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EXTERNAL BRICK 21/48 PANEL LIFT DOOR
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AREI DESIGNS

ABODE DESIGNER HOMES PROPOSED RESIDENCE FOR
KYLIE & STEWART FRENCH AT
LOT 4, 38 FAIRTLOUGH STREET
PERTH TAS 7300

ODW

A

B

C

D

NOTE:
• ALL WINDOWS AND SLIDING GLASS DOORS 

SINGLE GLAZED

ELEVATION A

ELEVATION B

ELEVATION C

ELEVATION D
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CONCRETE SLAB/FOOTING 
TO ENGINEERS DESIGN

PREFABRICATED ROOF TRUSSES TO 
MANUFACTURERS SPECIFICATIONSPITCH

22.5°

REFER TO TYPICAL SECTION

LIVING DINING

ROOF BATTENS @ 900 CRS MAX. 
INTERMITTENT SAFETY BATTENS AS REQUIRED

WRAP & INSULATION TO MEET 
CURRENT NCC REQUIREMENTS

SELECT EXTERNAL BRICK 
WITH WALL TIES TO AS 3700 

WEEPHOLES @ 1.2m MAX.
INSTALL DAMP PROOF COURSE AS PER NCC REQUIREMENTS

TERMITE MONITORING SYSTEM TO AS 3660. 
METHOD TO  BUILDERS & OWNERS DISCRETION

90x35 PINE EXTERNAL TIMBER FRAME MGP12
90x35 PINE INTERNAL TIMBER FRAME MGP10

SELECTED INSULATION IN ACCORDANCE 
WITH ENERGY EFFICIENCY AND 
CURRENT NCC REQUIREMENTS

CONCRETE FLOOR

10mm PLASTERBOARD INTERNAL SHEETING
WET AREA PLASTERBOARD IN  COMMON WET AREAS

RIBBON PLATE
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OR METAL FURRING CHANNELS @ 450 CRS MAX

COLORBOND FASCIA 
AND GUTTER

F.C. SHEET SOFFITS AND INFILLS

COLORBOND ROOF OVER 
SARKING

CONCRETE SLAB/FOOTING 
TO ENGINEERS DESIGN

PREFABRICATED ROOF TRUSSES TO 
MANUFACTURERS SPECIFICATIONS

LINTEL AS PER ENGINEERS DESIGN

NOTES:
• BRACING, CONNECTIONS AND 

TIE-DOWN TO ENGINEERS DESIGN
• ROOF PITCH AS NOTED ON PLANS 

AND ELEVATIONS
• OVERHANG AS NOTED ON PLANS 

AND ELEVATIONS
• PIPE PENETRATIONS TO NCC 

REQUIREMENTS
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AND WEEP HOLES

WINDOW AND FLASHINGS INSTALLED 
TO MANUFACTURERS REQUIREMENTS
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APPROX. FIXTURE POSITION

RE-ENTRANT BARS

DIMENSIONS TO ALL WASTE
PIPES ARE APPROX ONLY.

ALTERNATE FIXTURES MAY
CAUSE PIPE VARIATION.
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#1442

AREI DESIGNS

ABODE DESIGNER HOMES PROPOSED RESIDENCE FOR
KYLIE & STEWART FRENCH AT
LOT 4, 38 FAIRTLOUGH STREET
PERTH TAS 7300

ODW

DRAINAGE
1. DRAINAGE TO BE DESIGNED AND 

CONSTRUCTED IN ACCORDANCE WITH 
AS3500 AND LOCAL AUTHORITY.

2. STORMWATER PIPES TO BE UPVC CLASS HD
3. SEWER PIPES TO BE UPVC CLASS SH
4. PROVIDE 20∅K2 POLYETHYLENE WATER 

RETICULATION
5. TYPE B STOP VALVE TO BE LOCATED 

ADJACENT TO ENTRY.
6. BACKFILL ALL TRENCHES BENEATH VEHICLE 

PAVEMENT AND SLABS ON GRADE TO FULL 
DEPTH WITH 20 FCR.

7. PROVIDE OVERFLOW RELIEF GULLY WITH 
TAP OVER. INVERT LEVEL TO BE A MINIMUM 
OF 150MM BELOW FINISHED FLOOR LEVEL.

8. CUT AND BATTER ARE INDICATIVE. BATTER 
TO COMPLY WITH CURRENT NATIONAL 
CONSTRUCTION CODE TABLE 3.1.1.1

9. PROVIDE SURFACE DRAINAGE IN 
ACCORDANCE WITH AS2870 SECTION 5.6.3.

10. PROVIDE FLEXIBLE JOINTS IN ALL DRAINAGE 
EMERGING FROM UNDERNEATH OR 
ATTACHED TO BUILDING IN ACCORDANCE 
WITH AS2870 2011 SECTION 5.6.4 FOR ALL 
CLASS H & E SITES. REFER GEOTECH FOR YS

30.000°

30.000°

PD4.1 CLAUSE 10.4.4
W2 SATISFIES A1.
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F CONSTRUCTION ISSUE ZG 25/10/21
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MH

MH

MH

ELECTRICAL & FIXTURES LEGEND

DOWN LIGHT RECESSED

FLOOD LIGHT EXTERNAL

FLUORO SINGLE 1200mm

TELEVISION POINT

PHONE/DATA POINT

GPO DOUBLE

GPO SINGLE

GPO SINGLE WATERPROOF

METER BOX

CEILING FAN

SMOKE DETECTOR

SYMBOL DESCRIPTION

DISTRIBUTION BOX 

FLUORO DOUBLE 1200mm

GPO DOUBLE WATERPROOF

OYSTER LED LIGHT 

TRACK LIGHT

HEAT LAMP LIGHT

HEAT EXHAUST LIGHT (3in1)

UP/DOWN LIGHT

EXHAUST  LIGHT

LED STRIP LIGHTING

EXTERIOR SENSOR LIGHT

ANTENNA

FLOOD LIGHT EXTERNAL (2)

EXHAUST CEILING FAN

EXHAUST WALL FAN

AIR CON HEAD (SPLIT)

AIR CON UNIT (SPLIT)

HOT WATER SYSTEM

CLOTHES LINE

LIGHT SWITCHES
WALL MOUNTED LIGHTS
POWER OUTLETS (STANDARD)

POWER OUTLETS OTHER
M/WAVE OVEN POWER
M/WAVE UNDER BENCH
KITCHEN BENCH
REFRIGERATOR
RANGEHOOD
D/WASH
VANITY BASINS
LAUNDRY BENCH
W/MACHINE

1150mm AFL
2000mm AFL
300mm AFL

1800mm AFL
300mm AFL
1000mm AFL
1500mm AFL
1800mm AFL
300mm AFL
1000mm AFL
1000mm AFL
1500mm AFL

ELECTRICAL LINE

POWER POINT HEIGHTS AFL

HOSE COCK

GAS BOTTLES

FLOOR WASTE

PENDANT

DOWN LIGHT RECESSED 200mm

LIGHTING

POWER & COMMS
SYMBOL DESCRIPTION

FIXTURES
SYMBOL DESCRIPTION

CEILING FAN
W/ LIGHT

GAS CONNECTION

UBO & R/HOOD CONNECTIONS W/ 
EXHAUST FAN (EXHAUST MIN. 40L/s)

MANHOLE

DUCTED HEATING UNIT

LOUNGE

WIR

WC ENS

MASTER

GARAGE

MUDWIP

LDRY

W.C.

BED 2

BATH

BED 3

LIVING

DINING

KITCHEN

PORCH
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AREI DESIGNS

ABODE DESIGNER HOMES PROPOSED RESIDENCE FOR
KYLIE & STEWART FRENCH AT
LOT 4, 38 FAIRTLOUGH STREET
PERTH TAS 7300

ODW

ELECTRICAL ITEMS
SCHEDULE

DESCRIPTION QTY

DOWN LIGHT RECESSED 9

FLUORO SINGLE 900mm 1

OYSTER LED LIGHT 14

EXTERIOR SENSOR LIGHT 1

HEAT EXHAUST LIGHT (3in1) 2

GPO SINGLE 3

METER BOX 1

SMOKE DETECTOR 2

HOT WATER SYSTEM 1

HOSE COCK 2

30.000°

30.000°

PD4.1 CLAUSE 10.4.4
W2 SATISFIES A1.
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AREI DESIGNS

ABODE DESIGNER HOMES PROPOSED RESIDENCE FOR
KYLIE & STEWART FRENCH AT
LOT 4, 38 FAIRTLOUGH STREET
PERTH TAS 7300

ODW

PROVIDE OVERFLOW RELIEF GULLY WITH TAP OVER. 
INVERT LEVEL TO BE A MINIMUM OF 150MM BELOW 
FINISHED FLOOR LEVEL.

30.000°

30.000°

PD4.1 CLAUSE 10.4.4
W2 SATISFIES A1.

DRAINAGE
1. DRAINAGE TO BE DESIGNED AND 

CONSTRUCTED IN ACCORDANCE WITH 
AS3500 AND LOCAL AUTHORITY.

2. STORMWATER PIPES TO BE UPVC CLASS HD
3. SEWER PIPES TO BE UPVC CLASS SH
4. PROVIDE 20∅K2 POLYETHYLENE WATER 

RETICULATION
5. TYPE B STOP VALVE TO BE LOCATED 

ADJACENT TO ENTRY.
6. BACKFILL ALL TRENCHES BENEATH VEHICLE 

PAVEMENT AND SLABS ON GRADE TO FULL 
DEPTH WITH 20 FCR.

7. PROVIDE OVERFLOW RELIEF GULLY WITH 
TAP OVER. INVERT LEVEL TO BE A MINIMUM 
OF 150MM BELOW FINISHED FLOOR LEVEL.

8. CUT AND BATTER ARE INDICATIVE. BATTER 
TO COMPLY WITH CURRENT NATIONAL 
CONSTRUCTION CODE TABLE 3.1.1.1

9. PROVIDE SURFACE DRAINAGE IN 
ACCORDANCE WITH AS2870 SECTION 5.6.3.

10. PROVIDE FLEXIBLE JOINTS IN ALL DRAINAGE 
EMERGING FROM UNDERNEATH OR 
ATTACHED TO BUILDING IN ACCORDANCE 
WITH AS2870 2011 SECTION 5.6.4 FOR ALL 
CLASS H & E SITES. REFER GEOTECH FOR YS
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F CONSTRUCTION ISSUE ZG 25/10/21

G CONSTRUCTION REVIEW LCA 12/11/21
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ODW

WATERPROOF 
PENETRATIONS
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1

Paul Godier

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

Sent: Wednesday, 16 March 2022 2:54 PM

To: NMC Planning

Subject: FW: Letter to Applicant - Representation Received To PLN21-0278

Attachments: 38 Fairtlough St Perth Report Collated.pdf

Follow Up Flag: Follow up

Flag Status: Flagged

Hi Karen, 

Please see the attached waste water plan. This should suffice the representations queries surrounding waste water 

location. 

 

Regarding stormwater management, both stormwater and waste water management will form part of the plumbing 

permit requirement, and will be submitted in due time with the CLC documents. It should be noted that PLN-21-

0286, 8 Sinclair Street, PERTH that was approved with the identical standard of drawing in the Site Plan detail, and 

was approved with no conditions, or representations. 

 

Can we ask that council consider responding to this representation with the attached updated information and also 

the details around plumbing permit process, because as far as we can tell, all the items requested by the 

representative will be address with a set of CLC documents for permit.  

 

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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2

 

 

 

From: Nicole Turner <nicole@abodedesignerhomes.com.au>  

Sent: Wednesday, 16 March 2022 2:28 PM 

To: 'Ryan Richardson' <ryan@abodedesignerhomes.com.au> 

Subject: FW: Letter to Applicant - Representation Received To PLN21-0278 

 

fyi 

 

 
Ph: (03) 6334 3900 

P.O Box 1637, Launceston TAS 7250 

Warehouse 8, 13-17 Merino Street, Kings Meadows TAS 7249 

Work hours -  Monday-Thursday 9am - 2.30pm 

                                                                    

 

 

From: NMC Planning <planning@nmc.tas.gov.au>  

Sent: Wednesday, 16 March 2022 2:25 PM 

To: info@abodedesignerhomes.com.au 

Cc: springfarm2@bigpond.com 

Subject: Letter to Applicant - Representation Received To PLN21-0278 

 

Good afternoon 

  

Please find attached important information in relation to your Planning Application PLN21-0278. 

  

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 

 

 
  

  

  

 

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 
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3

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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Geo-Environmental Solutions P/L 29 Kirksway Pl Battery Point 7004. Ph 6223 1839  

GEO-ENVIRONMENTAL ASSESSMENT  
38 Fairtlough St 

Perth 

September 2021 

 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Disclaimer: The author does not warrant the information contained in this document is free from errors or 
omissions. The author shall not in any way be liable for any loss, damage or injury suffered by the User 

consequent upon, or incidental to, the existence of errors in the information. 
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Geo-Environmental Solutions Pty Ltd – Site Assessment  38 Fairtlough St  
 

 2  
 

Introduction   
 

Client:   Abode Designer Homes 

Date of inspection: 22/8/2021 

Location:   38 Fairtlough St, Perth 

Land description: Approx. 7760m2 lot 

Building type: Proposed dwelling  

Investigation:  DrillTech 

Inspected by:  A. Morell 
 

Background Information 
 

Map:   Mineral Resources Tasmania, North East sheet 1:250 000 

Rock type: Jurassic dolerite  

Soil depth:   Approx 0.4 – 0.6m 

Planning overlays: Bushfire Prone Areas, Urban Growth Boundary,  

Scenic Management Area 

Local meteorology: Annual rainfall approx. 850mm 

Local services: Tank water and on-site wastewater disposal 

 

Site Conditions 
 

Slope and aspect: Approx. 3-5% slope to the West to Northeast 

Site drainage: Imperfect subsoil drainage  

Vegetation: Mixed grass species 

Weather conditions: Fine, approx. <10mm rainfall received in preceding 7 days. 

Ground surface: Slightly moist surface conditions 

 

Investigation 
 

A number of excavations were completed to identify the distribution of, and variation in soil 

materials on the site. Representative excavations were taken at the approximate locations 

indicated on the site plan and were chosen for testing and classification according to 

AS2870-2011 & AS1547-2012 (see profile summary). 
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Geo-Environmental Solutions Pty Ltd – Site Assessment  38 Fairtlough St  
 

 3  
 

Profile Summary  
 

Hole 1 & 3 

Depth (m) 

Hole 2 

Depth (m) 

Horizon Description 

0.0 – 0.30 0.0 – 0.20 A1 Brown CLAYEY SILT (ML), moderate 
polyhedral structure, slightly moist loose 
consistency, some gravels, gradual boundary to 

0.30 – 0.50 0.20 – 0.60 B2 Yellowish Brown and Grey SILTY CLAY 
(CH), moderate structure, slightly moist, very 
stiff consistency, high plasticity, refusal 

 

Hole 4 

Depth (m) 

Horizon Description 

0.0 – 0.40 B2 Brown CLAYEY SILT (ML), moderate polyhedral structure, 
slightly moist loose consistency, some gravels, gradual 
boundary to 

 

Soil Profile Notes 
The soil on site has formed from dolerite sediments and feature shallow clayey profiles. 

 

Site Classification   

According to AS2870-2011 the natural soil in the house construction area is classified as 

Class M which is a moderately reactive soil.  

 

Wind Classification   
The AS 4055-2012 Wind load for Housing classification of the site is: 

Region:    A 

Terrain category:   TC2 

Shielding Classification:  NS 

Topographic Classification:  T1 

Wind Classification:   N3  

Design Wind Gust Speed ( V h,u  ) 50 m/sec 
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Geo-Environmental Solutions Pty Ltd – Site Assessment  38 Fairtlough St  
 

 4  
 

Wastewater Classification & Recommendations 

According to AS1547-2012 (on-site waste-water management) the natural soil is classified 

as LIGHT CLAY (category 5).  The site is limited by shallow soil depth making it unsuited 

to the installation of a septic tank with traditional absorption trenches.  Secondary treatment 

of effluent will be required, and it is proposed to install a package treatment system (e.g. 

AWTS such as Econocycle, Envirocycle, Ozzikleen etc) and apply the treated effluent 

through subsurface irrigation.  A Design Irrigation Rate (DIR) of 3mm/day has therefore 

been assigned. 

 

The proposed three-bedroom dwelling has a calculated maximum wastewater output of 

600L/day.  This is based on a tank water supply and a maximum total occupancy of 5 people 

(120L/day/person). 

 

Using the DIR of 3mm/day, an irrigation area of at least 220m2 will be required.  Additional 

sandy loam (min 200mm) will be required within the application area.  A cut-off drain will 

also be required upslope of the application area and a 100% reserve area will need to be set 

aside and kept free from development for any future wastewater requirements.  There is 

sufficient space available onsite to accommodate the required reserve due to the large 

property size (approx. 7700m2).   

 

The following setback distances are required to comply with the Building Act 2016:  

 
Upslope or level buildings:     3m 

Downslope buildings: 2.75m  

Upslope or level boundaries:   1.5m  

Downslope boundaries:   4.5m  

Downslope surface water:   100m  

 

Compliance with Building Act 2016 Guidelines for On-site Wastewater Management 

Systems is outlined in the attached table. 
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Geo-Environmental Solutions Pty Ltd – Site Assessment  38 Fairtlough St  
 

 5  
 

Construction Recommendations 

According to AS2870-2011 for construction the natural soil is classified as Class M which is 

a moderately reactive site. Consideration should be given to drainage and sediment control 

on site during and after construction to minimise potential foundation movement. In 

particular, close attention should be paid to backfilling and drainage surrounding the 

footings, and appropriate articulation in the building in accordance with recommendations 

for reactive sites in AS2870-2011. 

 

During construction GES will need to be notified of any variation to the soil conditions or 

wastewater loading as outlined in this report. 

 
 
 
 
 
Dr John Paul Cumming B.Agr.Sc (hons) PhD CPSS GAICD 
Environmental and Engineering Soil Scientist 
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Geo-Environmental Solutions Pty Ltd – Site Assessment  38 Fairtlough St  
 

 6  
 

GES P/L
Land suitability and system sizing for on-site wastewater management

Assessment Report
Site assessment for on-site waste water disposal

Assessment for Abode Designer Homes Assess. Date
Ref. No.

Assessed site(s) 38 Fairtlough St Perth Site(s) inspected
Local authority Northern Midlands Assessed by

B.Agr.Sc(hons)

Wastewater Characteristics
Wastewater volume (L/day) used for this assessment = (using the 'No. of bedrooms in a dwelling' method)

Septic tank wastewater volume (L/day) = 
Sullage volume (L/day) = 

Total nitrogen (kg/year) generated by wastewater = 
Total phosphorus (kg/year) generated by wastewater = 

Climatic assumptions for site (Evapotranspiration calculated using the crop factor method)
Jan Feb Mar Apr May Jun Jul Aug Sep Oct Nov Dec

Mean rainfall (mm) 51 32 43 58 60 69 81 92 81 61 59 52
Adopted rainfall (R, mm) 51 32 43 58 60 69 81 92 81 61 59 52

Retained rain (Rr, mm) 46 29 39 52 54 62 73 83 73 55 53 47
Max. daily temp. (deg. C)

Evapotrans (ET, mm) 130 110 91 63 42 29 32 42 63 84 105 126
Evapotr. less rain (mm) 84 81 52 11 -12 -33 -41 -41 -10 29 52 79

Annual evapotranspiration less retained rain (mm) = 252

Soil characterisitics
Texture = Category = 5 Thick. (m) = 0.5

Adopted permeability (m/day) = Adopted LTAR (L/sq m/day) = 3 Min depth (m) to water = 5

Proposed disposal and treatment methods
Proportion of wastewater to be retained on site:   All wastewater will be disposed of on the site

The preferred method of on-site primary treatment:   In a package treatment plant
The preferred method of on-site secondary treatment:   In-ground
The preferred type of in-ground secondary treatment:   None

The preferred type of above-ground secondary treatment:   None
Site modifications or specific designs:   Not needed

Suggested dimensions for on-site secondary treatment system
Total length (m) =    

Width (m) =    10
Depth (m) =    0.2

Total disposal area (sq m) required =    
comprising a Primary Area (sq m) of:    

and a Secondary (backup) Area (sq m) of:   
Sufficient area is available on site

22-Aug-21
John Paul Cumming

1.5

0.24
Light clay

240

240
240

24

480

720

2.2

7-Sep-21

This report summarises wastewater volumes, climatic inputs for the site, soil characteristics and sustem sizing and design issues. Site
Capability and Environmental sensitivity issues are reported separately, where 'Alert' columns flag factors w ith high (A) or very high (AA)
limitations w hich probably require special consideration for system design(s). Blank spaces on this page indicate data have not been entered
into TRENCH.

To enter comments, click on the line below 'Comments'.  (This yellow-shaded box and the buttons on this page will not be printed.)

Comments
Using the DIR of 3mm/day, an irrigation area of 240m2 is required to acommodate the expected wastewater flow 
from a three bedroom dwelling.
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Geo-Environmental Solutions Pty Ltd – Site Assessment  38 Fairtlough St  
 

 7  
 

GES P/L
Land suitability and system sizing for on-site wastewater management

Site Capability Report
Site assessment for on-site waste water disposal

Assessment for Abode Designer Homes Assess. Date
Ref. No.

Assessed site(s) 38 Fairtlough St Perth Site(s) inspected
Local authority Northern Midlands Assessed by

B.Agr.Sc(hons)

Expected design area sq m V. high Moderate
Density of disposal systems /sq km Mod. Very low
Slope angle degrees High Very low
Slope form Straight simple High Low
Surface drainage Imperfect High Moderate
Flood potential Site floods <1:100 yrs High Very low
Heavy rain events Infrequent High Moderate
Aspect (Southern hemi.) Faces NE or NW V. high Low
Frequency of strong winds Common High Low
Wastewater volume L/day High Moderate
SAR of septic tank effluent High Low
SAR of sullage High Moderate
Soil thickness m V. high Moderate

AA Depth to bedrock m V. high Very high
Surface rock outcrop % V. high Very low
Cobbles in soil % V. high Very low
Soil pH High Low
Soil bulk density gm/cub. cm High Very low
Soil dispersion Emerson No. V. high Very low
Adopted permeability m/day Mod. Very low Moderate

A Long Term Accept. Rate L/day/sq m High High

7-Sep-21

22-Aug-21

0

1.4

1.7

0.5

7

5.5

3
0.24

720

2.6

0

0.5

10

Limitation

1,000

3

John Paul Cumming

To enter comments, click on the line below 'Comments' .  (This yellow-shaded box and the buttons on this page will not be printed.)

This report summarises data relating to the physical capability of the assessed site(s) to accept wastewater. Environmental sensitivity and
system design issues are reported separately. The 'Alert' column flags factors w ith high (A) or very high (AA) site limitations w hich probably
require special consideration in site acceptability or for systemdesign(s). Blankspaces indicate data have not been entered into TRENCH.

Comments
The site has the capabilityto accept secondarytreated wastewater
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Geo-Environmental Solutions Pty Ltd – Site Assessment  38 Fairtlough St  
 

 8  
 

GES P/L
Land suitability and system sizing for on-site wastewater management

Environmental Sensitivity Report
Site assessment for on-site waste water disposal

Assessment for Abode Designer Homes Assess. Date
Ref. No.

Assessed site(s) 38 Fairtlough St Perth Site(s) inspected
Local authority Northern Midlands Assessed by

B.Agr.Sc(hons)

Cation exchange capacity mmol/100g High Low
Phos. adsorp. capacity kg/cub m High Moderate
Annual rainfall excess mm High Very low
Min. depth to water table m High Very low
Annual nutrient load kg High Very low
G'water environ. value Agric non-sensit V. high Low
Min. separation dist. required m High Very low
Risk to adjacent bores Very low V. high Very low
Surf. water env. value Agric non-sensit V. high Low
Dist. to nearest surface water m V. high Moderate
Dist. to nearest other feature m V. high Low
Risk of slope instability Very low V. high Very low
Distance to landslip m V. high Low

John Paul Cumming

5
3.7

2

Limitation

100
0.7

-252

22-Aug-21

200

200
100

7-Sep-21

To enter comments, click on the line below 'Comments'.   (This yellow-shaded box and the buttons on this page will not be printed.)

This report summarises data relating to the environmental sensitivity of the assessed site(s) in relation to applied w astewater. Physical
capability and system design issues are reported separately. The 'Alert' column flags factors with high (A) or very high (AA) limitations w hich
probably require special consideration in site acceptability or for system design(s). Blank spaces indicate data have not been entered into
TRENCH.

Comments
Secondary treatment of wastewater is required
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Demonstration of wastewater system compliance to Building Act 2016 Guidelines for On-site Wastewater Disposal 

Acceptable Solutions Performance Criteria Compliance 

A1 
 

Horizontal separation distance from a building to a 
land application area must comply with one of the 
following: 

 

a) be no less than 6m; or 
 

b) be no less than: 
 

(i)   3m from an upslope building or level 
building; 

(ii)  If primary treated effluent to be no less than 
4m plus 1m for every degree of average 
gradient from a downslope building; 

(iii) If secondary treated effluent and subsurface 
application, no less than 2m plus 0.25m for 
every degree of average gradient from a 
downslope building. 

P1 
 

a)   The land application area is located so that  
 
(i) the risk of wastewater reducing the 

bearing capacity of a building’s 
foundations is acceptably low.; and 

(ii) is setback a sufficient distance from a 
downslope excavation around or 
under a building to prevent 
inadequately treated wastewater 
seeping out of that excavation 

 
Complies with A1 (b) (i) 
Land application area will be located with a 
minimum separation distance of 3m from an 
upslope or level building. 
 
 

A2 P2  
Complies with A2 (a) 
Land application area located > 100m from 
downslope surface water 
 

Horizontal separation distance from downslope Horizontal separation distance from downslope 
surface water to a land application area must comply surface water to a land application area must 
with (a) or (b) comply with all of the following: 
(a)  be no less than 100m; or a)   Setbacks must be consistent with AS/NZS 

 

(b)  be no less than the following: 1547 Appendix R; 
 

(i)   if primary treated effluent 15m plus 7m for 
every degree of average gradient to 
downslope surface water; or 

b)  A risk assessment in accordance with 
Appendix A of AS/NZS 1547 has been 
completed that demonstrates that the risk is 
acceptable. 

(ii)  if secondary treated effluent and subsurface  
application, 15m plus 2m for every degree  
of average gradient to down slope surface  
water.  
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A3 P3  
Complies with A3 (b) (i) 
Land application area will be located with a 
minimum separation distance of 1.5m from an 
upslope or level property boundary 
 
Complies with A3 (b) (iii) 
Land application area will be located with a 
minimum separation distance of 4.5m of 
downslope property boundary  
 

Horizontal separation distance from a property Horizontal separation distance from a property 
boundary to a land application area must comply with   boundary to a land application area must comply 
either of the following: with all of the following: 
(a)  be no less than 40m from a property boundary; (a)  Setback must be consistent with AS/NZS 

or 1547 Appendix R; and 
(b) be no less than: (b) A risk assessment in accordance with 

 
(i)  1 .5m from an upslope or level property 

boundary; and 
 

(ii)  If primary treated effluent 2m for every 
degree of average gradient from a 
downslope property boundary; or 

 

(iii) If secondary treated effluent and subsurface 
application, 1.5m plus 1m for every degree 
of average gradient from a downslope 
property boundary. 

Appendix A of AS/NZS 1547 has been 
completed that demonstrates that the risk is 
acceptable. 
 

A4 
 

Horizontal separation distance from a downslope 
bore, well or similar water supply to a land 
application area must be no less than 50m and not be 
within the zone of influence of the bore whether up or 
down gradient. 

P4 
 

Horizontal separation distance from a downslope 
bore, well or similar water supply to a land 
application area must comply with all of the 
following: 

 

(a)  Setback must be consistent with AS/NZS 
1547 Appendix R; and 

 

(b) A risk assessment completed in accordance 
with Appendix A of AS/NZS 1547 
demonstrates that the risk is acceptable 

 
Complies with A4  
No bore or well identified within 50m 
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A5 
 

Vertical separation distance between groundwater 
and a land application area must be no less than: 

 

(a)  1.5m if primary treated effluent; or 
 

(b) 0.6m if secondary treated effluent 

P5 
 

Vertical separation distance between 
groundwater and a land application area must 
comply with the following: 

 

(a)  Setback must be consistent with AS/NZS 
1547 Appendix R; and 

 

(b) A risk assessment completed in accordance 
with Appendix A of AS/NZS 1547 that 
demonstrates that the risk is acceptable 

 
 
Complies with A5 (b) 
 

 

A6 
 

Vertical separation distance between a limiting layer 
and a land application area must be no less than: 

 

(a)  1.5m if primary treated effluent; or 
 

(b)  0.5m if secondary treated effluent 

P6 
 

Vertical setback must be consistent with 
AS/NZS1547 Appendix R. 

 
Complies with A6 (b) 
 
 
 

A7 P7  
nil A wastewater treatment unit must be located a 

sufficient distance from buildings or neighbouring 
properties so that emissions (odour, noise or 
aerosols) from the unit do not create an 
environmental nuisance to the residents of those 
properties 

Complies 
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AS1547:2012 – Loading Certificate – AWTS Design 

This loading certificate sets out the design criteria and the limitations associated with use of the 
system. 

Site Address: 38 Fairtlough St, Perth 

System Capacity: 6 persons @ 120L/person/day 

Summary of Design Criteria 

DIR: 3mm/day.  

Irrigation area: 240m2 

Reserve area location /use: Not assigned – more than 100% available 

Water saving features fitted: Standard fixtures 

Allowable variation from design flows: 1 event @ 200% daily loading per quarter 

Typical loading change consequences: Expected to be minimal due to use of AWTS and large land 
area 

Overloading consequences: Continued overloading may cause hydraulic failure of the irrigation 
area and require upgrading/extension of the area. Risk considered acceptable due to monitoring 
through quarterly maintenance reports. 

Underloading consequences: Lower than expected flows will have minimal consequences on 
system operation unless the house has long periods of non occupation. Under such circumstances 
additional maintenance of the system may be required.  Long term under loading of the system may 
also result in vegetation die off in the irrigation areas and additional watering may be required. Risk 
considered acceptable due to monitoring through quarterly maintenance reports. 

Lack of maintenance / monitoring consequences:  Issues of underloading/overloading and 
condition of the irrigation area require monitoring and maintenance, if not completed system failure 
may result in unacceptable health and environmental risks. Monitoring and regulation by the permit 
authority required to ensure compliance.  

Other considerations: Owners/occupiers must be made aware of the operational requirements and 
limitations of the system by the installer/maintenance contractor.  
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Director of Building Control – Date Approved 1 July 2017 Building Act 2016 - Approved Form No. 55

CERTIFICATE OF QUALIFIED PERSON – ASSESSABLE 
ITEM Section 321

To: Abode Designer Homes Owner /Agent

PO Box 1637 Address

Launceston 7250 Suburb/postcode

Qualified person details:
Qualified person: John-Paul Cumming
Address: 29 Kirksway Place Phone No: 03 6223 1839

Battery Point 7004 Fax No:

Licence No: AO999 Email address: jcumming@geosolutions.net.au

Qualifications and
Insurance details:

Certified Professional Soil 
Scientist (CPSS stage 2)

(description from Column 3 of the 
Director's Determination - Certificates 
by Qualified Persons for Assessable 
Items 

Speciality area of 
expertise:

AS2870-2011 Foundation 
Classification

(description from Column 4 of the 
Director's Determination - Certificates 
by Qualified Persons for Assessable 
Items)

Details of work:
Address: 38 Fairtlough Street Lot No:

Perth 7300 Certificate of title No: 181224/4
The assessable 
item related to 
this certificate:

Classification of foundation Conditions 
according to AS2870-2011

(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: Foundation Classification (description from Column 1 of 

Schedule 1 of the Director's 
Determination - Certificates by 
Qualified Persons for 
Assessable Items n)

This certificate is in relation to the above assessable item, at any stage, as part of - (tick one)

building work, plumbing work or plumbing installation or demolition work  ☒
or

a building, temporary structure or plumbing installation: ☐

 Form  55
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Director of Building Control – Date Approved 1 July 2017 Building Act 2016 - Approved Form No. 55

In issuing this certificate the following matters are relevant – 

Documents: The attached soil report for the address detailed above in 'details of 
Work'

Relevant
calculations: Reference the above report.

References: AS2870:2011 residential slabs and footings
AS1726:2017 Geotechnical site investigations
CSIRO Building technology file – 18.

Substance of Certificate: (what it is that is being certified)

Site Classification consistent with AS2870-2011.

Scope and/or Limitations
The classification applies to the site as inspected and does not account for future 
alteration to foundation conditions as a result of earth works, drainage condition changes
or variations in site maintenance.

I, John-Paul Cumming certify the matters described in this certificate.
Signed: Certificate No: Date:

Qualified person: J4859 07/09/2021
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Director of Building Control - date approved: 2 August 2017 Building Act 2016 - Approved Form No 35

CERTIFICATE OF THE RESPONSIBLE DESIGNER 
Section 94
Section 106
Section 129
Section 155

To: Abode Designer Homes Owner name

PO Box 1637 Address

Launceston 7250 Suburb/postcode

Designer details:
Name:

John-Paul Cumming
Category: Bld. Srvcs. Dsgnr. -

Hydraulic

Business name: Geo-Environmental Solutions Phone No: 03 6223 1839

Business address: 29 Kirksway Place

Battery Point 7004 Fax No: N/A

Licence No: CC774A Email address: office@geosolutions.net.au

Details of the proposed work:

Owner/Applicant Abode Designer Homes Designer’s project
reference No. J4859

   

Address: 38 Fairtlough Street Lot No: 181224/4
Perth 7300

Type of work: Building work Plumbing work X (X all applicable)

Description of work:
On-site wastewater management system - design (new building / alteration / 

addition / repair / removal / 
re-erection 
 water / sewerage / 
stormwater / 
on-site wastewater 
management system /  
backflow prevention / other)

Description of the Design Work (Scope, limitations or exclusions):  (X all applicable certificates)

Certificate Type: Certificate Responsible Practitioner
 Building design Architect or Building Designer

 Structural design Engineer or Civil Designer 

 Fire Safety design Fire Engineer

 Civil design Civil Engineer or Civil Designer

 Hydraulic design Building Services Designer

 Fire service design Building Services Designer

 Electrical design Building Services Designer

 Mechanical design Building Service Designer

 Plumbing design Plumber-Certifier; Architect, Building 
Designer or Engineer

 Other (specify)

Deemed-to-Satisfy:  Performance Solution:     (X the appropriate box)

Other details:

AWTS with subsurface irrigation

Design documents provided:

Form  35
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Director of Building Control - date approved: 2 August 2017 Building Act 2016 - Approved Form No 35

The following documents are provided with this Certificate –
Document description:
Drawing numbers: Prepared by: Geo-Environmental Solutions Date: Sep-21

Schedules: Prepared by: Date:

Specifications: Prepared by: Geo-Environmental Solutions Date: Sep-21

Computations: Prepared by: Date:

Performance solution proposals: Prepared by: Date: 

Test reports: Prepared by: Geo-Environmental Solutions Date: Sep-21

Standards, codes or guidelines relied on in design 
process:
AS1547:2012 On-site domestic wastewater management.

AS3500 (Parts 0-5)-2013 Plumbing and drainage set.

Any other relevant documentation:

Geo-Environmental Assessment - Lot 4, 40 Fairtlough Street, Perth (now 38 Fairtlough 
St) - Sep-21
Geo-Environmental Assessment - Lot 4, 40 Fairtlough Street, Perth (now 38 Fairtlough 
St) - Sep-21

Attribution as designer:
I John-Paul Cumming, am responsible for the design of that part of the work as described in this certificate;

The documentation relating to the design includes sufficient information for the assessment of the work in 
accordance with the  Building Act 2016  and sufficient detail for the builder or plumber to carry out the work in 
accordance with the documents and the Act;

This certificate confirms compliance  and is evidence of suitability  of this design with the requirements of the  
National Construction Code.

Name: (print) Signed Date

Designer: John-Paul Cumming 07/09/2021

Licence No: CC774A
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Director of Building Control - date approved: 2 August 2017 Building Act 2016 - Approved Form No 35

Assessment of Certifiable Works: (TasWater)

Note: single residential dwellings and outbuildings on a lot with an existing sewer connection are 
not considered to increase demand and are not certifiable.
If you cannot check ALL of these boxes, LEAVE THIS SECTION BLANK. 
TasWater must then be contacted to determine if the proposed works are Certifiable Works. 

I confirm that the proposed works are not Certifiable Works, in accordance with the Guidelines for 
TasWater CCW Assessments, by virtue that all of the following are satisfied:

x The works will not increase the demand for water supplied by TasWater

x The works will not increase or decrease the amount of sewage or toxins that is to be removed by, 
or discharged into, TasWater’s sewerage infrastructure

x The works will not require a new connection, or a modification to an existing connection, to be 
made to TasWater’s infrastructure

x The works will not damage or interfere with TasWater’s works

x The works will not adversely affect TasWater’s operations

x The work are not within 2m of TasWater’s infrastructure and are outside any TasWater easement

x I have checked the LISTMap to confirm the location of TasWater infrastructure

x If the property is connected to TasWater’s water system, a water meter is in place, or has been 
applied for to TasWater.

Certification:

I .......... John-Paul Cumming........................ being responsible for the proposed work, am satisfied 
that the works described above are not Certifiable Works, as defined within the Water and Sewerage 
Industry Act 2008, that I have answered the above questions with all due diligence and have read and 
understood the Guidelines for TasWater CCW Assessments.
Note: the Guidelines for TasWater Certification of Certifiable Works Assessments are available 
at: www.taswater.com.au

Name: (print) Signed Date

Designer: John-Paul Cumming 07/09/2021
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Figure 1  

 
Subsurface irrigation design 

To be used in conjunction with site evaluation report for construction of subsurface 
irrigation areas for use with aerated wastewater treatment systems (AWTS). On 
dispersive soils gypsum should be added to tilled natural soil at 1Kg/5m2. The 
irrigation outlet line from the system or holding tank should utilize a 25-32mm main 
line out stepped down to a 11-16mm lateral drip irrigation lines in each irrigation row. 
If the final design is for shrubs/trees then a mounded row design is best employed 
with a nominal mound height of approximately 200mm. 
 

Irrigation Area Cross Section 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

• The existing surface of the site should be tilled to a depth of 100mm with a 
conventional plough, discs or spring tines to break down the turf matt and any 
large soil clods – all stones must be removed 

• A minimum of 200mm of sandy loam should be added to the site to aid 
installation of the drip line into a suitable medium – the loam should be mixed 
into the exiting subsoil with another pass of the cultivating tines or similar 

• Turf, seed or plants should be applied to the are as soon as practical after the 
laying of dripper line and commissioning of the system 
 

Natural soil 
as per 
description  

Additional Sandy 
loam topsoil – 
200mm 
minimum 

Turf or garden 
beds 

Irrigation line (eg netafim unibioline with 
KISSS) at 0.9-1.2m spacing (in cat 4 - 6 
soils) with pressure compensating drippers 
and filters. 

Note – the bedding sandy loam & topsoil/turf depths are minimum, with a maximum 
depth below surface of 100mm recommended (range 100-200mm).  

Main irrigation feeder line and flush line 
25-32mm poly rated for effluent according 
to AS2700 
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Irrigation Area Plan View 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Design specifications: 

1. Manufacturer’s recommendations for spacing of lateral irrigation lines should 
be followed (eg netafim unibioline with/without KISSS) with commonly used 
with spacing of 0.3m (0.6m KISSS) in highly permeable soils and 0.6m (1.0-
1.2m KISSS) in less permeably loams and clays. 

2. Dependant upon treatment system a 200µm filter may be installed at the 
pumping chamber outlet, but a 100-120 µm inline disc filter should be 
installed prior to discharge into the irrigation area.  

3. A vacuum breaker valve must be installed at the highest point of each 
irrigation zone in a marked and protected valve control box. 

4. A flush line must be installed at the lowest point/bottom of the irrigation area 
with a return valve for flushing back into the treatment chamber of the system 
(not into the primary chamber as it may affect the performance of the 
microbial community) or to a dedicated absorption trench.  

5. The minimum irrigation pumping capacity should be equivalent to 120kpa (i.e. 
12m of head) at the furthest point of the irrigation area (a gauge should be 
placed at the vacuum breaker) – therefore pump size can be matched on site to 
the irrigation pipe size and design. 

Dripper line with 
emitters at approx 
500mm longitudinal 
spacing 

Approx
1000m
m 

25-32 mm inlet 
line from WWTS 

In line 100-120 um filter 

Manual or automatic 
control valve 

25-32 mm header line 
Vacuum Breaker 
at high point 

25-32 mm flush line 

Manual or automatic 
control valve 

Flush return to 
WWTS or trench 
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Abode Designer Homes
38 Fairtlough St
PERTH 7300

C.T.: 181224/4 Date:  7/9/2021 On-Site Wastewater Management Plan Sheet 1 of 1
Drawn by: SRDo not scale from these drawings.

Dimensions to take precedence
over scale.

29 Kirksway Place, Battery Point
T|  62231839 E| office@geosolutions.net.au

1:500 @ A3

Wastewater system:

AWTS unit

Subsurface irrigation - 240m2

e.g. 24m x 10m
Additional sandy loam (min 200mm) to be
applied to application area

Cut-off drain

Min 3m from upslope buildings
Min 1.5m from upslope or level boundaries
Min 4.5m from downslope boundary 
Min 100m from downslope surface water

Refer to GES report

29 Kirksway Place Battery Point
T|  62231839 E| office@geosolutions.net.au

7/9/2021

4.5m min to downslope boundary
(currently 30m)

1.5m min to side boundary
(currently 8m)

SUBSURFACE IRRIGATION - 240m2

ADDITIONAL SANDY LOAM (MIN 200MM)
TO BE APPLIED TO APPLICATION AREA

CUT-OFF DRAIN AWTS UNIT

TH1

TH2

TH3

TH4
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Tas Figure F101.2 
Alternative Venting Arrangements

Sheet 1 of 1Do not scale from these drawings.
Dimensions to take precedence
over scale.

29 Kirksway Place, Battery Point
T|  62231839 E| office@geosolutions.net.au

Tas Figure F101.2 Alternative Venting Arrangements

Vents must terminate in accordance with AS/NZS 3500.2

Alternative venting to be used by extending a vent to
terminate as if an upstream vent, with the vent connection
between the last sanitary fixture or sanitary appliance and
the on-site wastewater management system. Use of a
ground vent in not recommended

Inspection openings must be located at the inlet to an
on-site wastewater management system treatment unit and
the point of connection to the land application system and
must terminate as close as practicable to the underside of
an approved inspection opening cover installed at the
finished surface level

Access openings providing access for desludging or
maintenance of on-site wastewater management system
treatment unites must terminate at or above finished surface
level

10m max.

Waste Water 
Treatment Unit

IO
ORG IO IO

WC

KS
TR

Ground vent

Alternative vent

Alternative vent is the preferred arrangement where possible.
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PLANNING APPLICATION 
Proposal 

 
 
Description of proposal: ………………………………………………………….…………………………………………………………………… 
 
……………………………………………………………….……………………………………………………………………...…………………………………….. 
 
……………………………………………………………….……………………………………………………………………...…………………………………….. 
 
……………………………………………………………….……………………………………………………………………...……………………………………… 
 
……………………………………………………………….……………………………………………………………………...……………………………………… 
 
……………………………………………………………….……………………………………………………………………...………………………………………. 
 (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……………………………………………. 
 
 
Site address: ……………………………………….………………………………………………………………………………… 
 
……………………………………………………………….……………………………………………………………………...……….. 
 
CT no: ……………..……….……..… 
 
Estimated cost of project  $……………………… (include cost of landscaping, 

 car parks etc for commercial/industrial uses) 

 
Are there any existing buildings on this property?   Yes   /   No 
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) 

6 lot subdivision  with 1 existing dwelling

35 Waterloo Street, Ross

21039/1

NA

No
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Application for 6 lot subdivision 
 

35 Waterloo Street, Ross 
 

February 2022 
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SUPPORTING 
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Job Number: L210805 
Prepared by:  Michelle Schleiger (michelle@woolcottsurveys.com.au) 

Town Planner 
Reviewed by:  James Stewart (james@woolcottsurveys.com.au) 

Senior Planner 
 

Rev. no Description Date  

1 Draft  3 February 2022 

2 Revision 1 March 2022 

3 Final 2 March 2022 

4 RFI 15 March 2022 

 
  

© Woolcott Surveys Pty Ltd 
ABN 63 159 760 479 

All rights reserved pursuant to the Copyright Act 1968 
No material may be copied or reproduced without prior authorisation 

 
 

Launceston | St Helens | Hobart | Devonport 
woolcottsurveys.com.au 
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PLANNING SUPPORTING REPORT – 35 WATERLOO STREET, ROSS           1 

1. Introduction 
This report has been prepared in support of a planning permit application under Section 57 of the Land 
Use Planning and Approval Act 1993 (the ‘Act’) to develop land at 86 Burghley Street, Longford (the 
‘subject site’). 
This application is to be read in conjunction with the following supporting documentation: 

Document Consultant  

Proposal Plan  Woolcott Surveys 

Onsite Stormwater Assessment Geoton 

2. Subject site and proposal 

2.1 Site details  
Address 35 Waterloo Street, Ross TAS 7209 

Property ID 6831710 

Title: 21039/1 

Land area 8094m2 

Planning Authority Northern Midlands Council (‘Council’) 

Covenants or Agreements None on title 

Application status Discretionary application 

Existing Access Access from Waterloo Street 

Existing development Existing dwelling 

Proposed development Subdivision of the land – 6 lots 

Zone General Residential 

Overlay/s Urban Growth Boundary 

Existing services and infrastructure 

Water Existing reticulated main 

Sewer Existing reticulated main 

Stormwater No reticulated system 

Electricity Existing overhead 

 

2.2 Proposal 
The proposal is for a subdivision to create 6 residential lots from one existing lot.  
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The proposal consists of the following: 
 
Lots # Area m2 Frontage m 
1 1525 43.97 
2 1400 40 
3 1572 4 
4 1160 29 
5 1579 4 
6 1192 29.68 

Infrastructure for the provision of reticulated services (water and sewer) will be constructed as a part of 
the development; this is detailed on the proposal plan supplied at Annexure 2. Stormwater is proposed 
to be managed onsite (see Annexure 3). 

2.3 Images 

Figure 1 – Aerial view of the subject site (Source: LISTMap) 
  

Subject site 
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Figure 2 - Proposed subdivision (full detail provided at Annexure 2) (extracted). 

  
Figure 3 – existing dwelling; Waterloo Street 

 
Figure 4 – Waterloo Street facing south 

 
 

 
Figure 6 - Bridge Street facing west 

  
Figure 5 Waterloo and Bridge Streets facing east 
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3. Planning Assessment 

3.1  Zoning 
The site is zoned General Residential under the scheme.  

 
Figure 7 - Zoning of the subject site and surrounding area (Source: LISTMap) 

3.2  Overlays 
The subject site is affected by the Urban Growth Area Overlay (Tan hatched area), the Bushfire Prone 
Area is adjacent (pink hatched area). The St. Johns Church Cemetery (north) is on the heritage register. 

 
Figure 8 - Overlays affecting the subject site (Source: LISTMap) 

Subject site 
General Residential Zone 
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4. Planning Scheme Zone Assessment 

4.1  Zone assessment  

10  General Residential Zone 

10.1  Zone Purpose 

10.1.1  Zone Purpose Statements 

10.1.1.1 To provide for residential use or development that accommodates a range of dwelling types at suburban 
densities, where full infrastructure services are available or can be provided. 

10.1.1.2 To provide for compatible non-residential uses that primarily serve the local community. 

10.1.1.3 Non-residential uses are not to be at a level that distorts the primacy of residential uses within the zones, 
or adversely affect residential amenity through noise, activity outside of business hours traffic generation 
and movement or other off site impacts. 

10.1.1.4 To encourage residential development that respects the neighbourhood character and provides a high 
standard of residential amenity. 

10.1.2  Local Area Objectives 
To consolidate growth within the existing urban land use framework of the towns and villages.  
To manage development in the General residential zone as part of or context to the Heritage Precincts 
in the towns and villages.  
To ensure developments within street reservations contribute positively to the Heritage Precincts in 
each settlement. 

10.1.3  Desired Future Character Statements 
There are no desired future character statements 
 
Response: 
The proposed does not present a conflict to the purpose of the zone. 

10.4.15  Subdivision 

10.4.15.1 Lot Area, Building Envelopes and Frontage 

Objective 

 To provide lots with areas and dimensions that enable the appropriate siting and construction of 

a dwelling, private open space, vehicle access and parking, easements and site features. 

Acceptable Solutions Performance Criteria 

A1.1
  

Lots must: 

a) have a minimum area of at least 450m2 
which: 

i. is capable of containing a rectangle 
measuring 10m by 15m; and 

ii. has new boundaries aligned from 
buildings that satisfy the relevant 
acceptable solutions for setbacks; or 

b) be required for public use by the Crown, an 
agency, or a corporation all the shares of 
which are held by Councils or a 

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 

b) on-site parking and manoeuvrability; and 

c) adequate private open space. 
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municipality; or 

c) be for the provision of utilities; or 

d) be for the consolidation of a lot with another 
lot with no additional titles created; or 

e) be to align existing titles with zone 
boundaries and no additional lots are 
created. 

A2 Each lot must have a frontage of at least 3.6m. P2 Each lot must have appropriate, permanent 
access by a Right of Carriageway registered 
over all relevant titles. 

Response: 
A1.1 The Acceptable Solution is achieved.  
 Each lot will have an area of more than 450m2 with the minimum lot size proposed being 

1160m2. The existing dwelling will have a side setback to the north boundary of 4.4m and the 
front setback of 4.67m will remain as existing, unchanged by the proposal. 

 Each vacant lot is dimensioned to allow a rectangle measuring 10m x 15m with acceptable 
setbacks. 

(A1.2 not applicable) 
A2 The Acceptable Solution is achieved. Each lot has frontage that is at least 3.6m with the 

minimum frontage as 4m. 

10.4.15.2 Provision of Services 

Objective 

 To provide lots with appropriate levels of utility services. 

Acceptable Solutions Performance Criteria 

A1
  

Each lot must be connected to a reticulated:  

a) water supply; and  

b) sewerage system. 

P1
  

 

Each lot created must be:  

a) in a locality for which reticulated services 
are not available or capable of being 
connected; and  

b) capable of accommodating an onsite 
wastewater management system. 

A2 Each lot must be connected to a reticulated 
stormwater system. 

P2 Each lot created must be capable of disposal of 
stormwater to a legal discharge point. 

Response 
A1 The acceptable solution is achieved. Each lot will have access to reticulated water supply and 

sewer. The Proposal Plan, provided at Annexure 2, provides detail on connection to reticulated 
systems. 

P2 The performance criteria are addressed. The preliminary assessment for stormwater 
management, undertaken by Geoton is provided at Annexure 3 and shows that stormwater 
detention is possible on the site due to no reticulated stormwater system being available. Onsite 
stormwater detention is classified as a legal method for discharging stormwater for each lot. 

10.4.15.3 Solar Orientation of Lots 

Objective 

 To provide for solar orientation of lots and solar access for future dwellings. 

Acceptable Solutions Performance Criteria 
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A1
  

At least 50% of lots must have a long axis within 
the range of:  

a) north 20 degrees west to north 30 degrees 
east; or  

b) east 20 degrees north to east 30 degrees 
south. 

P1
  

 

Dimensions of lots must provide adequate solar 
access, having regard to the likely dwelling size 
and the relationship of each lot to the road. 

A2 The long axis of residential lots less than 500m2, 
must be within 30 degrees east and 20 degrees 
west of north. 

P2 Lots less than 500 m2 must provide adequate 
solar access to future dwellings, having regard 
to the:  

a) size and shape of the development of the 
subject site; and  

b) topography; and  

c) location of access way(s) and roads. 

Response 
A1 The acceptable solution is achieved. Each lot is within the prescribed range.  
A2 The acceptable solution is achieved. No lots are less than 500m2 in area. 

10.4.15.5 Integrated Urban Landscape 

Objective 

 To provide attractive and continuous landscaping in roads and public open spaces that contribute to the:  

a) character and identity of new neighbourhoods and urban places; or  

b) to existing or preferred neighbourhood character, if any. 

Acceptable Solutions Performance Criteria 

A1
  

The subdivision must not create any new road, 
public open space or other reserves. 

P1
  

 

For subdivision that creates roads, public open 
space or other reserves, the design must 
demonstrate that:  

a) it has regard to existing, significant features; 
and  

b) accessibility and mobility through public 
spaces and roads are protected or 
enhanced; and  

c) connectivity through the urban environment 
is protected or enhanced; and  

d) the visual amenity and attractiveness of the 
urban environment is enhanced; and  

e) it furthers the local area objectives, if any. 

Response 
A1 The acceptable solution is achieved. No new roads are proposed. 

10.4.15.6 Walking and Cycling Network 

Objective 

 a) To provide safe, convenient and efficient movement through and between neighbourhoods by 
pedestrians and cyclists; and 

b) To design footpaths, shared path and cycle path networks that are safe, comfortable, well constructed 
and accessible. 

c) To provide adequate provision to accommodate wheelchairs, prams, scooters and other footpath 
bound vehicles. 
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Acceptable Solutions Performance Criteria 

A1
  

The subdivision must not create any new road, 
footpath or public open space. 

P1
  

 

Subdivision that creates new roads, footpaths, 
or public open spaces must demonstrate that 
the walking and cycling network is designed to: 

a) link to any existing pedestrian and cycling 
networks; and  

b) provide the most practicable direct access 
for cycling and walking to activity centres, 
community facilities, public transport stops 
and public open spaces; and  

c) provide an interconnected and continuous 
network of safe, efficient and convenient 
footpaths, shared paths, cycle paths and 
cycle lanes based primarily on the network 
of arterial roads, neighbourhood roads and 
regional public open spaces; and  

d) promote surveillance along roads and from 
abutting dwellings. 

Response 
A1 The acceptable solution is achieved. No new roads, footpaths or open spaces are proposed. 
 

10.4.15.7 Neighbourhood Road Network 

Objective 

 Objective  

a) To provide for convenient, safe and efficient movement through and between neighbourhoods for 
pedestrians, cyclists, public transport and other motor vehicles using the neighbourhood road network; 
and 

b) To design and construct road carriageways and verges so that the road geometry and traffic speeds 
provide an accessible and safe neighbourhood road system for all users. 

Acceptable Solutions Performance Criteria 

A1
  

The subdivision must not create any new road. P1
  

 

The neighbourhood road network must:  

a) take account of the existing mobility 
network of arterial roads, neighbourhood 
roads, cycle paths, shared paths, footpaths 
and public transport routes; and  

b) provide clear hierarchy of roads and 
physical distinctions between arterial roads 
and neighbourhood road types; and  

c) provide an appropriate speed environment 
and movement priority for the safe and 
easy movement of pedestrians and cyclists 
and for accessing public transport; and  

d) provide safe and efficient access to activity 
centres for commercial and freight 
vehicles; and  

e) ensure connector roads align between 
neighbourhoods for safe, direct and 
efficient movement of pedestrians, cyclists, 
public transport and other motor vehicles; 
and  

f) provide an interconnected and continuous 
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network of roads within and between 
neighbourhoods for use by pedestrians, 
cyclists, public transport and other vehicles 
and minimise the provision of cul-de-sacs; 
and  

g) provide for service and emergency 
vehicles to safely turn at the end of a 
dead-end road; and  

h) take into account of any identified 
significant features. 

Response 
A1 The acceptable solution is achieved. No new roads are proposed. 
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4.2 Code Assessment 
The following Codes under the Scheme are considered applicable to this application. 

Code Comments 

E1 Bushfire-prone Areas Code Not applicable 

E2 Potentially Contaminated Land Code Not applicable 

E3 Landslide Code Not applicable 

E4 Road and Railway Assets Code Applicable; refer to the following section of the report 

E5 Flood Prone Areas Code Not applicable 

E6 Car Parking and Sustainable Transport Code Applicable; refer to the following section of the report 

E7 Scenic Management Code Not applicable 

E8 Biodiversity Code Not applicable 

E9 Water Quality Code Not applicable 

E10 Recreation and Open Space Code Applicable; refer to the following section of the report 

E11 Environmental Impacts and Attenuation Code Not applicable 

E12 Airports Impact Management Code Not applicable 

E13 Heritage Code Not applicable 

E14 Coastal Code Not applicable 

E15 Signs Code Not applicable 

 
E4  Road and Railway Assets Code 
This code applies to use or development of land that: a) requires a new access, junction or level 
crossing.  

E4.6  Use standards 
E4.6.1  Use and road or rail infrastructure 

Objective 

 To ensure that the safety and efficiency of road and rail infrastructure is not reduced by the creation of 
new accesses and junctions or increased use of existing accesses and junctions. 

Acceptable Solutions Performance Criteria 

A1
  

Sensitive use on or within 50m of a category 1 
or 2 road, in an area subject to a speed limit of 
more than 60km/h, a railway or future road or 
railway must not result in an increase to the 
annual average daily traffic (AADT) movements 
to or from the site by more than 10%. 

P1
  

 

Sensitive use on or within 50m of a category 1 
or 2 road, in an area subject to a speed limit of 
more than 60km/h, a railway or future road or 
railway must demonstrate that the safe and 
efficient operation of the infrastructure will not 
be detrimentally affected. 

A2 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 

P2 For roads with a speed limit of 60km/h or less, 
the level of use, number, location, layout and 
design of accesses and junctions must 
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maintain an acceptable level of safety for all 
road users, including pedestrians and cyclists. 

A3 For roads with a speed limit of more than 
60km/h the use must not increase the annual 
average daily traffic (AADT) movements at the 
existing access or junction by more than 10%. 

P3 For limited access roads and roads with a 
speed limit of more than 60km/h:  

a) access to a category 1 road or limited 
access road must only be via an existing 
access or junction or the use or 
development must provide a significant 
social and economic benefit to the State 
or region; and  

b) any increase in use of an existing access 
or junction or development of a new 
access or junction to a limited access road 
or a category 1, 2 or 3 road must be for a 
use that is dependent on the site for its 
unique resources, characteristics or 
locational attributes and an alternate site 
or access to a category 4 or 5 road is not 
practicable; and  

c) an access or junction which is increased 
in use or is a new access or junction must 
be designed and located to maintain an 
adequate level of safety and efficiency for 
all road users. 

Response 
A1 Not applicable 
A2 The acceptable solution is achieved. Each lot will be for residential use with daily traffic 

movements expected to be 7.4 vehicle movements per day, according to the RMS Guide (and 
RMS updated surveys). The additional 5 lots will result in 37 movements per day for the site; 
less than 40. Each lot meets the acceptable solution. 

A3 Not applicable 

E4.7  Development Standards 

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 Solutions 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. 

A2 For roads with a speed limit of more than 
60km/h the development must not include a 
new access or junction. 

P2 For limited access roads and roads with a 
speed limit of more than 60km/h:  

a) access to a category 1 road or limited 
access road must only be via an existing 
access or junction or the development 
must provide a significant social and 
economic benefit to the State or region; 
and  

b) any increase in use of an existing access 
or junction or development of a new 

Amended
15.03.2022

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

Attachment 15.4.2 L 210805 - Planning report - Subdivision - 35 Waterloo Street Ross RFI Page 551



    LAND SURVEYING | TOWN PLANNING | PROJECT MANAGEMENT 

 

PLANNING SUPPORTING REPORT – 35 WATERLOO STREET, ROSS           12 

access or junction to a limited access road 
or a category 1, 2 or 3 road must be 
dependent on the site for its unique 
resources, characteristics or locational 
attributes and an alternate site or access 
to a category 4 or 5 road is not 
practicable; and  

c) an access or junction which is increased 
in use or is a new access or junction must 
be designed and located to maintain an 
adequate level of safety and efficiency for 
all road users. 

Response 
A1 The acceptable solution is achieved. Each lot has a single access. 
A2 Not applicable. 

E4.7.4  Sight distance at accesses, junctions 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 Solutions 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 - 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. 

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. 

Response 
A1 The acceptable solution is achieved. The recommended sight distance is 80m. There is clear 

vision each way, for each access point, made possible by the straight roads and simple grid 
structure of the area.  

E6  Parking and Sustainable Transport Code 
This Code applies to all use and development.  

E6.6  Use standards 

E6.6.1  Car parking numbers 
Table E6.1 Parking Space Requirements (extract) 

Use: Residential  Parking Requirements 

If a 1 bedroom or studio dwelling in the General 
Residential Zone (including all rooms capable of 
being used as a bedroom) 

1 space per dwelling. 

If a 2 or more bedroom dwelling in the General 
Residential Zone (including all rooms capable of 
being used as a bedroom) 

2 spaces per dwelling 
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Objective 

 To ensure that an appropriate level of car parking is provided to service use. 

Acceptable Solutions 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-k) 

Response: 
A1  The Acceptable Solution is achieved. All proposed lots will have adequate car parking space 

for 2+ vehicles with manoeuvring room. All lots will have room to manage other vehicle types 
(bicycles, motorbikes) upon development of each lot and according to the users’ needs. The 
existing dwelling will use the existing crossover and parking area at the rear of the house. 

E6.7  Development Standards 

E6.7.2 Design and Layout of Car Parking  

Objective 

 To ensure that car parking and manoeuvring space are designed and laid out to an appropriate 
standard. 

Acceptable Solutions Performance Criteria 

A2.1
  

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, and  

 

P2
  

 

Car parking and manoeuvring space must:  

a) be convenient, safe and efficient to use 
having regard to matters such as slope, 
dimensions, layout and the expected 
number and type of vehicles; and  

b) provide adequate space to turn within the 
site unless reversing from the site would 
not adversely affect the safety and 
convenience of users and passing traffic. 

A2.2 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. 

Response 
P2 The width of the access to Lots 3 and 5 extend more than 30m (item c); the performance criteria 

is addressed. 
a) Each access is designed in an orderly way and free from land form hazards. The land has 

a gentle slope that will allow Lots 3 and 5 some surveillance over the access strips towards 
the crossover. As the lots are anticipated to be used for residential purposes with daily 
generated trips estimated at 7.4 according to the RMS Guide. 

b) The lots are generously sized according to the minimum standards for lot size under a 
subdivision in the zone. There is ample room for the allowance of car manoeuvring upon 
development.  
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E10  Recreation and Open Space Code 
This code applies to development of land for subdivision in the general residential, general 
industrial, light industrial, commercial, local business, general business, low density 
residential, rural living and village zones.  

E10.6  Development standards 
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 and health of the community; and  

b) To ensure that the design of public open space delivers environments of a high quality and safety for 
a range of users, together with appropriate maintenance obligations for the short, medium and long 
term. 

Acceptable Solutions 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. ii) stormwater detention basins; and  

iii. iii) drainage or wetland areas; and  

iv. 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  

viii. create attractive environments and 
focal points that contribute to the 
existing or desired future character 
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statements, if any. 

Response: 
Please see the attachment provided at Annexure 4 addressing this clause. 

5. Conclusion 
The proposed development is for a 6 lot residential subdivision. 
 
The subdivision includes the development of reticulated services (water, sewer) to the residential lots 
as well as access. The existing dwelling will maintain existing connections and access. Onsite 
management of stormwater is proposed and is demonstrated to be viable. 
 
The proposal is appropriate to the zone and meets the provisions of the Scheme. Approval for the 
subdivision is sought from Council. 

  

Amended
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Annexure 1 – Certificate of Title Plan and Folio Text 
Annexure 2 – Subdivision proposal plan 
Annexure 3 – Preliminary Onsite Stormwater Assessment 
Annexure 4 – Letter regarding Cash in Lieu of POS 
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SEARCH DATE : 03-Feb-2022
SEARCH TIME : 09.18 AM
 
 

DESCRIPTION OF LAND
 
  Town of ROSS
  Lot 1 on Diagram 21039
  Derivation : Whole of 2 Acres Section U. Gtd. to Thomas 
  Thwaites
  Prior CT 4036/45
 
 

SCHEDULE 1
 
  M917597  TRANSFER to SALAMANCA HOTELS PTY LTD   Registered 
           24-Sep-2021 at 12.02 PM
 
 

SCHEDULE 2
 
  Reservations and conditions in the Crown Grant if any
  C592822  BURDENING EASEMENT: a right of drainage (appurtenant 
           to Lot 7 on P112324) over the Drainage Easement 2.00 
           wide shown passing through the said land within 
           described  Registered 14-Jun-2005 at noon
 
 

UNREGISTERED DEALINGS AND NOTATIONS 
 
  No unregistered dealings or other notations

SEARCH OF TORRENS TITLE

VOLUME

21039
FOLIO

1

EDITION

4
DATE OF ISSUE

24-Sep-2021

RESULT OF SEARCH
RECORDER OF TITLES
Issued Pursuant to the Land Titles Act 1980

Department of Natural Resources and Environment Tasmania www.thelist.tas.gov.au
Page 1 of 1
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FOLIO PLAN
RECORDER OF TITLES
Issued Pursuant to the Land Titles Act 1980

Search Date: 03 Feb 2022 Search Time: 09:18 AM Volume Number: 21039 Revision Number: 02

Department of Natural Resources and Environment Tasmania www.thelist.tas.gov.au
Page 1 of 1
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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: office@woolcottsurveys.com.au

Job Number

L210805

PROPOSED 6 LOT SUBDIVISION
CLIENT: PETER DIXON AND CARLTON DIXON

35 WATERLOO STREET, ROSS 7209
C.T. 21039-1

V21:500@A303/09/21L210805_PropPlan_030921.dwgNJK 1/1

Notes:

- HORIZONTAL DATUM IS PLANE BASED ON MGA20
PER RTK GNSS.

- VERTICAL DATUM IS AHD PER SPM10200.
- CONTOUR INTERVAL IS 0.2m, INDEX IS 1.0m

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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 Geotechnical Consultants 

Geoton Pty Ltd ABN 81 129 764 629 
PO Box 522 Prospect TAS 7250 

Unit 24, 16-18 Goodman Court 
Invermay TAS 7248 

Tel (+61) (3) 6326 5001 
www.geoton.com.au 

15 February 2022 

Reference No.  GL21699Ab 

Mr Peter Dixon 

PO Box 872 

LAUNCESTON TAS 7250 

 

 

 

Dear Sir 

 

RE: Preliminary On-site Stormwater Disposal and Earthworks Methodology 

 35 Waterloo Street, Ross 

 

We have pleasure in submitting herein our report of an on-site stormwater detention 

and disposal design conducted at the above site. 

Should you require clarification of any aspect of this report, please contact Timothy 

Liew or the undersigned on 03 6326 5001. 

 

For and on behalf of 

Geoton Pty Ltd 

 

Tony Barriera  

Director – Principal Geotechnical Engineer 
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Preliminary On-site Stormwater Disposal and Earthworks Methodology 

Geoton Pty Ltd 1 
GL21699Ab 
15 February 2022 

1 INTRODUCTION 

A limited scope geotechnical investigation has been conducted for Mr Peter Dixon at 

the site of a proposed residential subdivision at 35 Waterloo Street, Ross. 

The investigation has been conducted to assess: 

• The suitability of the site for the detention of stormwater and the design of an 

on-site stormwater detention and disposal system in accordance with AS/NZS 

3500.3 “Stormwater Drainage”; and 

• Provide an Earthworks Methodology for the filling of the proposed Lot 3 with 

controlled/structural fill in accordance with AS3798-2007 “Guidelines on 

earthworks for commercial and residential developments”. 

Plans of the proposed development were provided, prepared by Woolcott Surveys, Job 

Number L210805, sheet 1/1, dated 03/09/21. We understand that the proposed 

subdivision will allocate the existing dwelling to be contained within Lot 1 and the 

existing shed to be contained within Lot 4, with Lots 2, 3, 5 and 6 being the remaining 

balance. 

2 FIELD INVESTIGATION 

The field investigation was conducted on 10 February 2022 and involved the drilling of 

7 boreholes by hand auger rig to the auger refusal at the depth of 1.3m and 

investigated depths of 1.7m to 1.8m. 

The logs of the boreholes are included in Appendix A and their locations are shown on 

Figure 1 attached.  

3 SITE CONDITIONS 

The site is currently developed with an existing dwelling and a shed. The ground 

surface undulates gently with a general fall towards the north. Vegetation at the site 

consists of a moderate cover of long grass with several mature trees located nearby 

the existing house.  

Photographs of the site are attached as Plates 1, 2 and 3. 

The MRT Digital Geological Atlas, 1:25,000 Series, indicates that the area is mapped 

as Quaternary Period sediments, with this being generally confirmed by our field 

investigation. 

Examination of the LIST Landslide Planning Map indicates that the site is not within a 

mapped landslide hazard band. 

The investigation indicated that the soil profile is generally uniform across the site. All 

seven boreholes encountered sandy silt topsoil to a depth of 0.2m, overlying sandy silt 

to depths between 0.4m and 0.8m, underlain by clayey sand to silty sand and sand to 

the auger refusal at the depth of 1.3m, and investigated depths of 1.7m and 1.8m. 

The boreholes did not encounter any sign of groundwater seepage throughout the 

investigated depths. 
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Preliminary On-site Stormwater Disposal and Earthworks Methodology 

Geoton Pty Ltd 2 
GL21699Ab 
15 February 2022 

Full details of soil conditions encountered are presented on the borehole logs. 

4 ON-SITE STORMWATER DETENTION DESIGN 

It should be noted that this is a preliminary assessment for subdivision approval and 

that site-specific assessments for the proposed new lots will be required by the 

developers/owners once the actual locations and sizes of residential developments are 

known. 

4.1 Rainfall and Runoff 

The Intensity-Frequency-Design (IFD) rainfall curve and table for the site was 

generated from the Bureau of Meteorology IFD data website (BOM 2016). 

In accordance with AS/NZS 3500.3 – Stormwater Drainage, Section 3.3.5, the design 

rainfall depth/intensity for anywhere in Australia shall be for a five-minute duration for a 

design rainfall with a 5% Annual Exceedance Probability (AEP). 

The five-minute duration design rainfall depth for the design AEP event is as follows: 

• 5% AEP = 6.79mm 

The storage quantity is calculated using the following formula: 𝑸 = 𝑪𝑫𝑨 

Where       Q is quantity in m3; 

C is coefficient of runoff (taken as unity 1.0); 

D is depth of the Storm in m; and 

A is the area of the catchment (roof area) that rainfall will runoff in m2. 

For the purposes of this preliminary design, a total roof area of 275m2 will be adopted. 

Therefore, the stormwater quantity and flowrate for a design event are calculated as 

follows: 

The storage quantity: 

Q= 1.0 x (6.79) / 1000 x (275.0) = 1.87m3. 

The event flowrate (q5) is calculated by dividing storage quantity by the storm duration 

of 5 minutes, i.e. 300 seconds, and thus: 

q5 = (1.87) / 300 = 0.006m3/s = 6.2 L/s 

4.2 Detention Method 

Suitable on-site detention will be provided through a gravel-filled detention bed with the 

capacity to hold a 5% AEP event before overflowing via sheet flow across the property. 

The stormwater quantity for a 5% AEP event from the roof area is calculated as (Q) 

1.87m3. Therefore, the required detention bed volumes will be approximately 7.5m3 to 

store a 5% AEP event taking into consideration a porosity of 0.25 for the 20mm to 

40mm nominal size gravel. 
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Preliminary On-site Stormwater Disposal and Earthworks Methodology 

Geoton Pty Ltd 3 
GL21699Ab 
15 February 2022 

Suggested trench dimensions for the main dwelling: 

• Bed length = 17.8m 

• Bed width = 1.0m 

• Bed depth = 0.5m 

The trenches are to be constructed as per the cross-section provided on Figure WW-15 

attached.  

These dimensions may be modified to fit the site conditions provided the total detention 

storage volume is maintained. 

5 EARTHWORKS METHODOLOGY 

The earthworks for the site are required to be conducted in accordance with the 

controlled/structural fill requirements of AS3798-2007 “Guidelines on earthworks for 
commercial and residential developments” and must be signed off by appropriately 
qualified person.  As such, the basic earthworks methodology for the placement and 

compaction of fill materials at the site would be as follows: 

• All organic materials, uncontrolled fill and deleterious materials are to be 

removed from the subdivision area, this includes the rubble and building 

material as shown on Plate 3 attached; 

• During excavation, the exposed subgrade conditions should be assessed 

during and after stripping of organic, fill or deleterious materials exposing 

natural soil; 

• The exposed natural subgrade soils are to be proof rolled and approved prior to 

commencement of filling;  

• All weak areas, which deform excessively under rolling, should be removed and 

replaced with selected clean granular fill material; 

• All fill material won from site or imported to site for use is required to be free 

from oversized particles, organic and deleterious material; 

• The controlled fill should be placed in compacted layers no greater than 200mm 

thick;  

• The controlled fill batter angle is to be a maximum of 1 Vertical to 3 Horizontal 

(1V:3H); 

• Earthworks for sand fill should be compacted to achieve a minimum density 

index of 70%. The density will be further confirmed by DCP testing;   

• Earthworks for clay fill should be compacted to achieve a minimum density ratio 

of 95% standard maximum dry density. The clay should be placed at a moisture 

content within 2% of Optimum Moisture Content (OMC); and 

• All testing is to be carried out by a NATA registered laboratory with the 

frequency of testing required outlined in Table 1 below. The selection, timing 
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Preliminary On-site Stormwater Disposal and Earthworks Methodology 

Geoton Pty Ltd 4 
GL21699Ab 
15 February 2022 

and location of sampling and testing is to be done in coordination with the 

laboratory. 

Table 1 - Frequency of Field Density Tests 

Type of Earthworks Frequency of tests (see notes) 

Type 2 Small scale operations 

(e.g. individual residential lots)  

1 test per layer (see Notes) per 1000m2; or 

1 test per 200m3 distributed reasonably evenly 

throughout full depth and area; or 

1 test per lot per layer. 

Whichever requires the most tests. 

Notes 

It may be acceptable to test more than one layer per site visit, by excavating to the test 

level. 

Tests in areas of uncertain compaction and re-tests of failed areas should be carried 

out.  These are additional to the testing recommended in this table. 

 

 

References: 

AS 1726 – 2017 Geotechnical Site Investigations 

IFD Data System: http://www.bom.gov.au/water/designRainfalls/ifd/ 

AS/NZS 3500.3 – Stormwater Drainage  

AS 3798 - 2007 Guidelines on Earthworks for Commercial and Residential 

Developments 

 

Attachments:  

Limitations of report  

Figure 1 - Locality Plan 

Figure WW-15 – Stormwater Discharge Trench 

Site Photographs 

Appendix A: Borehole Logs & Explanation Sheets 
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Geoton Pty Ltd   

  

Geotechnical Consultants - Limitations of report 

These notes have been prepared to assist in the interpretation and understanding of the limitations of 

this report.  

Project specific criteria  

The report has been developed on the basis of 

unique project specific requirements as 

understood by Geoton and applies only to the site 

investigated. Project criteria are typically 

identified in the Client brief and the associated 

proposal prepared by Geoton and may include 

risk factors arising from limitations on scope 

imposed by the Client. The report should not be 

used without further consultation if significant 

changes to the project occur. No responsibility for 

problems that might occur due to changed factors 

will be accepted without consultation.  

Subsurface variations with time 

Because a report is based on conditions which 

existed at the time of subsurface exploration, 

decisions should not be based on a report whose 

adequacy may have been affected by time. For 

example, water levels can vary with time, fill may 

be placed on a site and pollutants may migrate 

with time. In the event of significant delays in the 

commencement of a project, further advice 

should be sought.  

Interpretation of factual data  

Site assessment identifies actual subsurface 

conditions only at those points where samples 

are taken and at the time they are taken. All 

available data is interpreted by professionals to 

provide an opinion about overall site conditions, 

their likely impact on the proposed development 

and recommended actions. Actual conditions may 

differ from those inferred to exist, as it is virtually 

impossible to provide a definitive subsurface 

profile which includes all the possible variabilities 

inherent in soil and rock masses. 
 

 
 
 
 

Report Recommendations  

The report is based on the assumption that the 

site conditions as revealed through selective point 

sampling are indicative of actual conditions 

throughout an area. This assumption cannot be 

substantiated until earthworks and/or foundation 

construction is almost complete and therefore the 

report recommendations can only be regarded as 

preliminary. Where variations in conditions are 

encountered, further advice should be sought.  

Specific purposes  

This report should not be applied to any project 

other than that originally specified at the time the 

report was issued. 

Interpretation by others  

Geoton will not be responsible for interpretations 

of site data or the report findings by others 

involved in the design and construction process.  

Where any confusion exists, clarification should 

be sought from Geoton. 

Report integrity  

The report as a whole presents the findings of the 

site assessment and the report should not be 

copied in part or altered in any way.  

Geoenvironmental issues 

This report does not cover issues of site 

contamination unless specifically required to do 

so by the client.  In the absence of such a 

request, Geoton take no responsibility for such 

issues. 

 

 

 

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

Attachment 15.4.6 Annexure 3 - Stormwater Assessment Page 566



approved

date

scale title:

project no:

project:

client:

figure no.original
size

drawn

revA3

15/02/2022

As Shown LOCALITY PLAN

GL21699A 1

TL

TB

TP 4

TP 3

TP 2

TP 1

TP 1

TP 7

TP 5

TP 6

TP 8

BH 1
Approximate Borehole Location

Approximate Slope angle in Degrees

Legend

5°

Approximate Change of Slope

MR PETER DIXON

35 WATERLOO STREET
ROSS

N

BH 4

BH 1

BH 3

BH 2

BRIDGE STREETApproximate Scale

BH 7

BOUNDARY

BO
UN

DA
RY

W
AT

ER
LO

O
 S

TR
EE

T

189

190

BH 5

BH 6

188

PROPOSED LOT 1

PROPOSED LOT 3

PROPOSED LOT 5

PROPOSED LOT 6

PROPOSED LOT 4

PROPOSED LOT 2

188

EXISTING DWELLING

188

EXISTING SHED 

AREA TO BE FILLED

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

Attachment 15.4.6 Annexure 3 - Stormwater Assessment Page 567



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

Attachment 15.4.6 Annexure 3 - Stormwater Assessment Page 568



 

date:

title:

project no:

project:

client:

figure no.original
size A4

PHOTOGRAPH

PLATES 1 & 2 GL21699A10/02/2022

PLATE 1 - View of the site looking to the north east
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PLATE 3 - View of the rubble located on proposed Lot 3 looking to the west
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ENGINEERING

BOREHOLE LOG

Geotechnical Consultants Borehole no. BH1

PO Box 522 Prospect TAS 7250 Sheet no. 1 of 1

Unit 24, 16-18 Goodman Court, Invermay TAS Job no. GL21699A

Tel (03) 6326 5001

Date : 10/02/2022

Logged By : TL

Slope: 90
O RL Surface :

Bearing: - Datum :

ML D MD

0.25 ML D D

SM D D

0.50

0.75

1.00

1.25

SC M VSt

1.50

V = 128kPa

1.75

2.00

2.25

H
A N

S
u

p
p

o
rt

P
e

n
e

tr
a

ti
o

n

W
a

te
r Notes 

Samples 

Tests

Depth 

(m)

Clayey SAND - fine to medium grained,

Silty SAND - fine grained, brown

Sandy SILT - non plastic, pale grey

pale brown

Client : Mr Peter Dixon

Project : Preliminary Stormwater Assessment and Earthworks Methodology

Location : 35 Waterloo Street, Ross

C
la

s
s
if
ic

a
ti
o
n
 

S
y
m

b
o
l

Hole diameter : 100mm

Drill model : Hand Auger Easting:

M
e

th
o

d

Northing:

G
ra

p
h

ic
 l
o

g

Structure, additional 

observations

TOPSOIL - Sandy SILT, non plastic,

pale grey

C
o
n
s
is

te
n
c
y
 

d
e
n

s
it
y
, 
in

d
e

x

M
o
is

tu
re

 c
o

n
d
it
io

n

Material Description

Borehole BH1 terminated @ 1.8m
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ENGINEERING

BOREHOLE LOG

Geotechnical Consultants Borehole no. BH2

PO Box 522 Prospect TAS 7250 Sheet no. 1 of 1

Unit 24, 16-18 Goodman Court, Invermay TAS Job no. GL21699A

Tel (03) 6326 5001

Date : 10/02/2022

Logged By : TL

Slope: 90
O RL Surface :

Bearing: - Datum :

ML D D

0.25 ML D D

0.50

SC D/M VSt

V = 138kPa

0.75

1.00

SP D MD/

D

1.25

refusal

1.50

1.75

2.00

2.25

5

NH
A

Client : Mr Peter Dixon

Project : Preliminary Stormwater Assessment and Earthworks Methodology

Location : 35 Waterloo Street, Ross

M
e

th
o

d

S
u

p
p

o
rt

P
e

n
e

tr
a

ti
o

n

W
a

te
r DCP 

(Blows/ 

100mm)

Drill model : Hand Auger Easting:

Hole diameter : 100mm Northing:

C
o
n
s
is

te
n
c
y
 

d
e
n

s
it
y
, 
in

d
e

x

Structure, additional 

observations

TOPSOIL - Sandy SILT, non plastic,

pale brown

Depth 

(m)

G
ra

p
h

ic
 l
o

g

C
la

s
s
if
ic

a
ti
o
n
 

S
y
m

b
o
l

Material Description

M
o
is

tu
re

 c
o

n
d
it
io

n

Clayey SAND - fine to medium grained,

Sandy SILT - non plastic, pale grey

SAND - fine grained, brown, with silt

pale brown

Borehole BH2 refusal at 1.3m on 

dense sands
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ENGINEERING

BOREHOLE LOG

Geotechnical Consultants Borehole no. BH3

PO Box 522 Prospect TAS 7250 Sheet no. 1 of 1

Unit 24, 16-18 Goodman Court, Invermay TAS Job no. GL21699A

Tel (03) 6326 5001

Date : 10/02/2022

Logged By : TL

Slope: 90
O RL Surface :

Bearing: - Datum :

ML D D

0.25 ML D D

0.50

SC M VSt V = 120kPa

0.75

SP D D

1.00

1.25

1.50

1.75

2.00

2.25

H
A N

Borehole BH3 terminated @ 1.8m

SAND - fine to medium grained,

yellow brown

Clayey SAND - fine to medium grained,

pale brown

M
o
is

tu
re

 c
o

n
d
it
io

n

C
o
n
s
is

te
n
c
y
 

d
e
n

s
it
y
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in

d
e

x

Structure, additional 

observations

TOPSOIL - Sandy SILT, non plastic,

pale grey

Sandy SILT - non plastic, pale grey

Hole diameter : 100mm Northing:

M
e

th
o

d

S
u

p
p

o
rt

P
e

n
e

tr
a

ti
o

n

W
a

te
r Notes 

Samples 

Tests

Depth 

(m)

G
ra

p
h
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o

g
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s
s
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a
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o
n
 

S
y
m
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o
l

Material Description

Client : Mr Peter Dixon

Project : Preliminary Stormwater Assessment and Earthworks Methodology

Location : 35 Waterloo Street, Ross

Drill model : Hand Auger Easting:
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ENGINEERING

BOREHOLE LOG

Geotechnical Consultants Borehole no. BH4

PO Box 522 Prospect TAS 7250 Sheet no. 1 of 1

Unit 24, 16-18 Goodman Court, Invermay TAS Job no. GL21699A

Tel (03) 6326 5001

Date : 10/02/2022

Logged By : TL

Slope: 90
O RL Surface :

Bearing: - Datum :

ML D MD

0.25 ML D D

0.50

0.75 SC M/D D

1.00

1.25

SP D D

1.50

1.75

2.00

2.25

NH
A

Borehole BH4 terminated @ 1.7m

SAND - fine grained, brown

grained, pale brown

Clayey SAND - fine to medium

M
o
is
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o

n
d
it
io

n

C
o
n
s
is

te
n
c
y
 

d
e
n

s
it
y
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in

d
e

x

Structure, additional 

observations

TOPSOIL - Sandy SILT, non plastic,

pale grey

Sandy SILT - non plastic, yellow

brown

Drill model : Hand Auger Easting:

Hole diameter : 100mm Northing:

M
e

th
o

d

S
u

p
p

o
rt

P
e

n
e

tr
a
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n
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a
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r Notes 

Samples 

Tests

Depth 

(m)
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S
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Material Description

Client : Mr Peter Dixon

Project : Preliminary Stormwater Assessment and Earthworks Methodology

Location : 35 Waterloo Street, Ross
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ENGINEERING

BOREHOLE LOG

Geotechnical Consultants Borehole no. BH5

PO Box 522 Prospect TAS 7250 Sheet no. 1 of 1

Unit 24, 16-18 Goodman Court, Invermay TAS Job no. GL21699A

Tel (03) 6326 5001

Date : 10/02/2022

Logged By : TL

Slope: 90
O RL Surface :

Bearing: - Datum :

ML D D

0.25 ML D D

SM D D

0.50

SC M VSt

0.75

1.00

SP D D

1.25

1.50

1.75

2.00

2.25

D

NH
A

Borehole BH5 terminated @ 1.8m

SAND - fine to medium grained, 

brown

Silty SAND - fine grained, pale brown

Clayey SAND - fine to medium

grained, pale brown

M
o
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 c
o

n
d
it
io

n

C
o
n
s
is

te
n
c
y
 

d
e
n
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y
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e

x

Structure, additional 

observations

TOPSOIL - Sandy SILT, non plastic,

pale grey

Sandy SILT - non plastic, yellow

brown

Hole diameter : 100mm Northing:

M
e

th
o

d

S
u

p
p

o
rt

P
e

n
e

tr
a

ti
o

n

W
a
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r Notes 

Samples 

Tests

Depth 

(m)
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g
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Material Description

Client : Mr Peter Dixon

Project : Preliminary Stormwater Assessment and Earthworks Methodology

Location : 35 Waterloo Street, Ross

Drill model : Hand Auger Easting:
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ENGINEERING

BOREHOLE LOG

Geotechnical Consultants Borehole no. BH6

PO Box 522 Prospect TAS 7250 Sheet no. 1 of 1

Unit 24, 16-18 Goodman Court, Invermay TAS Job no. GL21699A

Tel (03) 6326 5001

Date : 10/02/2022

Logged By : TL

Slope: 90
O RL Surface :

Bearing: - Datum :

ML D D

0.25 ML D D

0.50

0.75

SC M MD

1.00

D D

1.25

1.50

1.75

2.00

2.25

H
A N

Borehole BH6 terminated @ 1.8m

Clayey SAND - fine to medium

grained, pale brown

SAND - fine to medium grained, 

brown
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o
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d
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io

n

C
o
n
s
is

te
n
c
y
 

d
e
n

s
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y
, 
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d
e

x

Structure, additional 

observations

TOPSOIL - Sandy SILT, non plastic,

pale grey

Sandy SILT - non plastic, yellow

brown, fine grained sand

Drill model : Hand Auger Easting:

Hole diameter : 100mm Northing:

M
e

th
o

d

S
u
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P
e

n
e
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Samples 
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(m)
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Material Description

Client : Mr Peter Dixon

Project : Preliminary Stormwater Assessment and Earthworks Methodology

Location : 35 Waterloo Street, Ross
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ENGINEERING

BOREHOLE LOG

Geotechnical Consultants Borehole no. BH7

PO Box 522 Prospect TAS 7250 Sheet no. 1 of 1

Unit 24, 16-18 Goodman Court, Invermay TAS Job no. GL21699A

Tel (03) 6326 5001

Date : 10/02/2022

Logged By : TL

Slope: 90
O RL Surface :

Bearing: - Datum :

ML D MD

0.25 ML D D

0.50

0.75 SC M/D D

1.00

1.25

SP D D

1.50

1.75

2.00

2.25

H
A N

Borehole BH7 terminated @ 1.7m

SAND - fine grained, brown

M
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x

Structure, additional 

observations

TOPSOIL - Sandy SILT, non plastic,

pale grey

Sandy SILT - non plastic, yellow

brown

Clayey SAND - fine to medium

grained, pale brown

Hole diameter : 100mm Northing:

M
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d

S
u

p
p

o
rt
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e

n
e
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o
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r Notes 

Samples 
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p
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Material Description

Client : Mr Peter Dixon

Project : Preliminary Stormwater Assessment and Earthworks Methodology

Location : 35 Waterloo Street, Ross

Drill model : Hand Auger Easting:
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Investigation Log Explanation Sheet

METHOD – BOREHOLE 
TERM Description 

AS Auger Screwing* 

AD Auger Drilling* 

RR Roller / Tricone 

W Washbore 

CT Cable Tool 

HA Hand Auger 

DT Diatube 

B Blank Bit 

V V Bit 

T TC Bit 

* Bit shown by suffix e.g. ADT 

METHOD – EXCAVATION 
TERM Description 

N Natural exposure 

X Existing excavation 

H Backhoe bucket 

B Bulldozer blade 

R Ripper 

E Excavator 

SUPPORT 
TERM Description 

M Mud 

N Nil 

C Casing 

S Shoring 

PENETRATION 
1 2 3 4 

No resistance 
ranging to 
Refusal 

    

    

    

    

WATER 
Symbol Description 

 
Water inflow 

 
Water outflow 

 
17/3/08 water on date shown 

NOTES, SAMPLES, TESTS 
TERM Description 

U50 Undisturbed sample 50 mm diameter 

U63 Undisturbed sample 63 mm diameter 

D Disturbed sample 

N Standard Penetration Test (SPT) 

N* SPT – sample recovered 

NC SPT with solid cone 

V Vane Shear 

PP Pocket Penetrometer 

P Pressumeter 

BS Bulk sample 

E Environmental Sample 

R Refusal 

DCP 
Dynamic Cone Penetrometer 
(blows/100mm) 

PL Plastic Limit 

LL Liquid Limit 

LS Linear Shrinkage 

CLASSIFICATION SYMBOLS AND SOIL 
DESCRIPTION 
Based on AS 1726:2017 

MOISTURE 
TERM Description 

D Dry 

M Moist 

W Wet 

CONSISTENCY/DENSITY INDEX 
TERM Description 

VS very soft 

S soft 

F firm 

St stiff 

VSt very stiff 

H hard 

Fr friable 

VL very loose 

L loose 

MD medium dense 

D dense 

VD Very dense 
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Soil Description Explanation Sheet (1of 2) 

DEFINITION 
In engineering terms, soil includes every type of uncemented or 

partially cemented inorganic or organic material found in the 

ground. In practice, if the material can be remoulded or 

disintegrated by hand in its field condition or in water it is 

described as a soil. Other materials are described using rock 

description terms. 

CLASSIFICATION SYMBOL AND SOIL NAME 
Soils are described in accordance with the AS 1726: 2017 as 

shown in the table on Sheet 2. 

PARTICLE SIZE DEFINITIONS 
NAME SUBDIVISION SIZE (mm) 

BOULDERS  >200 

COBBLES  63 to 200 

GRAVEL 

Coarse 19 to 63 

Medium 6.7 to 19 

Fine 2.36 to 6.7 

SAND 

Coarse 0.6 to 2.36 

Medium 0.21 to 0.6 

Fine 0.075 to 0.21 

SILT  0.002 to 0.075 

CLAY  <0.002 

MOISTURE CONDITION 
Coarse Grained Soils 

Dry Non-cohesive and free running. 

Moist Soil feels cool, darkened in colour. 

Soil tends to stick together. 

Wet As for moist but with free water forming when 

handling. 

Fine Grained Soils 

Moist, dry of Plastic Limited – w < PL 

Hard and friable or powdery. 

Moist, near Plastic Limit – w ≈ PL 

 Soils can be moulded at a moisture content 

approximately equal to the plastic limit. 

Moist, wet of Plastic Limit – w > PL 

 Soils usually weakened and free water forms on 

hands when handling. 

Wet, near Liquid Limit - w ≈ LL 

Wet, wet of Liquid Limit - w > LL 

CONSISTENCY TERMS FOR COHESIVE SOILS 

TERM 

UNDRAINED 

STRENGTH 

su (kPa) 

FIELD GUIDE 

Very Soft ≤12 
Exudes between the fingers when 

squeezed in hand 

Soft 12 to 25 
Can be moulded by light finger 

pressure 

Firm 25 to 50 
Can be moulded by strong finger 

pressure 

Stiff 50 to 100 Cannot be moulded by fingers 

Very Stiff 100 to 200 Can be indented by thumb nail 

Hard >200 
Can be indented with difficulty by 

thumb nail 

Friable – 
Can be easily crumbled or broken 

into small pieces by hand 

RELATIVE DENSITY OF NON-COHESIVE SOILS 

TERM DENSITY INDEX (%) 

Very Loose ≤15 

Loose 15 to 35 

Medium Dense 35 to 65 

Dense 65 to 85 

Very Dense > 85 

DESCRIPTIVE TERMS FOR ACCESSORY SOIL 
COMPONENTS 

D
ES

IG
NA

TI
O

N
 

O
F 

C
O

M
PO

N
EN

T IN COARSE 
GRAINED 

SOILS 

IN FINE 
GRAINED 

SOILS 
TERM 

% Fines 

% Accessory 

coarse 

fraction 

% Sand/ 

gravel 

Minor 
≤5 ≤15 ≤15 Trace 

>5, ≤12 >15, ≤30 >15, ≤30 With 

Secondary >12 >30 >30 Prefix 

SOIL STRUCTURE 

ZONING CEMENTING 

Layer Continuous across 

the exposure or 

sample. 

Weakly 

cemented 

Easily 

disaggregated 

by hand in air 

or water. 
Lens Discontinuous layer 

of different material, 

with lenticular shape. Moderately 

cemented 

Effort is 

required to 

disaggregate 

the soil by 

hand in air or 

water. 

Pocket An irregular inclusion 

of different material. 

GEOLOGICAL ORIGIN 

WEATHERED IN PLACE SOILS 

Extremely 

weathered 

material 

Structure and/or fabric of parent rock 

material retained and visible. 

Residual soil Structure and/or fabric of parent rock 

material not retained and visible. 

TRANSPORTED SOILS 

Aeolian soil Carried and deposited by wind. 

Alluvial soil Deposited by streams and rivers. 

Colluvial soil Soil and rock debris transported downslope 

by gravity. 

Estuarine soil Deposited in coastal estuaries, and 

including sediments carried by inflowing 

rivers and streams, and tidal currents. 

Fill Man-made deposit. Fill may be significantly 

more variable between tested locations 

than naturally occurring soils. 

Lacustrine soil Deposited in freshwater lakes. 

Marine soil Deposited in a marine environment. 
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Soil Description Explanation Sheet (2 of 2) 

SOIL CLASSIFICATION INCLUDING IDENTIFICATION AND DESCRIPTION 

FIELD IDENTIFICATION PROCEDURES 

(Excluding particles larger than 63 mm and basing fractions on estimated mass) 

GROUP 
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amounts of all intermediate particle sizes 
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with some intermediate sizes missing 
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Non-plastic fines (for identification procedures 

see ML and MH below) 
GM Silty GRAVEL 

Plastic fines (for identification procedures see 

CL, CI and CH below) 
GC Clayey GRAVEL 
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Non-plastic fines (for identification procedures 

see ML and MH below) 
SM Silty SAND 

Plastic fines (for identification procedures see 

CL, CI and CH below) 
SC Clayey SAND 
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IDENTIFICATION PROCEDURES ON FRACTIONS <0.075 mm 

 DRY STRENGTH DILATANCY TOUGHNESS   
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Medium to High None to Slow Medium CL, CI CLAY 

Low to Medium Slow Low OL ORGANIC SILT 
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) Low to Medium None to Slow Low to Medium MH SILT 

High to Very High None High CH CLAY 

Medium to High None to Very Slow Low to Medium OH ORGANIC CLAY 

Highly Organic 

Soil 

Readily identified by colour, odour, spongy feel and frequently by 

fibrous texture. 
Pt PEAT 

● LL – Liquid Limit. 

COMMON DEFECTS IN SOILS 

TERM DEFINITION DIAGRAM  TERM DEFINITION DIAGRAM 

PARTING A surface or crack across which the 

soil has little or no tensile strength. 

Parallel or sub parallel to layering 

(e.g. bedding). May be open or 

closed. 
 

 SOFTENED 

ZONE 

A zone in clayey soil, usually 
adjacent to a defect in which the 
soil has a higher moisture content 
than elsewhere. 

 

FISSURE A surface or crack across which the 

soil has little or no tensile strength, 

but which is not parallel or sub 

parallel to layering. May be open or 

closed. May include desiccation 

cracks. 

 

 TUBE Tubular cavity. May occur singly or 

as one of a large number of 

separate or inter-connected tubes. 

Walls often coated with clay or 

strengthened by denser packing of 

grains. May contain organic matter. 

 

SHEARED 

SEAM 

Zone in clayey soil with roughly 

parallel near planar, curved or 

undulating boundaries containing 

closely spaced, smooth or 

slickensided, curved intersecting 

fissures which divide the mass into 

lenticular or wedge-shaped blocks. 

 

 TUBE 

CAST 

An infilled tube. The infill may be 
uncemented or weakly cemented 
soil or have rock properties. 

 

SHEARED 

SURFACE 

A near planar curved or 
undulating, smooth, polished or 
slickensided surface in clayey 
soil. The polished or slickensided 
surface indicates that movement 
(in many cases very little) has 
occurred along the defect. 

 

 INFILLED 

SEAM 

Sheet or wall like body of soil 

substance or mass with roughly 

planar to irregular near parallel 

boundaries which cuts through a 

soil mass. Formed by infilling of 

open defects. 
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 LAUNCESTON   

10 Goodman Crt, Invermay 

PO Box 593, Mowbray TAS 7248 

P 03 6332 3760 

HOBART 

Rear Studio, 132 Davey St, 

Hobart TAS 7000 

P 03 6227 7968 

ST HELENS 

48 Cecilia St, St Helens 

PO Box 430, St Helens TAS 7216 

P 03 6376 1972 

DEVONPORT 

2 Piping Lane,  

East Devonport TAS 7310 

P 03 6332 3760 

ABN 63 159 760 479 

 

Our Ref: L210805 
 
Date 1 March 2022 
 
Des Jennings  
General Manger 
Northern Midlands Council 
PO Box 156 
Longford TAS 7301 
By Email: planning@nmc.tas.gov.au  
 
Dear Des, 
 
 
RE: PLANNING APPLICATION – PROPOSED 6 LOT SUBDIVISION – 35 WATERLOO STREET, 
ROSS 
 
This letter requests that Council hold a cash payment in lieu of public open space for a proposed 6 Lot 
subdivision for 35 Waterloo Street, Ross.  
 
Should you agree with this proposal could you please forward your approval to the Planning Department 
and supply details of the trust holding to the applicant. It is anticipated that this will satisfy the section of the 
Planning Application pursuant to Clause E10.6.1 A1a) of the Northern Midlands Interim Planning Scheme 

2013. 
 
Your earliest attendance to this matter would be greatly appreciated. 
 
If you have any questions regarding this application, please do not hesitate to get in touch on the numbers 
or email address provided.  
 
Kind regards, 
Woolcott Surveys 

 
 
Michelle Schleiger 
Town Planner 
michelle@woolcottsurveys.com.au 
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1

Rosemary Jones

From: Maree Bricknell

Sent: Friday, 4 March 2022 12:27 PM

To: NMC Planning

Subject: RE: PLN22-0039:  35 Waterloo St, Ross - Request for Cash Payment in Lieu of Public 

Open Space  

Follow Up Flag: Follow up

Flag Status: Completed

Hello  

 

I confirm Council will accept a cash payment in lieu of Public Open Space for a 6 Lot Subdivision at 35 Waterloo St, 

Ross. 

 

Regards 

Maree 

 

  Maree Bricknell 

 

Corporate Services Manager | Northern Midlands Council 
Council Office, 13 Smith Street (PO Box 156), Longford Tasmania 7301 

T: (03) 6397 7303 | F: (03) 6397 7331 

E: maree.bricknell@nmc.tas.gov.au | W: www.northernmidlands.tas.gov.au 

 

 

 

 

From: NMC Planning <planning@nmc.tas.gov.au>  

Sent: Friday, 4 March 2022 12:08 PM 

To: Maree Bricknell <maree.bricknell@nmc.tas.gov.au> 

Subject: PLN22-0039: 35 Waterloo St, Ross - Request for Cash Payment in Lieu of Public Open Space  

 

Hi Maree 

 

Please see attached request for cash payment in lieu of Public Open Space for a 6 Lot Subdivision at 35 Waterloo St, 

Ross. 

 

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: 6831710; PLN-22-0039;  
Enquiries: Ryan Robinson 
 
 
15/03/2022 
 
 
10 Goodman Crt 
INVERMAY   7248 
via email:  michelle@woolcottsurveys.com.au 
 
 
Dear Michelle, 
 
Additional Information Required for Planning Application PLN-22-0039 - 6 Lot Subdivision (Vary 
10.4.15.2 Provision of Services P2 - Stormwater Drainage; E6.7.2 Design and Layout of Car Parking 
P2 - Passing Bay Provisions Lot 3 & Lot 5) at 35 Waterloo Street, Ross 
 
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: 
 

• Clause E6.7.2 A2.1 (c) requires that development provide a width of access no less than that 
prescribed in Table E6.2. 

o Table E6.2 requires the inclusion of a passing bay 2m wide and 5m long, plus entry 
and exit tapers, within 30m of the site access. 

• Clause E6.7.2 A2.2 requires that development is designed in accordance with Australian 
Standards AS 2890.1 - 2004 Parking Facilities, Part 1: Off Road Car Parking. 

 
Please provide updated subdivision plans showing compliance with the abovementioned provisions 
and standards, or provide detailed explaination of how the proposal complies with the relevant 
Performance Crieteria. 
 
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-22-0039.  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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Submission to Planning Authority Notice 

Council Planning 
Permit No. 

PLN-22-0039 Council notice date 15/03/2022 

TasWater details 

TasWater 
Reference No. 

TWDA 2022/00370-NMC Date of response 21/03/2022 

TasWater 
Contact 

Al Cole Phone No. 0439605108 

Response issued to 

Council name NORTHERN MIDLANDS COUNCIL 

Contact details Planning@nmc.tas.gov.au 

Development details 

Address 35 WATERLOO STREET, ROSS  Property ID (PID) 6831710 

Description of 
development 

6 Lot Subdivision 

Schedule of drawings/documents 

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

Woolcott Surveys Proposed Subdivision V2 03/09/21 

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 
each lot of the development must be designed and constructed to TasWater’s satisfaction and be in 
accordance with any other conditions in this permit. 

Advice: TasWater does not want multiple road crossings, and the water property connection for Lot 
2 must be next to the driveway.  The applicant should install a loop or sub-main to service lots 2-6. 

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. 

ASSET CREATION & INFRASTRUCTURE WORKS 

4. Plans submitted with the application for Certificate(s) for Certifiable Work (Building and/or 
Plumbing) / Engineering Design Approval must, to the satisfaction of TasWater show, all existing, 
redundant and/or proposed property services and mains. 

5. Prior to applying for a Permit to Construct new infrastructure the developer must obtain from 
TasWater Engineering Design Approval for new TasWater infrastructure. The application for 
Engineering Design Approval must include engineering design plans prepared by a suitably qualified 
person showing the hydraulic servicing requirements for water and sewerage to TasWater’s 
satisfaction.   

6. Prior to works commencing, a Permit to Construct must be applied for and issued by TasWater. All 
infrastructure works must be inspected by TasWater and be to TasWater’s satisfaction.  
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7. In addition to any other conditions in this permit, all works must be constructed under the 
supervision of a suitably qualified person in accordance with TasWater’s requirements.   

8. Prior to the issue of a Consent to Register a Legal Document all additions, extensions, alterations or 
upgrades to TasWater’s water and sewerage infrastructure required to service the development, 
generally as shown on the Proposed Subdivision Plan, taking account of the advice above, are to be 
constructed at the expense of the developer to the satisfaction of TasWater, with live connections 
performed by TasWater. 

9. After testing, to TasWater’s requirements, of newly created works, the developer must apply to 
TasWater for connection of these works to existing TasWater infrastructure, at the developer’s cost. 

10. At practical completion of the water and sewerage works and prior to TasWater issuing a Consent 
to a Register Legal Document the developer must obtain a Certificate of Practical Completion from 
TasWater for the works that will be transferred to TasWater.  To obtain a Certificate of Practical 
Completion: 

a. Written confirmation from the supervising suitably qualified person certifying that the 
works have been constructed in accordance with the TasWater approved plans and 
specifications and that the appropriate level of workmanship has been achieved; 

b. A request for a joint on-site inspection with TasWater’s authorised representative must be 
made; 

c. Security for the twelve (12) month defects liability period to the value of 10% of the works 
must be lodged with TasWater.  This security must be in the form of a bank guarantee; 

d. Work As Constructed drawings and documentation must be prepared by a suitably qualified 
person to TasWater’s satisfaction and forwarded to TasWater. 

11. After the Certificate of Practical Completion has been issued, a 12 month defects liability period 
applies to this infrastructure.  During this period all defects must be rectified at the developer’s cost 
and to the satisfaction of TasWater.  A further 12 month defects liability period may be applied to 
defects after rectification.  TasWater may, at its discretion, undertake rectification of any defects at 
the developer’s cost.  Upon completion, of the defects liability period the developer must request 
TasWater to issue a “Certificate of Final Acceptance”.  The newly constructed infrastructure will be 
transferred to TasWater upon issue of this certificate and TasWater will release any security held for 
the defects liability period.  

12. The developer must take all precautions to protect existing TasWater infrastructure. Any damage 
caused to existing TasWater infrastructure during the construction period must be promptly 
reported to TasWater and repaired by TasWater at the developer’s cost.  

13. Ground levels over the TasWater assets and/or easements must not be altered without the written 
approval of TasWater. 

FINAL PLANS, EASEMENTS & ENDORSEMENTS 

14. 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. 

15. In the event that the property sewer connection for affected lots cannot control the lot for a gravity 
connection, the Plan of Subdivision Council Endorsement Page for those affected lots is to note, 
pursuant to Section 83 of the Local Government (Building and Miscellaneous Provisions) Act 1993, 
that TasWater cannot guarantee sanitary drains will be able to discharge via gravity into TasWater’s 
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sewerage system. 

Advice: See WSA 02—2014-3.1 MRWA Version 2 section 5.6.5.3 Calculating the level of the 
connection point 

DEVELOPMENT ASSESSMENT FEES 

16. The applicant or landowner as the case may be, must pay a development assessment fee of 
$363.57, 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.  

17. In the event Council approves a staging plan, a Consent to Register a Legal Document fee for each 
stage, must be paid commensurate with the number of Equivalent Tenements in each stage, as 
approved by Council. 

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.   
(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 

(c) TasWater will locate residential water stop taps free of charge 

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

local council. 

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-22-0039 TO WORKS & INFRASTRUCTURE 
DEPARTMENT 
 
Property/Subdivision No:  402400.08 
Date: 15 March 2022 
Applicant: Woolcott Surveys 
Proposal: 6 Lot Subdivision (Vary 10.4.15.2 Provision of Services P2 - Stormwater 
Drainage; E6.7.2 Design and Layout of Car Parking P2 - Passing Bay Provisions Lot 3 & Lot 5) 
Location: 35 Waterloo Street, Ross 
 

W&I referral PLN-22-0039, 35 Waterloo Street, Ross 
 
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? Yes 

Is it connected to all Council services? No discharges to ground 

Are any changes / works required to the house lot? Yes, connect to roadside 

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?   Install bubble-up pits 

Is stormwater detention required No, but part V required for 
future detention / dispersal 
on lots 3 and 5 

Has a stormwater detention design been submitted  N/A 

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. 

N/A 

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  

N/A 

Is the design approved by works & infrastructure N/A 

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? No 
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Are any kerb-and-gutter works required? No 

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? Yes 

If so, are any works required?   Yes, see below 

Is off-street parking available/provided? Yes 

Road / access works required:  

Works to be in accordance with Standard Drawing TSD R09 - (Note: In Ross, hotmix sealed 
driveways in the main street, gravel elsewhere.) 

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 
required. 

 
Engineer’s comment: 
 
 

WORKS & INFRASTRUCTURE DEPARTMENT CONDITIONS 

STANDARD CONDITIONS FOR SMALL SUBDIVISIONS 

W.1 Stormwater 
a) Lots 1,2,4 & 6 must be provided with a connection to the naturestrip, the stormwater 

must discharge into a charged bubble-up style grated pit. Works must constructed in 
accordance with Council standards and to the satisfaction of Council’s Works & 
Infrastructure Department. 

b) A drawing shall be provided showing the location and construction details of the 
connection prior to the commencement of any works on site. 

c) The naturestrip shall be reshaped along Bridge St to provide a shallow drain to carry 
stormwater and Council will provide a culvert under Waterloo St. 

d) A part V agreement shall be entered into for lots 3 and 5 requiring the following: 
Prior to the issue of any approval under the Building Act 2016 or the commencement 
of work on the site (whichever occurs first), design plans for the proposed dwelling 
must be provided showing: 

1. all roofs that are capable of effectively draining to the 
roadside drainage via charged connections, do drain to the 
roadside drainage via a charged connection; and 

2. hardstand areas and roofs unable to drain to the kerb via 
charged connection, are drained to a stormwater absorption 
drain. 

The drain shall be sized as follows: 
➢ The drain shall be sized taking into account the permeability of the soil 
➢ The drain shall be sized to meet the full range of storms for the 20 year ARI for storage 

capacity with an additional safety factor volume 50% above the calculated need 
➢ The drain shall be located to command the stormwater discharge from all areas of the site 

which cannot be drained via a gravity or charged connection to the roadside drainage 
➢ The drain shall be installed along the contour at a minimum of 6.0 metres clear of boundaries 

down slope of the facility 
➢ The installation shall be located to ensure there is no concentrated discharge from the facility 
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➢ The system shall be marked on an “As Constructed” plan to Council requirements with the plan 
provided to Council 

➢ The system to be installed prior to site occupancy, operated and maintained by the owner in 
conformity with the manufacturer or design engineer’s instruction manual and any additional 
conditions as required by Council. Any nuisance / concentrated discharge from the facility shall 
be rectified by the owner to Council’s requirements and at the owner’s expense within 14 days 
notice of the nuisance.  

 
 

W.2 Access (Heritage) 
e) A driveway crossover must be constructed from the edge of the road to the property 

boundary of Lot in accordance with Council standards. 
f) Access works must not commence until an application for vehicular crossing has been 

approved by Council. 
g) The driveways must be constructed from suitable road building gravel to match as 

closely as possible the natural ironstone gravel in the area. 

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 Council road reserve  
a) Works must not be undertaken within the public road reserve, including crossovers, 

driveways or kerb and guttering, without prior approval for the works by the Works 
Manager. 

b) Twenty-four (24) hours notice must be given to the Works & Infrastructure 
Department to inspect works within road reserve, and before placement of concrete 
or seal. Failure to do so may result in rejection of the vehicular access or other works 
and its reconstruction. 

W.6 Separation of hydraulic services 
a) All existing pipes and connections must be located. 
b) Where required, pipes are to be rerouted to provide an independent system for each 

lot. 
c) Certification must be provided that services have been separated between the lots. 

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. 
 

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

Attachment 15.4.11 W& I referral PL N-22-0039, 35 Waterloo Street, Ross Page 590



 
Jonathan Galbraith (Engineering Officer) 1/4/22 
Stormwater discussed with Leigh McCullagh (Works Manager) and Cameron Oakley 31/3/22 
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Attn: NMC Planning Department 

 
Please find below my submission in relation to planning application PLN-22-0039. 

 
Whilst whole heartedly supporting the development of new building sites in Ross by way 

of subdivision of existing large blocks of land, I have some concerns in relation to the 

subdivision proposed for 35 Waterloo Street Ross, specifically in relation to the non-
provision of footpaths and problematic drainage. 

 
Also, any cursory inspection of the Waterloo/Bridge Street intersection would reveal that 

this is a very dangerous intersection with very limited visibility.  
 

The proposed development seeks to have five entrances via Bridge Street with the 

existing entrance in Waterloo Street.  The siting of Lot 2 driveway via Bridge Street 
would appear to have been placed with a recognition/appreciation of the difficulties of 

this corner.   
 

It is extremely difficult, if not impossible, to see pedestrians when approaching the 

corner of Waterloo/Bridge Street from (1) travelling south along Waterloo Street and 
turning left into Bridge Street and (2) travelling west along Bridge Street and turning 

right into Waterloo Street 
 

Including my wife and myself there are many local residents (some with dogs) and 
visitors who walk around that corner and east up Bridge Street to the walking track over 

the hill. 

 
Bridge Street carries a surprising amount of traffic consisting of various light and heavy 

vehicles accessing the old Ross Tip site that houses a piggery, and a small timber milling 
operation along with other vehicles that carry green matter to the old site for disposal, 

i.e. vegetation and tree cuttings. There is also a considerable number of lost tourists who 

turn left into Bridge Street instead of right at the main intersection in town.   
 

In addition to the existing traffic volumes, the proposal indicates as per the RMS Guide, 
that a minimum of another 37 traffic movements will be added to Bridge Street. It could 

also be reasonably argued that as families are raised in the houses that will be built, the 

traffic volumes will actually increase as the families grow up with more vehicles being 
driven by home owners sons and daughters and their girlfriends/boyfriends etc. The RMS 

Guide of 37 traffic movements may be a reasonable indicator of traffic movements at this 
point in time, but the RMS Guide cannot possibly predict future traffic movements in a 

few years’ time with any certainty due to the unquantifiable nature of future population 
growth. 

 

The road width of Waterloo Street travelling south just before this intersection varies 
from 4.1 metres to 4.5 metres wide, Bridge Street travelling west just before this 

intersection measures between 3.9 metres to 4.0 metres wide. This is 2022, and 
residents and those out walking, should not be forced to use these narrow roads built for 

horse and carts in the last century as footpaths, particularly with the proposed increased 

traffic count which could grow exponentially in the future. 
 

I’m concerned that apparently a new subdivision is not permitted to provide footpaths 
(Page 8 A1 of the submission), although there seems to be a contradiction in the 

planning scheme regarding this because there is list of criteria if a new footpath is 
created (Page 8 P1).  

 

Whatever the case, in my opinion the lack of provision of footpaths is a public safety 
issue in this instance, and Council has a duty of care not to approve any subdivision that 

creates a situation where pedestrians/cyclists/mobility scooters etc are put at increased 
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risk of injury or death because of the lack of provision of footpaths in this dangerous 

locality. Similarly, the developer also has a social/moral responsibility not to put a 
development in place that would further endanger the safety of pedestrians/cyclists etc. 

 
It is not an acceptable solution to say that pedestrians should use the nature strips as 

footpaths. The Bridge Street (north) nature strip is too rough and uneven and unfit for 

pedestrian traffic, and the Waterloo Street (east) section of the nature strip is currently 
impassable for pedestrians. 

 
Given that five entrances via Bridge Street are proposed, surely it’s not too much to ask 

that the developer joins the crossovers together in Bridge Street and provides a 
footpath? 

 

In Waterloo Street (east), some excavation or a batter of the land may be required to 
form a footpath, but the soil that may be needed to be removed could be used as fill on 

lot 3 of the proposed development. Any footpaths that are constructed do not need to be 
constructed of concrete, a material could be used such as that already approved for use 

for the footpaths/entrances in the recently approved development at 4-10 Park Street, 

i.e., “Choc Rock” or "Ironstone” gravel. 
 

Below are three photographs of the intersection in question. 
 

The first photo looking south along Waterloo Street shows Bridge Street intersecting on 
the left. My wife (in white) is barely visible and a young child would be impossible to see.  
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The second photo also taken at this particular location now shows that my wife has 

totally disappeared from view. I have indicated her position by inserting the yellow 
arrow. 

 

 
 

The third photo shows the intersection looking west from Bridge Street. Again my wife 
(In white) is barely visible, again a young child would be impossible to see. 
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Given the seriousness of the matters I have raised above, I respectfully request that 

Council, as a matter of public safety, approve the construction of footpaths in relation to 
this development and that the developer construct them. 

 
Two other minor matters, (1) there does not appear to be provision for an entrance for 

lot 1 in Waterloo Street, as a newly created lot, would this be a requirement? Currently 

the rough unformed entry to lot 1 off Waterloo Street detracts from the Streetscape, and 
(2) it would also appear that the developer has not made any provision to plant Street 

trees in an effort to improve the Streetscape, the planting of Street trees would be a 
great improvement and certainly appreciated by all residents current and future.  

 
Finally in relation to drainage on the proposed subdivision, I offer the following 

information, not as an objection to the subdivision, but purely as a “heads up’ for the 

developer’s information.  
 

Below are photos of a localised flood event on the 28th January 2016, the height of the 
water travelling around our land and down Bridge Street and across the land of the 

proposed subdivision development was in excess of 1 metre. The BOM rainfall records for 

that day are taken 2 kilometres away at The Boulevards BOM Station, and might not 
reflect the actual amount of rain that fell at the top of Bridge Street/Fitzroy Street due to 

the localised nature of the cloudburst at approximately 2pm on the day in question. 
 

The first photo shows Bridge Street running a “banker” directly opposite our front gate. 
Yes, Bridge Street is under the water somewhere  !!! 

 

 
 

The second photo shows water entering the north west corner of our property 
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And the third photo shows the water crossing Bridge Street and entering the proposed 

subdivision site. It can be clearly seen that the amount of water entering the proposed 
subdivision site is very considerable. Again I would reiterate that it was in excess of 1 

metre in height. I’m happy to show the developers the natural watercourse that this 
severe cloudburst event followed. 

 

 
 

In closing, I would reiterate that I support subdivision of land in Ross and have lodged 

this submission early in an endeavour to have this matter dealt with promptly and not 
cause undue delay to the proposed development.   

 
I’m more than willing to meet on site with the developer / NMC to view this dangerous 

corner and discuss this matter in an attempt to have it promptly resolved to the mutual 

satisfaction of both parties.  
 

Best regards, 
 

Arthur Thorpe 
42 Bridge Street 

Ross  

Tasmania 7209 
 

Mob: 
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 LAUNCESTON   

10 Goodman Crt, Invermay 

PO Box 593, Mowbray TAS 7248 

P 03 6332 3760 

HOBART 

Rear Studio, 132 Davey St, 

Hobart TAS 7000 

P 03 6227 7968 

ST HELENS 

48 Cecilia St, St Helens 

PO Box 430, St Helens TAS 7216 

P 03 6376 1972 

DEVONPORT 

2 Piping Lane,  

East Devonport TAS 7310 

P 03 6332 3760 

Our Ref: L210805 
Your Ref: PLN22-0039 
 
5 April 2022 
 
The Planning Department 
Northern Midlands Council 
13 Smith Street Longford  
TASMANIA 7301 
 
By Email: planning@nmc.tas.gov.au 
 
 
Dear Planning 
 
RE: PLN-22-0039, 35 WATERLOO STREET, ROSS – RESPONSE TO REPRESENTATIONS 

This letter is provided in response to the representations received for the above-mentioned application. 

Please find the responses as follows: 

 

Representation 1 

Footpaths 

There are no existing footpaths in the area or pedestrian networks to connect to. The provision of 

pedestrian infrastructure on this site, when there is nothing in the surrounding area to link it with, would be 

unusual. We await Council’s advice on this matter. 

 

Traffic Impact 

A Traffic Impact Assessment TIA was not required under the Road and Railway Code, as expected 

movements from the site do not exceed 40 vehicle movements per day. The relevant provisions relating to 

access, impact on traffic and sight distances were met.  

The anticipated traffic produced by the development is considered normal to the zone (General 

Residential), though it is understood this may create a change to the status quo. 

Some of the issues listed by the representor are broader than this application can address. 

We await Councils advice on the placement of the vehicle crossovers and any necessary upgrades to 

existing crossovers.  

 

Inundation from stormwater 

There have been no requests to provide further information with regard to inundation, flooding or 

stormwater management. The flood code does not apply to the site. While the rainfall event mentioned is 

noted, there are no issues or provisions relating in the scheme, to address. 
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Representation 2 

The subdivision and proposed lot size is in accordance with the provisions of the General Residential Zone 

which requires lots to be at least 450m2. The proposed minimum lot size is 1160m2. 

While this part of Ross may have a semi-rural character the land is zoned for General Residential and the 

development is in accordance with these provisions.  

We believe it is important to provide a variety of choice to potential residents as not all buyers will be 

looking for large lots to maintain. There is no uniform lot size for the area and evidence of some lots with 

similar size to the proposed. 

 

We trust that this addresses all raised issues but do let us know if there is anything further required. 

 

 
Kind regards, 
Woolcott Surveys 
 

 
Michelle Schleiger 
Town Planner 
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