
Page 1 of 1
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File nameDrawn Date Edition SheetScale
L210618_Prop_Plan_090621.dwgABB 31/08/21 1:1250@A3 v1.1 1/1

N

10 Goodman Court Invermay TAS 7248
PO Box 593 Mowbray Heights TAS 7248

Phone (03) 6332 3760
Fax (03) 6332 3764

Email: admin@woolcottsurveys.com.au

Job Number

L210618

PROPOSED 3 LOT SUBDIVISION
CLIENT: CARLTON DIXON

42-48 FAIRTLOUGH STREET, PERTH 7300
C.T.18083/4

Notes:
1. All measurements and areas are subject to survey.
2. All sewerage and waste water to be managed within

each lot.
3. Contours are per LISTmap and are referenced to

AHD83. Contour interval is 5.00m.

PLANNING
THIS PLAN WAS PREPARED AS A PROPOSAL PLAN
TO ACCOMPANY A DEVELOPMENT APPLICATION TO COUNCIL
AND SHOULD NOT BE USED FOR ANY OTHER PURPOSE.
ALL MEASUREMENTS AND AREAS ARE SUBJECT TO SURVEY.
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1

Rosemary Jones

From: Des Jennings

Sent: Tuesday, 5 October 2021 11:27 AM

To: NMC Planning

Subject: Cash in Lieu of Public Open Space - 42-48 Fairtlough St, Perth - PLN21-0271

Follow Up Flag: Follow up

Flag Status: Flagged

Hi Karen, 
It is agreed to accept cash in lieu of open space.  Thanks Des  
 
  Des Jennings 

 

General Manager | Northern Midlands Council 
Council Office, 13 Smith Street (PO Box 156), Longford Tasmania 7301 
T: (03) 6397 7303 | F: (03) 6397 7331 
E: des.jennings@nmc.tas.gov.au | W: www.northernmidlands.tas.gov.au 

 

 

 

 
From: NMC Planning <planning@nmc.tas.gov.au>  
Sent: Tuesday, 5 October 2021 9:32 AM 
To: Des Jennings <des.jennings@nmc.tas.gov.au> 
Subject: Cash in Lieu of Public Open Space - 42-48 Fairtlough St, Perth - PLN21-0271 
 
Good morning 
 
Please see attached subdivision plan and letter requesting GM consent for a Cash In Lieu of Public Open Space for a 
3 lot subdivision at 42-48 Fairtlough St Perth.  
 
Kind regards 
Karen 
 
 
 
  Karen Jenkins 

 

Administration Officer - Community & Development | Northern 
Midlands Council 
Council Office, 13 Smith Street (PO Box 156), Longford Tasmania 7301 
T: (03) 6397 7303 | F: (03) 6397 7331 
E: karen.jenkins@nmc.tas.gov.au | W: www.northernmidlands.tas.gov.au 
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Our ref: 7188229; PLN-21-0271;  
Enquiries: Ryan Robinson 
 
 
19/10/2021 
 
 
P.O. Box 1983 
HOBART   7001 
via email:  cdixon@bmil.com.au 
 
 
Dear Mr Carlton Dixon 
 
Additional Information Required for Planning Application PLN-21-0271 - 3 Lot Subdivision (Vary Lot 
Sizes) at 42-48 Fairtlough Street, Perth 
 
I refer to the abovementioned application, which has been further reviewed by Council’s Planners. 
The following information is required to allow consideration of your application under the Northern 
Midlands Interim Planning Scheme 2013: 
 
Eastern (side) boundary setback for the existing dwelling: 

• In relation to Clause 12.4.1.4 the eastern (side) boundary setback for the existing 
dwelling will be reduced to 6.2m, which does not comply with Acceptable Solution A2. 

o Please provide a response to the provisions of performance Criteria P2. 
• The Bushfire Hazard Assessment Report also refers to the eastern (side) boundary 

setback for the dwelling on lot 2, stating that it is 7.5m. The proposal relies on locating 
part of the Bushfire Hazard Management Area for lot 2 within lot 1.  

o Please update the Bushfire Hazard Management Report to reflect the setback 
shown in the subdivision plan. 

 
Site access: 

• The subdivision plans show new accesses across the respective primary frontages of lot 1 
and lot 2 to Sinclair Street. However, the Planning Application Report and Bushfire 
Hazard Management Report refer to access via Fairtlough Street, to which lot 2 will 
access via a 20m wide right of way across lot 1. 

o Please clarify which accesses will be used, noting that the location and number of 
accesses to each lot has implications for planning assessment against the 
provisions of the Bushfire-Prone Areas Code, the Road and Railway Assets Code, 
and the Car Parking and Sustainable Transport Code.  

o Please update supplementary reports and the site plans as necessary to ensure 
consistency. 
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Drainage: 
• Please provide a suitably scaled site plan with contour lines and AHD levels showing how 

each lot will be drained. 
 
Therefore, in accordance with Section 54 of the Land Use Planning and Approvals Act 1993, the 
statutory period for processing the application will not recommence until the requested information 
has been supplied to the satisfaction of the Planning Authority.  It is a requirement of the Planning 
Authority that all correspondence, if emailed, is sent to planning@nmc.tas.gov.au and referenced 
with the planning application number PLN-21-0271.  If you have any queries, please contact Council’s 
Planning Section on 6397 7301, or e-mail planning@nmc.tas.gov.au 
 

 
Ryan Robinson 
PLANNER 
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10 Goodman Court Invermay TAS 7248
PO Box 593 Mowbray Heights TAS 7248

Phone (03) 6332 3760
Fax (03) 6332 3764

Email: admin@woolcottsurveys.com.au

Job Number

L210618

PROPOSED 3 LOT SUBDIVISION
CLIENT: CARLTON DIXON

42-48 FAIRTLOUGH STREET, PERTH 7300
C.T.18083/4

Notes:
1. All measurements and areas are subject to survey.
2. All sewerage to be managed within each lot.
3. Contours are generated from LIDAR data, are

referenced to AHD83 and are approximate and
subject to survey. Contour interval is 1.00m.

PLANNING
THIS PLAN WAS PREPARED AS A PROPOSAL PLAN
TO ACCOMPANY A DEVELOPMENT APPLICATION TO COUNCIL
AND SHOULD NOT BE USED FOR ANY OTHER PURPOSE.
ALL MEASUREMENTS AND AREAS ARE SUBJECT TO SURVEY.

Received
28.10.2021
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10 Goodman Court Invermay TAS 7248
PO Box 593 Mowbray Heights TAS 7248

Phone (03) 6332 3760
Fax (03) 6332 3764

Email: admin@woolcottsurveys.com.au

Job Number

L210618

PROPOSED 3 LOT SUBDIVISION
CLIENT: CARLTON DIXON

42-48 FAIRTLOUGH STREET, PERTH 7300
C.T.18083/4

Notes:
1. All measurements and areas are subject to survey.
2. All sewerage to be managed within each lot.
3. Contours are generated from LIDAR data, are

referenced to AHD83 and are approximate and
subject to survey. Contour interval is 1.00m.

PLANNING
THIS PLAN WAS PREPARED AS A PROPOSAL PLAN
TO ACCOMPANY A DEVELOPMENT APPLICATION TO COUNCIL
AND SHOULD NOT BE USED FOR ANY OTHER PURPOSE.
ALL MEASUREMENTS AND AREAS ARE SUBJECT TO SURVEY.
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Our ref: 7188229; PLN-21-0271;  
Enquiries: Ryan Robinson 
 
 
3/11/2021 
 
 
P.O. Box 1983 
HOBART   7001 
via email:  cdixon@bmil.com.au 
 
 
Dear Mr Carlton Dixon 
 
Additional Information Required for Planning Application PLN-21-0271 - 3 Lot Subdivision (Vary Lot 
Sizes) at 42-48 Fairtlough Street, Perth 
 
I refer to the abovementioned application, which has been further reviewed by Council’s Planners. 
Further to the request for further information dated 19/10/2021 the following information is 
required to allow consideration of your application under the Northern Midlands Interim Planning 
Scheme 2013: 
 

• Update planning report response to 12.4.3 Subdivision P1.1 (b), which refers to the 
previously proposed Right of Way across Lot 1, in favour of Lot 2; and 

• Update planning report response to 12.4.3 Subdivision P1.1 (d), which refers to vehicle 
access via Fairtlough Street. 

 
Therefore, in accordance with Section 54 of the Land Use Planning and Approvals Act 1993, the 
statutory period for processing the application will not recommence until the requested information 
has been supplied to the satisfaction of the Planning Authority.  It is a requirement of the Planning 
Authority that all correspondence, if emailed, is sent to planning@nmc.tas.gov.au and referenced 
with the planning application number PLN-21-0271.  If you have any queries, please contact Council’s 
Planning Section on 6397 7301, or e-mail planning@nmc.tas.gov.au 
 

 
Ryan Robinson 
PLANNER 
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November 3, 2021 

Planning Department 
Northern Midlands Council 
PO Box 156 
Longford, TAS 7301 

Dear  Sir/Madam 

42-48 Fairtlough Street, Perth – Application for 3 lot subdivision

This letter is prepared to accompany an application for a 3 lot subdivision at 42-48 Fairtlough 
Street, Perth. The letter provides an overview of the subject site, the proposal and an assessment 
against relevant planning scheme standards. 

Subject Site 

The subject site comprises a single title known as 42-48 Fairtlough Street, Perth. The site is located 
on the northern fringes of the township within an area of Low Density residential zoning and 
characterised by a diverse array of lot sizes. Figure 1 shows the location of the site in the context 
of the Perth township and Figure 2 shows the subject site. 

The site is currently developed with a single dwelling and associated outbuilding, both of which 
are located in the northern eastern half of the property. The site is accessed via an access drive 
off Fairtlough Street. The site is scattered with native vegetation of poor quality as well as large 
areas of gorse and some mature native trees of in good condition. The site has an overall area of 
3.52ha. The site is not connected to reticulated services.  

The site has wraps around 50-62 Fairtlough Street which is developed with a single dwelling. The 
land on the opposite side of Fairtlough Street is also developed with a single dwelling. Land to 
the north of the site on the opposite side of Sinclair Street comprises two 5000m2 lots which are 
currently vacant but likely to be developed in the near future. Land to the west comprises one 
vacant lot and one lot developed with a single dwelling. Of the lots immediately surrounding the 
site, the lot sizes range from approximately 5000m2 through to 3ha. 

PO Box 210 

Newstead TAS 7250 
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Base image from theLIST (www.thelist.tas.gov.au). © State of Tasmania. 

Figure 1 – Site Context 
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Base image from theLIST (www.thelist.tas.gov.au). © State of Tasmania. 

Figure 2 – Subject site 

The proposed development application relates to the following title: 

Address Owner(s) Title Reference 
Land Area 

42-48 Fairtlough 
Street, Perth  

Fay Norma Harris 18083/4 3.52ha 

 

A copy of the tile is included as an attachment to this correspondence. 
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Proposal 

Approval is sought to subdivide the site into three lots. Lots 1 and 2 will each have an area of 
5000m2. Lot 2 contains the existing dwelling which is setback in excess of the required minimum 
of 5m from the new side boundaries. Lot 1 contains an existing shed and water tank to be 
demolished.  The balance lot 3 will have an area of 2.529 ha and is vacant.   

Lots 1 and 2 will have frontage to and access via the new section of Sinclair Street. Lot 3 will 
have access via and 6m wide access strip onto Fairtlough Street.  

None of the lots are connected to reticulated services. The existing dwelling sources water from 
water tanks on site and has an on-site wastewater system which is contained wholly within the 
new proposed lot boundaries.  

The two new lots will need to gain access to water by installation of water tanks. ES&D have 
conducted an assessment to determine the suitability of these lots for provision of on-site 
wastewater disposal. A copy of that report is appended to this correspondence and confirms 
both lots 1 and 3 are capable of on-site wastewater disposal. 

Stormwater runoff from all lots will flow into an open drain on Fairtlough Street. Lots 1 and 2 will 
have an open drain located within the proposed 3m wide drainage easement at the southern 
end of those lots 

 

Revised
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Figure 3 – Proposal Plan 

 

Zoning and Overlay 

The subject site is located in the Low Density Residential Zone (Figure 4) and subject to the 
bushfire prone area and scenic management overlays (Figure 5). 

 

Figure 4 – Zoning Plan 
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Figure 5 – Overlay Plan – extent of Scenic Management shown by purple hatching 
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Planning Assessment 

The proposed subdivision must be assessed against the subdivision provisions of the Low 
Density Residential Zone and is also subject to the following Codes: 

• Bushfire Prone Area 
• Road and Railway Asset Code 
• Car Parking and Sustainable Transport Code 
• Scenic Management Code 
• Recreation and Open Space Code 

An assessment of the proposal against the relevant provisions is provided below. 

Low Density Residential Zone 

12.1 Zone Purpose 

12.1 Zone Purpose 

12.1.1.1 
To provide for residential use or development on larger lots in residential areas 
where there are infrastructure or environmental constraints that limit 
development. 

12.1.1.2 To provide for non-residential uses that are compatible with residential amenity. 

12.1.1.3 To ensure that development respects the natural and conservation values of the 
land and is designed to mitigate any visual impacts of development on public 
views. 

 

Comment: The proposed subdivision meets the zone purpose statements. Specifically, it will 
create two additional residential lots of sufficient size to provide for on-site wastewater treatment 
and stormwater disposal whilst limiting impacts on natural values and visual impacts. The average 
lot size will be 1.16ha. 

 

12.4.1.4 Rear and Side Setbacks 

12.4.1.4 
Objective To ensure that the: 

a) Height and setback of dwellings from a boundary respects the 
existing neighbourhood character and limits adverse impact 
on the amenity and solar access of adjoining dwellings; and 

Revised
03.11.2021
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b) Separation of buildings is consistent with the preferred low 
density character and local objectives if any.  
 

 

Acceptable Solution Performance Criteria 
A1 Buildings must be setback 5m from the 

rear boundary 
. 
 

A1 Building setback to the rear 
boundary must be appropriate to 
the location, having regard to the:  
a) ability to provide adequate 
private open space for the dwelling; 
and  
b) character of the area and 
location of dwellings on lots in the 
surrounding area; and  
c) impact on the amenity and 
privacy of habitable room windows 
and private open space of existing 
and adjoining dwellings; and  
d) impact on the solar access of 
habitable room windows and 
private open space of adjoining 
dwellings; and 
 e) locations of existing buildings 
and private open space areas; and 
 f) size and proportions of the lot 

    
A2 Buildings must be setback 7.5m from 

side boundaries 
P2 Building setback to the rear 

boundary must be appropriate to 
the location, having regard to the:  
a) ability to provide adequate 
private open space for the dwelling; 
and  
b) character of the area and 
location of dwellings on lots in the 
surrounding area; and  
c) impact on the amenity and 
privacy of habitable room windows 
and private open space of existing 
and adjoining dwellings; and  
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d) impact on the solar access of 
habitable room windows and 
private open space of adjoining 
dwellings; and 
 e) locations of existing buildings 
and private open space areas; and 
 f) size and proportions of the lot 

 

Complies with A1, relies on P2 

The existing dwelling is setback approximately 50 metres from the new rear title boundary. The 
dwelling will be setback 6 metres from the eastern side boundary.  

It is considered that the reduced side boundary setback (discretion of 1.5 metres) is acceptable 
given there will still be plenty of private open space provided, the size of proposed lot 1 is such 
that any future dwelling can be sited well off the boundary if privacy or overlooking are a concern.  

 

12.4.3 Subdivision 

12.4.3.1 Lot Area, Building Envelopes and Frontage 
Objective To ensure: 

c) The area and dimensions of lots are appropriate for the zone; 
and 

d) The conservation of natural values, vegetation and faunal 
habitats; and 

e) The design of subdivision protects adjoining subdivision from 
adverse impacts; and  

f) Each lot has road access, and utility services appropriate for 
the zone. 
 

 

Acceptable Solution Performance Criteria 
A1.1 Each lot must: 

a) Have a minimum area of 1ha; 
and 

b) Have new boundaries aligned 
from buildings that satisfy the 
relevant acceptable solutions 
for setbacks; or 

P1.1 Each lot for residential use must 
provide sufficient useable area and 
dimensions to allow for: 

a) A dwelling to be erected in a 
convenient and hazard free 
location; and 
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c) Be required for public use by 
the Crown, an agency or 
corporation all the shares of 
which are held by Councils or 
a municipality; or 

d) Be for the provision of public 
utilities; or 

e) For the consolidation of a lot 
with another lot with no 
additional titles created; or 

f) To align titles with zone 
boundaries and no new lots 
are created. 

. 
 

b) On-site parking and 
manoeuvrability; and 

c) Adequate private open 
space; and 

d) Reasonable vehicular access 
from the carriageway of the 
road to a building area on 
the lot, if any; and 

e) Development that would 
not adversely affect the 
amenity of, or be out of 
character with, surrounding 
development and the 
streetscape 

A1.2 Subdivision at Devon Hills will not 
result in any new lots 

P1.2 Land at Devon Hills must not be 
further subdivided. 

 

Response: Complies with P1.1 and A1.2 not applicable 

The resultant lots are 2.52ha and two x 5000m2 and therefore lots 1 and 2 do not comply with 
A1 and subdivision must be assessed against the standards of P1.1. It is noted that the resultant 
average lot size under the subdivision is 1.16ha which is above the 1ha minimum. It is submitted 
that the proposal meets the considerations under P1.1 as follows: 

a) The subject site is not located within a landslide hazard area and a Bushfire Hazard 
Management Plan has been prepared which confirms that subject to management 
measures being in place i.e static water supply and vegetation management, that there is 
sufficient area on lots 1 and 3 for a dwelling built to BAL 19. Both lots 1 and 3 have 
sufficient area for the erection of a dwelling which meets the permitted minimum 
setback requirements of the Low Density Residential Zone. 

b) Lots 1 and 2 will be accessed via new crossovers onto Sinclair Street. Lot 3 has more than 
sufficient flat area to enable a driveway and parking area to be created. 

c) Whilst the Low Density Residential Zone doesn’t have a requirement for provision of a 
minimum area for private open space to provide a guide, it is noted that the permitted 
site coverage standard is 10% which on a 5000m2 lot is 500m2 which is more than 
adequate to construct a dwelling within. Aside from land utilised for access and 
driveways, the balance can be used as private open space. 

d) Vehicular access to Lots 1 and 2 will be via Sinclair Street and lot 3 via Fairtlough Street, 
both of which are formed roads.  

e) It is submitted that future residential development on lots 1 and 3 will have no impact to 
the amenity of surrounding lots. The lots are still sufficient in size that adequate 
separation can be provided between the dwellings on adjacent lots and the subject lots 
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which means that there will be no loss of privacy or overshadowing. Lots 1 and 2 are of 
similar size to the recently created lots on the opposite side of Sinclair Street and 
therefore in keeping with the character of the area. There will be no impact on the visual 
amenity of the area generally. The area is characterised by dwellings that are readily 
visible from the street, so a new dwelling on Lot 1 which will be visible from Fairtlough 
Street is not out of character. Any new dwelling on Lot 3 will likely be partially concealed 
from Fairtlough Street. In any case, should the future owners wish, there is more than 
adequate room to plant screening hedges or trees. At the moment the land is 
underutilised and it is submitted that the construction of dwelling and likely resultant 
planting of trees and hedges will actually increase the density of vegetation in the area. 

It is evident from the assessment above that the proposed subdivision meets all the requisite 
considerations under P1.1 

Acceptable Solution Performance Criteria 
A2 Each lot must have a frontage of at 

least 6m 
  
 

P2 No performance Criteria  
 

Response: 

All three lots are provided with a road frontage of 6m to Fairtlough Street. 

 

 

 

Acceptable Solution Performance Criteria 
A3 Each lot must be connected to a 

reticulated: 
a) Water supply; and 
b) Sewerage system. 

  
 

P3 Lots that are not provided with 
reticulated water and sewerage 
services must be: 

a) In a locality for which 
reticulated services are not 
available or capable of 
being connected; and 

b) Capable of accommodating 
an on-site wastewater 
management system. 
 

Response: Complies with P3 
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The wastewater assessment that accompanies this application demonstrates that each lot can be 
provided with an on-site wastewater management system. The lots are in an area which does 
not have reticulated services. 

In terms of whether the site is within a locality where reticulated services are available and 
capable of being connected, Tribunal Decision 6ty Pty Ltd v Northern Midlands Council [2019] 
TASRMPAT 29 (20 December 2019) provides context around the interpretation of P3 and given it 
relates to a neighbouring property also provides context specific to the area.  

At 15., the Tribunal considered the steps in considering P3(a) as: 

a) to identify the relevant locality 

b) to determine whether reticulated water supply services are available in that locality; and 

 c) if they are available, determine whether the reticulated water supply service is capable of being 
connected to the lots in the subdivision.  

If the lots in the subdivision are in a locality for which reticulated water supply services are not 
available, then P3(a) will be satisfied. If they are in a locality in which reticulated water supply 
services are available, then P3(a) will still be satisfied if the services are not capable of being 
connected to the lots. 

In respect of the subject site, it is submitted that it is within a locality where water supply 
services are available as evidenced by the Figure 5 showing the site in the context of TasWater 
water serviced land. 
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Figure 5: Subject site in relation to TasWater serviced land (identified in Turquiose)  

As per the Tribunal Decision, as the site is within a locality where reticulated services are available, 
it is necessary to consider whether reticulated water supply services are capable of being 
connected.  

The Tribunal Decision looked at costings of bringing the water supply from Devon Hills through 
to the site that was subject of that appeal which is to the north of the subject site at 16338 Midland 
Hwy, Perth. The cost of bringing water to that lot varied amongst the experts but a middle ground 
would be at $400k. The subject site is a similar distance from the Devon Hills serviced area so a 
similar cost would be expected.  
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Connection of the lots to reticulated water given expected costs of $300k-$400K would result in 
the subdivision returning a net loss on the land to the tune of $400k. 

Note: Details of land purchase costs and expected sales are provided in a separate confidential 
document.   

The site cost $950, 000 to purchase. The proposed house lot would likely reach $600, 000 at market 
with the other lot 1 $200, 000 lot 3 $250 000 each, resulting in an overall sale price of $1 million. 
Infrastructure costs (excluding water would be approx. $50 000, resulting in a profit of $100, 000 
without provision of water. Provision of water at $300 000 would result in only a $20 000 profit 
being obtained which is not a reasonable return on investment. 

On the basis of the above it is submitted that P3 (a) is met as whilst the site is within a locality 
where reticulated services are available, the cost of extending those services will be 50% of 
expected price of lots not taking account land cost.  

 

Acceptable Solution Performance Criteria 
A4 Each lot must be connected to a 

reticulated stormwater system. 
 

P4 Stormwater may only be discharged 
from the site in a manner that will not 
cause an environmental nuisance, and 
that prevents erosion, siltation or 
pollution of any watercourses, coastal 
lagoons, coastal estuaries, wetlands or 
inshore marine areas, having regard 
to:  
a) the intensity of runoff that already 
occurs on the site before any 
development has occurred for a storm 
event of 1% Annual Exceedance 
Probability (pre-development levels); 
and  
b) how the additional runoff and 
intensity of runoff that will be created 
by the subdivision for a storm event of 
1% Annual Exceedance Probability, 
will be released at levels that are the 
same as those identified at the 
predevelopment levels of the 
subdivision; and  
c) whether any on-site storage devices, 
retention basins or other Water 
Sensitive Urban Design (WSUD) 
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techniques are required within the 
subdivision and the appropriateness of 
their location; and  
d) overland flow paths for overflows 
during extreme events both internally 
and externally for the subdivision, so 
as to not cause a nuisance 

 

Response: Complies with P4 

The accompanying wastewater treatment assessment also provides an assessment of the 
provision of on-site stormwater disposal against the provision of P4. 

 

Bushfire Prone Area Code 

E1.6 Development Standards 

E1.6.1 Subdivision: Provision of hazard management areas 
Objective Subdivision provides for hazard management areas that: 

(a) facilitate an integrated approach between subdivision and 
subsequent building on a lot;  

(b) provide for sufficient separation of building areas from 
bushfire-prone vegetation to reduce the radiant heat levels, 
direct flame attack and ember attack at the building area; 
and 

(c) provide protection for lots at any stage of a staged 
subdivision. 
 

 

 

Acceptable Solution Performance Criteria 
A1  TFS or an accredited person 

certifies that there is an 
insufficient increase in risk from 
bushfire to warrant the 
provision of hazard 
management areas as part of a 

P1 A proposed plan of subdivision 
shows adequate hazard 
management areas in relation to the 
building areas shown on lots within a 
bushfire-prone area, having regard 
to: 
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subdivision; or 
(b) The proposed plan of 

subdivision: 

(i) shows all lots that are 
within or partly within a 
bushfire-prone area, 
including those developed 
at each stage of a staged 
subdivision;  

(ii) shows the building area 
for each lot; 

(iii) shows hazard 
management areas 
between bushfire-prone 
vegetation and each 
building area that have 
dimensions equal to, or 
greater than, the 
separation distances 
required for BAL 19 in 
Table 2.4.4 of Australian 
Standard AS 3959 – 2009 
Construction of buildings 
in bushfire-prone areas; 
and 

(iv) is accompanied by a 
bushfire hazard 
management plan that 
addresses all 
theindividual lots and 
that is certified by the TFS 
or accredited person, 
showing hazard 
management areas equal 
to, or greater than, the 
separation distances 
required for BAL 19 in 
Table 2.4.4 of Australian 
Standard AS 3959 – 2009 
Construction of buildings 
in bushfire-prone areas; 
and 

(a) the dimensions of hazard 
management areas; 

(b) a bushfire risk assessment of 
each lot at any stage of staged 
subdivision; 

(c) the nature of the bushfire-prone 
vegetation including the type, 
fuel load, structure and 
flammability; 

(d) the topography, including site 
slope; 

(e) any other potential forms of fuel 
and ignition sources; 

(f) separation distances from the 
bushfire-prone vegetation not 
unreasonably restricting 
subsequent development; 

(g) an instrument that will facilitate 
management of fuels located on 
land external to the subdivision; 
and 

any advice from the TFS 
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If hazard management areas are to be 
located on land external to the 
proposed subdivision the application 
is accompanied by the written consent 
of the owner of that land to enter into 
an agreement under section 71 of the 
Act that will be registered on the title 
of the neighbouring property 
providing for the affected land to be 
managed in accordance with the 
bushfire hazard management plan 
  
 

 

Response: Complies with P1 

The accompanying Bushfire Hazard Management Report includes a Bushfire Hazard 
Management Plan. 

E1.6.2 Subdivision: Public and fire fighting access 
Objective Access roads to, and the layout of roads, tracks and trails, in a 

subdivision: 
(a) allow safe access and egress for residents, fire fighters 

and emergency service personnel; 

(b) provide access to the bushfire-prone vegetation that 
enables both property to be defended when under 
bushfire attack and for hazard management works 
to be undertaken; 

(c) are designed and constructed to allow for fire 
appliances to be manoeuvred; 

(d) provide access to water supplies for fire appliances; 
and 

are designed to allow connectivity, and where needed, offering 
multiple evacuation points. 

 

Acceptable Solution Performance Criteria 
A1 TFS or an accredited person certifies 

that there is an insufficient 
increase in risk from bushfire 

P1 A proposed plan of subdivision shows 
access and egress for residents, fire-
fighting vehicles and emergency 
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to warrant specific measures 
for public access in the 
subdivision for the purposes of 
fire fighting; or 

(b) A proposed plan of subdivision 
showing the layout of roads, 
fire trails, and the location of 
property access to building 
areas is included in a bushfire 
hazard management plan 
that: 
(i) demonstrates proposed 

roads will comply with 
Table E1, proposed 
private accesses will 
comply with Table E2 and 
proposed fire trails will 
comply with Table E3; 
and  

(ii) is certified by the TFS 
accredited person 

  
 

service personnel to enable 
protection from bushfires, having 
regard to: 

(a) appropriate design measures, 
including: 

(i) two way traffic; 

(ii) all weather surfaces; 

(iii) height and width of any 
vegetation clearances; 

(iv) load capacity; 

(v) provision of passing bays; 

(vi) traffic control devices; 

(vii) geometry, alignment and 
slope of roads, tracks and 
trails; 

(viii) use of through roads to 
provide for connectivity; 

(ix) limits on the length of cul-
de-sacs and dead-end 
roads; 

(x) provision of turning areas; 

(xi) provision for parking areas; 

(xii) perimeter access; and 

(xiii) fire trails; 

(b) the provision of access to: 

(i) bushfire-prone vegetation 
to permit the undertaking 
of hazard management 
works; and 

(ii) fire fighting water supplies; 
and 

any advice from the TFS.  
 

Response: Complies with P1 

The accompanying Bushfire Hazard Management Report provides details of required provision 
of static water supply for each lot.  
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E1.6.3 Subdivision: Provision of water supply for fire fighting purposes 
Objective Adequate, accessible and reliable water supply for the purposes of fire 

fighting can be demonstrated at the subdivision stage and allow for 
the protection of life and property associated with the subsequent use 
and development of bushfire prone areas. 
 
 

 

Acceptable Solution Performance Criteria 
A2 In areas that are not serviced by 
reticulated water by the water 
corporation:  
(a) The TFS or an accredited person 
certifies that there is an insufficient 
increase in risk from bushfire to 
warrant provision of a water supply 
for fire fighting purposes; 
 (b) The TFS or an accredited person 
certifies that a proposed plan of 
subdivision demonstrates that a static 
water supply, dedicated to fire 
fighting, will be provided and located 
compliant with Table E5; or 
 (c) A bushfire hazard management 
plan certified by the TFS or an 
accredited person demonstrates that 
the provision of water supply for fire 
fighting purposes is sufficient to 
manage the risks to property and lives 
in the event of a bushfire. 
  
 

P2 No Performance Criteria 
 

Response: Complies with A2 

The accompanying Bushfire Hazard Management Report provides certification with Clause 
E1.6.3  (b). 
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Road and Railway Assets Code 

E4.7.2 Management of Road Accesses and Junctions  
Objective To ensure that the safety and efficiency of roads is not reduced by the 

creation of new accesses and junctions or increased use of existing 
accesses and junctions. 

 

Acceptable Solution Performance Criteria 
A1 For roads with a speed limit of 

60km/h or less the development must 
include only one access providing 
both entry and exit, or two accesses 
providing separate entry and exit. 
  
 

P1 For roads with a speed limit of 
60km/h or less, the number, location, 
layout and design of accesses and 
junctions must maintain an 
acceptable level of safety for all road 
users, including pedestrians and 
cyclists. 

 
Response: Complies with A1 

Each lot will be provided with a single crossover providing for both entry and exit. 

 

E4.7.4 Sight Distance at Accesess, Junction and Level Crossings 
Objective To ensure that use and development involving or adjacent to accesses, 

junctions and level crossings allows sufficient sight distance between 
vehicles and between vehicles and trains to enable safe movement of 
traffic.. 

 

Acceptable Solution Performance Criteria 
A1 

Sight distances at 

a) an access or junction must 
comply with the Safe 
Intersection Sight Distance 
shown in Table E4.7.4; and 

b) rail level crossings must comply 
with AS1742.7 Manual of 
uniform traffic control devices - 

P1 The design, layout and location of an 
access, junction or rail level crossing 
must provide adequate sight distances 
to ensure the safe movement of 
vehicles. 
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Railway crossings, Standards 
Association of Australia; or 

c) If the access is a temporary 
access, the written consent of the 
relevant authority has been obtained. 
  
 

Response: Complies with A1 

Table E4.7.4 requires a sight distance of 80 metres which can be achieved for the new access 
points. 

Parking and Sustainable Transport Code 

E6.6 Use Standards 

E6.6.1 Car Parking Numbers 
Objective To ensure that an appropriate level of car parking is provided to 

service use. 
 

 

Acceptable Solution Performance Criteria 
A1 

The number of car parking spaces 
must not be less than the 
requirements of: 

a)  Table E6.1; or 

b) a parking precinct plan 
contained in Table E6.6: Precinct 
Parking Plans (except for dwellings in 
the General Residential Zone). 
  
 

P1 
 The number of car parking spaces 
provided must have regard to: 

a) the provisions of any 
relevant location specific car 
parking plan; and  

b) the availability of public car 
parking spaces within 
reasonable walking distance; 
and  

c) any reduction in demand 
due to sharing of spaces by 
multiple uses either because 
of variations in peak 
demand or by efficiencies 
gained by consolidation; and  

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

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

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

g) an empirical assessment of the 
car parking demand; and  

h) the effect on streetscape, 
amenity and vehicle, pedestrian 
and cycle safety and 
convenience; and 

i) the recommendations of a 
traffic impact assessment 
prepared for the proposal; and 

j) any heritage values of the site; 
and  

k) for residential buildings and 
multiple dwellings, whether 
parking is adequate to meet the 
needs of the residents having 
regard to: 

i) the size of the dwelling and 
the number of bedrooms; 
and 

ii) the pattern of parking in 
the locality; and  

iii) any existing structure on 
the land. 
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Response: Complies with A1 

All three lots are capable of being provided with the requisite 1 space per bedroom or 2 spaces 
per 3 bedrooms for residential use in the Low Density Residential Zone. 

 

Scenic Management Code 

E7.6.2 Local Scenic Management Areas 

E7.6.2 Local Scenic Management Areas 
Objective a) To site and design buildings, works and associated access 

strips to be unobtrusive to the skyline and hillsides and 
complement the character of the local scenic management 
area; and  

b)  To ensure subdivision and the subsequent development of 
land does not compromise the scenic management objectives 
of the local scenic management area 

 

Acceptable Solution Performance Criteria 
A2 No acceptable solution. 

  
 

P2 Subdivision must be consistent with 
the scenic management objectives of 
the particular area set out in Table 
E7.1 – local scenic management areas, 
having regard to:  
a) the local scenic management area 
– character statement; and  
b) site size; and  
c) density of subsequent development; 
and  
d) the clearance or retention of 
vegetation in combination with 
requirements for hazard 
management; and 
 e) the extent of works required for 
roads and to gain access to sites 
including cut and fill; and 
f) the physical characteristics of the 
site and locality; 
g) any plan over the land through an 
agreement under S71 of the Act. 
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Response: Complies with P2 

The subject site falls within the Gibbet Hill Management Area. The Character Statement is: 

Low density settlement areas with remnant tree cover on skylines visible along important tourism 
routes. 

It is submitted that the proposed 3 lot subdivision will not alter the character of the area in terms 
of tree cover on skylines. The site does contain some mature native vegetation scattered amongst 
clumps of gorse and lower quality scrub vegetation and wattles. Lot 3 is where the majority of this 
vegetation is located is the largest of the lots and construction of a dwelling will only require 
minimal vegetation removal.  All three lots are of sufficient size that future owner can plant new 
vegetation which will likely increase the vegetation cover on the site. The density will still be 
relatively low and the lots are large enough that many of the remnant trees will be able to remain 
or be replaced with trees and garden vegetation of better quality and greater scenic value.  

The Scenic Management Objectives for Gibbet Hill are: 

retain remnant tree cover on skylines and limit further development to low density and low impact 

The proposed lot sizes are still well within the range of what constitutes low density (bearing in 
mind that land within the General Residential Zone can be subdivided to lots of a minimum of 
450m2 as the permitted standard with the ability to provide smaller lots. Therefore, by comparison, 
5000m2 lots are still very low density. It is noted that the provisions of the Low Density Residential 
Zone only allow a single dwelling so lot 1 and 3 can only be developed at that density for 
residential purposes. 

Neither lot 1 or 3 will require extensive excavation for construction of access or a dwelling.  

Based on the above information, it is submitted that the proposal complies with P2. 

Recreation and Open Space Code 

E10.6.1 Provision of Public Open Space 

E10.6.1 Provision of Public Open Space 
Objective a) To provide public open space which meets user requirements, 

including those with disabilities, for outdoor recreational and 
social activities and for landscaping which contributes to the 
identity, visual amenity  
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Acceptable Solution Performance Criteria 
A1 The application must: 

a) Include consent in writing 
from the General Manager 
that no land is required for 
public open space but 
instead there is to be a cash 
payment in lieu. 

  
 

P1 Provision of public open space, unless 
in accordance with Table E10.1, must: 
a) not pose a risk to health due to 
contamination; and  
b) not unreasonably restrict public use 
of the land as a result of: i) services, 
easements or utilities; and ii) 
stormwater detention basins; and iii) 
drainage or wetland areas; and iv) 
vehicular access; and  
c) be designed to:  
i) provide a range of recreational 
settings and accommodate adequate 
facilities to meet the needs of the 
community, including car parking; 
and  
ii) reasonably contribute to the 
pedestrian connectivity of the broader 
area; and  
iii) be cost effective to maintain; and 
iv) respond to the opportunities and 
constraints presented by the physical 
characteristics of the land to provide 
practically useable open space; and  
v) provide for public safety through 
Crime Prevention Through 
Environmental Design principles; and 
vi) provide for the reasonable amenity 
of adjoining land users in the design 
of facilities and associated works; and 
 vii) have a clear relationship with 
adjoining land uses through treatment 
such as alignment, fencing and 
landscaping; and 
 ix) create attractive environments and 
focal points that contribute to the 
existing or desired future character 
statements, if any 

 
Response: Complies with A1 

Consent from the General Manager for cash in lieu of public open space has been sought. 
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Conclusion 

Based on the above information it is submitted that the proposed subdivision meets all the 
relevant standards of the Planning Scheme and should be recommended for approval.  

 

Yours faithfully 

 

Chloe Lyne 
Planning and Development Consultant 
Commercial Project Delivery 
Mobile: +61 (0)408 397 393 
www.cpdelivery.com.au  

 

Attachment: Copies of Title 

                    Proposal Plan 

         ESD Wastewater Assessment 

         Bushfire Hazard Management Report  
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Summary 
Client: 

 
Carlton Dixon 
 

 
 
Property 
identification: 

Current zoning: Low Density Residential, Northern Midlands Interim 
Planning Scheme 2013  
 
CT 18083/4, PID 7188229 
42-48 Fairtlough Street, Perth  
 
 
 

Proposal: A 3 lot subdivision is proposed from an existing title CT 18083/4 at 42-48 
Fairtlough Street, Perth. 
 

  
 

 

 
Assessment 
by:   

______________________________ 
Scott Livingston,  
Master Environmental Management, 
Natural Resource Management Consultant.  
Accredited Person under part 4A of the Fire Service Act 1979:  
Accreditation # BFP-105. 

Revised
28/10/2021

2021-12-13 ORDINARY MEETING OF COUNCIL - OPEN COUNCIL ATTACHMENTS - Agenda

Attachment 15.4.10 Bushfire Report 42-48 Fairtlough St Perth v 2 Page 410



 

Bushfire Report               Livingston Natural Resource Services                                       ii                    

Contents 
VERSION ........................................................................................................................ 3 

DESCRIPTION ................................................................................................................. 3 

BAL AND RISK ASSESSMENT .......................................................................................... 3 

ROADS ........................................................................................................................... 8 

PROPERTY ACCESS ......................................................................................................... 8 

FIRE FIGHTING WATER SUPPLY ...................................................................................... 9 

CONCLUSIONS .............................................................................................................. 12 

REFERENCES ................................................................................................................ 12 

APPENDIX 1 – MAPS ..................................................................................................... 13 

APPENDIX 2 – PHOTO ................................................................................................... 16 

APPENDIX3 –BUSHFIRE HAZARD MANAGEMENT PLAN .................................................. 20 

CERTIFICATE UNDER S51(2)(d) LAND USE PLANNING AND APPROVALS 
ACT 1993 .................................................................................................................. 22 

CERTIFICATE OF QUALIFIED PERSON – ASSESSABLE ITEM .............................. 26 

 
 

 
 
 
Figure 1: Proposed Lots and building areas ........................................................................... 6 
Figure 2: Hazard Management Area ...................................................................................... 7 
Figure 3: potential easement Lot 1 ......................................................................................... 7 
Figure 4: Location existing title ........................................................................................... 13 
Figure 5: Aerial Image ........................................................................................................ 14 
Figure 6: Proposed Subdivision Plan ................................................................................... 15 
Figure 7: existing dwelling across Lot1 / 2 boundary ........................................................... 16 
Figure 8: Sinclair St, east along northern boundary Lot 2 .................................................... 16 
Figure 9: Lot 2 existing water tanks..................................................................................... 17 
Figure 10: existing access for Lot 2, across Lot 1 ................................................................ 17 
Figure 11 western boundary lot 3 ........................................................................................ 18 
Figure 12: east across boundary Lot 3, Lot 1 & 2 boundary fence line to left. ...................... 18 
Figure 13: southern portion Lot 3 ........................................................................................ 19 

Revised
28/10/2021

2021-12-13 ORDINARY MEETING OF COUNCIL - OPEN COUNCIL ATTACHMENTS - Agenda

Attachment 15.4.10 Bushfire Report 42-48 Fairtlough St Perth v 2 Page 411



 

Bushfire Report               Livingston Natural Resource Services                                       3                    

VERSION 

This report and attached BHMP supersede SRL21/42S, dated 30/6/2021., for changes to lot 
boundaries and access.  
 
DESCRIPTION 

A 3 lot subdivision is proposed from existing title CT 18083/4, 42-48 Fairtlough Street, Perth. The 
subdivision fronts Sinclair and Fairtlough Streets. 
 
The property is currently managed/ low threat land around the existing dwelling on lot 2, with the 
balance grassland with wattle and gorse clumps in the southern portion. Surrounding land is a similar 
mosaic of grassland with some trees and managed land around dwellings. The land slopes to the 
south.   
Lot 2 contains an existing dwelling; the proposed eastern lot boundary is +-6m from the 
existing dwelling. Lot 1 has an outbuilding and currently managed land adjacent to the lot 2 
dwelling. The area is not serviced by a water reticulated supply.  
 
 See Appendix 1 for maps and site plan, and appendix 2 for photographs. 
 
BAL AND RISK ASSESSMENT 

The land is mapped as Bushfire Prone in Planning Scheme overlays. 
 
VEGETATION AND SLOPE 

Lot   North East South West 

Lot 1 

Vegetation 
within 100m 
of lot 
boundaries 

0-20m low threat 
(road & verges), 
20-100m 
grassland 

0-15m low threat 
(road & verges, 
15-100m 
grassland 

0-50 grassland, 
50-100m 
woodland 

0-60m low threat, 
60-100m 
woodland 
(northern 
section), 0-100m 
grassland/ 
woodland mosaic 
(southern 
section) 

Slope 
(degrees, 
over 100m) 

Flat/ Upslope Downslope 0-5° Downslope 5-10° Flat/ Upslope 

Bal Rating at 
boundary BAL 12.5 BAL 12.5 BAL FZ BAL Low / BAL FZ 

Bal Rating 
with 
setbacks and 
HMA 

BAL 12.5 / BAL 19 BAL 12.5 / BAL 19 BAL 12.5 / BAL 19 BAL 12.5 / BAL 19 
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Lot   North East South West 

Lot 2 
existing 
dwelling 

Vegetation 
within 100m 
of existing 
dwelling 

0-10m low threat, 
10-100m 
grassland (part 
low threat)  

0-55m low threat, 
55-70m (road), 
70-100m 
grassland 

0-20m low threat, 
20-70m 
grassland/ low 
threat mosaic, 70-
100m grassland. 

0-30m low threat, 
30-100m 
grassland/ low 
threat mosaic 

Slope 
(degrees, 
over 100m) 

Flat/ Upslope Downslope 0-5° Downslope 5-10° Flat/ Upslope 

Bal Rating 
with existing 
vegetation 

BAL 19 BAL Low BAL 12.5 BAL 12.5 

lot 3 

Vegetation 
within 100m 
of lot 
boundaries 

0-20m grassland, 
20-60m low 
threat, 60-100m 
grassland 

0-10m low threat 
0-50 grassland, 
50-100m low 
threat 

0-100m woodland 

Slope 
(degrees, 
over 100m) 

Flat/ Upslope Downslope 0-5° Downslope 5-10° Flat/ Upslope 

Bal Rating at 
boundary BAL FZ BAL Low BAL FZ BAL FZ 

Bal Rating 
with 
setbacks and 
HMA 

BAL 12.5 / BAL 19 BAL 12.5 / BAL 19 BAL 12.5 / BAL 19 BAL 12.5 / BAL 19 

 
 
The existing dwelling on lot 2 has sufficient currently managed land for BAL 19 noting the 
11m requirement to the east will cross the boundary into lot 1 by around 5m. The balance of 
lots 1 &Lot  2 may remain as grassland/ woodland prior to construction of habitable 
buildings. When lots are developed and managed the setback requirements for adjacent lots 
may change. 
 
 
BUILDING AREA BAL RATING 

Setback distances for BAL Ratings have been calculated based on the vegetation that will 
exist after development and management of land within the subdivision and have also 
considered slope gradients. Where no setback is required for fire protection other Planning 
Scheme setbacks may need to be applied, other building constraints such as topography 
have not been considered.  
 
The BAL ratings applied are in accordance with the Australian Standard AS3959-20018, 
Construction of Buildings in Bushfire Prone Areas, and it is a requirement that any habitable 
building, or building within 6m of a habitable building be constructed to the BAL ratings 
specified in this document as a minimum. 
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Bushfire 
Attack Level 
(BAL) 

Predicted Bushfire Attack & Exposure Level 

BAL-Low Insufficient risk to warrant specific construction requirements 
BAL-12.5 Ember attack, radiant heat below 12.5kW/m² 
BAL-19 Increasing ember attack and burning debris ignited by windborne embers 

together with increasing heat flux between 12.5-19kW/m² 
BAL-29 Increasing ember attack and burning debris ignited by windborne embers 

together with increasing heat flux between 19-29kW/m² 
BAL-40 Increasing ember attack and burning debris ignited by windborne embers 

together with increasing heat flux between 29-40kW/m² 
BAL-FZ Direct exposure to flames radiant heat and embers from the fire front 

 
BUILDING SETBACKS 

BAL Slope Grassland Woodland 

BAL 
12.5 

Flat/ Upslope 14m 22m 

Down slope 0-5o 16m 26m 

Down slope 5-10o 19m 32m 

BAL 19 

Flat/ Upslope 10m 15m 
Down slope 0-5o 11m 18m 

Down slope 5-10o 13m 23m 
 
 
 PROPOSED LOT BAL RATING 

Lot BAL 
Rating Setback 

1 

BAL 
12.5 

16m from eastern boundary 
26m arc from the southern dogleg in the western boundary and the western boundary 
south of that point.  

BAL 
19 

1m from eastern boundary 
18m arc from the southern dogleg in the western boundary and the western boundary 
south of that point. 

3 

BAL 
12.5 

16m from northern boundary 
26m arc from a point on the 30m north on the eastern boundary from the access 
panhandle and 18m from that boundary. 
16m from the portion of the eastern boundary   south of the access panhandle 
19m from the southern boundary 
22m from the western boundary 

BAL 
19 

11m from northern boundary 
18m arc from a point on the 30m north on the eastern boundary from the access 
panhandle and 18m from that boundary. 
11m from the portion of the eastern boundary south of the access panhandle 
13m from the southern boundary 
15m from the western boundary 
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Figure 1: Proposed Lots and building areas 

HAZARD MANAGEMENT AREA 

Hazard Management Area Building Façade 

Lot BAL 
Construction North East South West 

1 
BAL 12.5 14m 16m 19m 14m 
BAL 19 10m 11m 13m 10m 

2 
BAL 12.5 14m 16m 19m 16m 
BAL 19 10m 11m 13m 11m 

3 
BAL 12.5 14m 16m 19m 14m 
BAL 19 10m 11m 13m 10m 
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Figure 2: Hazard Management Area 

 
The required BAL 19 HMA for the Lot 2 dwelling includes a portion of Lot 1 that is currently 
managed as low threat to continue to be maintained. If greater long term security is required 
to ensure the ability to maintain this area following subdivision a binding agreement or 
easement  could be placed on the required area  as shown below to allow the HMA on lot 1 to 
benefit lot 2 is managed in accordance with this report & BHMP.  

 
Figure 3: potential easement Lot 1
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ROADS 

No roads are part of the proposed subdivision all lots have frontage to existing roads. 
  
PROPERTY ACCESS 

Existing access to the dwelling on lot 2 is compliant with the relevant elements of Table E2 Access of Planning Directive No. 5.1 Bushfire-Prone Areas Code 
however this crosses Lot 2 with no right of way.  Future access will be from the new section of Sinclair Street and must be compliant with Element B prior to 
sealing of titles to the water supply point.  
 
Access to Lot 1 may be less than 30m but access will be required to water supply points, Element B applies.  Access to Lot 3 will be greater than 30m and 
dependant on location of  a habitable building may be in excess of 200m and require a passing bay (Element c)  Access to future habitable buildings must be 
in place prior to commencement of construction. 
 
Table E2: Standards for Property Access 
 

Column 1 Column 
2 Element Requirement 

A. Property access length is less 

than 30 metres; or access is 

not required for a fire 

appliance to access a water 

connection point. 

There are no specified design and construction requirements. 
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B. Property access length is 30 
metres or greater; or access 

for a fire appliance to a water 

connection point. 

The following design and construction requirements apply to property access: 

(1) All-weather construction; 

(2) Load capacity of at least 20 tonnes, including for bridges and culverts; 

(3) Minimum carriageway width of 4 metres; 

(4) Minimum vertical clearance of 4 metres; 

(5) Minimum horizontal clearance of 0.5 metres from the edge of the carriageway; 

(6) Cross falls of less than 3 degrees (1:20 or 5%); 

(7) Dips less than 7 degrees (1:8 or 12.5%) entry and exit angle; 

(8) Curves with a minimum inner radius of 10 metres; 

(9) Maximum gradient of 15 degrees (1:3.5 or 28%) for sealed roads, and 10 degrees (1:5.5 or 18%) 

for unsealed roads; and 

(10) Terminate with a turning area for fire appliances provided by one of the following: 

(a) A turning circle with a minimum inner radius of 10 metres; or 

(b) A property access encircling the building; or 

(c) A hammerhead “T” or “Y” turning head 4 metres wide and 8 metres long. 

C. Property access length is 200 
metres or greater. 

The following design and construction requirements apply to property access: 

(1) The Requirements for B above; and 

(2) Passing bays of 2 metres additional carriageway width and 20 metres length provided every 200 

metres. D. Property access length is 

greater than 30 metres, and 

access is provided to 3 or 

more properties. 

The following design and construction requirements apply to property access: 

(1) Complies with Requirements for B above; and 

(2) Passing bays of 2 metres additional carriageway width and 20 metres length must be provided every 

100 metres. 
 
 
 
 

FIRE FIGHTING WATER SUPPLY 

The subdivision is not serviced by a reticulated supply. Lot 2 existing dwelling has multiple domestic supply tanks however these is not within 3m of access, 
and some will be on proposed lot 1. A compliant static water supply for the existing dwelling must be installed prior to sealing of titles. New habitable 
buildings must have compliant static supplies prior to commencement of construction.  
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Table 4.3B Static Water Supply for Fire fighting 
 

Column 
1 

Column 2 

Element Requirement 

A. Distance between 
building area to be 

protected and water 

supply 

The following requirements apply: 
a) The building area to be protected must be located within 90 metres of the water connection point of a 

static water supply; and 

b) The distance must be measured as a hose lay, between the water connection point and the furthest part 

of the building area. 

B. Static Water Supplies A static water supply: 
a) May have a remotely located offtake connected to the static water supply; 

b) May be a supply for combined use (fire fighting and other uses) but the specified minimum quantity of fire 

fighting water must be available at all times; 

c) Must be a minimum of 10,000 litres per building area to be protected. This volume of water must not be 

used for any other purpose including fire fighting sprinkler or spray systems; 

d) Must be metal, concrete or lagged by non-combustible materials if above ground; and 

e) If a tank can be located so it is shielded in all directions in compliance with Section 3.5 of AS 3959-2009, 

the tank may be constructed of any material provided that the lowest 400 mm of the tank exterior is 

protected by: 

(i) metal; 

(ii) non-combustible material; or 

(iii) fibre-cement a minimum of 6 mm thickness. 
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C. Fittings, pipework and 
accessories (including 

stands and tank 

supports) 

Fittings and pipework associated with a water connection point for a static water supply must: 
(a) Have a minimum nominal internal diameter of 50mm; 

(b) Be fitted with a valve with a minimum nominal internal diameter of 50mm; 

(c) Be metal or lagged by non-combustible materials if above ground; 

(d) Where buried, have a minimum depth of 300mm (compliant with AS/NZS 3500.1-2003 Clause 5.23); 

(e) Provide a DIN or NEN standard forged Storz 65 mm coupling fitted with a suction washer for 

connection to fire fighting equipment; 

(f) Ensure the coupling is accessible and available for connection at all times; 

(g) Ensure the coupling is fitted with a blank cap and securing chain (minimum 220 mm length); 
Ensure underground tanks have either an opening at the top of not less than 250 mm diameter or a coupling 
compliant with this Table; and 

a) Where a remote offtake is installed, ensure the offtake is in a position that is: 

(i) Visible; 

(ii) Accessible to allow connection by fire fighting equipment; 

(iii) At a working height of 450 – 600mm above ground level; and 
(h) Protected from possible damage, including damage by vehicles 

D. Signage for static water 
connections 

(1) The water connection point for a static water supply must be identified by a sign permanently fixed to 

the exterior of the assembly in a visible location. The sign must comply with: Water tank signage 

requirements within AS 2304-2011 Water storage tanks for fire protection systems; or 

(2) The following requirements: 

(a) Be marked with the letter “W” contained within a circle with the letter in upper case of not less 

than 100 mm in height; 

(b) Be in fade-resistant material with white reflective lettering and circle on a red background; 
 

(c) Be located within one metre of the water connection point in a situation which will not impede 

access or operation; and 
Be no less than 400 mm above the ground. 
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E. Hardstand A hardstand area for fire appliances must be provided: 

(1) No more than three metres from the water connection point, measured as a hose lay (including 

the minimum water level in dams, swimming pools and the like); 

(2) No closer than six metres from the building area to be protected; 

(3) With a minimum width of three metres constructed to the same standard as the carriageway; and 

(4) Connected to the property access by a carriageway equivalent to the standard of the property 

access. 

 

CONCLUSIONS 

A 3 lot subdivision is proposed from an existing title CT 18083/4 at 42-48 Fairtlough Street, Perth. The area is mapped as bushfire prone. Proposed Lot 2 
contains an existing dwelling and will rely on continued management of low threat areas on Lot 1 to provide the required hazard management area to meet 
BAL 19 standards.  There is sufficient area on lot 1 & 3 to provide for a BAL 19 building areas with a smaller area available at BAL 12.5. Construction to this 
level would require additional hazard management area.   The owner of a lot is responsible for hazard management on their lot and the owner of lot 2  is 
also responsible for management of external HMA that benefit their dwelling if that maintenmance is not undertaken by the owner of Lot 1.  A compliant 
static water supply must be in place prior to sealing of titles for the existing dwelling and prior to commencement of construction of new habitable buildings. 
 
Access to lots must comply with the element B, of Table E2 Access of Planning Directive No. 5.1 Bushfire-Prone Areas Code prior to commencement of 
construction of a habitable building, dependant on building location Lot 3 access may require a passing bay if longer than 200m.  Access is required to a 
water supply point on Lot 2 and must be in place prior to sealing of titles.  
 
 
  
REFERENCES 

Planning Commission (2017), Planning Directive No. 5.1 Bushfire-Prone Areas Code. 
 
Standards Australia. (2009). AS 3959-2009 Construction of Buildings in Bushfire Prone Areas
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APPENDIX 1 – MAPS 

 
Figure 4: Location existing title 
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Figure 5: Aerial Image
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Figure 6: Proposed Subdivision Plan 
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APPENDIX 2 – PHOTO 

 
Figure 7: existing dwelling across Lot1 / 2 boundary 

 
Figure 8: Sinclair St, east along northern boundary Lot 2 
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Figure 9: Lot 2 existing water tanks 

 
Figure 10: existing access for Lot 2, across Lot 1 
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Figure 11 western boundary lot 3 

 

 
Figure 12: east across boundary Lot 3, Lot 1 & 2 boundary fence line to left. 

 

Revised
28/10/2021

2021-12-13 ORDINARY MEETING OF COUNCIL - OPEN COUNCIL ATTACHMENTS - Agenda

Attachment 15.4.10 Bushfire Report 42-48 Fairtlough St Perth v 2 Page 427



 

Bushfire Report                                         Livingston Natural Resource Services      19 

 
Figure 13: southern portion Lot 3 
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APPENDIX3 –BUSHFIRE HAZARD MANAGEMENT PLAN 
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BUSHFIRE-PRONE AREAS CODE 
 

CERTIFICATE1 UNDER S51(2)(d) LAND USE PLANNING AND APPROVALS ACT 
1993 
 

 
1. Land to which certificate applies 

 
The subject site includes property that is proposed for use and development and includes all properties upon which works are 
proposed for bushfire protection purposes. 

 

Street address: 42-48 Fairtlough Street, Perth 
 

Certificate of Title / PID: CT 18083/4, PID 7188229 
 
 

2. Proposed Use or Development 
 
 
Description of proposed Use  
and Development: 

3 lot subdivision from 1 existing title 

 
Applicable Planning Scheme: 
 

Northern Midlands Interim Planning Scheme 2013 

  
 

3. Documents relied upon 
 

This certificate relates to the following documents: 
 

Title Author Date Version 

Bushfire Hazard Management Report,  
42-48 Fairtlough Street, Perth v2 Scott Livingston 27/10/2021 2 

Bushfire Hazard Management Plan,  
42-48 Fairtlough Street, Perth v2 Scott Livingston 27/10/2021 2 

Proposed 3 lot Subdivision. Woolcott Surveys 21/10/21 2.1 
    

4. Nature of Certificate 
 

The following requirements are applicable to the proposed use and development: 
 

☐ E1.4 / C13.4 – Use or development exempt from this Code 
 Compliance test Compliance Requirement 

☐ E1.4(a) / C13.4.1(a) Insufficient increase in risk 

 
1 This document is the approved form of certification for this purpose and must not be altered from its original form.  
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☐ E1.5.1 / C13.5.1 – Vulnerable Uses 
 Acceptable Solution Compliance Requirement 

☐ E1.5.1 P1 / C13.5.1 P1 Planning authority discretion required. A proposal 

cannot be certified as compliant with P1.  

☐ E1.5.1 A2 / C13.5.1 A2 Emergency management strategy 

☐ E1.5.1 A3 / C13.5.1 A2 Bushfire hazard management plan 

 
☐ E1.5.2 / C13.5.2 – Hazardous Uses 
 Acceptable Solution Compliance Requirement 

☐ E1.5.2 P1 / C13.5.2 P1 Planning authority discretion required. A proposal 

cannot be certified as compliant with P1. 

☐ E1.5.2 A2 / C13.5.2 A2 Emergency management strategy 

☐ E1.5.2 A3 / C13.5.2 A3 Bushfire hazard management plan 

 
☒ E1.6.1 / C13.6.1 Subdivision: Provision of hazard management areas 
 Acceptable Solution Compliance Requirement 

☐ E1.6.1 P1 / C13.6.1 P1 Planning authority discretion required. A proposal 

cannot be certified as compliant with P1. 

☐ E1.6.1 A1 (a) / C13.6.1 A1(a) Insufficient increase in risk  

☒ E1.6.1 A1 (b) / C13.6.1 A1(b) Provides BAL-19 for all lots (including any lot 
designated as ‘balance’) 

☐ E1.6.1 A1(c) / C13.6.1 A1(c) Consent for Part 5 Agreement  

 
☒ E1.6.2 / C13.6.2 Subdivision: Public and fire fighting access 
 Acceptable Solution Compliance Requirement 

☐ E1.6.2 P1 / C13.6.2 P1 Planning authority discretion required. A proposal 

cannot be certified as compliant with P1. 

☐ E1.6.2 A1 (a) / C13.6.2 A1 (a) Insufficient increase in risk  
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☒ E1.6.2 A1 (b) / C13.6.2 A1 (b) Property Access complies with relevant Tables,  

 
☒ E1.6.3 / C13.1.6.3 Subdivision: Provision of water supply for fire fighting purposes 
 Acceptable Solution Compliance Requirement 

☐ E1.6.3 A1 (a) / C13.6.3 A1 (a) Insufficient increase in risk 

☐ E1.6.3 A1 (b) / C13.6.3 A1 (b) 
 
Reticulated water supply complies with relevant Table 
 

☐ E1.6.3 A1 (c) / C13.6.3 A1 (c) Water supply consistent with the objective 

☐ E1.6.3 A2 (a) / C13.6.3 A2 (a)  Insufficient increase in risk 

☒ E1.6.3 A2 (b) / C13.6.3 A2 (b) 
 
Static water supply complies with relevant Table 
 

☐ E1.6.3 A2 (c) / C13.6.3 A2 (c) Static water supply consistent with the objective 
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5. Bushfire Hazard Practitioner 
 

Name: Scott Livingston Phone No: 0438 951 021 
 

Postal 
Address: 

 
299 Relbia Road 
 

Email 
Address:  scottlivingston.lnrs@gmail.com 

 
 

Accreditation No: BFP –  105 Scope:   1, 2, 3A, 3B, 3C 
 

 

6. Certification 
 

I certify that in accordance with the authority given under Part 4A of the Fire Service Act 1979 that the proposed use and 
development: 
 

☐ 

Is exempt from the requirement Bushfire-Prone Areas Code because, having regard to 
the objective of all applicable standards in the Code, there is considered to be an 
insufficient increase in risk to the use or development from bushfire to warrant any 
specific bushfire protection measures, or 

☒ 
The Bushfire Hazard Management Plan/s identified in Section 3 of this certificate 
is/are in accordance with the Chief Officer’s requirements and compliant with the 
relevant Acceptable Solutions identified in Section 4 of this Certificate. 

 
 

Signed: 
certifier 

 
 

Name: Scott Livingston Date: 27/102021 

    

  Certificate 
Number: SRL 21/42S2 

  (for Practitioner Use only) 
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Director of Building Control – Date Approved 1 July 2017                                                                Building Act 2016 - Approved Form No. 55 
 

 

 
To: Carlton Dixon Owner /Agent 
 

 30 Clarke Avenue Address 
 

 Battery Point  7004 Suburb/postcode 
 

Qualified person details:  
 

Qualified person: Scott Livingston     
 

Address: 299 Relbia Rd Phone No: 0438 951 021 
 

 Relbia  7258 Fax No:  
 

Licence No: BFP-105 Email address: scottlivingston.lnrs@gmail.com 
 

Qualifications and 
Insurance details: 

Accredited Bushfire Assessor (description from Column 3 of the 
Director of Building Control’s 
Determination)  

 
 

Speciality area of 
expertise: 

Bushfire Assessment (description from Column 4 of the 
Director of Building Control’s 
Determination) 

  
 

Details of work:  
 

Address: 42-48 Fairtlough Street Lot No: 1, 3 
 

 Perth  7300 Certificate of title No: 18083/4 
 

The assessable 
item related to 
this certificate: 

Bushfire Attack Level (BAL) (description of the assessable item being 
certified)  
Assessable item includes –  
- a material; 
- a design 
- a form of construction 
- a document 
- testing of a component, building 

system or plumbing system 
- an inspection, or assessment, 

performed 

  

 
Certificate details:  
 

Certificate type: Bushfire Hazard (description from Column 1 of Schedule 
1 of the Director of Building Control’s 
Determination)   

 

This certificate is in relation to the above assessable item, at any stage, as part of - (tick one) 
 
 
 
 
 
 
 

 

 

CERTIFICATE OF QUALIFIED PERSON – ASSESSABLE 
ITEM 

Section 321 
 

 Form  55 
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Director of Building Control – Date Approved 1 January 2017 Building Act 2016 - Approved Form No. 55 

 

 

building work, plumbing work or plumbing installation or demolition work:    
 
 
 
 

✓ 

or 
 
 
 

a building, temporary structure or plumbing installation: 
 
 

 

In issuing this certificate the following matters are relevant –  

Documents: • Bushfire Attack Level Assessment & Report 
 
 
 
 
 
 
 

  
 
 
 
 
 
 

  
 
 
 
 
 

Relevant  
calculations:  
  

 

Revised
28/10/2021

2021-12-13 ORDINARY MEETING OF COUNCIL - OPEN COUNCIL ATTACHMENTS - Agenda

Attachment 15.4.10 Bushfire Report 42-48 Fairtlough St Perth v 2 Page 436



 

 
Director of Building Control – Date Approved 1 January 2017 Building Act 2016 - Approved Form No. 55 

 

 

References: Australian Standard 3959 

Building Amendment Regulations 2016 

Director of Building Control, Determinations 

• Categories of Building Control and Demolition Work (July 2017) 
• Requirements for Building in Bushfire Prone Areas. (July 2017) 
• Application of Requirements for Building in Bushfire Prone Areas. (Feb 

2017) 

Director of Building Control (2021) Director’s Determination for Bushfire 
Hazard Areas v1.1 2021 

 
  
  

 

Substance of Certificate: (what it is that is being certified) 
 

1. Assessment of the site Bushfire Attack Level (BAL) to Australian Standards 
3959 

Assessed as - BAL 19,  BAL 12.5 
 

2. Bushfire Hazard Management Plan 
 
Proposal is compliant with DTS requirements, clauses 4.1, 4.2, 4.3 & 4.4 Directors Determination 
Requirements for Building in Bushfire Prone Areas (v2.1) 
 
and 
Proposal is compliant with DTS requirements, tables 1, 2, 3A/3B & 4, Director’s Determination 

for Bushfire Hazard Areas v1.1 2021 
 

 

 
 
 
 
 
 
 
 
 
 
 
 
 

 

Scope and/or Limitations 
 
Scope: 
This report was commissioned to identify the Bushfire Attack Level for the existing 
property. All comment, advice and fire suppression measures are in relation to 
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Director of Building Control – Date Approved 1 January 2017 Building Act 2016 - Approved Form No. 55 

 

 

compliance with Planning Directive No 5.1, Bushfire-Prone Areas Code issued by the 
Tasmanian Planning Commission, the Building Code of Australia and Australian 
Standards, AS 3959-2018, Construction of buildings in bushfire-prone areas. 
 
Limitations: 
The inspection has been undertaken and report provided on the understanding that;- 
1. The report only deals with the potential bushfire risk all other statutory assessments 
are outside the scope of this report. 
2. The report only identifies the size, volume and status of vegetation at the time the site 
inspection was undertaken and cannot be relied upon for any future development. 
3. Impacts of future development and vegetation growth have not been considered. 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
I certify the matters described in this certificate. 
 

 Signed: Certificate No: Date: 
Qualified person: 
 

 

 SRL21/42S2  27/10/2021 
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State Headquarters Cnr Argyle and Melville Streets | GPO Box 1526 Hobart Tasmania 7001 | Phone (03) 6173 2740 
Southern Region 1040 Cambridge Road, Cambridge Tasmania 7170 | Phone (03) 6166 5500 
Northern Region 339 Hobart Road Youngtown Tasmania 7249 | Phone (03) 6777 3666 | Fax (03) 6345 5860 
North West Region 15 Three Mile Line | PO Box 1015 Burnie Tasmania 7320 | Phone (03) 6477 7250 Fax (03) 6433 1551 
 

 Bushfire Risk Unit 
 
File No: AD3702 
 
 
General Manager 
Northern Midlands Council 
planning@nmc.tas.gov.au  
 
 
Attn: Planning 
 
 
Dear Sir/Madam, 
 
DEVELOPMENT APPLICATION PLN-21-0153 – 20 LONGFORD CLOSE & 123A 
WELLINGTON STREET, LONGFORD  
 
I write in relation to the abovementioned development application that is currently on 
public exhibition. Please consider this submission as a representation on behalf of the 
Tasmania Fire Service.  
 
The Tasmanian Government’s policy position since the introduction of Planning Directive 
5 – Bushfire-Prone Areas Code in 2012 is that new lots in bushfire-prone areas will require 
a bushfire hazard management plan (BHMP) and will be provided with a BAL-19 solution 
to reduce risk to the community and to reduce building costs.  
 
The Code does make provision for practitioners to grant an exemption from a BHMP, 
where it can be clearly demonstrated that there is insufficient increase in risk to warrant 
one. Examples of where it may be appropriate to use this provision include where existing 
titles are being amalgamated, or where a new lot is being created to excise existing 
infrastructure from a title.  
 
The subject application seeks approval for a two-lot subdivision and change of use from 
ancillary dwelling to single dwelling. The outcome would be: 
 

• Creation of Lot 1, with an approximate area of 1.5ha that would contain a single 
dwelling that will be serviced by a new access from the end of Longford Close; and 

• Creation of a balance lot with an approximate area of 26ha that would contain a 
single dwelling and retain usage of an existing access from Longford Close.   

 
The proposed subdivision is within a ‘bushfire-prone area’ as defined in the Northern 
Midlands Interim Planning Scheme 2013 and subsequently must satisfy the requirements 
of Section E1.0 Bushfire-Prone Areas Code.  
 
The application includes a s.51 certificate from an accredited practitioner (Scott 
Livingston, 9/10/2018) that certifies the development as exempt from the requirement for 
a bushfire hazard management plan under clause E1.4(a).  
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Clause E1.4(a) provides the following exemption criteria: 
 

a) any use or development that the TFS or an accredited person, having regard to 
the objective of all applicable standards in this code, certifies there is an insufficient 
increase in risk to the use or development from bushfire to warrant any specific 
bushfire protection measures; and 

 … 
 
The report provided in support of the exemption does not provide any evidence that the 
relevant objectives have been considered or how the conclusion of insufficient increase 
in risk was reached.  
 
In our view: 

• The subdivision will provide for the use of two separate single dwellings within the 
Rural Resource Zone (compared to one single dwelling and an ancillary dwelling); 

• The subdivision will significantly reduce the area available for hazard management 
around the curtilage of the dwelling on Lot 1; 

• The subdivision will require the construction of a new private access to service Lot 
1; 

• It is unclear what effect the subdivision will have with respect to access to 
firefighting water supplies for either lot.  

 
Based on the above points it appears the proposal will have some effect on risk exposure 
that would appropriately be mitigated through a bushfire hazard management plan at the 
time of subdivision.  
 
Tasmania Fire Service accordingly recommends that Council condition its approval (if 
granted) on the provision of a bushfire hazard management plan that demonstrates 
compliance with clause E1.6 of the Planning Scheme. The requirements of the bushfire 
hazard management plan should be implemented prior to sealing the new titles.   
 
It is noted that the requirements that would likely be specified in a bushfire hazard 
management plan for this development would not necessitate any changes to the 
subdivision design. 
 
If you would like to discuss this matter further, please contact me on 0438 101 367 or at 
bfp@fire.tas.gov.au. 
 
 
Yours sincerely, 

 
Tom O’Connor 
SENIOR PLANNING & ASSESSMENT OFFICER 
 
13 July 2021 
 
Cc  scottlivingston.lnrs@gmail.com 
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Rosemary Jones

From: Chloe Lyne 

Sent: Monday, 26 July 2021 11:07 AM

To: Paul Godier; NMC Planning

Cc:

Subject: FW: Bushfire report

Follow Up Flag: Follow up

Flag Status: Flagged

Hi Paul 
Please see below response from Scott regarding issues raised by representor in respect of the Bushfire report  
 
Kind Regards 
 
 
Chloe Lyne 
Planning and Development Consultant 
MPIA, RPIA 
Commercial Project Delivery 

www.cpdelivery.com.au 

 
 
From: Scott Livingston 
Sent: Monday, 26 July 2021 11:04 AM 
To: Chloe Lyne 
Subject: Re: Bushfire report 
 
Hi Chloe, 
 
TFS representation. They stopped us issuing no increase in risk exemptions a bit over a year ago, not a rule change 
as such just their interpretation.What it means is that the existing dwellings will need to meet bushfire requirements 
for hazard management, water supply and access. I think the only issue/ upgrade needed will be water supply, both 
dwellings are likely to need a static water supply.  
 
The requirement for a BHMP prior to sealing of titles is probably the best outcome, it does not need to be done if 
council don't approve the subdivision, the BHMP will need to be done before sealing of titles and that will say it 
needs to be implemented before titles are sealed so tanks etc in place.  
 
Scott Livingston 
Livingston Natural Resource Services 

 
 
 
On Mon, Jul 26, 2021 at 10:24 AM Chloe Lyne > wrote: 
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Hi Scott 

You may recall you did a bushfire report for Brian Oliver at Longford some years back (copy attached).  

Brian had his first DA for the subdivision refused and we have just relodged again. One of the representors has 
made some observations about the report. Are you able to let me know whether they are valid (if so I assume it is 
because the requirements have changed over time) and whether the recommended condition is reasonable?  

  

Kind Regards 

  

  

Chloe Lyne 

Planning and Development Consultant 

MPIA, RPIA 

Commercial Project Delivery 

 

  

******Please note our office has moved to Suite 1, Level 1, 178 Charles Street, Launceston********* This 
message contains confidential information and is intended only for the individual named. If you are not the named 
addressee you should not disseminate, distribute or copy this e-mail. Please notify the sender immediately by e-
mail if you have received this e-mail by mistake and delete this e-mail from your system. E-mail transmission 
cannot be guaranteed to be secure or error-free as information could be intercepted, corrupted, lost, destroyed, 
arrive late or incomplete, or contain viruses. The sender therefore does not accept liability for any errors or 
omissions in the contents of this message, which arise as a result of e-mail transmission. If verification is required 
please request a hard-copy version. Commercial Project Delivery, Suite1, Level 1, 178 Charles St, Launceston, 
Tasmania, www.cpdelivery.com.au  

******Please note our office has moved to Suite 1, Level 1, 178 Charles Street, Launceston********* This message 
contains confidential information and is intended only for the individual named. If you are not the named addressee 
you should not disseminate, distribute or copy this e-mail. Please notify the sender immediately by e-mail if you 
have received this e-mail by mistake and delete this e-mail from your system. E-mail transmission cannot be 
guaranteed to be secure or error-free as information could be intercepted, corrupted, lost, destroyed, arrive late or 
incomplete, or contain viruses. The sender therefore does not accept liability for any errors or omissions in the 
contents of this message, which arise as a result of e-mail transmission. If verification is required please request a 
hard-copy version. Commercial Project Delivery, Suite1, Level 1, 178 Charles St, Launceston, Tasmania, 
www.cpdelivery.com.au  
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Rosemary Jones

From: Chloe Lyne 

Sent: Monday, 26 July 2021 11:00 AM

To: Paul Godier; NMC Planning

Cc:

Subject: PLN -21-0153 Response to Issues Raised in Representations

Attachments: Response to Reps.docx

Follow Up Flag: Follow up

Flag Status: Flagged

Morning Paul 
Please find attached a table summarising the objections to this subdivision and a response to the matters raised. I 
am following up with Scott Livingston re Bushfire report and will let you know his thoughts to the issues in due 
course.  
 
As noted previously, as the owner will be away for the August meeting we would like to grant a further extension of 
time until after the September meeting so the matter can be considered at that meeting.  
 
My client is very willing to mediate and having read the objections and noted what you said this morning in our 
telephone discussion it seems that much of the angst is about what may happen on proposed lot 1 in the future. 
Whilst we believe the planning scheme appropriately controls future development, my client is willing to enter into 
a Part 5 Agreement that would place limitations around further development on proposed Lot 1. We are also open 
to considering other methods of providing the neighbours certainty such as putting load limits on Longford Close. 
We would very much appreciate it if you could discuss these options with the representor’s to see if there is a 
resolution that can be reached that will appease their concerns. 
 
 
 
Kind Regards 
 
 
Chloe Lyne 
Planning and Development Consultant 
MPIA, RPIA 
Commercial Project Delivery 

 
 
******Please note our office has moved to Suite 1, Level 1, 178 Charles Street, Launceston********* This message 
contains confidential information and is intended only for the individual named. If you are not the named addressee 
you should not disseminate, distribute or copy this e-mail. Please notify the sender immediately by e-mail if you 
have received this e-mail by mistake and delete this e-mail from your system. E-mail transmission cannot be 
guaranteed to be secure or error-free as information could be intercepted, corrupted, lost, destroyed, arrive late or 
incomplete, or contain viruses. The sender therefore does not accept liability for any errors or omissions in the 
contents of this message, which arise as a result of e-mail transmission. If verification is required please request a 
hard-copy version. Commercial Project Delivery, Suite1, Level 1, 178 Charles St, Launceston, Tasmania, 
www.cpdelivery.com.au  
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PLN -21-0153 Response to Issues Raised in Representations 

Issue Response
Bushfire Hazard – recommends a condition 
requiring a Bushfire Hazard Management 
Plan

Discuss with Scott Livingston – on the face 
of it there should be no issues with such a 
condition

Traffic – concerned that the access through 
the site will create additional amenity 
issues from noise/headlights.

It is submitted that if the status quo 
remained with respect to 20 Longford 
Close, there is nothing that requires a 
garage to be located at the front of the 
property and prevent vehicle access to the 
rear of the property. In fact, the planning 
scheme provisions for the General 
Residential Zone encourage car parking to 
be located behind the dwelling

Development potential for 20 Longford 
Close. 
Development of a second dwelling on the 
site would potentially put an access 
driveway adjacent to appellants property 
and cause issues from drainage and runoff.

Whilst acknowledged that it is possible a 
dwelling could be developed on the 
General Residential zoned portion of 
proposed Lot 1, it is not the applicant’s 
intention as the purchaser of Lot 1 will be 
his son who has no intention of developing 
additional dwellings on the site.
The issue with respect to location of the 
driveway has no relevance to the 
application. Were 20 Longford Close to 
remain as it currently is, there is nothing to 
stop a future developer of the lot from 
locating a driveway adjacent to the title 
boundary. 

Concerned that the balance of proposed 
Lot 1 will be rezoned General Residential 
and allow for more multiple dwelling 
development or further subdivision.

Again, it is strongly reiterated it is not my 
client and future owner of Lot 1’s intention 
to seek a rezoning or indeed additional 
development of Lot 1. 
Notwithstanding that, the subdivision itself 
is not required for a rezoning application to 
be made nor is there any guarantee of such 
an application being successful as it needs 
to go through a lengthy assessment process 
and ultimately be assessed and approved 
by the Tasmanian Planning Commission.

The General Residential Zone purpose is 
not achieved. Currently the site is used as a 
through road.

It is unclear from the rep how the purpose 
statements are not achieved. The 
subdivision does not alter the development 
potential of the General Residential portion 
zoned part of the site so there is no change 
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in terms of attainment of the purpose 
statements. 

The subdivision does not meet the Rural 
Zone purpose 26.1.1.1. Proposed lot 1 will 
have limited productive capability

Applications are not required to meet all 
zone purpose statements. Indeed many 
statements differ from one another to the 
extent it would not be possible for both to 
be achieved. Nonetheless, it is agreed that 
proposed Lot 1 will have limited productive 
capability but as demonstrated in the 
Agricultural assessment, the land that will 
comprise lot 1 currently has limited 
productive capability so this will not 
change. 

Selling one site to justify purchase of 
irrigation equipment is not a sound basis 
for the subdivision.

The agricultural report clearly 
demonstrates that with additional capital 
input, that the productive capacity of the 
land can be improved. The second dwelling 
is not required for management of the 
property and is located such that the land 
between it and Longford Close is largely 
fettered from production anyway due to 
proximity to residential dwellings in an 
urban setting. 
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REFERRAL OF DEVELOPMENT APPLICATION PLN-21-0153 TO WORKS & INFRASTRUCTURE 
DEPARTMENT

Property/Subdivision No:  113600.568
Date: 2 July 2021
Applicant: Commercial Project Delivery
Proposal: Re-subdivision of 2 lots, change of use of ancillary dwelling to single dwelling 
(residential and rural resource zones, flood prone area)
Location: 20 Longford Close and 123A Wellington Street, Longford

No W&I  comment.

Jonathan Galbraith (Engineering Officer)
Date: 9/9/21
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Submission to Planning Authority Notice 
Council Planning 
Permit No. PLN-21-0153 Council notice date 14/07/2021 

TasWater details 
TasWater 
Reference No. TWDA 2021/01184-NMC Date of response 20/07/2021 

TasWater 
Contact Jake Walley Phone No. 0467 625 805 

Response issued to 
Council name NORTHERN MIDLANDS COUNCIL 

Contact details Planning@nmc.tas.gov.au 
Development details 
Address 123A WELLINGTON ST,, LONGFORD  Property ID (PID) 2740424 
Description of 
development Re-Subdivision of 2 Lots, Change of Use of Ancillary Dwelling to Single Dwelling  

Schedule of drawings/documents 
Prepared by Drawing/document No. Revision No. Date of Issue 

PDA Surveyors Plan of Subdivision -- 4 October 
2018 

Conditions 

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

CONNECTIONS, METERING & BACKFLOW 

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

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

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

FINAL PLANS, EASEMENTS & ENDORSEMENTS 

4. Prior to the Sealing of the Final Plan of Survey, a Consent to Register a Legal Document must be 
obtained from TasWater as evidence of compliance with these conditions when application for 
sealing is made. 
Advice: Council will refer the Final Plan of Survey to TasWater requesting Consent to Register a Legal 
Document be issued directly to them on behalf of the applicant. 

5. Prior to the issue of a TasWater Consent to Register a Legal Document, the applicant must submit a 
.dwg file, prepared by a suitably qualified person to TasWater's satisfaction, showing:  

a. the exact location of the existing water/sewerage infrastructure, 

b. the easement protecting that infrastructure. 

The developer must locate the existing TasWater infrastructure and clearly show it on the .dwg file.  
Existing TasWater infrastructure may be located by a surveyor and/or a private contractor engaged 
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at the developers cost. 

DEVELOPMENT ASSESSMENT FEES 

6. The applicant or landowner as the case may be, must pay a development assessment fee of $219.04 
and a Consent to Register a Legal Document fee of $154.42 to TasWater, as approved by the 
Economic Regulator and the fees will be indexed, until the date paid to TasWater. 

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

Advice 

General 

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

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

Declaration 

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

Authorised by 

 
Jason Taylor 
Development Assessment Manager 
TasWater Contact Details 
Phone  13 6992 Email  development@taswater.com.au 
Mail  GPO Box 1393 Hobart TAS 7001 Web  www.taswater.com.au 
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Summary 
Client: 

 
Brian Oliver 
 

 
 
Property 
identification: 

20 Longford Close,  
CT 152943/18, PID 2854384 
 
123A Wellington St Longford 
CT148509/1, PID 2740424 
 
Current Zoning; General Residential and Rural Resource, Northern 
midlands Interim Planning Scheme, 2013 
 

Proposal: The owners intend to realign to boundaries between 2 lots 
(subdivision). 

Assessment 
comments: 

A field inspection of the site was conducted to determine the Bushfire Risk 
and Attack Level.  
 

 

 

 
Assessment 
by:   

______________________________ 
Scott Livingston,  
Master Environmental Management, 
Natural Resource Management Consultant.  
Accredited Person under part 4A of the Fire Service Act 1979:  
Accreditation # BFP-105. 
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INTRODUCTION 

This report and BHMP supersedes BHMP SRL18/63E, dated 9/10/2018 and SRL 21/75S dated 
51/2021.  
 
The owner is applying to subdivide (realign boundaries) between CT 152943/18 and 
CT148509/1, creating 2 lots from an existing 2 lots. CT 148509/1 contains 2 existing 
dwellings, CT 152943/1 is 989m2 and contains an outbuilding but no dwelling. 1.45 ha of the 
balance lot will be transferred to CT 152943/18 as lot 1 with a dwelling on each lot.  Both 
proposed lots contain existing dwellings and retain sufficient area to manage fuel loads 
adjacent to the dwellings.  
 
 
DESCRIPTION 

Proposed Lots are low threat vegetation (gardens) in vicinity of dwellings and with some 
shelterbelts, as is surrounding land to the north, east and south. Land to the west is residential 
low threat.  

Proposed lot 1 will have frontage to Longford Close and Lot 2 Wellington Street. The area is 
serviced by a reticulated water supply, however both existing dwelling are greater than 120m 
from the closest hydrants on Longford Close. 
 
 See Appendix 1 for maps and site plan, and appendix 2 for photographs. 
 
BAL AND RISK ASSESSMENT 

The land is mapped as Bushfire Prone in Planning Scheme overlays. The existing risk and 
exposure to bushfire prone vegetation will not change under the proposed boundaries. Both 
dwelling are closer to grassland on the northern sides to than required to meet BAL 19 
requirements.  
 
 
VEGETATION AND SLOPE 

Lot   North  East  South  West  

balance 

Vegetation, 
within 100m 
of dwelling 
facades 

0-2m low 
threat, 2m -100 
grassland* 

0-20m low 
threat, 16-100m 
grassland 

0-14+m low 
threat , 14+-
100m t 
grassland 

0-27m low 
threat, 27-100m 
grassland 
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Slope 
(degrees, over 

100m) 
Flat /upslope Down slope 0-

5o Flat /upslope Flat /upslope 

BAL rating  
(existing 
vegetation) 

BAL FZ BAL 12.5 BAL 12.5 BAL 12.5 

BAL rating 
with 
setbacks/hma 

BAL 19 

1 

Vegetation, 
within 100m 
of Lot 
boundaries 

0-6m low 
threat, 6m -
20m grassland* 
(on lot), 20-
100m grassland 
(balance lot)  

0-20m low 
threat, 20-100m 
grassland (on 
lot) 

0-11m low 
threat , 11-32m 
grassland (on 
lot), 32-100m 
grassland. 

0-25m low 
threat, 25-76m 
grassland (on 
lot), 76-100m 
low threat 
(residential)  

BAL rating at 
boundary 
(existing 
vegetation) 

BAL 29 BAL 12.5 BAL 19 BAL 12.5 

BAL rating 
with HMA BAL 19 

 
grassland* : pasture areas adjacent to fenced managed land around the dwellings is generally 
kept in a low fuel level by grazing, however for the purpose of identifying risk it has been 
assumed this may at times be considered as grassland.  
 
BUILDING AREA BAL RATING 

Setback distances for BAL Ratings have been calculated based on the vegetation that will 
exist after development and management of land within the subdivision and have also 
considered slope gradients. Where no setback is required for fire protection other Planning 
Scheme setbacks may need to be applied, other building constraints such as topography 
have not been considered.  
 
The BAL ratings applied are in accordance with the Australian Standard AS3959-2009, 
Construction of Buildings in Bushfire Prone Areas, and it is a requirement that any habitable 
building, or building within 6m of a habitable building be constructed to the BAL ratings 
specified in this document as a minimum. 
 

Bushfire Attack Level (BAL) Predicted Bushfire Attack & Exposure Level 
BAL-Low Insufficient risk to warrant specific construction requirements 
BAL-12.5 Ember attack, radiant heat below 12.5kW/m² 
BAL-19 Increasing ember attack and burning debris ignited by windborne 

embers together with increasing heat flux between 12.5-19kW/m² 
BAL-29 Increasing ember attack and burning debris ignited by windborne 

embers together with increasing heat flux between 19-29kW/m² 
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BAL-40 Increasing ember attack and burning debris ignited by windborne 
embers together with increasing heat flux between 29-40kW/m² 

BAL-FZ Direct exposure to flames radiant heat and embers from the fire 
front 

 
BUILDING SETBACKS 

BAL Slope Grassland 
BAL Low All slopes  50m 

BAL 12.5 
 

Flat/ Upslope 14m 

Down slope 0-5o 16m 

BAL 19 
Flat/ Upslope 10m 

Down slope 0-5o 11m 
 
 
 PROPOSED LOT BAL RATING 

Both existing dwelling have sufficient land within the proposed lots to provide a BAL 19 
rating.   
 
 
HAZARD MANAGEMENT AREA 

Hazard management areas include the area to protect the buildings as well as the access and 
water supplies.   
Low threat vegetation, includes maintained lawns (<100mm in height) ,  gardens and orchards. 
 
While generally maintained to a sufficient level by grazing pasture areas outside the fenced 
“garden areas “of both dwelling must be maintained as low threat in perpetuity. For the balance 
lot this may be up to 8m north of the fence line and a small area to the south east,and for the 
Lot 1 dwelling up to 4m north of the fence line that may require occasional mowing. 
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Figure 1: Hazard Management minimum requirement. 

 
ROADS 

Lots have frontage to existing roads, no subdivision roads are required. 
 
 
PROPERTY ACCESS 

Access to the balance lot dwelling is around 370m, the access is compliant in width (4m) and 
passing provision at the right angle turn on the northern boundary and gravel paddock gateway 
north of the dwelling provide passing provision at 150- 170m intervals, less than the required 
200m. The gravelled yard south of the dwelling provides more than required turn facility of T turn, 
noting portion of the link from this yard to the main access are less than 4m in width.  
 
Access to the lot 1 dwelling is around 160m, the access is compliant in width (4m) and the turn in to 
the dwelling driveway provides a compliant Tturn.  
 
Existing access to both dwelling is compliant and no further access requirements apply unless 
additional access is required to static water supply points. If additional access is required, it must 
meet Element B of Table E2 Directive No. 5.1 Bushfire-Prone Areas Code prior to sealing of titles.  
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Table E2: Standards for Property Access 
Column 1 Column 2 

Element Requirement 

A. Property access length is less 
than 30 metres; or access is 

not required for a fire 

appliance to access a water 

connection point. 

There are no specified design and construction requirements. 

B. Property access length is 30 
metres or greater; or access 

for a fire appliance to a water 

connection point. 

The following design and construction requirements apply to property access: 

(1) All-weather construction; 

(2) Load capacity of at least 20 tonnes, including for bridges and culverts; 

(3) Minimum carriageway width of 4 metres; 

(4) Minimum vertical clearance of 4 metres; 

(5) Minimum horizontal clearance of 0.5 metres from the edge of the carriageway; 

(6) Cross falls of less than 3 degrees (1:20 or 5%); 

(7) Dips less than 7 degrees (1:8 or 12.5%) entry and exit angle; 

(8) Curves with a minimum inner radius of 10 metres; 

(9) Maximum gradient of 15 degrees (1:3.5 or 28%) for sealed roads, and 10 degrees (1:5.5 or 18%) for unsealed 

roads; and 

(10) Terminate with a turning area for fire appliances provided by one of the following: 

(a) A turning circle with a minimum inner radius of 10 metres; or 

(b) A property access encircling the building; or 

(c) A hammerhead “T” or “Y” turning head 4 metres wide and 8 metres long. 

C. Property access length is 200 
metres or greater. 

The following design and construction requirements apply to property access: 

(1) The Requirements for B above; and 

(2) Passing bays of 2 metres additional carriageway width and 20 metres length provided every 200 metres. 

D. Property access length is 

greater than 30 metres, and 

access is provided to 3 or 

more properties. 

The following design and construction requirements apply to property access: 

(1) Complies with Requirements for B above; and 

(2) Passing bays of 2 metres additional carriageway width and 20 metres length must be provided every 100 metres. 
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FIRE FIGHTING WATER SUPPLY 

The subdivision is serviced by a reticulated supply; however, no hydrant is within 120m hose lay of either dwelling.   Neither dwelling has compliant water 
supplies as existing tanks are combustible. Compliant water supplies for both dwellings must be installed prior to sealing of titles in accordance with the 
requirements of table 5, Directive No. 5.1 Bushfire-Prone Areas Code.  
 
Table E5 Static water supply for fire fighting 
 

Column 
1 

Column 2 

Element Requirement 

A. Distance between 
building area to be 

protected and water 

supply 

The following requirements apply: 
a) The building area to be protected must be located within 90 metres of the water connection 

point of a static water supply; and 

b) The distance must be measured as a hose lay, between the water point and the furthest part of 

the building area. 

B. Static Water Supplies A static water supply: 
a) May have a remotely located offtake connected to the static water supply; 

b) May be a supply for combined use (fire fighting and other uses) but the specified minimum quantity 

of fire fighting water must be available at all times; 

c) Must be a minimum of 10,000 litres per building area to be protected. This volume of water must 

not be used for any other purpose including fire fighting sprinkler or spray systems; 

d) Must be metal, concrete or lagged by non-combustible materials if above ground; and 

e) If a tank can be located so it is shielded in all directions in compliance with Section 3.5 of AS 3959-

2009, the tank may be constructed of any material provided that the lowest 400 mm of the tank 

exterior is protected by: 

(i) metal; 

(ii) non-combustible material; or 

(iii) fibre-cement a minimum of 6 mm thickness. 
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Column 
1 

Column 2 

Element Requirement 

C. Fittings, pipework and 
accessories (including 

stands and tank 

supports) 

Fittings and pipework associated with a water connection point for a static water supply must: 
(a) Have a minimum nominal internal diameter of 50mm; 

(b) Be fitted with a valve with a minimum nominal internal diameter of 50mm; 

(c) Be metal or lagged by non-combustible materials if above ground; 

(d) Where buried, have a minimum depth of 300mm (compliant with AS/NZS 3500.1-2003 Clause 5.23); 

(e) Provide a DIN or NEN standard forged Storz 65 mm coupling fitted with a suction 

washer for connection to fire fighting equipment; 

(f) Ensure the coupling is accessible and available for connection at all times; 
(g) Ensure the coupling is fitted with a blank cap and securing chain (minimum 220 mm length); 
(h) Ensure underground tanks have either an opening at the top of not less than 250 mm diameter or a 

coupling compliant with this Table; and 
(i) Where a remote offtake is installed, ensure the offtake is in a position that is: 

(i) Visible; 

(ii) Accessible to allow connection by fire fighting equipment; 

(iii) At a working height of 450 – 600mm above ground level; and 

(iv) Protected from possible damage, including damage by vehicles 

D. Signage for static water 
connections 

The water connection point for a static water supply must be identified by a sign permanently fixed to 

the exterior of the assembly in a visible location. The sign must 

(a) comply with: Water tank signage requirements within AS 2304-2011 Water storage 

tanks for fire protection systems; or 

(b) comply with water tank signage requirements within Australian Standard AS 2304-2011 

Water storage tanks for fire protection systems; or 

(c) comply with the Tasmania Fire Service Water Supply Signage Guideline published by the 

Tasmania Fire Service. 
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Column 
1 

Column 2 

Element Requirement 

E. Hardstand A hardstand area for fire appliances must be provided: 

(a) No more than three metres from the water connection point, measured as a hose lay 

(including the minimum water level in dams, swimming pools and the like); 

(b) No closer than six metres from the building area to be protected; 

(c) With a minimum width of three metres constructed to the same standard as the 

carriageway; and 

(d) Connected to the property access by a carriageway equivalent to the standard of the 

property access. 
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CONCLUSIONS 

The owner is applying to subdivide (realign boundaries) between CT 152943/18 and 
CT148509/1, creating 2 lots from an existing 2 lots. The land is mapped as bushfire prone in 
Planning Scheme overlays. 
 
There is sufficient area on both lots to provide for a BAL 19 or lower for existing habitable dwellings. 
Hazard management areas extend beyond existing fenced gardens to the north of both dwellings and 
may require additional management (mowing) to ensure these areas are low threat (< 100mm in 
height) in perpetuity.   
 
Access to both dwelling is compliant, and no additional requirements apply provided water 
supply points are within 3m of existing access. Static water supplies meeting the requirements 
of Table 5 of Directive No. 5.1 Bushfire-Prone Areas Code. Must be installed for each dwelling prior to 
sealing of titles.  
 
 
REFERENCES 

Planning Commission (2017), Planning Directive No. 5.1 Bushfire-Prone Areas Code. 
 
Standards Australia. (2018). AS 3959-2018 Construction of Buildings in Bushfire Prone Areas
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APPENDIX 1 – MAPS 

 
Figure 2:  Location existing titles in blue 
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Figure 3: Aerial Image 

 

 
Figure 4: aerial image, showing access to lot 1 dwelling
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Figure 5: Proposed Subdivision Plan 

2021-12-13 ORDINARY MEETING OF COUNCIL - OPEN COUNCIL ATTACHMENTS - Agenda

Attachment 15.5.4 Bushfire report 20 Longford Close 123 A Wellington St v 3 Page 568



Bushfire Report                                         Livingston Natural Resource Services      15 

APPENDIX 2 – PHOTO 

 
Figure 6: east along balance lot dwelling fence 

 
 

 
Figure 7: existing access balance lot 
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Figure 8: south of balance lot dwelling 

 

 
Figure 9: access Lot 1
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BUSHFIRE-PRONE AREAS CODE 
 

CERTIFICATE1 UNDER S51(2)(d) LAND USE PLANNING AND 
APPROVALS ACT 1993 
 

 
1. Land to which certificate applies 

 
The subject site includes property that is proposed for use and development and includes all properties 
upon which works are proposed for bushfire protection purposes. 

 

Street address: 20 Longford Close & 123A Wellington St, Longford 
 

Certificate of Title / PID: 
CT 152943/18, PID 2854384 
CT148509/1, PID 2740424 

 
 

2. Proposed Use or Development 
 
 
Description of proposed Use  
and Development: 

Boundary adjustment (Subdivision),2 lots to 2 lots 

 
Applicable Planning Scheme: 
 

Northern Midlands Interim Planning Scheme 2013 

  
 

3. Documents relied upon 
 

This certificate relates to the following documents: 
 

Title Author Date Version 

Bushfire Hazard Management Report,  
20 Longford Close & 123A Wellington St, Longford 
v3 

Scott Livingston 10/11/2021 3 

Bushfire Hazard Management Plan,  
20 Longford Close & 123A Wellington St, Longford 
 V3 
 

Scott Livingston 10/11/2021 3 

Plan of Subdivision PDA Surveyors 4/10//2018  

    

4. Nature of Certificate 
 

The following requirements are applicable to the proposed use and development: 
 

1 This document is the approved form of certification for this purpose and must not be altered from its original form.  
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☐ E1.4 / C13.4 – Use or development exempt from this Code 
 Compliance test Compliance Requirement 

☐ E1.4(a) / C13.4.1(a) Insufficient increase in risk 

 
☐ E1.5.1 / C13.5.1 – Vulnerable Uses 
 Acceptable Solution Compliance Requirement 

☐ E1.5.1 P1 / C13.5.1 P1 Planning authority discretion required. A proposal 

cannot be certified as compliant with P1.  

☐ E1.5.1 A2 / C13.5.1 A2 Emergency management strategy 

☐ E1.5.1 A3 / C13.5.1 A2 Bushfire hazard management plan 

 
☐ E1.5.2 / C13.5.2 – Hazardous Uses 
 Acceptable Solution Compliance Requirement 

☐ E1.5.2 P1 / C13.5.2 P1 Planning authority discretion required. A proposal 

cannot be certified as compliant with P1. 

☐ E1.5.2 A2 / C13.5.2 A2 Emergency management strategy 

☐ E1.5.2 A3 / C13.5.2 A3 Bushfire hazard management plan 

 
☒ E1.6.1 / C13.6.1 Subdivision: Provision of hazard management areas 
 Acceptable Solution Compliance Requirement 

☐ E1.6.1 P1 / C13.6.1 P1 Planning authority discretion required. A proposal 

cannot be certified as compliant with P1. 

☐ E1.6.1 A1 (a) / C13.6.1 A1(a) Insufficient increase in risk  

☒ E1.6.1 A1 (b) / C13.6.1 A1(b) Provides BAL-19 for all lots (including any lot 
designated as ‘balance’) 

☐ E1.6.1 A1(c) / C13.6.1 A1(c) Consent for Part 5 Agreement  

 
☒ E1.6.2 / C13.6.2 Subdivision: Public and fire fighting access 
 Acceptable Solution Compliance Requirement 
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☐ E1.6.2 P1 / C13.6.2 P1 Planning authority discretion required. A proposal 

cannot be certified as compliant with P1. 

☐ E1.6.2 A1 (a) / C13.6.2 A1 (a) Insufficient increase in risk  

☒ E1.6.2 A1 (b) / C13.6.2 A1 (b) Access complies with relevant Tables,  

 
☒ E1.6.3 / C13.1.6.3 Subdivision: Provision of water supply for fire fighting purposes 
 Acceptable Solution Compliance Requirement 

☐ E1.6.3 A1 (a) / C13.6.3 A1 (a) Insufficient increase in risk 

☐ E1.6.3 A1 (b) / C13.6.3 A1 (b) 
 
Reticulated water supply complies with relevant Table 
 

☐ E1.6.3 A1 (c) / C13.6.3 A1 (c) Water supply consistent with the objective (existing 
hydrants) 

☐ E1.6.3 A2 (a) / C13.6.3 A2 (a)  Insufficient increase in risk 

☒ E1.6.3 A2 (b) / C13.6.3 A2 (b) 
 
Static water supply complies with relevant Table 
 

☐ E1.6.3 A2 (c) / C13.6.3 A2 (c) Static water supply consistent with the objective 
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5. Bushfire Hazard Practitioner 
 

Name: Scott Livingston Phone No: 0438 951 021 
 

Postal 
Address: 

 
299 Relbia Road, Relbia, 7258 
 

Email 
Address:  scottlivingston.lnra@gmail.com 

 
 

Accreditation No: BFP –  105 Scope:   1, 2, 3A, 3B, 3C 
 

 

6. Certification 
 

I certify that in accordance with the authority given under Part 4A of the Fire Service Act 1979 that 
the proposed use and development: 
 

☐ 

Is exempt from the requirement Bushfire-Prone Areas Code because, having regard to 
the objective of all applicable standards in the Code, there is considered to be an 
insufficient increase in risk to the use or development from bushfire to warrant any 
specific bushfire protection measures, or 

☒ 
The Bushfire Hazard Management Plan/s identified in Section 3 of this certificate 
is/are in accordance with the Chief Officer’s requirements and compliant with the 
relevant Acceptable Solutions identified in Section 4 of this Certificate. 

 
 

Signed: 
certifier 

 
 

Name: Scott Livingston Date: 10/11/2021 

    

  Certificate 
Number: SRL 21/75S2 

  (for Practitioner Use only) 
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Rosemary Jones

From: Danielle Gray <danielle@grayplanning.com.au>

Sent: Monday, 6 December 2021 11:02 AM

To: Paul Godier

Cc: NMC Planning

Subject: FW: 123a Wellington St and 20 Longford Close amended bushfire plan

Importance: High

Follow Up Flag: Follow up

Flag Status: Flagged

Dear Paul 
 
TasFire are happy with version 3 of the BHMP for 20 Longford/123a Wellington and that conditions should be added 
to any permit of approval – see their below email received just now. 
 
I understand you now need me to amend the original Council planning report to confirm that bushfire is OK and 
send through an amended version? Please confirm and I will get onto it. 
 
Regards 
Danielle 
 
 
Please note: Our office will close for the Christmas and New Year period at 5pm on Thursday 23 December 2021 

and will reopen at 9am on Monday 17 January 2022. 

 
Danielle Gray B.Env.Des, MTP, MPIA 
Principal Consultant 

Gray Planning 
 
M: 0439 342 696 
P: 03 6288 8449 
E: danielle@grayplanning.com.au  
W: www.grayplanning.com.au  
A: 224 Warwick St, West Hobart, TAS, 7000 

 
 
 
From: Bushfire Practitioner <bfp@fire.tas.gov.au>  
Sent: Monday, 6 December 2021 10:27 AM 
To: Danielle Gray <danielle@grayplanning.com.au> 
Cc: Bushfire Practitioner <bfp@fire.tas.gov.au> 
Subject: RE: 123a Wellington St and 20 Longford Close amended bushfire plan 
 
 

Hello Danielle, 

 

Thank you for referring this to TFS for comment.  

 

In our representation we queried the justification that was provided in support of the certified 

exemption from Scott Livingston. It appears he has subsequently changed his assessment and has 
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now provided a BHMP. The BHMP identifies building areas, hazard management areas, private 

access to building areas and notional locations for onsite static water supplies.  

 

My reading of the report is that it is saying the existing access to the balance lot is acceptable and that 

no improvements are necessary. While the report says both lots have compliant existing access, I 

assume Lot 1 will actually rely on the new private access from Longford Close, rather than maintaining 

its existing access across the balance lot. If that’s the case, there should be no issues with the new 

private access being constructed to the required minimum standard. The report states that the private 

access to Lot 1 is “around 160m” in length and it does appear to be under 200m, so there should be 

no need for a passing bay.  

 

The report doesn’t give much guidance about when the BHMP needs to be implemented. Our 

preference is for practitioners to be specific about these details (not leave it for others to figure it out) 

however this can probably can be dealt with via permit conditions. The static water supplies, hazard 

management areas and access to Lot 1 should similarly be installed prior to sealing titles to the 

satisfaction of NMC.  

 

While the report could be more precise, I suggest it can be accepted subject to appropriate permit 

conditions about the required timing of works.  

 

Let me know if I can clarify any of the above or if you have any further queries.  

 

Regards. 

 

Tom O'Connor 
Senior Planning & Assessment Officer 
Bushfire Risk Unit 

Tasmania Fire Service 

Service | Professionalism | Integrity | Consideration 

Cnr Argyle and Melville Streets | GPO Box 308 Hobart Tasmania 7001 

Phone (03) 6166 5575 | Mobile 0438 101 367  

tom.oconnor@fire.tas.gov.au | www.fire.tas.gov.au 

  
ccepted for any unauthorised use of the information contained in this transmission. 
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