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Our ref: PLN-21-0195  
 
 
2 August 2021 
 
 
Mr Ty Turner 
Abode Designer Homes  
67 Margaret Street 
LAUNCESTON   TAS   7250 
 
By email:  info@abodedesignerhomes.com.au 
 
Dear Mr Turner 
 
Additional Information Required for Planning Application PLN-21-0195- Multiple Dwellings x 21 at 
47 Marlborough Street, Longford 
 
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: 
 

• A stormwater plan including levels, modelling, and concept plan for on-site detention, and 
showing how the development will connect to Council’s stormwater main.  
 

• A plan showing water and sewer connections. 
 

• The General Manager’s written consent for stormwater works in the road reserve. 
 
Council’s Corporate Services Manager advises that Council will not provide a wheelie bin collection 
service for this development due to the number of bins (21 waste and 21 recycling) compared to the 
available frontage of 14m. 
 
The development will need to have a private skip bin service. Please submit revised plans showing 
the location of skip bin/s and vehicle manoeuvring for the type of vehicle that will collect the bins, 
able to enter and leave the site in a forward direction.  
 
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 emails to planning@nmc.tas.gov.au and include the reference 
PLN-21-0195. 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: Jaffa International Pty Ltd by email cdixon@bmil.com.au 
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Submission to Planning Authority Notice 

Council Planning 
Permit No. 

PLN-21-0195 Council notice date 2/08/2021 

TasWater details 

TasWater 
Reference No. 

TWDA 2021/01287-NMC Date of response 09/11/2021 

TasWater 
Contact 

Phil Papps Phone No. 0474 931 272 

Response issued to 

Council name NORTHERN MIDLANDS COUNCIL 

Contact details Planning@nmc.tas.gov.au 

Development details 

Address 47 MARLBOROUGH ST, LONGFORD  Property ID (PID) 9915476 

Description of 
development 

Multiple Dwellings x 21 

Schedule of drawings/documents 

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

AREI Designs Site Plan / 1150-21 / 02 G 21/10/2021 

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 commencing construction of the 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 two metres of TasWater infrastructure.    

DEVELOPMENT ASSESSMENT FEES 

5. The applicant or landowner as the case may be, must pay a development assessment fee of $699.36 
to TasWater, as approved by the Economic Regulator and the fee will be indexed, until the date paid 
to TasWater. The payment is required within 30 days of the issue of an invoice by TasWater.  
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Advice 

General 

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

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

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

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 material, size, depth and location relative to footings and proposed finished surface 
levels over the pipe; 

(b) Footings must be no closer than 1.0m from the outside pipewall of the TasWater pipes; 

(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 
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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REFERRAL OF DEVELOPMENT APPLICATION PLN-21-0195 TO WORKS & INFRASTRUCTURE 
DEPARTMENT 
 
Property/Subdivision No:  109300.24 
Date: 2 August 2021 
Applicant: Abode Designer Homes 
Proposal: Multiple Dwellings x 21 
Location: 47 Marlborough Street, Longford 
 

W&I referral PLN-21-0195, 47 Marlborough Street, Longford 
 
Planning admin: W&I fees paid. 
 
Jonathan - if you require further information, advise planning section as soon as possible – 
there are only 14 days from receipt of permitted applications and 21 days from receipt of 
discretionary applications to stop the clock. 
 
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? N/A 

Are any changes / works required to the house lot? N/A 

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?   No 

If so, where is the current connection/s?  N/A 

Can all lots access stormwater services?  Yes 

If so, are any works required?   Yes, as per approved 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.) 

#: 377.07-02 

Additional Comments/information  No 

Stormwater works required: 

Works to be in accordance with approved design plans 

Is there kerb and gutter at the front of the property? Yes 

Are any kerb-and-gutter works required? No 
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Road Access: 

Does the property have access to a made road? Yes 

If so, is the existing access suitable? Yes 

Does the new lot/s have access to a made road? N/A 

If so, are any works required?   Needs to be widened 

Is off-street parking available/provided? Yes 

Road / access works required:  

Works to be in accordance with Standard Drawing TSD R09 - driveway crossover and apron 
from the edge of Marlborough St 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: 
 
 

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) Onsite Stormwater detention must be constructed in accordance with the approved 
stormwater plans. 

h) Manholes must be installed at all changes in direction on pipes within the Council road 
reserve. 

W.2 Access (Urban) 
a) The existing driveway crossover must be widened to a minimum of 5.8m to match 

entrance width at the property boundary. 
b) Access works must not commence until an application for vehicular crossing has been 

approved by Council. 
c) All works must be carried out in accordance with Council Standard Drawing TSD R09. 
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W.3 As constructed information 
As Constructed Plans and Asset Management Information must be provided in accordance 
with Council’s standard requirements. 

W.4 Municipal standards & certification of works 
Unless otherwise specified within a condition, all works must comply with the Municipal 
Standards including specifications and standard drawings. Any design must be completed in 
accordance with Council’s subdivision design guidelines to the satisfaction of the Works & 
Infrastructure Department. Any construction, including maintenance periods, must also be 
completed to the approval of the Works & Infrastructure Department. 

W.5 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 Works on Council Infrastructure 
The applicant must complete a Council Road Opening Permit Prior to Commencing any 
works on Council Infrastructure including footpaths and Stormwater. Works must not 
commence until the permit has been approved by Council. 
 

W.6 Bonds 

All works in the road reserve shall be subject to a maintenance period of a minimum of 12 
months. The applicant shall pay a $2500 bond prior to the issue of the building permit. The 
bond shall be returned subject to a satisfactory inspection at the completion of the 12 
month maintenance period. 

 

W.8 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 the 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.9 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) 
Date: 21/10/21 
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Cameron and Amanda Stevenson 

49 Marlborough St 

Longford TAS 7301 

 

General Manager 

Northern Midlands Council 

Longford TAS 7301 

 

REF: PLN-21-0195 

47 Marlborough St, Longford 

 

Dear Sir/Madam, 

In regards to the proposed development of 21 units at No. 47 Marlborough St, Longford. 

Can you please advise the plans for the Hawthorn hedge which is loated on our Northern boundry 

with the proposed development? 

We believe the hedge is heritage listed and would like it to remain. 

We have included a satellite view for reference. 

Yours Sincerely, 

Cameron and Amanda Stevenson 

 

 

Version: 1, Version Date: 27/10/2021
Document Set ID: 1203562
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Cameron and Amanda Stevenson 

49 Marlborough St 

Longford TAS 7301 

28/10/2021 

General Manager 

Northern Midlands Council 

Longford TAS 7301 

 

REF: PLN-21-0195 

47 Marlborough St, Longford 

 

Dear Sir/Madam, 

In regards to the proposed development of 21 units at No. 47 Marlborough St, Longford. 

We would like confimration please that the Hawthorn Hedge on the northern boundary of our 

property will be retained with the development of the 21 units at No. 47 Marlborough St. 

 

Please refer to the attached Survey Notes SP139170, which clearly show that the Hawthorn Hedge is 

directly on the boundary line, therefore we believe it should remain. 

 

Yours Sincerely, 

 

Cameron and Amanda Stevenson 
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19 Pakenham Street 
Longford 
Tas 7301 

 
General Manager 
Northern Midlands Council 
13 Smith Street 
Longford 
Tas 7301 
 
Dear Sir, 

 
Objection to Planning ApplicationPLN-21-0195 47 Marlborough Street, 

Longford, Tas 
I wish to object to the 21 lot subdivision at the above address on the following 
grounds 
 

• It is an inappropriate development within the defined heritage area in the 
Northern Midlands Council Planning scheme about to be ratified; 

 
• It does not recognize the essential historic value of this streetscape as 

promoted in the Scheme; 
 

• It is inconsistent with the historic pattern of the area because of density 
and design; 

 
• The size of the individual dwellings are too small to allow space for 

outdoor access for recreational and play spaces and limits full sunlight 
access to the said dwellings; 

 
• Lacks privacy for quiet enjoyment of the premises. 

 
• Access to the units by rubbish trucks, ambulance and fire is severely 

limited and could be dangerous if premises are occupied by older 
residents and/or children, and such vehicles would have to reverse onto a 
busy street – the main traffic street in Longford. 

 
• It does not properly address rubbish removal if residences have more 

than one bin (possibly 3 as at current times). 
 

• It does not consider the needs of potential residents in this time of climate 
change. 

 
This is not a proposal that be dealt with by discretions and vague planning 
interpretations.   It is time to look at the desired future characteristics of 
Longford. 
 
Yours faithfully, 
Dee Alty 
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To Whom It May Concern: 

 

I note the proposal for 21 multiple dwellings located at 47 Marlborough St, 

Longford (PLN-21-0195) which appears to have a number of potential issues. 

 

10.1  

The DA response to this Clause states the design of the dwellings ‘contributes 

to high levels of amenity, particularly within the development itself.’ 

 

The definition of ‘amenity’ refers to such aspects as desirability, usefulness, 

pleasantness and attractiveness of a place. 

 

The proposal shows significant areas of hardscape with the living areas of 

units predominantly arranged such that they face the driveway.  

 

The design subsequently results in 13 of the units having living areas which are 

located on the southern side of the dwelling and so does not maximise 

potential for residential amenity in terms of passive heating and cooling 

which seems at odds with Strategic Direction G3.2 of the NTRLUS which 

identifies the need to address the impacts of climate change and improve 

energy efficiency. 

 

Similarly, these units in particular have poorly located private open space 

which is not conveniently accessible and/or disconnected from the living 

spaces. 

 

Whilst the hardscape of the driveway may be softened to a small extent by 

the 1m zones for hedging to satisfy another clause of the Scheme, such 

planting will also serve to reduce sunlight and/or daylight into all living spaces 

abutting the driveway area. 

 

10.4.3 

An objective of 10.4.3 requires that the private open space be conveniently 

located and have access to sunlight. 

 

It is assumed that to provide secure areas of private open space, the rear of 

carports would be fenced with a gate. 

 

Unit 10 is a ‘Type A1’ design and provides no direct access to the private 

open space with the shortest route being via the laundry door which opens 

onto the 2nd parking space of the unit. 

 

Unit 13 is a ‘Type A2’ design and presents the same problem as Unit 10, albeit 

with the laundry door being under the carport 
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Direct access to the private open space from units 16-19 is via a narrow 

space of no greater than 750mm or indirectly via a door onto the 2nd parking 

space (units 16-18) or into the carport (Unit 19). 

 

10.4.6 

The DA indicates the planting of hedging and use of obscured glass as 

treatments to satisfy the performance criteria of this clause for windows 

facing the driveway.  

 

As noted above, this approach will reduce access to sunlight and/or daylight 

for day-time living spaces and reduce amenity for residents and will also limit 

potential for passive surveillance of the driveway area. Similarly, the plants 

would need to be mature and appropriately maintained by future residents 

to provide the desired benefit.  

 

Units 2, 3, 4, 5 and 10 appear to have windows to habitable rooms on side 

walls within 2.5m of the driveway which are unlikely to be adequately 

screened to prevent unwanted vehicle light intrusion due to these being 

adjacent to open parking spaces. 

 

Unit 8 has a parking space immediately adjacent to the living space with no 

potential for screening which may be required to prevent light intrusion from 

vehicles travelling in the main driveway area and/or reversing out of the 

nearby parking space for visitors or those spaces associated with Unit 9. 

 

Unit 9 has a window to a bedroom with no screening immediately adjacent 

to the parking spaces immediately to the north which appear to be 

associated with units 19 and 20. 

 

E6.6.4 

This clause requires 1 parking space for each 20 car parking spaces required 

by Table E6.1 or part thereof. The DA indicates there are 48 parking spaces 

with only 2 motorcycle parking spaces provided.  

 

As the 8 spaces in excess of 40 are by definition a ‘part thereof of 20’, the 

proposal seemingly requires 3 motorcycle parking spaces to comply. 

 

E6.7.2 

The parallel parking space in the driveway near the entry is approx. 3m wide 

x 5.5m long and so does not comply with the length requirement of the 

Scheme for such spaces (note: the 3m width is against a fence and so should 

be treated as being only 2.7m to satisfy other requirements of AS2890.1:2004). 

It is also possible the turning movements required around this space may 

require greater clearances than shown to permit vehicles travelling in 

opposing directions to safely pass and minimise potential queuing when the 

parking space is in use. 
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The DA claims the proposal complies with AS2890.1:2004 which covers off-

street car parking facilities. 

 

Clause 2.3.3 of the Standard requires traffic control devices where aisle 

length exceeds 100m. As the proposed driveway is approx. 112.5m from 

Marlborough St boundary to the centre point at the change of direction, 

such devices may be required. 

 

Clause 2.4.5.5 of the Standard requires suitable protective barriers to prevent 

damage to buildings. Unit designs show a porch roof supported by timber 

posts which could be susceptible to damage from vehicle collisions. 

 

Clause 2.5.2 of the Standard sets out the requirements for circulation 

roadways, identifying the need to provide an additional 300mm clearances 

near obstructions. This suggests the driveway between units 17 and 19 may 

not have sufficient width. 

 

Clause 4.8 of the Standard requires plantings not compromise sight distances 

for pedestrians or vehicles. The proposed hedging along the driveway to 

screen windows may obscure pedestrians moving from porch areas which 

are directly accessed from driveway without any buffer or protection. 

 

Figure 5.2 of the Standard identifies the vehicle envelope required for parking 

spaces. The proposed carport design is typical for all units with a footprint of 

5500mm x 3000mm and three posts of 90x90mm to the external side 

supporting the roof located approximately 150mm from the edges of the 

slab. As such, two of the posts fall into zones Figure 5.2 requires to be kept free 

of obstructions as demonstrated in the diagram below. 
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On this basis, the proposal does not appear to comply with AS2890.1:2004 

and given the areas of non-compliance impact convenience and safety, 

cannot be said to satisfy the relevant performance criteria. 

 

E6.8.2 

This clause indicates the footprint required for a bicycle parking space as 

being 1.7m in length and 0.7m in width. 

 

In response to E6.6.2, the DA states the proposal provides sufficient space for 

a single bicycle parking space in the carport. 

 

Even if the carport design were modified so that posts were not in locations to 

be kept free of obstructions as noted above, there is insufficient space to 

adequately cater for a bicycle parking space in the carport without making 

the car parking space non-compliant with the required minimum dimensions. 

 

On this basis, E6.8.2 is not satisfied and the use of the carport to satisfy E6.6.2 is 

unacceptable. 

 

Other 

The parking spaces adjacent to Unit 20 and carport space associated with 

Unit 21 necessitate reversing distances of around 13m and 18m respectively 

which may adversely impact safety, appears generally dysfunctional and 

inconvenient. Figure 3 of the Traffic Impact Assessment (TIA) shows a different 

configuration to that in the advertised drawing set which may reduce the 

need for reversing and provide better functionality. 

 

The second parking spaces for units 19 and 20 appear to be located near 

Unit 9 which equates to distances of some 35m and 50m away respectively 

which is cannot be considered convenient and subsequently reduces 

amenity.  

 

The TIA figures for trip generation of the development are consistent with the 

NSW Guide to Traffic Generating Developments version 2.2 figures for 

‘medium density residential flat buildings’. These are defined by the guide as 

being ‘a building containing at least 2 but less than 20 dwellings’. Drawing 

page 5 of 29 indicates construction will occur in 21 stages and on this basis 

the proposal consists of 21 buildings containing one dwelling which the 

above guide defines as being a ‘dwelling house’. On this basis, the traffic 

generation of the development may be underestimated. 

 

The TIA figures for traffic on Marlborough St are based on DSG traffic counts 

taken south of Illawarra Rd and south of Cracroft St. This subsequently does 

not take into account local traffic movements occurring within the town and 

so may be underestimated. 
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The State Growth Spatial Data Selector indicates a minor crash occurring at 

the intersection of Marlborough and Pultney streets in early May, 2021 which 

does not appear to have been included in the TIA’s crash history report. 

 

The TIA provides a Safe System assessment of the proposal to justify not 

having a defined pathway for pedestrians, stating the design meets the 

objective of the Safe System of a forgiving road system where crashes do not 

result in death or serious injury. However, this should not justify poor design 

decisions which could be detrimental to pedestrian safety such as the porch 

area being obscured by hedging with no buffer for pedestrians to safely 

move to the driveway which could be exacerbated at dawn or dusk due to 

the long east-west axes of the driveway.  

 

Feedback from Veolia states that bins would need to be placed outside 

each unit. This would subsequently reduce the available width on the 

driveway in multiple locations, creating additional safety, convenience and 

efficiency issues. 

 

The development should similarly be assessed by the Tasmanian Fire Service 

to ensure all units can be easily accessed should the need arise. 

 

 

Evidently, there appears to be numerous issues with the proposal which 

require further consideration, especially given many of these adversely 

impact safety and amenity for future residents. 

 

I trust careful consideration will be given to these issues to ensure an 

appropriate outcome is achieved. 

 

 

Kind regards, 

 

Mark Rhodes 
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        Peter & Carol Munro 
        50 Marlborough Street 
        Longford TAS 7301 

        November 08, 2021 

  
Mr Des Jennings 
General Manager 
Northern Midlands Council 

Objec&on to Planning Applica&on PLN-21-0195 47 Marlborough Street.  

We wish to object to the 21-lot subdivision on 47 Marlborough Street, Longford. Our 
reasons for objecOon to the development cover a number of aspects which include: 

SAFETY 

Extra traffic movements entering and exiOng Marlborough Street; predominately across 
traffic; will affect the safety of road users, cyclists and pedestrians and increase 
environmental and noise polluOon in this secOon of the major road through Longford. We 
dispute the content and recommendaOon of the Traffic Impact Assessment prepared by 
TCS and surprisingly endorsed by State Growth and request an independent traffic study 
be completed prior to further consideraOon of this planning applicaOon. JusOficaOon for 
this request include: 
• The blatant dismissal of the State Growth recommenda&on that traffic movements for 

entry/exit to a 60km/h zone be restricted to 40 per day, far below the expected 108 
per day. 

• The use of the term ‘negligible’ in the report referring to traffic impacts caused by this 
development is very dismissive as to what we see as fact. i.e. while this stretch of 
Marlborough Street is a restricted 60km/h zone, the real situaOon is that traffic through 
this main thoroughfare is uncontrolled, unmonitored and very rarely policed which 
results in constant speeding traffic including trucks and semis, we would be very 
surprised if average traffic speed is not closer to 80km/h, hence a traffic study including 
speeds needs to be conducted to understand the real safety risks created by this 
development. 

• The impact study quotes unrealisOc movement numbers for morning and abernoon 
peaks. e.g. it is difficult to imagine on average 7 exits as quoted occurring in a morning 
peak hour from a development with approx. 50 car parks and 21 households.  

• The development will cause a substanOal number of extra parked vehicles along this 
secOon of Marlborough Street which greatly increases the safety risks for people 
acempOng to enter and exit properOes along Marlborough Street. The line of sight 
assumpOons made in the report do not reflect this fact. 
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• The assumpOon that a Veolia vehicle can safely reverse not only within a development 
with a drive length without footpaths of approx. 200 metres, but also backing into traffic 
on Marlborough Street is asking for an accident to occur. 

HERITAGE 

We struggle to understand how a high density development such as this jusOfies locaOon 
within a Heritage overlay. 

The historical importance that relates to this area will no longer be relevant because this 
development is not sympatheOc to and detracts from the historical significance of the 
land, buildings, and segngs. 

DEMOLITION 

The sheds which have been ear marked for demoliOon have been there for ninety years 
and have become a significant landmark, the best the planning applicaOon can describe 
them is “derelict”, again totally dismissive of the heritage value. 

It must be noted that the Local Historic Heritage Code recognises and protects the local 
historic heritage significance of local heritage places, heritage precincts, historic landscape 
precincts and places, by regulaOng development that may impact on their values, features 
and characterisOcs, and this plan clearly fails to do this as the current zoning is unsuitable 
for this development. 

In summary, the current traffic problems along this secOon of major roadway need to be 
taken into consideraOon when considering this development. SoluOons to improve this 
problem should be planned and implemented regardless of the impact of this applicaOon. 

Happy to discuss at any Ome. 

Yours sincerely, 

Peter & Carol Munro 
Ph
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21 William St, 

Longford,  

Tas 7301 

 

November 05, 2021 

 

Mr Des Jennings, 

General Manager, 

Northern Midlands Council, 

Smith St, 

Longford, Tasmania 

planning@nmc.tas.gov.au 

 

Objection to Planning Application PLN-21-0195 at 47 Marlborough Street, Longford 

 

Dear Mr Jennings, 

I object to this development as it  

1. Complicates access to Marlborough Street, which can be awkward at any time of the day, it 

is especially bad in the 7.45 al to 8.30 am time period. Only about 100 m away, and in the 50 

not 60 km/hour speed zone, a few years ago a child was killed crossing Marlborough Street, 

to catch a school bus. Do the homes on either side of the entrance need to have no parking 

areas on either side of the entrance to the new development? 

This will of course even worse during the construction phase- who will bear the impact of 

this, as not the developer it would seem from my appraisal of the development. 

Please note no statistics are kept in Tasmania  for minor motor vehicle accidents, so lack of 

data does not mean they too are not an issue 

2. It does nothing to support already stretched or non-existent infrastructure in the town.  

• As an example NMC has expended a large amount of money substantially upgrading 

facilities at the Longford Recreation ground, but no more sporting fields have been 

built, or are proposed. 

• No soccer field in Longford, nor is one planned. 

• No Neighbourhood house in Longford, nor is one proposed. 

• No creche in Longford, nor is one planned. 

• Access to the Hill Street and BWS bottle-shop is less than satisfactory, as much as it 

is hoped for no solution is planned. 

 

3. Nowhere nearby, substantial for children to play. The plan makes no suggestion of what or 

where children living in those units are meant to play - not just an occasional swing, but 

adolescents to have school-holiday games of football and cricket, similarly an area young 

mothers or old people can walk to and rest, or sit and talk. 
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4. Emergency access of ambulances and fire-trucks. 

5. Access of garbage trucks – it seems to me with 42 wheely bins will be put out on 

Marlborough Street, or two garbage trucks have to drive up and reverse out (or vice versa) 

the lane that is planned to service these units. Bearing in mind those trucks reverse with a 

constant and piercing ‘bipping’ sound it awakens those sleeping, and startles the old and 

infirmed, or children who still may be oblivious to its presence despite that noise. In 

Australia, over 50 children are killed in low-speed reversing accidents every year (Ian 

Costelloe, 2016) killed in low-speed reversing accidents every year. 

 

 

Yours sincerely, 

 

 

Dr Tim FLANAGAN 
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        Vivien Tan 
        39 Marlborough Street 
        Longford TAS 7301 
 
        November 05, 2021 
 
  
Mr Des Jennings 
General Manager 
Northern Midlands Council 
 
 
RE: Objection to Planning Application PLN-21-0195 47 Marlborough Street.  
 
I am submitting an objection to the proposed 21-lot subdivision on 47 Marlborough 
Street, Longford.    
 
This development is located within the Heritage Precinct area of Longford.  (See 
Council for the Heritage Code for further understanding.)  The future of tourism is to 
Historic towns and this multiple dwelling, high density, compact profit maximizing 
development will destroy the Heritage significance of the streetscape. The 
surrounding Georgian homes and heritage homes need to be taken into account in the 
design of this application. 
 
This proposed development should have a Recreation and Open Space assigned area 
to help build the community where future community gardens or a children’s play 
area can be installed for positive uses.  Cash in Lieu of open space should not be 
approved. Council should be creating Leafy suburbs in Longford to enhance the pull of 
both tourists and new residents to the town. This development does not meet Site 
coverage requirements.  
 
I am concerned about the safety of the area with regards to Traffic.  The Traffic report 
has included numbers of Vehicles per Day and future measures of Traffic however I 
am concerned that these are not correct reflections of current and actual traffic 
numbers.  This can only be accurate assessed once there are true numbers from a 
current survey by State Growth. 
 
The density and “tightness” of the residences will lead to many complications and 
disputes for guest parking, motor bike parking, rubbish collection, fire and ambulance 
ease of access, and possibly safety.  If there is a fire in the middle of the development 
will there be adequate space for firefighters to gain access, for residents to flee etc.  
This is altogether a ridiculous design to pack as many buildings in as possible.   There 
is no vision for how people will actually live their lives in these spaces and make 
homes for their families. 
 
 
Yours sincerely, 
Vivien Tan 
Ph
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Planning Department 
Northern Midlands Council 
PO Box 156 
LONGFORD TAS  7301 
 
Attention: Paul Godier 
 

28 November 2021 

 

Dear Paul,  

RE: Planning Application, 47 Marlborough Street and Marlborough Street Road Reserve, 

Longford PLN-21-0195 

Further to receipt of redacted copies of the representations received during the public 

exhibition period of the planning application for 21 x multiple dwellings at the above 

mentioned address, we wish to provide a response to a number of the matters raised to 

clarify some concerns and information.   

Representation 1 
Issue 1 – Retention of Hawthorn Hedge along southern boundary 
 
Response: 
In accordance with Survey Notes SP139170 as submitted with this representation, it appears 
that the hedge is located across the boundary line.  The proponents have advised they 
intend to remove the parts of the hedge on the subject title only and will be reinstating new 
fencing to be in keeping with the remainder of the development.   
 
Representation 2 
Issue 1 – The development will destroy the heritage significance of the streetscape 
 
Response: 
It is unclear from this statement how the proposal will be considered to destroy the heritage 
significant of the streetscape, it is noted as shown in the figure below that only a part of the 
subject site is mapped as being within the Heritage Precinct SAP overlay.  The proposal 
addressed the provisions of the Specific Area Plan and more importantly the design of the 
units, especially Unit 1 has considered its design approach in terms of streetscape.  The 
proponents have consulted with Christie Denman, architect from David Denman & 
Associates office in relation to the design criteria of the Heritage Precinct to guide the design 
and layout of the units. 

Received
29.11.2021
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Figure 1 – Heritage Precinct overlay, TheLIST. 

 
Issue 2 – The proposed development should have a Recreation and Open Space assigned area 
to help build the community where future community gardens or a children’s play area can 
be installed.  Cash in lieu of open space should not be approved. 
 
Response: 
The proposal is not for a subdivision whereby Public Open Space is a requirement of cash in 
lieu contribution required.  The proposal is for a multiple dwelling proposal where the 
private open space minimum requirements have been met. 
 
Issue 3 – Concerned about the safety of the area with regards to traffic and concerns the 
traffic report provided incorrect traffic numbers. 
 
Response: 
A Traffic Impact Assessment prepared by an experienced and qualified traffic engineer 
accompanied the application and was provided together with written advice from the road 
authority as to the adequacy of the report.  Overall the assessment concluded that the 
proposed development will not create any traffic issues and Marlborough Street traffic 
safety and transport efficiency will not be disaffected. 
  
Issue 4 – The density will lead to disputes including about guest parking, and possibly safety, 
including fire appliance access. General density related concerns. 
 
Response: 
The proposal meets the minimum requirements for density as permitted by the Planning 
Scheme, in fact the size of the land would have allowed 23 units, whereby the proposal 
provides for a lower density than permitted by the Planning Scheme proposing only 21. 
 
Representation 3 
Issue 1 – Access concerns to Marlborough Street including during construction phase. 
 
Response: 
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This is a concern regarding the construction phase and unfortunately not a consideration of 
the planning scheme, therefore there is not further consideration of this matter by the 
author. 
 
Issue 2 – Concerns in relation to stretched or non-existent infrastructure in the town. 
 
Response: 
This matter appears to be raising issues outside the scope of this application and/or 
provisions of the planning scheme.  The proposal has demonstrated that the development 
can be appropriately serviced by TasWater and Council infrastructure. 
 
Issue 3 – No areas for children to play. 
 
Response: 
The proposal provides for provision of private open space for each unit as per the 
requirements of the Planning Scheme.  Unit 20 is to be provided with an area of 60m2 
through to Unit 12 with the area of 187.8m2, which all exceed the acceptable solution of 
minimum 60m2 per unit and all units provide for a dedicated 24m2 as per the acceptable 
solution in relation to private open space. 
 
Issue 4 – Emergency access of ambulances and fire trucks. 
 
Response: 
This matter appears to be raising issues outside the scope of this application and/or 
provisions of the planning scheme, therefore there is not further consideration of this 
matter by the author, it is noted though that the plans shown areas of driveway that are 
able to be used for emergency service vehicles. 
 
Issue 5 – Access of garbage trucks. 
 
Response: 
As provided with the application, the proponents have consulted with Veolia in relation to 
the provision of a waste and recycling collection services for the development.  A small to 
medium size Rear lift Truck is considered appropriate to access the site and provide such 
services, this will be a private arrangement for the 21 units of the site, Veolia noting that 
access to Marlborough Street is acceptable, and no further concerns have been raised by 
Veolia in relation to access of the site.  A further copy of this correspondence is attached. 
 
Representation 4 
Issue 1 – Inappropriate development within the defined heritage area, inconsistent with the 
historic pattern because of the density and design. 
 
Response: 
The proposal has addressed the provisions of the Specific Area Plan and more importantly 
the design of the units, especially Unit 1 has considered its design approach in terms of 
streetscape.  The proposal will be assessed by Council’s Heritage Advisor, and it is noted that 
no additional information was requested in relation to heritage concerns prior to the 
application being placed on public exhibition. 
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Issue 2 – The size of the individual dwellings is too small to allow outdoor areas for 
recreational and play spaces and limits full sunlight access to the said dwellings 
 
Response: 
This concern is not of relevant consideration to any provision of the Planning Scheme; 
however, it is noted that the proposal provides for the following Unit types and sizes: 
Unit type A1, A2, B1, B2 – 137.9m2 – 3 bed, 2 bath 
Unit type C1, C2, D1 – 126m2 – 2 bed, 2 bath 
Unit type E1 – 126m2, 3 bed, 2 bath 
 
The proposal meets the acceptable solutions in relation to provisions of private open space 
and it is noted that with the introduction of Interim Planning Directive 4.1 on 22 February 
2021 a number of provisions relating to solar orientation has been removed from 
consideration within the Planning Scheme. 
 
Issue 3 – Lacks privacy for quiet enjoyment of the premises. 
 
Response: 
The units will all be constructed using materials including glazing elements that attribute to 
sound mitigation.  It is unclear exactly how this concern is relevant to a provision within the 
planning scheme; however, the proposal exceeds the minimum density requirements and 
private open space requirements. 
 
Issue 4 – Garbage truck access and emergency vehicle access concerns. 
 
Response: 
These matters have already been addressed earlier within this letter. 
 
Issue 5 – The proposal does not consider the needs of potential residents in this time of 
climate change. 
 
Response: 
As noted previously, with the introduction of Interim Planning Directive 4.1 on 22 February 
2021 a number of provisions relating to solar orientation has been removed from 
consideration within the Planning Scheme.  It is unclear from the lack of detail within this 
submission how the author considers the proposal to not address climate change and 
difficult therefore to relate this concern to a relevant discretion in which the proposal relied 
upon, therefore there is no further response able to be provided to this concern.  
 
Representation 5 
 
Issue 1 – traffic generation will result in a more dangerous environment than currently exists, 
safety concerns and questions the author of the TIA and DSG. 
 
Response: 
As detailed above, a Traffic Impact Assessment prepared by an experienced and qualified 
traffic engineer accompanied the application and was provided together with written advice 
from the road authority as to the adequacy of the report.  Overall, the assessment 
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concluded that the proposed development will not create any traffic issues and 
Marlborough Street traffic safety and transport efficiency will not be disaffected. 
 
Issue 2 – increase in on street parking from visitors 
 
Response: 
As detailed within the application, the proposal meets the car parking requirements per unit 
by providing for two on site car parking spaces for each unit as well as providing for six 
visitor parking spaces, therefore the proposal meets the car parking provisions are per Table 
E6.1.  
 
Issue 3 – Density is not in keeping with the “village style” feel of Longford 
 
Response: 
As detailed above, the proposal meets the minimum requirements for density as permitted 
by the Planning Scheme, in fact the size of the land would have allowed 23 units, whereby 
the proposal provides for a lower density than permitted by the Planning Scheme proposing 
only 21. 
 
 
Representation 6 
Issue 1 – The development will destroy the fabric of the heritage precinct and will affect the 
character and appearance of the area and be detrimental to the long-term value of the 
Heritage Precinct. 
 
Response: 
These issues have previously been addressed earlier within this letter.  No further comment 
is required. 
 
Issue 2 – The report is incorrect in that is quotes that the site is partly located within the 
Heritage Precinct. 
 
Response: 
This statement is incorrect, and the application is therefore correct, please refer to Figure 1 
previously provided within this letter. 
 
Issue 3 – Subdivision and development must be consistent with and reflect the historic 
pattern of the area and be sympathetic to the character, the building density and design is 
not. 
 
Response: 
The proposal is not for subdivision but rather a multiple dwelling development, whereby is a 
permitted use within the zone. 
 
Issue 4 – Site coverage is not compatible, and the plan does not meet the 24sqm for private 
open space requirement. 
 
Response: 
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The proposed development has a site coverage of 35.64% which meets the applicable 
acceptable solution, and each unit is provided with a minimum of 60m2 of private open 
space, also meeting the acceptable solution for private open space provision. 
 
Issue 5 – The doors and front entrances do not face the street; the windows and doors do not 
meet F2. 
 
Response: 
Unit 1 addressed and fronts the street and in terms of other units located within the 
Heritage Precinct overlay, face the common area of the development, being the driveway.  
Should the Heritage Advisor of Council not consider this to meet the acceptable solution, 
then the proposal certainly meets the performance criteria. 
 
Issue 6 – Car parking for non-residential purposes must be located behind each building 
which is not the case.  Also State Growth recommend that seven visitor car parking spaces 
should be in place and not 6 and 2 motorbikes spaces for every car parking space not 2 only. 
 
Response: 
The proposal is for a residential purpose, being for multiple dwellings.  The Planning Scheme 
requires one motorbike parking spaces for each 20 car spaces, the proposal demonstrates 
that 2 motorbike parking spaces are proposed, however should Council require an additional 
space this could be appropriately conditioned. 
 
Issue 7 – Bin collection concerns within this small subdivision. 
 
Response: 
Once again, it is confirmed that this proposal is not a subdivision.  Waste collection concerns 
have been addressed previously within this letter. 
 
Issue 8 – Traffic safety concerns, including greater than 40 vehicle movements per day as per 
State Growth Report, lack of footpath as per State Growth Report. 
 
Response: 
It is unclear the reference to a State Growth Report in this statement, however as detailed 
previously, a TIA was provided by Richard Burk, an experienced and qualified traffic engineer 
accompanied the application and was provided together with written advice from the road 
authority (DSG) as to the adequacy of the report.  No footpath is required nor shown on the 
plans. 
 
Issue 9 – Emergency access into the eastern side of the subdivision concerns. 
 
Response: 
The proposal is not for a subdivision, and it is noted that emergency access has been address 
as appropriate given there is no requirement to demonstrate such access at the planning 
application stage. 
 
Issue 10 – Mental health from people crammed into these living situations which become 
slum like. 
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Response: 
It is unclear how this concern relates to a relevant provision of the planning scheme, 
however as detailed in the application and this letter this proposal provides for a lower 
density than the minimum requirements as per the planning scheme and a range of housing 
types and sizes which provides for housing diversity and choice. 
 
Issue 11 – The sheds which are ear marked for demolition have been there for ninety years 
and have become a significant landmark. 
 
Response: 
The sheds on the subject site to be removed as part of this proposal are dilapidated and 
have no heritage listed values.  It is also noted that only a portion of the sheds are located 
within the Heritage Precinct overlay. 
 
Representation 7 
Issue 1 – Extra traffic movement safety concerns and request an independent traffic study, 
due to more than 40 movements per day and speed limit a number of vehicles travel at 
exceeding 60km/hr.   
 
Response: 
As detailed previously, a TIA was provided by Richard Burk, an experienced and qualified 
traffic engineer accompanied the application and was provided together with written advice 
from the road authority (DSG) as to the adequacy of the report. 
 
Issue 2 – Extra parking needed along this section of Marlborough Street will increase safety 
risks. 
 
Response: 
The proposal does not rely on any discretion in relation to car parking numbers, with all 
required parking provided within the site.  The proposal does not provide for any addition on 
street parking. 
 
Issue 3 – Concerns regarding reversing of the Veolia vehicle into traffic on Marlborough 
Street. 
 
Response: 
As provided with the application, the proponents have consulted with Veolia in relation to 
the provision of a waste and recycling collection services for the development.  A small to 
medium size Rear lift Truck is considered appropriate to access the site and provide such 
services, this will be a private arrangement for the 21 units of the site, Veolia noting that 
access to Marlborough Street is acceptable, and no further concerns have been raised by 
Veolia in relation to access of the site.  A further copy of this correspondence is attached. 
 
Issue 4 – Heritage concerns for high density development. 
 
Response: 
The proposal meets the requirement for density in terms of minimum 1 unit per 325m2, and 
therefore complies with A1 of Clause 10.4.1. 
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Issue 5 – Demolition of the ninety-year-old sheds which have become a significant landmark.  
Response: 
As detailed earlier, the sheds on the subject site to be removed as part of this proposal are 
derelict and have no heritage listed values.  It is also noted that only a portion of the sheds 
are located within the Heritage Precinct overlay. 
  
Representation 8 
Issue 1 – Concerns relating to amenity particularly within the subject site itself with the 
significant areas of hardscape and with the living areas predominantly facing the driveway 
and south facing and poorly located private open space. 
 
Response: 
As noted previously, with the introduction of Interim Planning Directive 4.1 on 22 February 
2021 a number of provisions relating to solar orientation and % of hardstand areas has been 
removed from consideration within the Planning Scheme.  The proposal meets the 
acceptable solution A1 of Clause 10.4.3 in relation to site coverage and private opens pace 
for all dwellings. 
 
Issue 2 – private open space accessibility and poor planning of such. 
 
Response: 
The proposal meets the acceptable solution A1 of Clause 10.4.3 in relation to site coverage 
and private opens pace for all dwellings. 
 
Issue 3 – Concerns of the windows facing the driveways, hedging will decrease access to 
sunlight and/or daylight, and many units have no screening, Units 2, 3, 4, 5, 10, 8 and 9. 
 
Response: 
Should Council have concerns in relation to the habitable room windows facing the 
driveways and an issue with whether the hedging proposed would be acceptable, the 
Council could require by the way of conditions additional screening devices.  It is noted 
however, that the proposal is seeking to rely upon the performance criteria in relation to 
separation of habitable room windows and a shared driveway and the plans provide 
notations to indicate double glazing and obscured glass to provide to specific areas for 
privacy. 
 
Issue 4 – lack of motorcycle parking, 3 required not 2 for the 48 spaces. 
 
Response: 
The Planning Scheme requires one motorbike parking spaces for each 20 car spaces, the 
proposal demonstrates that 2 motorbike parking spaces are proposed, however should 
Council require an additional space this could be appropriately conditioned. 
 
Issue 5 – car parking space compliance with scheme in relation to size of spaces and carport 
posts and standard requirements. 
 
Response: 
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The size of the carports proposed are 5.5m x 3.0m which exceed the requirements of Table 
E6.3.  This table does not detail whether car parking spaces are to be free of posts or 
supports, and should this be an issue, I am sure the proponents could provide amended 
plans, as per a condition on an approval prior to the issue of a building permit for such. 
 
Issue 6 – bicycle spaces do not seem to comply with the 1.7m in length and 0.7m in width due 
to the carport posts. 
 
Response: 
The proposal provides for sufficient space for one bicycle parking space available within the 
carport, should this not be acceptable, permanently accessible bicycle parking spaces or 
storage spaces are available within the development, including within the outdoor storage 
shed provided to each unit. 
 
Issue 7 – general traffic issues and concerns including garbage truck access and reducing 
width of access and emergency vehicle access. 
 
Response: 
These issues have been addressed previously within this letter. 
 
We trust that this response together with the proposal plans and documentation enables 

Council to assess and condition appropriately an approval for the proposal, which will 

provide a range of housing layouts and sizes for a range of occupants and meets the 

objectives of the planning scheme and zone.   

 

Kind Regards, 

 

Rebecca Green 

Senior Planning Consultant  
m – 0409 284422 
e – admin@rgassociates.com.au  
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Paul Godier

From: Ryan Richardson <ryan@abodedesignerhomes.com.au>

Sent: Friday, 4 March 2022 4:26 PM

To: Paul Godier

Cc: Ty Turner; 'Carlton Dixon'; Josh Riley

Subject: 47 Marlborough St, Longford - Amended submission for March 2022 Council 

Meeting

Attachments: Adams Tree - Vegetation Report - Hedge.pdf; 47 Marlborough TIA Final 3.pdf; 

DESIGN STATEMENT 47 MARLBOROUGH STREET.pdf; ABODE 1150 UNITS 1-21 AT 

47 MARLBOROUGH ST PR V8 Red.pdf

Hi Paul,  

Please find attached Design Statement and revised Architectural Plans from Arei, Vegetation Management plan 

provided by Adam’s Trees, and updated TIA from Richards Burke for your review prior to the meeting this month.  

 

I have addressed each item of council’s previous comments below. 

 

A1.1 P.52 of report 

Updated Traffic Impact Assessment from Richard Burke, February 2022 revision. Enlarged diagrams have been 

dimensioned showing acceptable distances for car parking manoeuvrability P.6-8 of the architectural plans. See 

below notes referring to the latest TIA; 

 

• 16.1 U1/2 parking space has been reduced to 2.6m p.27 

• 16.2 meets requirements 

• 16.3 meets requirements 

• 16.4 meets requirements 

• 16.5 U20/1 and 21/2 car space have been reduced in width to accommodate a change of width for U21/1 

car space.  

• 16.6 U21/1 car space has been adjusted to suit the turning radius. Note the carport is wider so the car can 

access in line with the required turning radius. 

 

E6.8.5 Pedestrian Walkways p.55 of council report 

This has been addressed on page 33 of the TIA February 2022 revision. As this driveway is outside Marlborough St, a 

State Growth owned road, the suggestion from the TIA is a shared zone within the complex will satisfy E6.8.5, with 

the definition of a shared zone discussed on p.33 of the TIA. The main purpose of the shared zone is that pedestrians 

have the right of way, with the final details of the shared zone being the responsibility and management of the body 

corporate, once established.  The required signage is also shown on Figure 17 p. 35. Further discussions were 

recommended by Richard Burke with council about what would be a preferred pavement surface for the shared 

zone. Please see updated shared zone location on P.2,3,4 and 5 of the architectural plans. 

 

Ty Turner and I visited NMC on 17/2/22 and discussed this with Paul Godier and Jonothan Galbraith, and the 

suggestion from council was an exposed aggregate concrete pavement would satisfy this criterion. P. 2,3,4 and 5 of 

the architectural plans now shows this updated surface selection. Stencilling the walkways would not be required or 

recommended with the shared zone being identified by the exposed aggregate concrete differing from the carport 

pavement surface or standard grey finish concrete. Secondary shared zone signs will also be placed outside U10 

where it was also agreed with Paul and Jonathon, that the driveway bend around U10 creates a natural point of 

traffic control as it turns the corner to U4 – 21 

 

E13.6.7 Wall Materials p.61 of council report 

The brick colour has now been updated to Austral ‘Homestead red’. This is discussed in the accompanying design 

statement and P.A1-03, A2-03,B1-03, B2-03, C1-03, C2-03, D1-03, D2-03 and E1-03 of the architectural plans. 

 

E13.6.12 Tree and Vegetation Removal p.64 of council report 
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Vegetation Management plan provided by Adam’s Trees. Licenced land surveyor, Radian have also re surveyed the 

hedge and this detail has been plotted on P.2 and 4 of the architectural plans. The extent of the hedge to be 

removed is now detailed on the plans, with the remaining hedge to be protected, maintained, and trimmed in 

accordance with the vegetation management plan. Dimensions from the hedge are shown  

 

Assessment against F2.0 p.66 of council report 

Please see the attached Design Statement prepared by Arei 

 

F2.5.6 External Walls 

As per the previous response to E13.6.7 Wall Materials p.61 of council report, the brick colour has been changed to 

Austral ‘Homestead Red’. Elevations on the plans updated to reflect this. 

 

F2.5.7 Entrances and Doors p.73 – 76, 83 of council report 

A10 Window Material Constructions 

Timber windows have been nominated for Unit 1 front façade, on P.D2-01 of the architectural plans in the window 

schedule. The elevation on P.D2-03 of the architectural plans reflects this change also. 

A13 Window Material Constructions 

Projecting brick sills are now nominated to units 1, 2 and 3 on P.D2-03 of the architectural plans 

 

Comment A1.1 

Fencing types and heights are now indication on P.4 of the architectural plans 

A3 

Fencing types and heights are now indication on P.4 of the architectural plans 

 

 

We believe that all items raised in the council report have now been addressed with the requested updated TIA, 

Vegetation Management Plan, Design Statement and the updated architectural plans. Should you require any 

further information prior to the council March 2022 meeting, please do not hesitate to get in touch. 

 

 

Kind Regards, 

 

Ryan Richardson 

Project Manager 

 

Mobile: 0451 842 924 

Ph: (03) 63 343 900 

Email: ryan@abodedesignerhomes.com.au 

P.O Box 1637, Launceston TAS 7250 

Warehouse 8, 13-17 Merino Street,  

Kings Meadows TAS 7249 
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Traffic & Civil Services 
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1 Cooper Crescent 
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Launceston TAS 7250 Australia 
P: +61 3 634 8168 
M:         0456 535 746 
E:        Richard.burk@trafficandcivil.com.au 
W:       www.trafficandcivil.com.au 
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1. Introduction 
1.1 Background 

 
A 21-unit multiple dwelling development is proposed at #47 Marlborough Street, Longford.  
A Traffic Impact Assessment (TIA) has been prepared that considers the existing roads and 
traffic affected, current and future traffic generation due to the proposal and the impact this 
will have on the adjacent road network. 

This Traffic Impact Assessment (TIA) should be submitted with the development application 
for the proposal and has been prepared based on Department of State Growth guidelines and 
provide details as follows: 

◼ Anticipated additional traffic and pedestrian movements. 

◼ The significance of the impact of these movements on the existing road network 

◼ Any changes required to accommodate the additional traffic. 
 

1.2 Objectives 
 
A Traffic Impact Assessment is a means for assisting in the planning and design of 
sustainable development proposals that consider: 
◼ Safety and capacity 

◼ Equity and social justice  

◼ Economic efficiency and the environment and 

◼ future development with traffic projections for 10 years 

 

1.3 Scope of Traffic Impact Assessment (TIA) 

This TIA considers in detail the impact of the proposal on Marlborough Street, Longford.   

1.4 References 

▪ AS 1742.1 – 2014 – General introduction and index of signs 
▪ AS /NZS 2890.1- 2004 – Off-street parking 
▪ AS /NZS 2890.6 - 2004 – Off-street parking for people with disabilities 
▪ RTA Guide to Traffic Generating Developments – 2002 
▪ Northern Midlands Interim Planning Scheme 2013 
▪ Austroads Guidelines 

o Road Design Part 4A: Unsignalised & Signalised Intersections 2021 
o Traffic Management Part 6: Intersections, Interchanges & Crossings 2020. 
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1.5 Statement of Qualifications and Experience 
 

This TIA has been prepared by Richard Burk, an experienced and qualified traffic engineer in 
accordance with the requirements of the Department of State Growth’s guidelines and 
Council’s requirements. Richard’s experience and qualifications include: 

• 33 years  professional experience in road and traffic engineering industry 

o Manager Traffic Engineering at the Department of State Growth until May 
2017. 

o Previous National committee membership with Austroads Traffic 
Management Working Group and State Road Authorities  Pavement Marking 
Working Group  

• Master of Traffic, Monash University, 2004 

• Post Graduate Diploma in Management, Deakin University, 1995 

• Bachelor of Civil Engineering, University of Tasmania, 1987 

 
 

 
 
 
Richard Burk  
 
BE (Civil) M Traffic Dip Man. MIE Aust CPEng 
 
Director Traffic and Civil Services Pty Ltd 
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1.6 Glossary of Terms 
 

 
 

2022-04-11 ORDINARY MEETING OF COUNCIL - OPEN COUNCIL ATTACHMENTS - Agenda

Attachment 15.1.16 Email 4 March 2022 Page 287



Traffic Impact Assessment 
 

 

8 | P a g e  

 

 
 
 

1.7 Site specific glossary of Terms 
 
NMC   Northern Midlands Council 
SSA   Safe Systems Assessment 
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2. Site Description 
The development site at 47 Marlborough Street is shown in figure 1. The site is flat, and the 
50km/h Longford Shopping Zone begins 100m North of  the access to 47 Marlborough Street. 

The combined  property area is some 7,700m². The existing access to 47 Marlborough Street 
is within a 60km/h speed zone. 

Figure 1 - Location of proposed development 

 

Source: LISTmap, DPIPWE 
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3. Proposed Development 
 

3.1 Description of Proposed Development  
An aerial view of 47 Marlborough Street is shown in Figure 2.  

Figure 2 – Aerial view of the proposed development site.

 

Source: LISTmap, DPIPWE 

 

The proposed development layout is shown in figure 3 and design plans are attached in 
Appendix C. Proposed units include: 

• Unit types A1, A2, B1 and B2  involve  7 x 3-bedroom units.  

• Uni types C1, C2, D1 and D2 involve 14 x 2-bedroom units.   
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Figure 3 – Proposed development layout  
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3.2 Council Planning Scheme 
 
The development involves land currently zoned General Business in accordance with the 
Northern Midlands Interim Planning Scheme 2013 shown in Figure 4. 
 
Figure 4 – 47 Marlborough Street is zoned General Residential. 

 

 

 

3.3 State Road Network Objectives 
 
The Department of State Growths objectives for State Roads is to maintain and ensure traffic 
safety and transport efficiency. Marlborough Street is known as Poatina Main Road in the 
State Road Network. 
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4. Existing Conditions 
4.1 Transport Network 

The local transport system consists of  Marlborough Street which has an arterial function 
through Longford and known as Poatina Main Road in the State Road network.  
 
High Street  and Pultney Street intersect with Marlborough Street  to the North and South of 
the development site. The side roads are council roads and are not impacted by the proposal. 
 
 
4.1.1 Marlborough Street (Poatina Main Road in the State Road Network) 
 
Marlborough Street is a Category 4 - Feeder Road in the state road hierarchy with an 
estimated AADT of  6,475 vpd (2021) through Longford and is a part of the Tasmanian 26m 
B Double Network and is not a Limited access road, see Appendix A. 
 
Marlborough Street is a 2-way, 2-lane road, with 2.5m wide parking lanes and 5.0m wide 
traffic lanes in each direction. Kerb and channel together with wide footpaths are provided 
both sides of the road. Street lighting is provided.  
 

4.1.2 #47 Marlborough Street  Driveway 
 
Figures 5 to 9 show the  Marlborough Street approaches to the driveway to #47. 
 
Figure 5 – Looking north along Marlborough Street from existing driveway

 
 

Available sight distance 
right is 110m. 
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Figure 6 – Looking south along Marlborough Street from existing driveway

 

Figure 7 – Elevation view of  existing driveway and proposed access

 

Figure 8 – Looking north along Marlborough Street  at the driveway to #47

 

Available sight 
distance left is 140m. 

Existing driveway 
crossover is some 
3.6m wide. 
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Figure 9 – Looking south along Marlborough Street approaching driveway on the left

 

 

4.2 Traffic Activity 

4.2.1 Marlborough Street, 
DSG data, see Appendix A,  is summarised as follows: 

• South of Illawarra Road. 
o AADT 9,255 vpd(2018) with 10.2% trucks 
o compound annual growth rate of 2.5% pa. 

 
• South of Cracroft Road. 

o AADT 3,196 vpd (2018) with 14.2% trucks 
o compound annual growth rate of 1.5% pa. 

 
• Estimated outside 45 Marlborough Street. 

o AADT 6,225 vpd (2018) with 12.2% trucks 
o compound annual growth rate of 2.0% pa. 
o AADT 6,475 vpd (2021) with 12.2% trucks 
o AADT 7,895 vpd (2031) with 12.2% trucks 

 

4.2.2 47 Marlborough Street, 

The existing property does not appear to generate any traffic. 
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4.3 Sight Distance 

Sight distance situation is summarised in Figure 10. 

Figure 10 – Sight Distance Compliance 

 

4.4 Crash History 
 
The DSG is supplied with reported crashes by Tasmania Police. DSG maintains a database 
from the crash reports which is used to monitor road safety, identify problem areas and 
develop improvement schemes. 
 
The 5-year reported crash history for Marlborough St. is summarised in Figure 11. The crash 
history indicates no crash propensity  in the vicinity of the proposal, see crash locations 
shown in Figure 12. 
 
 
Figure 11 – Marlborough St (300m either side of #47) 5 Year Reported Crash History 

 

 

 

2022-04-11 ORDINARY MEETING OF COUNCIL - OPEN COUNCIL ATTACHMENTS - Agenda

Attachment 15.1.16 Email 4 March 2022 Page 296



Traffic Impact Assessment 
 

 

17 | P a g e  

 

Figure 12 – Marlborough St 5 Year Reported Crash History locations 

 

Proposed driveway to 
47 Marlborough Street. 
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4.5 Services 
No traffic safety concerns were observed  with above or below ground services within the 
vicinity of the proposal. 
 

4.6 Road Safety 

4.6.1 Road Safety Review 
From road safety review  no issues were apparent in the vicinity of the proposed access. 

 

4.6.2 Safe Systems Assessment 
Marlborough Street in the vicinity of #47 has been assessed in accordance with the Austroads 
Safe System assessment framework. This framework involves consideration of exposure, 
likelihood and severity to yield a risk framework score. High risk crash types and vulnerable 
road user crash types are assessed and aggregated to provide an overall crash risk.  Crash risk 
is considered in terms of three components: 

• Exposure (is low where low numbers of through and turning traffic) i.e.1 out of 4 
• Likelihood (is low where the infrastructure standard is high) i.e. 1 out of 4 
• Severity (is low where the speed environment is low) i.e. 1 out of 4 

The Austroads Safe System Assessment process enables the relative crash risk of an 
intersection or road link to be assessed. Vulnerable Road users are considered along with the 
most common crash types.  
 
The crash risk score indicates how well the infrastructure  satisfies the safe system objective 

which is for a forgiving road system where crashes do not result in death or serious injury.  

 

From safe system assessment, the vicinity of #47, Marlborough St. is determined to be well 
aligned with the safe system objective with a  crash risk score of 22/448. 
 
See Appendix B for details. This score indicates a low crash risk, see figure 13. 
 
Figure 13 – Austroads Safe System Assessment alignment between crash score and risk
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5. Traffic Generation and Assignment 
This section of the report describes how traffic generated by the proposal is distributed within 
the adjacent road network now and in ten years (2031). 

5.1 Traffic Growth  

Marlborough Street traffic growth is projected to increase at 2% compound annual growth. 

5.2 Trip Generation 

The applicable traffic generation rates for the proposal are as follows for medium density 
residential buildings: 

• Up to 2 bedrooms: 4-5vpd and 0.4 - 0.5vph 

• 2 or more bedrooms: 5-6.5vpd and 0.5-0.65vph 
 

The proposal involves: 

• 7* 3-bedroom units at 6 vpd and 0.6 vph. 
• 14* 2-bedroom units at 4.5 vpd and 0.45 vph. 

It total, all 21 units are estimated to generate  105 vpd and 11 vph at peak times. 

This is consistent with Traffic Generation Rates for Key Land Uses sourced from the RTA 
Guide to Traffic Generating Developments under section 1.4 References. 
 
 

5.3 Trip Assignment 

Figure 14  shows the estimated traffic activity due to the proposal by 2031. 
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Figure 14 – Estimated 2031 Peak hour traffic at 47 Marlborough Street driveway 
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