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NOTICE OF MEETING

Notice is hereby given that the next meeting of the Development Assessment
Special Committee (DASC) will be held at the Community Administration Centre
(CAC), 47 Cole Street, Sorell on Tuesday, 18™ January 2022 commencing at 4:30
pm.

CERTIFICATION

|, Robert Higgins, General Manager of the Sorell Council, hereby certify that in
accordance with Section 65 of the Local Government Act 1993, the reports in this
Agenda have been prepared by persons who have the qualifications and experience
necessary to give such advice. Information and recommendations or such advice
was obtained and taken into account in providing general advice contained within
the Agenda.

ROBERT HIGGINS
GENERAL MANAGER
13 JANAURY 2022
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ATTENDANCE

/A

Chairperson Mayor Vincent
Deputy Mayor N Reynolds
Councillor K Degrassi
Councillor V Gala
Councillor G Jackson
Councillor C Torenius
Councillor M Reed
Councillor D De Williams
Councillor B Nichols

Robert Higgins, General Manager

CONFIRMATION OF THE MINUTES OF 21 DECEMBER 2021

RECOMMENDATION

“That the Minutes of the Development Assessment Special Committee (DASC)
Meeting held on 21 December 2021 be confirmed.”

DECLARATIONS OF PECUNIARY INTEREST

AGENDA
DEVELOPMENT ASSESSMENT SPECIAL COMMITTEE (DASC) MEETING
18 JANUARY 2022



4.0

4.1

Page |2

In considering the following land use planning matters the Development
Assessment Special Committee intends to act as a planning authority under the
Land Use Planning and Approvals Act 1993.

LAND USE PLANNING

DEVELOPMENT APPLICATION NO. SA 2020 / 00015 - 1

APPLICANT: ROGERSON & BIRCH SURVEYORS
PROPOSAL: 6 LOT SUBDIVISION INCLUDING NEW ROAD
ADDRESS: 6A & 8 CORREA STREET, PRIMROSE SANDS
RECOMMENDATION

That pursuant to Section 57 of the Land Use Planning and Approvals Act 1993,
Council resolve that Development Application No. SA 2020 / 00015 - 1 for a 6 Lot
Subdivision including New Road at 6a & 8 Correa Street, Primrose Sands for
Rogerson & Birch Surveyors be approved, subject to the following conditions:

1. Development shall generally be in accordance with the endorsed plans
submitted on 09/09/2020 except as may be amended by the conditions of
this permit.

2.  As no provision has been made for Public Open Space or improvements
thereto and, having formed the opinion that such a provision should be made,
Council invokes the provisions of Section 117 of the Local Government
(Building and Miscellaneous Provisions) Act 1993 and requires security
equivalent of 3% of the improved value of the gross area of the subdivision.
This should be in the form of a direct payment made before the sealing of the
final plan or, alternatively, in the form of security provided under Section 117
of the Act. The subdivider is to obtain a report from a Registered Valuer for
the purposes of determining the improved value of the gross area of the
subdivision.

3. All recommendations of the Bushfire Hazard Management Plan undertaken by
Onto It Solutions dated 12 November 2021 must be implemented.

Engineering Conditions

4. All works shall be constructed in accordance with Council’s current Standard
Drawings and Specifications, and under the direct supervision of a qualified
civil engineer. All information, design plans, and works shall be to the
satisfaction of Council’'s Manager Engineering and Regulatory Services
(ME&RS).

AGENDA
DEVELOPMENT ASSESSMENT SPECIAL COMMITTEE (DASC) MEETING
18 JANUARY 2022



10.

Page |3

All works shall be undertaken at the developer’s expense.

Prior to the commencement of the development of the site, revised detailed
plans and specifications must be submitted to Council’s ME&RS for approval.
Such plans and specifications shall:

Include all infrastructure works required by the permit or shown on the
endorsed plans;

Be prepared by a suitably qualified and experienced engineer or engineering
consultancy;

Be prepared substantially in accordance with the current IPWEA Standard
Drawings and Tasmanian Subdivision Guidelines available on the LGAT website;
Include best practice Water Sensitive Urban Design (WSUD) to prevent 80% of
Total Suspended Solids (TSS), and 45% of Total Nitrogen (TN) and 45% Total
Phosphorus (TP) from leaving the site.

If any changes to the Council approved detailed plans are required during
construction, a revised set of plans must be submitted for further review and
approval by Council’'s ME&RS, prior to any changes being implemented. Any
fees associated with the review and approval of the engineering drawings may
be required to be paid again.

Prior to the issue of the Certificate of Practical Completion, certification that
all private and public infrastructure works have been constructed in
accordance with the latest approved version of the detailed plans and
specification as approved by Council’s ME&RS will be required.

The continuation of Correa Street shall be constructed in accordance with TSD-
RO2-v3 and finished with a two coat (14/7) bitumen seal as a minimum
standard. The minimum sealed traffic width shall be 6.0 metres with 0.5 metre
sealed shoulders and a 0.5 metre verge each side (minimum of 8.0 metres road
width with 7.0 metres sealed carriageway).

The road reservation (Lot 100 Road) width shall be a minimum of 14 metres
and increased to 15 metres where possible. An amended subdivision plan is to
be provided to the satisfaction of Council’s ME&RS.

Each lot shall be provided with a new access, constructed in accordance with
TSD-R03-v3 and TSD-R04-v3 and finished with a 40mm thick DG asphalt seal
over a minimum of 200mm compacted FCR base material (no clay content).
The seal shall have a minimum width of 4.0 metres, and shall extend for 6
metres, or to the property boundary, whichever is greater.
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Each sealed access must be shaped to direct all stormwater into the roadside
table drains and drainage from each access must not cause ponding within the
road reserve. Each access shall have a new DN300 RRJ RCP culvert and
headwalls in accordance with TSD-R03-v3 and TSD-R04-v3. Driveway outfalls
shall be constructed and directed into the roadside table drains with
appropriate rock lining to prevent erosion.

The cul-de-sac head is to be constructed in accordance with TSD-R08-v3 and
finished with a 40mm thick DG asphalt seal. The minimum sealed asphalt
diameter shall be 25 metres and the minimum road reservation width shall be
31 metres.

The road shall be designed and certified by a suitably qualified and experienced
engineer, to be generally in accordance with TSD-R02-v3. The road shall have
a minimum of 100mm FCR Base ‘Class A" material (no clay content) over
200mm thick sub-base 1 material and finished with a bitumen seal. Sub-grade
improvement shall be implemented as required to achieve a minimum sub-
grade C.B.R. of 4.0% soaked.

Steel-Flex, or equivalent, guideposts shall be installed to each access, culvert
headwalls, and the new road as per TSD-R03-v3 and TSD-R25-v3.

Roadside table drains shall be constructed for the proposed road in accordance
with TSD-R02-v3 and as required by the applicant’s stormwater report by ADDC
dated 4 November 2021 to safely carry all stormwater from the subdivision to
Council’s existing roadside drainage in Correa Street. New culverts are to be
constructed to suit the topography of the site and as per the stormwater
report.

The existing culverts and table drains in Correa Street shall be upgraded as
required by the applicant’s stormwater report by ADDC dated 4 November
2021 to accommodate the additional flow generated by the subdivision.

The new sealed road construction shall extend to the start (southern side) of
the existing cul-de-sac and shall match into the existing Correa Street with a
smooth connection.

A fee is associated with the review and approval of engineering design plans.
The fee will be calculated at 1% of the construction estimate or contract price
for stormwater, roadworks, and street lights. This shall be paid along with
inspection fees prior to commencing works. An invoice will be provided with
the approval letter.
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Any site filling must comply with the provisions of AS 3798 Guidelines on
Earthworks for Commercial and Residential Developments current at the time
of application. Prior to the use commencing, a Civil Engineer must certify that
all the works have been carried out in accordance with AS 3798 and the Council
endorsed engineering plan(s). Any fill placed within the road reserve (Lot 100
Road) shall be limited and shall be finished and seeded to the satisfaction of
Council’s ME&RS.

. Prior to the commencement of any works, the developer/contractor shall:

Complete a Start Works Notice (copy available from Council);

Provide a copy of their current public liability insurance policy (certificate of
currency) for the contractor and any subcontractors engaged to undertake the
works;

Ensure that all traffic management and WH&S requirements are in place for
the duration of the works.

Easements are required over all Council and third party services located in
private property. The minimum width of any easement must be 3.0m for
Council (public) mains.

Council is to be notified and engineering inspections are to be completed at
the following stages of construction:

Proof roll inspection of the sub-grade/sub-grade improvement;

Proof roll inspection of the sub-base course(s);

Proof roll inspection of the base course, prior to sealing;

Laying of pipelines for stormwater drainage prior to back filling, including
access culverts;

Inspection of the base course in any footpaths, kerb and gutter, and driveway
accesses, prior to sealing;

Practical Completion of works (On Maintenance);

Final inspection at completion of Defects Liability Period (Off Maintenance);
Installation of all WSUD systems;

Any other inspections required during the construction of the public
infrastructure.

Where the development is to be constructed in stages, the above inspections and
associated fees will be required for each stage.
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For each inspection required to be carried out, the applicant shall pay the
prescribed fee as set annually by Council. This inspection fee shall be indexed
at the CPI rate for Hobart until paid. Council will invoice the developer for the
minimum number of inspections required together with the drawing review
and approval. Where works do not meet Council requirements and/or further
inspections are required, additional fees will be charged for each subsequent
inspection at the prescribed inspection rate. The works will not be placed On
Maintenance until payment of the above fees has been received.

A Construction Management Plan (CMP) shall be prepared by the successful
civil contractor to the satisfaction of Council’s ME&RS and is to be submitted
to Council prior to any works commencing. This CMP shall include but not be
limited to the following:

Noise and Dust Management Plan;
Traffic Management Plan;

Soil and Stormwater Management Plan;
Weed Management Plan.

. A Soil and Stormwater Management Plan must be approved by Council’s

ME&RS and fully implemented prior to any works commencing on site. No
polluted and/or sediment laden runoff must discharge directly or indirectly
into Council’s drains or watercourses during development.

The applicant shall provide Council with “As Constructed” drawings of the
development and complete the Data Spreadsheet, copy available form Council,
at the completion works. The following list must be submitted as part of these
requirements:

“As Constructed” drawings must be clearly understood and must provide all
relevant information to the works. The minimum standard for “As
Constructed” drawings is demonstrated through the As Constructed Example
Drawing, available by contacting Council;

“As Constructed” drawing must be completed and certified by a qualified
surveyor or engineer prior to the works being placed on maintenance;

“As Constructed” drawings must be accurate to AHD and GDA94 and must be
drawn to an appropriate scale, show all top, inlet and outlet invert levels and
shall be to the satisfaction of Council’s ME&RS;

“As Constructed” drawings must be provided electronically in both .pdf and
.dwg or .dxf formats, or as otherwise approved by Council’s ME&RS;

The Data Spreadsheet must be completed and certified by a suitably qualified
surveyor or engineer prior to the works being placed on maintenance;

The Data Spreadsheet must be provided to Council’s Asset Manager along with
the “As Constructed” drawings;

All height and special information must be accurate to AHD and GDA94, to the
satisfaction of Council’s ME&RS;
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The data spreadsheet must be provided electronically, as an Excel document;
Photographs of all newly constructed assets must be supplied to Council; a
description of photos required is outlined in the Data Spreadsheet Information.
Compaction and soil tests results for all earthworks or pavement works;

An engineer’s certificate stating that each component of the works complies
with the approved engineering plans and Council standards.

The Defects Liability Period shall be a minimum of twelve (12) months from the
date of Practical Completion. Prior to the sealing of the Final Plan of Survey,
the person responsible must lodge with the Council a bond in the form of a
bank guarantee or a cash deposit for the duration of the defect liability period
for the amount equal to 5% of the total construction value.

All roads in the subdivision must be conveyed to the Council upon the issue of
the Certificate under Section 10 (7) of the Local Government (Highways) Act
1982. All costs involved in this procedure must be met by the person
responsible.

Underground power, street light poles and communication services (including
NBN if available) are to be provided to each lot within the boundary adjustment
in accordance with the relevant Authority’s standards and specifications, with
the developer to meet all costs. The developer is to reimburse Council for the
cost of street lights and 14W LED lamps at a rate of $625 per light (indexed
with CPI).

The survey pegs for all lots in the boundary adjustment are to be certified
correct after the construction is completed and prior to the works being placed
On Maintenance.

NOTE: THE FOLLOWING ADVICE APPLIES TO THIS PERMIT

This permit shall lapse at the expiration of two (2) years from the date on
which it is granted if the development and use is not substantially
commenced within that period.

This permit does not imply that any other approval required under any
other by-law or legislation has been granted.

Separate Building Approval may be required prior to commencement of the
development.

You may appeal against the above condition/s, any such appeal must be lodged
within fourteen (14) days of service of this notice to the Resource Management and
Planning Appeal Tribunal, Level 1, 144-148 Macquarie Street Hobart 7001. Ph@
6165 6794 or email rmpat@justice.tas.gov.au.
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Introduction
Council received an application for a 6 lot subdivision at 6a and 8 Correa Street,
Primrose Sands. The subdivision involves the construction of a new road, and

subdivision from two lots to 6 which vary in size from 1.03ha to 1.54ha.

The works will involve the extension of Correa Street to the west and the
construction of a new cul-de-sac.

The application has been referred to Council for consideration as one of the
applicants is a Council employee.

Strategic plan

The application will not impact upon Council’s Strategic Plan.

Annual plan

There will be no impact upon Council’s Annual Plan.

Policy

The most relevant policy for consideration as part of this application will be the
Public Open Space Policy which will be considered further within the body of the
document.

Environmental implications

There are no significant environmental implications requiring consideration as part
of this application.

Asset management implications

The development would see the extension of Correa Street which will become an
asset requiring Council maintenance in the future.

Risk management implications

There are no significant risk management implications through the subdivision.
Community implications

There are no significant implications to the community and this has been further

confirmed through the lack of representations received to the subdivision
application.
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Statutory implications

Zone: Rural Living

Use Classification: Permitted
Representations

The application was advertised on 11 December 2021 and representations closed
on 4 January 2022.

At the time of preparing this report, no representations were received.
Referrals

The application was referred to Council’s Engineering, Plumbing and Environmental
Health Departments.

Environmental Health provided comments but had no conditions.
Engineering provided comments and conditions.
Plumbing had no comments or conditions.

The application was referred to TasFire Service 9 December 2021 and TasFire
Service confirmed that this report met their requirements.

Date of Receipt of Application

The application was received on 9 September 2020.
Date by Which a Decision Must be Made

31 January 2022.

Report

This is an application for 6 Lot Subdivision Including New Road at 6a & 8 Correa
Street, Primrose Sands.

The property incorporates two titles in separate ownership; 6a Correa Street with
aland area of 4.99ha, and 8 Correa Street with a land area of 2.56ha. Both titles are
accessed via an access strip from the existing cul-de-sac at the end of Correa Street.
To achieve the subdivision, Correa Street must be extended and constructed to a
full road width to the west.

AGENDA
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Rural Living Zone
The application complies with the following standards within the Rural Living Zone:

e C(Clause 13.5.1, Design, Al. The proposed lots are all larger than 1ha meeting
the A1 acceptable solution.

e C(Clause 13.5.1, Design A4. There are no internal lots ensuring compliance
with A4 acceptable solution.

e C(Clause 13.5.1, Design A5. The existing building will continue to be setback
in excess of 20m from the new side boundary and new front boundary.

e (Clause 13.5.4, Services. Al. There are no reticulated water services in this
area therefore Al is met.

The application requires consideration against a number of performance criteria in
relation to design, road construction, public open space contributions and
servicing. These will be considered below:

P2

The design of each lot must contain a building area able to satisfy all of the
following:

(a) is reasonably capable of accommodating residential use and
development;

(b) meets any applicable standards in codes in this planning scheme;

(c) enables future development to achieve reasonable solar access,
given the slope and aspect of the land;

(d) minimises the requirement for earth works, retaining walls, and cut
& fill associated with future development;

(e) is sufficiently separated from the land zoned Rural Resource and
Significant Agriculture to prevent potential for land use conflict that
would fetter non-sensitive use of that land, and the separation
distance is no less than:

(i) 40 m from land zoned Rural Resource;
(ii) 80 m from land zoned Significant Agriculture;
AGENDA
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(f) is setback from land zoned Environmental Management to satisfy all
of the following:

(i) there is no significant impact from the development on
environmental values;

(ii) the potential for the spread of weeds or soil pathogens onto the
land zoned Environmental Management is minimised;

(iii) there is minimal potential for contaminated or sedimented
water runoff impacting the land zoned Environmental
Management;

(iv) there are no reasonable and practical alternatives to developing
close to land zoned Environmental Management.

Each lot is provided with a building envelope which has 30m x 30m dimensions.
These building envelopes are cleared of the majority of overlays except for the
Bushfire Prone Area land which applies to the entire site. This will be considered in
further detail within the assessment under the Code, however, a bushfire hazard
management report has been provided by a suitable qualified person which has
been endorsed by TasFire Service, confirming the acceptability of the application
against the Code requirements.

Each of the lots are over 1ha in size and will be able to achieve good solar access
within the building envelopes. The site is variously sloping downhill from south to
north but the slope is unlikely to necessitate substantial earth works. While the
buildings areas cannot be 100m from land zoned Rural Resource (noting that the
site is not close to land zoned Significant Agriculture or Environmental
Management), the building envelopes either meet or exceed the 40m setback from
Rural Resource zoned land. The site is not close to any land zoned Environmental
Management. The application is considered to meet the performance criteria.

The development involves the construction of a new road which will provide
frontage for each of the lots. However Lots 3, 4, 5 and 6 will not be able to achieve
the 40m frontage width. The following performance criteria requires consideration:

P3

The frontage of each lot must provide opportunity for reasonable vehicular
and pedestrian access and must be no less than:

6m.
Lots 4 and 5 will have 7.8m frontage with, with lot 6 having closer to 16.5m frontage

width and lot 3 having closer to 24m frontage width. This meets the requirements
of the standard.

AGENDA
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The proposal incorporates the construction of a new road therefore cannot meet
the acceptable solution of 13.5.2 Al. The following performance criteria requires
consideration:

P1

The arrangement and construction of roads within a subdivision must satisfy
all of the following:

(a) the appropriate and reasonable future subdivision of the entirety of
any balance lot is not compromised;

(b) the route and standard of roads accords with any relevant road
network plan adopted by the Planning Authority;

(c) the subdivision of any neighbouring or nearby land with subdivision

potential is facilitated through the provision of connector roads and
pedestrian paths, where appropriate, to common boundaries;

(d) an acceptable level of access, safety, convenience and legibility is
provided through a consistent road function hierarchy;

(e) cul-de-sac and other terminated roads are not created, or their use
in road layout design is kept to an absolute minimum;

(f) internal lots are not created;
(g) connectivity with the neighbourhood road network is maximised;

(h) the travel distance between key destinations such as shops and
services is minimised;

(i) walking, cycling and the efficient movement of public transport is
facilitated;

(j) provision is made for bicycle infrastructure on new arterial and
collector roads in accordance with Austroads Guide to Road Design

Part 6A;

(k) multiple escape routes are provided if in a bushfire prone area.
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This development will see the subdivision of the entirety of the two lots, so no
balance lot will remain for future subdivision. The Council does not have a road
network plan for this area therefore (b) is not applicable. The land to the north is
zoned Rural Resource and is not suitable for further subdivision. The lot to the west
is the only lot that could be subdivided further, being a large Rural Living parcel.
However, it is zoned Rural Living (B) which has a minimum lot size of 10ha
precluding it from further subdivision. In considering the benefit or otherwise of
pedestrian pathways in this area, given that the site abuts rural land to the north,
and to the south Rural Living lots, the majority of which already have frontage to
Primrose Sands Road, providing a pedestrian pathway would only be of benefit to
2-3 lots within this proposed subdivision. As a new road is to be constructed to
Primrose Sands Road directly, it is considered providing further link-ways is
unnecessary.

A cul-de-sac is created, however, given that adjoining lots are not able to be
subdivided further due to zoning, this road design is appropriate. No internal lots
are created. The road will connect directly to Correa Street and Primrose Sands
Road which is appropriate, particularly given the limitations to development on
adjoining properties. The travel distance is minimised. This area of Primrose Sands,
as arural living area, does not have formalised footpaths or cycle paths, noris there
public transport, therefore the provision of such requirements in this subdivision is
not considered necessary. The application is considered to meet the performance
criteria.

As there is no acceptable solution within the Ways and Public open space provision,
the following performance criteria must be considered:

P1

The arrangement of ways and public open space within a subdivision must
satisfy all of the following:

(a) connections with any adjoining ways are provided through the
provision of ways to the common boundary, as appropriate;

(b) connections with any neighbouring land with subdivision potential is
provided through the provision of ways to the common boundary, as
appropriate;

(c) connections with the neighbourhood road network are provided
through the provision of ways to those roads, as appropriate;

(d) topographical and other physical conditions of the site are
appropriately accommodated in the design;

(e) the route of new ways has regard to any pedestrian & cycle way or
public open space plan adopted by the Planning Authority;
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(f) the route of new equestrian ways has regard to any equestrian trail
plan adopted by the Planning Authority.

No ways or public open space is proposed therefore this standard is not applicable.
P2

Public Open Space must be provided as land or cash in lieu, in accordance
with the relevant Council policy.

As public open space has not been provided in the form of land, consideration must
be given to a cash in lieu contribution. Reference is made to Councils Public Open
Space Policy as well as Council’s Open Space Strategy.

It is noted that this area was not identified as being a location where additional
open space facilities (in the form of land) were required, therefore a cash in lieu
contribution is deemed the most appropriate response to this requirement.

The land is zoned Rural Living, therefore as specified within section 6 of Council’s
Public Open Space Policy, a contribution can be sought. As specified in section 6.4
of the Policy, the percentage of cash in lieu contributions can be determined once
you establish the existing provision of open space in the area, the extent to which
new lots will impact upon demand for open space, and the ability of the new lots
to provide for some of their own open space needs.

Primrose Sands has access to a considerable foreshore area, including the main
beach and boat ramps and coastal reserves. This site itself is within 600m walking
distance of a coastal reserve. However, the area has relatively limited formalised
open space areas, such as playgrounds or sporting facilities, with one facility close
to the shop and community hall servicing the broader area. The demand created
from this subdivision will be in the vicinity of 4 additional lots beyond what is
currently there. At a broader locality area, this is not considered a substantial
amount. Furthermore, the lots, being over 1ha in size, will be able to provide for
some of their recreational needs within the properties themselves. Given this, it is
considered warranted that a public open space contribution less than the full 5% is
suitable. A permit condition will be applied requiring a contribution of 3%.

The site will not have access to reticulated services. The following performance
criteria requires consideration:

P2

Each lot must be capable of accommodating an on-site wastewater
treatment system adequate for the future use and development of the land.
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The lots all exceed 1ha in land area, therefore consideration against the Onsite
Wastewater Management Code is exempt, except in relation to the existing
dwelling. This will be considered in greater detail in the referrals section below.

P3

Each lot must be capable of accommodating an on-site stormwater
management system adequate for the likely future use and development of
the land.

The site does not have reticulated stormwater, therefore onsite stormwater
management is necessary. As mentioned, each site is in excess of 1ha, therefore
onsite stormwater management is achievable when the lots are subsequently
developed.

CODES
The application requires consideration against the following Codes:

e Bushfire Prone Areas Code;

e Road and Railway Assets Code;

e Parking and Access Code;

e Stormwater Management Code;

e Onsite Wastewater Management Code.

Bushfire Prone Areas Code

The development requires consideration against the Bushfire Prone Areas Code as
it is a subdivision in a bushfire prone area. The application was accompanied with a
report undertaken by a suitable qualified consultant, and was endorsed by TasFire
Service.

This report determined that all lots were at BAL 19 and that the hazard
management requirements could be achieved entirely within the property
boundaries. The access to each lot was deemed acceptable and not of a length that
required passing bays to be provided. Each lot will need to provide their own
10,000L water tank for fire-fighting purposes.

The application is considered to meet the acceptable solution For E1.6.1 A1.

Road and Railway Assets Code

The relevant clause for consideration in relation to this Code is E5.6.4 regarding
Sight Distances at accesses, junctions and level crossings. The road construction

represents an extension of an existing road corridor and to that end, where it meets
the road, will meet the necessary sight distance requirements.
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Parking and Access Code

The proposed subdivision plan shows a single vehicle access for each new lot
meeting E6.7.1. At this stage of the development, vehicle passing areas are not
required to be shown as dwellings are not proposed, however, when the
development progresses it is considered achievable to provide the necessary
passing areas to meet E6.7.3. Onsite turning can be provided and will be necessary
to meet the bushfire requirements as well meeting £6.7.4.

Stormwater Management Code

The plans were accompanied by a Stormwater Management memo which
determined the following requirements:

e Suitable drainage must be designed and implemented for any future
proposed dwellings (this will happen at a subsequent building development
stage);

e The proposed road should be designed to intercept overland flow during a
5% AAEP storm event with suitable scour protection where the flow crosses
the road.

e The existing table drain, and culverts have been estimated to have sufficient
capacity to receive flows from the proposed development in a 5% AEP
storm.

If these requirements are met, it is considered that the application can meet the
performance criteria in the Stormwater Management Code.

Onsite Wastewater Management Code

The following comments were received from Councils Environmental Health
Officer:

The application is to create 6 Lots at 6a & 8 Correa Street, Primrose Sands.
The lots are all greater than 1 hectare and comply with E23.8.1 A1.
8 Correa Street has an existing house with a septic tank system. The proposed

boundary between lot 1 and lot 2 is approximately 30m from the absorption
trenches.
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Clause

Acceptable Solution

Performance criteria

7 — min reserve area N/A

8 — non residential N/A

9 - Subdivision >5000m2 complies
The existing separation
distance between the LAA
and boundary satisfies
E23.10.1.A3.
Distance is 30m and

minimum required is 20m
(10° slope)

10.1 — setback to buildings | N/A
10.2 — setback to surface | N/A
water

10.3 - setback to | N/A
boundaries

10.4 - setback to bore N/A
10.5 - setback to ground | N/A
water

10.6 - setback to | N/A
impermeable layer

10.7 —arrangement of LAA | N/A

SULLPGE ARSTTTAM TRIMH
‘L/’_ IS 0.0 8. M50 TEL.
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Conclusion

In considering the development and site, with the application of appropriate
conditions, the application can be recommended for approval with conditions.

CAROLINE LINDUS
CONSULTANT SENIOR PLANNER
Date: 11 January 2022

Attachments:
Bushfire Hazard Management Plan — separate attachment.
Proposal Plan
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DEVELOPMENT APPLICATION NO. DA 2021 / 00417 - 1

APPLICANT: SORELL COUNCIL
PROPOSAL: ROUNDABOUT AND ASSOCIATED WORKS
ADDRESS: TASMAN HIGHWAY AND PAWLEENA ROAD INTERSECTION,

SORELL, INCLUDING 1 PAWLEENA ROAD, (CT182228/1), 2
PAWLEENA ROAD (CT52621/1), 5 ARTHUR HIGHWAY
(CT16027/1), 11 ARTHUR HIGHWAY (CT123674/1), ARTHUR
HIGHWAY (CT8740/1), COUNCIL LAND ADJACENT TO 1
PAWLEENA ROAD (CT47/7029 & CT64440/3) AND CROWN
LAND ADJACENT TO 2 PAWLEENA ROAD (CT151162/1).

RECOMMENDATION
That pursuant to Section 57 of the Land Use Planning and Approvals Act 1993
Council resolve that Development Application 5.2021.417.1 for a roundabout and
associated works at the intersection of Pawleena Road and Arthur Highway, Sorell
and affecting multiple parcels, for Sorell Council be approved, subject to the
following conditions:

1.

Development shall generally be in accordance with Development Application
5.2021.417.1 and the supporting documentation and endorsed plans
submitted on 13/12/2021 except as may be amended by the conditions of
this permit.

A landscaping plan must be submitted to the satisfaction of Council’s Senior
Planner detailing:

specific locations, plant species and maintenance practices;

practical and easily maintained landscaping to road reservations that will
improve the appearance the works; and

like-for-like replacement (or provision thereof) of landscaping on 1 Pawleena
Road, 2 Pawleena Road, 5 Arthur Highway and 11 Arthur Highway, Sorell
existing at the date of approval of this permit that is damaged or destroyed
through the implementation of this permit.

Environmental Health Conditions:

Vehicles carrying loads containing material which may blow or spill must be
equipped with effective control measures to prevent the escape of the
materials from the vehicles when they leave a work site or travel on public
roads. Effective control measures may include tarpaulins or load dampening.
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The successful tenderer (the Contractor) is to prepare and submit a full
Construction Environmental Management Plan (CEMP) to Council’s General
Manager for review and approval. No works are to commence on site until
the General Manager is satisfied that the CEMP is consistent with the Permit
conditions and that the Contractor has this in writing from Council.

The Construction Environmental Management Plan (CEMP) must contain a
detailed description of the proposed timing and sequence of the major
construction activities and of the proposed management measures to be
implemented to avoid or minimise the environmental impacts during the
construction phase. The CEMP must include, but not necessarily be limited
to, management measures in relation to the following:

How noise from construction works will be managed;

Measures to protect nearby residents significantly affected by construction
noise;

Details of how the contractor will consult and communicate with residents;
Inclusion of a Soil and Stormwater Management Plan;

Measures to ensure fuel and hazardous substances do not contaminate land
or water;

Dust suppression measures to protect nearby residents and business;
Weed Management; and

Inclusion of a Traffic Management Plan.

All civil and construction work must be undertaken within the following
hours:

7.00. a.m. to 6.00. p.m. from Monday to Friday;
8.00 a.m. to 6.00 p.m. on Saturdays; and
10 a.m. to 6.00 p.m. on Sundays or public holidays.

Approval must be obtained from the Manager Regulatory Services for any work
outside these hours.

7.

Any vegetation removed as part of the construction works, must not be burnt
on-site.

Engineering Conditions:

8.

All works shall be constructed in accordance with Council’s current Standard
Drawings and Specifications, and under the direct supervision of a qualified
civil engineer. All information, design plans, and works shall be to the
satisfaction of Council’s Manager Engineering and Regulatory Services
(ME&RS).
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All works shall be undertaken at the developer’s expense.

Prior to the commencement of the development of the site, revised detailed
plans and specifications must be submitted to Council’s ME&RS for approval.
Such plans and specifications shall:

Include all infrastructure works required by the permit or shown on the
endorsed plans;

Be prepared by a suitably qualified and experienced engineer or engineering
consultancy;

Be prepared substantially in accordance with the current IPWEA Standard
Drawings and Tasmanian Subdivision Guidelines available on the LGAT
website;

All new stormwater infrastructure shall be designed to accommodate a storm
with an ARI of 20 years. Details of this, including predicted / maximum flow
rates and long sections, shall be included within the detailed plans and
specifications.

The existing DN600 culvert under Pawleena Road shall be upgraded if
required to accommodate any increased stormwater flow as a result of the
development. The existing roadside table drain downstream of the
development shall also be upgraded if required to ensure sufficient capacity
is available to carry any additional stormwater generated by the development
into the Sorell Rivulet.

The existing property access for both 1 and 2 Pawleena Road shall be
upgraded or replaced generally in accordance with TSD-R09-v3 and TSD-R16-
v3 or as approved by Council’s ME&RS. Details of this shall be included within
the detailed plans and specifications.

Any access off Arthur highway which is replaced or modified as part of the
works shall be completed in accordance with the requirements of the
Department of State Growth and with an appropriate permit.

Footpaths shall be constructed from reinforced concrete as shown on the
advertised general arrangement plan, 21306-01 Rev A, completed by
Poortenaar Consulting, dated July 2021, and generally in accordance with
Council’s Standard Drawing TSD-R11-v3. The minimum width for all footpaths
shall be 1.5 metres.

Kerb ramps shall be installed on footpaths at all intersections and road
crossings in generally accordance with Council’s Standard Drawings TSD-R08-
v3 and TSD-R18-v3.
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17. Afeeis associated with the review and approval of engineering design plans.
The fee will be calculated at 1% of the construction estimate or contract price
for stormwater, roadworks, and street lights. This shall be paid along with
inspection fees prior to commencing works. An invoice will be provided with
the approval letter.

18. Prior to the issue of the Certificate of Practical Completion, certification that
all private and public infrastructure works have been constructed in
accordance with the latest approved version of the detailed plans and
specification, as approved by Council’s ME&RS, will be required.

19. Any site filling must comply with the provisions of AS 3798 Guidelines on
Earthworks for Commercial and Residential Developments current at the
time of application. Prior to the use commencing, a Civil Engineer must certify
that all the works have been carried out in accordance with AS 3798 and the
Council endorsed engineering plan(s). Any fill placed within the road reserve
(Lot 100 Road) shall be limited and shall be finished and seeded to the
satisfaction of Council’s Manager Engineering and Regulatory Services
(ME&RS).

20. Prior to the commencement of any works, the developer/contractor shall:

a) Complete a Start Works Notice (copy available from Council);

b)  Provide a copy of their current public liability insurance policy (certificate of
currency) for the contractor and any subcontractors engaged to undertake
the works;

c) Ensure that all traffic management and WH&S requirements are in place for
the duration of the works;

d)  Comply with all requirements of the Department of State Growth.

21. Council is to be notified and engineering inspections are to be completed at
the following stages of construction:

a) Proof roll inspection of the sub-grade/sub-grade improvement;

b)  Proof roll inspection of the sub-base course(s);

c) Proof roll inspection of the base course, prior to sealing;

d)  Laying of pipelines for stormwater drainage prior to back filling;

e) Benching within all stormwater pits;

f) Inspection of the base course in footpaths, kerb and gutter, and driveway
accesses, prior to pouring concrete;

g) Practical Completion of works (On Maintenance);

h)  Final inspection at completion of Defects Liability Period (Off Maintenance);

i) Any other inspections required during the construction of the public
infrastructure.
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For each inspection required to be carried out, the applicant shall pay the
prescribed fee as set annually by Council. This inspection fee shall be indexed
at the CPI rate for Hobart until paid. Council will invoice the developer for the
minimum number of inspections required together with the drawing review
and approval. Where works do not meet Council requirements and/or further
inspections are required, additional fees will be charged for each subsequent
inspection at the prescribed inspection rate. The works will not be placed On
Maintenance until payment of the above fees has been received.

The Soil and Stormwater Management Plan required by condition 5 must be
fully implemented prior to any works commencing on site. No polluted
and/or sediment laden runoff must discharge directly or indirectly into
Council’s drains or watercourses during development.

Upon completion, “As Constructed” drawings of the development and
complete the Data Spreadsheet, copy available form Council, must be
provided. The following list must be submitted as part of these requirements:

“As Constructed” drawings must be clearly understood and must provide all
relevant information to the works. The minimum standard for “As
Constructed” drawings is demonstrated through the As Constructed Example
Drawing, available by contacting Council;

“As Constructed” drawing must be completed and certified by a qualified
surveyor or engineer prior to the works being placed on maintenance;

“As Constructed” drawings must be accurate to AHD and GDA94 and must be
drawn to an appropriate scale, show all top, inlet and outlet invert levels and
shall be to the satisfaction of Council’s ME&RS;

“As Constructed” drawings must be provided electronically in both .pdf and
.dwg or .dxf formats, or as otherwise approved by Council’'s ME&RS;

The Data Spreadsheet must be completed and certified by a suitably qualified
surveyor or engineer prior to the works being placed on maintenance;

The Data Spreadsheet must be provided to Council’s Asset Manager along
with the “As Constructed” drawings;

All height and special information must be accurate to AHD and GDA94, to
the satisfaction of Council’s ME&RS;

The data spreadsheet must be provided electronically, as an Excel document;
Photographs of all newly constructed assets must be supplied to Council; a
description of photos required is outlined in the Data Spreadsheet
Information.

Compaction and soil tests results for all earthworks or pavement works;

An engineer’s certificate stating that each component of the works complies
with the approved engineering plans and Council standards.
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The Defects Liability Period shall be a minimum of twelve (12) months from
the date of Practical Completion. Prior to the sealing of the Final Plan of
Survey, the person responsible must lodge with the Council a bond in the
form of a bank guarantee or a cash deposit for the duration of the defect
liability period for the amount equal to 5% of the total construction value.

Any existing Council infrastructure that is damaged or modified in any way,
as a consequence of these works, shall be repaired or reinstated by the
developer to its original condition, as soon as reasonably practicable, at the
developer’s cost.

DSG Permit Conditions:

27.

Prior to undertaking any works, a Works Permit from the Department of
State Growth in accordance with Section 16 of the Roads and Jetties Act
1935 must be submitted to Council.

Advice: Application for permits can be found at

https://www.transport.tas.gov.au/roads and traffic management/permits and

bookings The application is to be accompanied by detailed engineering plans
prepared by a suitably qualified engineer that include pavement and lighting
plans. Applications must be received by the Department of State Growth at least
20 business days before the expected start date for works, to allow enough time

to assess the application.

TasWater Conditions

28.

Refer to TasWater form TWDA 2021/02172-SOR (attached)

Reference number: TWDA 2021 /02172-SOR

Dated :

13 January 2021

NOTE: THE FOLLOWING ADVICE APPLIES TO THIS PERMIT

This permit shall lapse at the expiration of two (2) years from the date on
which it is granted if the development and use is not substantially
commenced within that period.

This permit does not imply that any other approval required under any
other by-law or legislation has been granted.

Council recommends contacting Dial-Before-You-Dig (phone 1100 or
www.1100.com.au) before undertaking any works.

You may appeal against the above condition/s, any such appeal must be lodged
within fourteen (14) days of service of this notice to the Resource Management and
Planning Appeal Tribunal, Level 1, 144-148 Macquarie Street Hobart 7001. Ph@
6165 6794 or email rmpat@justice.tas.gov.au.
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Introduction

The application, made by Council, is for a roundabout at the intersection of
Pawleena Road and Arthur Highway, Sorell. The works are to replace the existing
‘T’ intersection and improve traffic safety and efficiency in response to increase
traffic and projected future traffic increases. The works include connectivity to the
recently rezoned land that is opposite Pawleena Road.

Among other reports, the need for the works is established by two Traffic Impact
Assessments for prior approvals and that also form part of this application.

Figure 1 — aerial photo
Strategic plan

Council’s Strategic Plan 2019 — 2029 includes under objective 1 to Facilitate
Regional Growth. This objective includes an action to “advocate for and support the
delivery of the government’s south-east transport plan”.

The roundabout is not directly part of the south-east transport plan. The
roundabout is, however, part of an ongoing process of infrastructure upgrades
necessitated by residential growth.

The costs of the roundabout are to be met by private funds - subject to the
implementation of a separate Deed of Agreement associated with the Lynmore Pty
Ltd subdivision between Pawleena and Nugent Roads.

Annual plan

Council’s Annual Plan 2020/2021 also has as one of its key objectives 1.0 “Support
the timely delivery of the South East Transport Plan through an ongoing
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commitment to engage and critically review the remaining projects (Western
Causeway duplication and Eastern bypass) with the Department of State Growth.”

Environmental implications
Minimal as works are contained to previously developed areas.
Asset management implications

Pawleena Road is a Council maintained road, whilst Arthur Highway is a State Road.
If approved, the majority of the works proposed will be managed as State assets,
then transferred to Council shortly thereafter.

Community implications
The community will benefit from the improved traffic safety and efficiency.
Statutory implications

Zone: Across the multiple land parcels, the Utilities, General Residential, Low
Density Residential and Particular Purpose (Future Urban) zones apply under the
Sorell Interim Planning Scheme 2015.

The application is subject to the following Codes: E5.0 Road and Railway Assets
Code, E6.0 Parking and Access Code and E7.0 Stormwater Management Code. The
site is subject to the bushfire-prone areas overlay but does not require assessment
under the associated Code.

Use Classification: The works fall within the Utilities use class, which means ‘the use
of land for utilities and infrastructure including” ‘(d) transport networks’. Some
utilities are defined as ‘minor utilities’, which means ‘use of land for utilities for local
distribution or reticulation of services and associated infrastructure such as
footpath, cycle path, stormwater channel, water pipes, retarding basin ...".

A minor utility would have a No Permit Required or Permitted status in the four
zones.

While the application could meet the test of a minor utility, the application is made,
and is assessed on, the basis that the works are not minor. Thus, the use is
permitted in the Utilities Zone and discretionary in the General Residential Zone,
Low Density Residential Zone and Particular Purpose (Future Urban) Zone.
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Figure 1 —land use zones
Representations

The application was advertised in accordance with the requirements of s57 of the
Land Use Planning and Approvals Act 1993 (the Act) from 15 December 2021 to 6
January 2022. At the time of preparing this report, one representation was
received.

The issues raised by the representor can be summarised as:

e Alternative options;

e Timing of application and exhibition;

e |ncreased runoff;

e Increased traffic noise;

e Traffic safety;

e Queuing of northbound traffic along Pawleena Road turning into 1
Pawleena Road;

e Removal of established trees and shrubs impacting privacy and amenity;
and

e Wheelchair friendly access from Pawleena Road.

The issues raised in the representations will be considered in this report.
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Referrals

The application was referred to Council’s Engineering and Environmental Health
Departments, with associated comments and recommended conditions provided.

The application was also referred to TasWater in accordance with the requirements
of the Water and Sewerage Industry Act 2008. TasWater requested additional
information and subsequently imposed conditions on any permit granted (ref:

TWDA 2021/02172-SOR - attached).

Date of Receipt of Application

13 December 2021

Date by Which a Decision Must be Made

24 January 2022

Report

The application seeks approval for a roundabout, with four entry/exits, to replace
the existing ‘T’ intersection at Pawleena Road and Arthur Highway, Sorell. The
affected properties are summarised in Table 1.

Address Title Ref | PID Authority Landowner

Pawleena Road Reservation | N/A N/A Road Council

Arthur Highway Reservation | N/A N/A Road The Crown

Land adjacent to 1 Pawleena | 64440/3 | N/A Subdivision | Council

Road, Sorell road

Land adjacent to 1 Pawleena | 47/7029 | N/A Acquired Ro| Council

Road, Sorell ad

Land adjacent to 2 Pawleena | 151162/ | N/A Acquired Ro| The Crown

Road, Sorell 1 ad

Arthur Highway, Sorell 18740/1 | 5935219 | N/A Private Freehold

1 Pawleena Road, Sorell 182228/ | 5938022 | N/A Private freehold
1

2 Pawleena Road, Sorell 52621/1 | 5938014 | N/A Private freehold

5 Arthur Highway, Sorell 16027/1 | 5935200 | N/A Private Freehold

11 Arthur Highway, Sorell 123674/ | 5935227 | N/A Private freehold
1

Table 1 — certificate of titles

Partial land acquisitions will be required. The acquisition and associated boundary
changes do not form part of this application and will not require planning approval.
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Figure 2. Extract of proposal plans.

Associated works includes relocation of underground water and stormwater
services, relocation of above ground power connection, replacement of boundary
fencing and new or upgraded private accesses to 1 and 2 Pawleena Road.

Land owner consent of the Crown and Council’'s General Manager to make the
application was granted in accordance with s52 (1B) of the Act.

Statutory Implications

Zone: Across the multiple land parcels, the Utilities, General Residential, Low
Density Residential and Particular Purpose (Future Urban) zones apply under the
Sorell Interim Planning Scheme 2015.

The application is subject to the following Codes: E5.0 Road and Railway Assets
Code, E6.0 Parking and Access Code and E7.0 Stormwater Management Code. The
site is subject to the bushfire-prone areas overlay but does not require assessment
under the associated Code.
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Strategic Planning
The relevant strategic statements associated with the Scheme are as follows:

Zone Purpose Statements of the Utilities Zone

28.1.1 Zone Purpose Statements
28.1.1.1 To provide land for major utilities installations and corridors.
28.1.1.2 To provide for other compatible uses where they do not adversely

impact on the utility.
28.1.1.3 To provide for and protect the Copping landfill site as a major
regional waste disposal facility.

Response: Arthur Highway is a major road corridor for the south-east. The works
are directly associated with an ongoing program of improvements to the road
corridor that is driven by continual growth in residential and other sectors. The
works will improve traffic safety and efficiency at what is now a constrained and
poorly functioning intersection. The works are entirely consistent with the purpose
of the Utilities Zone.

There are no Local Area Objectives or Desired Future Character Statements for his
Zone.

Zone Purpose Statements of the General Residential Zone

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 To provide for the efficient utilisation of services.

10.1.1.4 To manage new development within the Southern Beaches in a

manner consistent with its established character and density while
preventing further subdivision until the provision of planned
reticulated water and sewerage infrastructure occurs.

Response: The works affect a small area of land within the General Residential
Zone. The roundabout will improve traffic safety and efficiency for existing traffic
and enable residential growth through development of nearby land that is also
within the General Residential Zone. This future residential development will
provide for a more efficient utilisation of road and other infrastructure services.
Impacts to the existing residential use on land subject to this application is minimal.
The works are consistent with the zone purpose statements of the General
Residential Zone.
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There are no Local Area Objectives or Desired Future Character Statements for his
Zone.

Zone Purpose Statements of the Low Density Residential Zone

12.1.1 Zone Purpose Statements

12.1.1.1 To provide for residential use or development on larger lots in
residential areas where there are infrastructure or environmental
constraints that limit development.

12.1.1.2 To provide for non-residential uses that are compatible with
residential amenity.

12.1.1.3 To avoid land use conflict with adjacent Rural Resource or
Significant Agricultural zoned land by providing for adequate buffer
areas.

Response: The works affect a small area of land within the Low Density Residential
Zone. Impacts to the existing residential use on land subject to this application is
minimal. The works are consistent with the zone purpose statements of the Low
Residential Zone.

There are no Local Area Objectives or Desired Future Character Statements for his
Zone.

Zone Purpose Statements of the Particular Purpose (Future Urban) Zone

32.1.1 Zone Purpose Statements

32.1.1.1 To identify non-urban land intended to be largely converted to
urban use and development in the future.

32.1.1.2 To ensure that the development of the identified non-urban land
does not compromise its potential for future urban use and
development.

32.1.1.3 To support a land release program of rezoning of non-urban land

into urban land in accordance with the Greater Hobart Settlement
Strategy (Southern Tasmania Regional Land Use Strategy 2010—
2035).

Response: The works will have negligible impact to the future development of
the future urban land and therefore have no adverse impact on achieving purpose
of the Particular Purpose (Future Urban) Zone.

There are no Local Area Objectives or Desired Future Character Statements for his
Zone.
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Zones — Use and Development Standards
The proposal is assessed against the relevant provisions as follows.
Utilities Zone

The Utilities Use Class is a Permitted use in the Utilities zone as per Table 28.2 of
the zone.

Clause 28.3 — Use Standards

Clause 28.3.1 — Hours of Operation

The hours of operation set at 28.3.1 exclude a Utilities use.
Clause 28.3.2 — Noise

The Acceptable Solution sets out acceptable noise emissions measured at the
boundary of a residential zone. The existing, and future, traffic noise will, at times,
likely exceed 5 dB(A) above background level. However, no specific noise
assessment has been provided. As it is not clear that the Acceptable Solution is
met, the performance criteria associated with P1 must be considered.

P1
Noise emissions measured at the boundary of a residential zone must not
cause environmental harm within the residential zone.

Response: Existing traffic noise is not considered to be environmental harm. The
future noise levels are unlikely to be fundamentally different in the short-term but
may change or intensify over time as traffic continues to increase. Highway traffic
will continue to increase regardless of the type of intersection treatment. The
works, however, do not generate new traffic and therefore do not generate noise
directly. The roundabout will change traffic flow so that it is slower overall, with all
vehicles slowing on approach and accelerating on exit. Council’s EHO notes that
the relevant traffic noise guidelines to not require noise mitigation measures for
upgrades to intersections in low traffic speed environments. Thus, it is reasonable
to expect that such changes in vehicle noise will not give rise to environmental
harm.

Clause 28.3.3 — External Lighting
Not applicable — external and street lighting is not proposed.
Clause 28.3.4 — Commercial Vehicle Movements

Not applicable — the works do not generate commercial vehicle movements.
Construction vehicles are not subject to this clause.
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Clause 28.3.5 — Discretionary Use

Not applicable — the use has permitted status.

Clause 28.4 Development Standards for Buildings and Works
Clause 28.1 — Building Height

Not applicable — no buildings are proposed.

Clause 28.4.2 Setback

Not applicable — no buildings are proposed.

Clause 28.4 — Landscaping

The landscaping clause applies to both buildings and works. The Acceptable
Solution Al is not relevant but A2 is and requires landscaping to a depth of 10m
along a boundary with a residential zone. Some landscaping is intended, but not to
a depth of 10m and the following performance criteria applies.

P2

Along a boundary with a residential zone landscaping or a building design
solution must be provided to avoid unreasonable adverse impact on the
visual amenity of adjoining land in a residential zone, having regard to the
characteristics of the site and the characteristics of the adjoining
residentially-zones land.

Response: A Landscape Plan has not been submitted. The application notes that
landscaping is intended to enhance the appearance of the works. Given the works
are at, or close to, existing ground level, visual impact to the adjoining residential
zones is unlikely to be unreasonable. A condition should be included on any permit
granted to require the implementation of a landscape plan that outlines practical
and easily maintained landscaping that will improve the appearance the works.

Clause 28.4.4 Outdoor Storage Areas

Not applicable — the storage of material associated with construction is temporary
and not relevant to the completed works.

Clause 28.4.5 — Fencing

The replacement of frontage fences with like-for-like materials and size is exempt.
Construction fencing is also exempt.
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General Residential Zone

The Utilities Use Class is a Discretionary use in the General Residential zone as per
Table 10.2 of the zone.

Figure 3. Approx. area of General Residential Zone impacted by works (excluding road
reserves)

10. 3 Use Standards

10.3.1 Non-Residential Use. Acceptable Solution Al provides 8am to 6pm
operating hours, which are not met. A2 provides the same noise levels as
previously discussed for the Utilities Zone (i.e., a 5 dB(A) above background limit).
A3 (lighting) and A4 (commercial vehicle movements) are not relevant, for reasons
discussed previously for the Utilities Zone.

P1

Hours of operation must not have an unreasonable impact upon the
residential amenity through commercial vehicle movements, noise or other
emissions that are unreasonable in their timing, duration or extent.

Response: The future noise levels are unlikely to be fundamentally different in the
short-term but may change or intensify over time as traffic continues to increase.
The works, however, do not generate new traffic and therefore do not generate
noise directly. The roundabout will change traffic flow so that it is slower overlay
and with all vehicles must slow on approach and accelerate on exit.
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Council’s EHO notes that the relevant traffic noise guidelines do not require noise
mitigation measures for upgrades to intersections in low traffic speed
environments. Thus, it is reasonable to expect that such changes in vehicle noise
will not cause an unreasonable impact.

P2
Noise emissions measured at the boundary of the site must not cause
environmental harm.

Response: The existing noise levels from traffic are not considered to be
environmental harm. The future noise levels are unlikely to be fundamentally
different in the short-term but may change or intensify over time as traffic
continues to increase. Highway traffic will continue to increase regardless of the
type of intersection treatment. The works, however, do not generate new traffic
and therefore do not generate noise directly. The roundabout will change traffic
flow so that it is slower overall, with all vehicles slowing on approach and
accelerating on exit. Council’s EHO notes that the relevant traffic noise guidelines
do not require noise mitigation measures for upgrades to intersections in low traffic
speed environments. Thus, it is reasonable to expect that such changes in vehicle
noise will not give rise to environmental harm.

10.4 Development Standards in the General Residential Zone

As no buildings are proposed, the development standards associated with 10.4
Residential Buildings and Works (residential only) and 10.5.1 Non-dwelling
development (relating to residential scale and the performance criterial relates to
performance criteria “as if it were a dwelling”) are not applicable.
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Low Density Residential Zone

The Utilities Use Class is discretionary in the Low Density Residential Zone

Figure 4. Approx. area of Low Residential Zone impacted by works
(excluding road reserves)

12.3 Use Standards

12.3.1 Non-Residential Use. Acceptable Solution Al provides 8am to 6pm Monday
to Friday operating hours, and lesser hours for weekends and holidays, which are
not met. A2 provides similar noise levels as previously discussed for the Utilities
Zone (i.e., a 5 dB(A) above background limit). A3 (lighting) and A4 (commercial
vehicle movements) are not relevant, for reasons discussed previously for the
Utilities Zone.

P1

Hours of operation must not have an unreasonable impact upon the
residential amenity through commercial vehicle movements, noise or other
emissions that are unreasonable in their timing, duration or extent.

Response: The future noise levels are unlikely to be fundamentally different in the
short-term but may change or intensify over time as traffic continues to increase.
The works, however, do not generate new traffic and therefore do not generate
noise directly.
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The roundabout will change traffic flow so that it is slower overall, with all vehicles
slowing on approach and accelerating on exit. Council’s EHO notes that the relevant
traffic noise guidelines to not require noise mitigation measures for upgrades to
intersections in low traffic speed environments. Thus, it is reasonable to expect
that such changes in vehicle noise will not cause an unreasonable impact.

P2
Noise emissions measured at the boundary of the site must not cause
environmental harm.

Response: The existing noise levels from traffic are not considered to be
environmental harm. The future noise levels are unlikely to be fundamentally
different in the short-term but may change or intensify over time as traffic
continues to increase. Highway traffic will continue to increase regardless of the
type of intersection treatment. The works, however, do not generate new traffic
and therefore do not generate noise directly. The roundabout will change traffic
flow so that it is slower overlay and with all vehicles must slow on approach and
accelerate on exit. Council’s EHO notes that the relevant traffic noise guidelines to
not require noise mitigation measures for upgrades to intersections in low traffic
speed environments. Thus, it is reasonable to expect that such changes in vehicle
noise will not give rise to environmental harm.

12.4 Development Standards for Buildings and Works in the Low Density Residential
Zone

As no buildings are proposed, the following development standards are not
applicable:

e 12.4.1 Non-dwelling development,

e 12.4.2 Setbacks and building envelope,

e 12.4.3 Site coverage and private open space,

e 12.4.4 Sunlight and overshadowing,

e 12.4.5 Width of openings for garages and carports,
e 12.4.6 Privacy,

e 12.4.8 Waste storage for multiple dwellings, and

e 12.4.9 Residential density for multiple dwellings.

Standard 12.4.7 Fences, is not applicable as the replacement of fencing is exempt.
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Particular Purpose (Future Urban) Zone

The Utilities Use Class is discretionary in the Particular Purpose (Future Urban)
Zone.

Figure 5. Approx. area of Particular Purpose (Future Urban) Zone impacted by works

32.3 Use Standards
There are no Use Standards in the Particular Purpose (Future Urban) Zone.

32.4 Development Standards for Buildings and Works in the Particular Purpose
(Future Urban) Zone

The single development standard in the zone provides an Acceptable Solution that
requires development to either relate to a single dwelling use or be of a temporary
nature. According, the following Performance Criteria applies:

P1
Development must not preclude or hinder the effective and efficient future
subdivision and development of the land to urban densities.

The extent of works in the zone is minimal. The roundabout will create additional
connectivity options for the future development of land in the zone and is
consistent with the Performance Criteria.
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Codes

The application is subject to the following Codes: E5.0 Road and Railway Assets
Code, E6.0 Parking and Access Code, and E7.0 Stormwater Management Code.

E5.0 Road and Railway Assets Code

The following standards are not applicable: E5.5.2 Exiting level crossings and E5.6.3
New level crossings, as these relate to the rail network, and E5.6.1 as this relates to
category 1 and 2 roads only.

E5.5 Use Standards
E5.5.1 Existing road accesses and junctions

Although the roundabout is new, it must be treated an as upgrade to the existing
conditions rather than new, standalone works, having regard to the Resource
Management and Planning Tribunal decision on the Hobart International Airport
flyover.

E5.5.1 A3 applies to roads signed 60km/hr or less and the Acceptable Solution
provides a capped average daily traffic increase of 40 vehicle movements per day
or 20% increase.

The Traffic Impact Assessments (TIA) in Appendix D for prior residential approvals
both recommend a roundabout installation at this location. One TIA relates to the
297 lot subdivision permit off Pawleena Road and the other for the rezoning of land
to the south of the Arthur Highway which has no associated permit.

Whilst the roundabout is associated with an increase in traffic, the roundabout
itself and therefore this application, does not directly generate an increase in
traffic. From the perspective of the planning scheme and the narrow scope of this
application, the Acceptable Solution E5.5.1 A3 is met.

E5.6.2 Road Access and Junctions

This Standard provides Acceptable Solution Al of no new access or junction to a
road signed a 60km/hr or more, which is not applicable. Acceptable Solution A2
relates to the number of accesses, and limits property access to one, two-way
access to two, one-way accesses. The second access for 2 Pawleena Road is existing
and therefore complies.

E5.6.4 Sight distance at accesses, junctions and level crossings

The minimum sight distance requirements of this Standard are met.
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E6.0 Parking and Access Code

Consideration of the Parking and Access Code is limited to the new and upgraded
private road accesses to 1 and 2 Pawleena Road.

These accesses are to be sealed, will have sufficient sight distance and meet the
Acceptable Solution of each applicable Standard.

E7.0 Stormwater Management Code

E7.6 Use Standards

There are no Use Standards in this Code
E7.7 Development Standards

E7.7.1 Stormwater Drainage and Disposal

Acceptable Solution Al requires all impervious surfaces to be drained to the public
stormwater system, which is achieved.

Acceptable Solution A2 applies to a new impervious surface of more than 600m?.
Scaled measurements indicate that an additional 485m? of impervious surface to
the southern side of the existing highway associated with the fourth entry/exit
point and an additional 400m2 to the northern side. The Performance Criteria
therefore applies.

P2

A stormwater system for a new development must incorporate a
stormwater drainage system of a size and design sufficient to achieve the
stormwater quality and quantity targets in accordance with the State
Stormwater Strategy 2010, as detailed in Table E7.1 unless it is not feasible
to do so.

The existing stormwater system that is to be utilised consists of open table drains
along the Arthur Highway and kerb and channel along Pawleena Road, both leading
to Sorell Rivulet. It is not clear if the existing system will achieve the stormwater
quality targets, however, open table drains do remove nutrients and pollutants
from stormwater. The flows to Pawleena Road will be incorporated into an
upgraded network associated with residential subdivisions that will achieve
adequate stormwater quality. In this light, it is not feasible or necessary to provide
additional measures in association with this development.
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STATE POLICIES AND ACT OBJECTIVES
The proposal is deemed to be consistent with the outcomes of the State Policies.
State Coastal Policy 1996

This policy applies to all land within one kilometre inland from the high-water
mark. The proposed road works fall within the area covered by the policy which
has the three following principles:

e Natural and cultural values of the coast shall be protected

e The coast shall be used and developed in a sustainable manner; and

e Integrated management and protection of the coastal zone is a shared
responsibility.

The roundabout will not impact scenic, cultural or natural values, and is related to
existing and major infrastructure.

State Policy on Water Quality Management 1997

The purpose of this state policy is to achieve the sustainable management of
Tasmania's surface water and groundwater resources by protecting or enhancing
their qualities while allowing for sustainable development in accordance with the
objectives of Tasmania’s Resource Management and Planning System.

The works proposed will not impact on the qualities of surface water and
groundwater resources. A condition should be included in any permit granted that
requires the implementation of a Construction Environmental Management Plan
to, among other matters, address potential siltation and sedimentation during
construction.

State Policy on the Protection of Agricultural Land 2009
This Policy does not apply as all land is zoned for urban development.
Representations

At the time of preparing this report, one representation was received raising the
following issues.

e Alternative options

Response: Irrespective of alternatives, the Planning Authority is bound to
determine the application as submitted against the applicable Standards of the
Scheme. The Scheme does not include any applicable Standards that have regard
to alternative options. As such, this issue should not be considered.
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e Timing of lodgement and exhibition of application

Response: The Scheme does not include any applicable Standards that have regard
to alternative options. As such, this issue should not be considered by the Planning
Authority.

e Increased runoff

Response: The works will increase hardstand areas. Stormwater management
includes the extension of the Pawleena Road kerb to, and along, the Arthur
Highway to direct runoff past private property and thereby reduce runoff to private
property.

e Increased traffic noise

Response: This issue is considered by the use standards for some of the relevant
zones and is discussed earlier in the report. Unreasonable impacts from traffic
noise will not arise.

e Traffic safety at private accesses

Response: The development engineer referral does not identify any concerns with
the location of the private accesses and recommends a standard requirement for
detailed drawings to be provided prior to works commencing. The separation from
the intersection to lot accesses comply with the relevant standards.

e Queuing of northbound traffic along Pawleena Road turning right into 1
Pawleena Road

Response: This concern would be mitigated by relocating the private access as far
north as practicable. However, without relocation there is room for one vehicle to
gueue. Itis noted that the speed environment is low and the number of right turns
into the property will be low. Again, the development engineer referral does not
identify any concerns with the location of the private accesses.

e Removal of established trees and shrubs impacting privacy and amenity

Response: Necessary vegetation removal will cause a loss of screening. The
Scheme, however, does not include any direct provision that considers privacy
impacts other than between windows and decks of adjoining properties. In this
light, it is difficult to view the impact as being unreasonable. The impact could be
mitigated by replacement plantings (or provision thereof) and a condition to this
effect is recommended for inclusion on any permit granted.
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e Wheelchair friendly access from Pawleena Road.

The design includes ramps north, south, west and east of the roundabout to
facilitate wheelchair friendly access.

Conclusion

The application seeks approval for a roundabout with four entry/exit points to
replace an existing ‘T" intersection at Pawleena Road and Arthur Highway, Sorell.
The roundabout will improve existing traffic safety and efficiency and provide for
future traffic increases associated with multiple subdivisions in the surrounding
area. The existing intersection, particularly for traffic exiting Pawleena Road, is
constrained.

The issues raised by the representors have been considered and responses
provided in this report.

The application complies with each applicable Standard of the Sorell Interim
Planning Scheme 2015 and is recommended for conditional approval.

SHANE WELLS
CONSULTANT PLANNER
Date: 10 January 2022

Attachments:

e Application form

e Planning submission prepared by ERA Planning and Environment inclusive
of supporting report and proposal plans

e Referrals from Council’s Development Engineer dated 6 January 2022 &
Development and Manager Regulatory Services dated 16 December 2021
July

e TasWater Referral

e Representation
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2 The proposal

2.1 Description of proposal

The proposal invalves a new roundabout where Pawleena Road and Arthur Highway intersect ata ‘T’
intersection. The purpose of the roundabout is to provide for a safer junction having regard to the increased
traffic arising from recent and approved developments aleng Pawleena Road.

The reundabout would also provide a cannection inte private owned land opposite Pawleena Road to facilitate
future development of this land.

The construction of the roundabout requires the relocation of underground services would, namely the public
reticulated stormwater and water. There would alsc be a change to overhead power involving the relocation of 2
poles.

Works will also include the following:
s  The removal of property fencing

¢ Replacement boundary fencing, which will be provided as colourbond (maximum height to be specified)
or replaced like for like particularly in relation to frontage fencing?

¢ The addition of a guardrail opposite #2 Pawleena Rd

e The existing southern access into #2 Pawleena Rd is te be retained as a left turn in only, subject to the
final grade/level of Pawleena Rd

e The existing access into #1 Pawleena Rd will be widened to accommadate right turn in and left turn

s Any necessary grade adjustment works to the accesses of #1 and #2 Pawleena Rd in the road
reservation

s |fscreening / privacy vegetation is required, this will be provided by way of a contribution to the
QWners.

2.2 Application documentation

In support of this planning applicaticn 2 separate Traffic Impact Assessments (TIAs) have been included at
Appendix D. These TIAs were submitted for recent applicaticns that have since been approved. These
assessments both highlighted a need for a roundabout upgrade at the subject intersection to improve the
efficiency and safety of the road network. These reports are therefore relevant to this current application, as this
application is the consequence of the approvals to increase the density proximate to the intersection. These
documents include:

o TIA, prepared by Milan Predanovic in February 2020 is at Appendix D. This relates to a recent rezening
in proximity to the road intersection (PSA-3-2019). At the time of assessment, this report discussed the

L Like for like replacement of frontage fencing is exempt from requiring a planning permit under Clause 5.3.2. Boundary fencing is also
exempt under Clause 5.6.2

Roundabout
Pawleena Road & Arthur Highway 5
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need for an upgrade to the Pawleena Road / Arthur Highway intersection. This rezoning was

subsequently approved in April 2021.

o TIA, prepared by Milan Predanavic in November 2020 relating to a 297 lot residential subdivision at
Pawleena Road / Nugent Road for a large residential subdivision (SA2020/17).

Roundabout
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Examples include an electrical sub-station or powerline, gas, water or sewerage main, optic fibre main or
distribution hub, pumping station, railway line, retarding basin, road, sewage treatment plant, storm or
flood water drain, water storage dam and weir.”
Utilities is a discretionary use in the General Residential (Table 10.2), Low Density Residential {Table 12.2) and
Particular Purpose — Future Urban (Table 32.2) zones. Under Table 28.2 of the Utilities Zone, Utilities is a
permitted use.
When a proposed use is a Discretionary use, the Zone Purpose Statements must be considered. Subsequently
the Zone Purpose Statements must be considered for General Residential, Low Density Residential and Particular

Purpose — Future Urban zones.

4.2.1 General Residential Zone Purpose Statements

Clause 10.1.1 provides for the following zone purpose statements in the General Residential Zone:

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

10.1.1.2 To provide for compatible non-residential uses that primarily serve the local community.
101.1.3 To provide for the efficient utilisation of services.
10.1.1.4 To manage new development within the Southern Beaches in @ manner consistent with its

established character and density while preventing further subdivision until the provision of

planned reticulated water and sewerage infrastructure occurs.

In response to the above, given the intent of the roundabout is to improve the efficiency of the road network, it
is considered that the proposal aligns with statement 10.1.1.3 above as it will provide for the efficient utilisation
of services. Attainment of the other zone purpose statements is unaffected by the preposal.

4272 Low Density Residential Zone Purpose Statements

Clause 12.1.1 provides for the following zone purpose statements in the Low Density Residential Zone:

12.1.1.1 To provide for residential use or development on larger lots in residential areas where there
are infrastructure or environmental constraints that limit development.

12.1.1.2 To provide for non-residential uses that are compatible with residential amenity.

12.1.1.3 To avoid land use conflict with adjacent Rural Resource or Significant Agricuitural zoned

land by providing for adequate buffer areas.

In response to the above, the proposed roundabout can align with statement 12.1.1.2, as it is intended tc
improve the transport network that will service the existing and future residential uses in the area. Attainment

of the other zone purpose statements is unaffected by the proposal.

A42.35 Particular Purpose Zone 1 - Urban Growth Zone

Clause 32.1.1 provides for the following zone purpose statements in the Particular Purpose Zone 1:

32.1.1.1 To identify non-urban land intended to be largely converted to urban use and development

in the future.

Roundabout
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A2

Noise emissions measured at the boundary of the site
must not exceed the following:

{a) 55 dB(A) (LAeq) between the hours of 8.00 am
to 6.00 pmy;

{b) 5dB(A) above the background (LASO) level or
40dB(A) (LAeq), whichever is the lower, between
the hours of 6.00 pm to 800 am;

{c) 65dB(A) {LAmax) at any time.

Measurement of noise levels must be in accordance
with the methods in the Tasmanian Noise
Measurement Procedures Manual, issued by the
Director of Environmental Management, including
adjustment of noise levels for tonality and
impulsiveness.

Noise levels are to be averaged over a 15 minute time
interval.

P2

Noise emissions measured at the boundary of the site
must not cause environmental harm.

Planner Respanse

The proposal is for an upgrade to a Utilities use that currently operates at 24/7 and is unlikely to comply with

A2.The road is to be upgraded only to facilitate a safer and mere efficient intersection. As the proposal does

not itself alter traffic volumes, type or intensity it is considered that the roundabout will not generate

environmental harm and the proposal can satisfy P2.

A3

External lighting must comply with all of the
following:

fa) be turned off between 6:00 pm and 8.00 am,

except for security lighting;

fb) security lighting must be baffled to ensure they
do not cause emission of light into adjoining
private land.

P3

External lighting must not adversely affect existing or
future residential amenity, having regard to afl of the
following:

fa) level of illumination and duration of lighting,

(b) (b}

adjacent dwelling.

distance to habitable rooms in an

Planner Respanse

No additional streetlighting is proposed as part of the roundabout upgrade. For this reason A3 can be

complied with.

A4

Commercial vehicle movements, {including loading

and unloading and garbage removal) to or from a site

P4

Commercial vehicle movements, {including loading
and unloading and garbage removal) must not result

Roundabout
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Planner Response

impact upon the residential amenity and can satisfy P1.

As discussed previously in this report, the proposal is for an upgrade to a Utilities use that currently operates
outside of the hours stipulated by A1 and subsequently P1 needs to be considered. The road is to be
upgraded only to facilitate a safer and more efficient intersection. As the proposal does not itself alter traffic
volumes, type or intensity it is considered that the roundabout will not have any additional unreasonable

A2

Noise ernissions measured at the boundary of the site
must not exceed the following:

fa) 55dB{A)(LAeq) between the hours of 8.00 am
to 6.00 pm;

{b) 5dB{A) above the background {LASO) level or
40dB(A) {LAeq), whichever is the lower, between
the hours of 6.00 pm to 8.00 am;

fc) 65dB(A) (LAmax) at any time.

Measurement of noise levels must be in accordance
with the methods in the Tasmanian Noise
Measurement Procedures Manual, issued by the
Director of Environmental Management, including
adjustment of noise levels for tonality and
impuisiveness.

Noise levels are to be averaged over a 15 minute time
interval.

P2

Noise emissions measured at the boundary of the site
must not cause environmental harm.

Planner Response

The propesal is for an upgrade to a Utilities use that currently operates at any time and is unlikely to comply
with A2. The road is to be upgraded only to facilitate a safer and more efficient intersection. As the proposal
does not itself alter traffic volumes, type or intensity it is considered that environmental harm will not be
created as a result of the development and the propaosal can satisfy P2.

A3

External lighting must comply with all of the
following:

{a) be turned off between 6:00 pm and 8:00 am,
except for security lighting;

{b) security lighting must be baffled to ensure
they do not cause emission of light into adfoining
private land.

P3

External lighting must not adversely affect existing or
future residential amenity, having regard to all of the
following:

{a) level of ilumination and duration of lighting,

{b) distance to habitable rooms in an adjacent
dwelling.

Roundabout
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Planner Response

cemplied with.

No additional streetlighting is proposed as part of the roundabout upgrade. For this reason A3 can be

Ad

Commercial vehicle movements, (including loading
and unloading and garbage remaoval) to or from a site
must be limited to 20 vehicle movements per day and
be within the hours of:

(a) 7.00 am to 5.00 pm Mondays to Fridays
inclusive;

(b) 9.00 am to 12 noon Saturdays;

(c) nil on Sundays and Public Holidays.

P4

Commercial vehicle movements, {including loading
and unloading and garbage removal) must not result
in unreasonable adverse impact upon residential
amenity having regard to all of the following:

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

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

{c) the size of commercial vehicles involved;

{d) the ability of the site to accommodate
commercial vehicle turning movements, including the
amount of reversing (including associated warning
noise);

{e) noise reducing structures between vehicle
movement areas and dwellings;

{f) the level of traffic on the road;

{g) the potential for conflicts with other traffic.

Planner Response

The proposed development does not incorporate commercial vehicles and A4 is not considered applicable.

The Low Density Residential zone also includes use standards for Visitor Accommodation which are not relevant

to this application.

4.6.3 Use standards in the Particular Purpose Zone 1 - Urban Growth Zone

There are no use standards for the Particular Purpose Zone 1 — Urban Growth Zone.

Roundabout
Pawleena Road & Arthur Highway
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Development must comply with any of the following: | Development must not preciude or hinder the
effective and efficient future subdivision and

(a) be for an addition to an existing dwelling, an .
development of the land to urban densities.

ancillary dwelling or a home based business;

{b) be for asingle dwelling and is on a lot no more
than 2,000 m? in size;

(c) beofatemporary nature able to be readily
removed prior to the development of the land
for urban purposes.

Planner Response

The proposed development does not comply with Al a}, b) or ¢} and so the Performance Criteria P1 must be
considered. Given that the purpose of the roundabout is to improve the efficiency and safety of the existing
road network, the works will facilitate the efficient future subdivision and development of the land to urban

densities. Therefare, it is considered that the proposed warks can satisfy P1.

Roundabout
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5 C(Codes

5.1 Applicable codes

The following codes are patentially applicable to the application:
e Bushfire Prone Areas
s Road and railway assets code (this code applies as the use and development will require a new junction}
s Parking and access code (this code applies to all use and development}

e Stormwater management code (this code applies to all use and development)

5.2 E1.0 Bushfire-Prone Areas code

The Bushfire-Prone Area overlay effects the subject area, however, as the proposed developmentis not for a
subdivision nor for a vulnerable use or hazardous use, this code is not applicable.

5.3 E5.0 Road and railway assets code

The purpese of this code is to protect the safety and efficiency of the road and railway networks and reduce
conflicts between sensitive uses and major roads and the rail network. As this proposal involves the
development of a new intersection, the Code applies. The relevant standards frem this code are considered
below.

E5.5.1 Existing road accesses and junctions

Acceptable Solution Response

Al The Arthur Highway and Paweena Road have a speed

The annual average daily traffic (AADT) of vehicle limit of 60 km/hr at the intersection and therefore Al

movements, to and from a site, onto a category 1 or HBeSRELAPRY.
category 2 road, in an area subject to a speed limit of
more than 60km/h , must not increase by more than
10% or 10 vehicle movements per day, whichever is

the greater.

A2 The Arthur Highway and Paweena Road have a speed

shemmmel averags duly o AT ofveRic limit of 60 km/hr at the intersection and therefore A2

movements, to and from a site, using an existing does not apply.
access or junction, in an area subject to a speed limit
of more than 60km/h, must not increase by more
than 10% or 10 vehicle movements per day,

whichever is the greater.

A3 The planned upgrades to the intersection are in
response to growth within the region and

subsequent traffic and safety cencerns of the existing

Roundabout
Pawleena Road & Arthur Highway 20
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The annual average daily traffic (AADT) of vehicle
movements, to and from a site, using an existing
access or junction, in an areq subfect to a speed limit
of 60km/h or less, must not increase by more than
20% or 40 vehicle movements per day, whichever is
the greater.

T intersection. The new roundabout is an addition
to an existing road and is not expected to increase
the amount of traffic that utilises this intersection,
but rather will increase the efficiency of the existing
transport link.

A Traffic Impact Assessment (TIA) was prepared by
Milan Prodanovic in February 2020, to support a
rezoning of land to the south of the existing
Pawleena Road / Arthur Highway (5 Arthur Highway
& Lot 1 Arthur Highway, Sorell) from Particular
Purpase Zone 1 - Urban Growth Zone to General
Residential and Particular Purpose Zone 2 - Future
Road Corridor. This planning scheme amendment
came into effect in April 2021 (PSA-3-2019). The
Future Read Corridor is the designated site for a
future by-pass road.

A second Traffic Impact Assessment (TIA) was
prepared by Milan Prodanovic in November 2020, to
support a residential subdivision application at
Pawleena Road / Nugent Road for up to 323
residential lots. This subdivision was approved in
March 2021 (SUB-7.2020.147.1}.

Both aforementicned TIAs recommended the
installation of the roundabout contral at the
Pawleena Road/Arthur Highway/subdivisional road
intersection to extend the efficient operaticn of the
junction for a number of years, until the planned
bypass is constructed by the Department of State
Growth. A full capy of the TlAs are attached to this
report (Appendix D) for background information.

E5.6.1 Development adjacent to roads and railways

All

Except as provided in A1.2, the following
development must be located at least 50m from the
rail network, or a category 1 road or category 2 road,
in an area subject to a speed limit of more than
60km/h:

fa) new buildings;

(b) otherroad or earth works, and

The Arthur Highway and Paweena Road have a speed
limit of 60 km/hr at the intersection and therefore
Al.1 does not apply.

No buildings are proposed and therefore A1.2 does
not apply.

Roundabout
Pawleena Road & Arthur Highway
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fc/
Al.2

building envelopes on new lots.

Buildings, may be:
(a)

located within a row of existing buildings and
setback no closer than the immediately

adjacent building; or

{b) an extension which extends no closer than:
(i) the existing building, or
(i) an immediately adjacent building.

E5.6.2 Road accesses and junctions

Al

No new access or junction to roads in an area subject
to a speed limit of more than 60kmy/h.

The Arthur Highway and Paweena Road have a speed
limit of 60 km/hr at the intersection and therefore
Al does not apply.

A2

No more than one access providing both entry and
exit, or two accesses providing separate entry and
exit, to roads in an area subject to a speed limit of
60km/h or less.

The preposal is for a new junction rather than a new
access and therefore A2 does not apply.

E5.6.3 New level crossings

Al

No acceptable solution.

The works do not invelve land across a railway
therefore this does not apply.

E5.6.4 Sight distance at accesses, junctions and |evel cr

0ssings

Al
Sight distances at:

{a) an access or junction must comply with the Safe
intersection Sight Distance shown in Table £5.1;

and

(b) rail level crossings must comply with AS1742.7
Manual of uniform traffic control devices -
Raitway crossings, Standards Association of

Australia.

This has been assessed and has been determined to
comply with the sight distance requirements shown
in Table ES.1.

Roundabout
Pawleena Road & Arthur Highway
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A major stormwater drainage system must be The proposed works do however include upgrades to
designed to accommodate a storm with an AR{ of 100 | the existing public stormwater system within the
years. road.
Roundabout
Pawleena Road & Arthur Highway 24
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Conclusion

This development proposes an upgrade of the existing ‘T intersection of Pawleena Road and the Arthur

Highway. The provision of a roundabout was a recommendation of several Traffic Impact Assessments submitted

in response to rezonings and subdivisions in the area. Due to the expected increase in residential development

in the surrounding area, the existing intersection was not considered to be safe or efficient.

Alongside the provision of a roundabout, the proposed upgrade will include following works:

The removal of property fencing;

Replacement boundary fencing will be provided as colourbond {maximum height to be specified) or
replaced like for like particularly for frontage fencing;

The addition of a guardrail opposite #2 Pawleena Rd;

The existing southern access into #2 Pawleena Rd is to be retained as a left turn in only — note this is
subject to the final grade/level of Pawleena Rd;

The existing access into #1 Pawleena Rd will be widened to accommodate right turn in and left turn;

Any necessary grade adjustment works to the accesses of #1 and #2 Pawleena Rd in the road
reservation will be included; and

If screening / privacy vegetation is required, this will be provided by way of a contribution to the land
owners.

The application requests a discretion against the performance criteria of:

Clause 10.3.1 Non-Residential Use (P1 relating to hours of cperation)

Clause 10.3.1 Non-Residential Use (P2 relating to noise emissions)

Clause 12.4.1 Non-Residential Use (P1 relating to hours of operation)

Clause 12.4.1 Non-Residential Use (P2 relating to noise emissions)

Clause 28.3.2 Noise (A1)

Clause 28.4.3 Landscaping (P2 relating to landscaping adjoining a residential zone)

Clause 32.4.1 Buildings and Works (P1)

Subject to conditions of approval requiring provision of a detailed landscaping plan (to satisfy and detailed
stormwater design drawings to ensure compliance with A3 and A4 of Clause E7.7.1, the proposal is considered

consistent with the requirements of the Sorelf Interirm Planning Scheme 2015.

Roundabout
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(2) Airborne dust from construction works, roads, disturbed areas, storage heaps, or
machinery operating on the land must not create an environmental nuisance.
Areas must be dampened, covered, compacted or otherwise treated to reduce
dust emissions.

(3) A Construction Environmental Management Plan (CEMP) must be prepared and
submitted to the General Manager. No works shall commence until the Manager
of Regulatory Services is satisfied that the CEMP is consistent with the permit
conditions.

(4) The Construction Environmental Management Plan (CEMP) must contain a
description of the proposed timing and sequence of the major construction
activities and of the proposed management measures to be implemented to
avoid or minimise the environmental impacts during the construction phase. The
CEMP must include, but not necessarily be limited to, management measures in
relation to the following:

¢ How noise from construction works will he managed,

» Measures to protect nearby residents significantly affected by construction
noise;

e Details of how the contractor will consult and communicate with residents;

» Soil and Water Management strategies to prevent sediment entering
stormwater and surface waters;

¢ Measures to ensure fuel and hazardous substances do not contaminate land
or water;

+ Dust suppression measures to protect nearby residents,;

Signed  Greg Robertson Date Completed: 16/12/2021
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ENGINEERING SERVICES
DEVELOPMENT APPLICATION ASSESSMENT

Date Application Received 13/12/2021

Application Number DA5/2021/4171
Applicants Name Robert Higgins
Address Pawleena Road / Arthur Highway Intersection

Proposal (brief description) New roundabout
Lot No: N/A

Certificate of Title No: Various

DEVELOPMENT ENGINEER — DENIS WALL

General Comments:
The application is for the construction of a new roundabout at the intersection of
Pawleena Road and Arthur Highway.

The development includes new Council infrastructure and standard conditions for design
and review of infrastructure have been included.

Stormwater for the development will need to be designed to accommodate a storm with
an ARI of 20 years. Additionally, existing infrastructure will need to be upgraded if
required to accommodate any additional stormwater flow caused by the development.
Details of this including flow rates and long sections must be provided in the detailed
plans submitted to Council for review.

A new access to Council’s standards will need to be provided for 1 and 2 Pawleena Road.
Details of these accesses must be provided in the detailed plans submitted to Council for
review.

Footpaths will be provided, including kerb ramps, as shown in the concept advertised
plans and in accordance with Council standards. Details of footpath construction must
be included in the detailed plans submitted to Council for review.

DSG requirements have been included.

Representation received which has concerns about traffic, stormwater, and footpaths
(wheelchair access). The proposed development has limited stormwater details, | have
included a condition requiring a more detailed design to address this — there should be
no increase in runoff for a storm with an AR| of 20 years. The proposal includes footpaths
and kerb ramps with pedestrian refuges — should greatly increase the wheelchair access.
All traffic related concerns are likely to be considerably worse the existing intersection as
opposed to a roundabout.
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Recommended Conditions:

1. All works shall be constructed in accordance with Council's current Standard
Drawings and Specifications, and under the direct supervision of a qualified civil
engineer. All information, design plans, and works shall be to the satisfaction of
Council's Manager Engineering and Regulatory Services (ME&RS).

2. All works shall be undertaken at the developer's expense.

3. Prior to the commencement of the development of the site, revised detailed plans
and specifications must be submitted to Council's ME&RS for approval. Such
plans and specifications shall:

a. Include all infrastructure works required by the permit or shown on the
endorsed plans;

bh. Be prepared by a suitably qualified and experienced engineer or
engineering consultancy;

c. Be prepared substantially in accordance with the current IPWEA Standard
Drawings and Tasmanian Subdivision Guidelines available on the LGAT
website;

4. All new stormwater infrastructure shall be designed to accommodate a storm with
an ARI of 20 years. Details of this, including predicted / maximum flow rates and
long sections, shall be included within the detailed plans and specifications.

5. The existing DN600 culvert under Pawleena Road shall be upgraded if required
to accommodate any increased stormwater flow as a result of the development.
The existing roadside table drain downstream of the development shall also be
upgraded if required to ensure sufficient capacity is available to carry any
additional stormwater generated by the development into the Sorell Rivulet.

6. The existing property access for both 1 and 2 Pawleena Road shall be upgraded
or replaced generally in accordance with TSD-R09-v3 and TSD-R16-v3 or as
approved by Council's ME&RS. Details of this shall be included within the detailed
plans and specifications.

7. Any access off Arthur highway which is replaced or medified as part of the works
shall be completed in accordance with the requirements of the Department of
State Growth and with an appropriate permit.

8. Footpaths shall be constructed from reinforced concrete as shown on the
advertised general arrangement plan, 21306-01 Rev A, completed by Poortenaar
Consulting, dated July 2021, and generally in accordance with Council’'s Standard
Drawing TSD-R11-v3. The minimum width for all footpaths shall be 1.5 metres.

9. Kerh ramps shall be installed on footpaths at all intersections and road crossings
in generally accordance with Council’'s Standard Drawings TSD-R08-v3 and TSD-
R18-v3.

10.A fee is associated with the review and approval of engineering design plans. The
fee will be calculated at 1% of the construction estimate or contract price for
stormwater, roadworks, and street lights. This shall be paid along with inspection
fees prior to commencing works. An invoice will be provided with the approval
letter.
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17.The Soil and Stormwater Management Plan must be approved by Council's
ME&RS and fully implemented prior to any works commencing on site. No
polluted and/or sediment laden runoff must discharge directly or indirectly into
Council's drains or watercourses during development.

18. The Weed Management Plan must be prepared by a suitably qualified person and
submitted by the applicant to be approved by Councils ME&RS before
commencing any works on the property. It shall identify and detail how weeds will
be eradicated on site, including a specification for ‘clean fill' only to be used on
site. In order to prevent the spread of weeds to off-site areas, it is essential to
apply quarantine measures as follows:

e. Install a bunded and dedicated wash-down area located toward the lower
area of the property;

f. Wash down all earth moving machinery on-site prior to machinery leaving
site.

19.The applicant shall provide Council with “As Constructed” drawings of the
development and complete the Data Spreadsheet, copy available form Council,
at the completion works. The following list must be submitted as part of these
requirements:

a. “As Constructed” drawings must be clearly understood and must provide
all relevant information to the works. The minimum standard for “As
Constructed” drawings is demonstrated through the As Constructed
Example Drawing, available by contacting Council;

b. “As Constructed” drawing must be completed and certified by a qualified
surveyor or engineer prior to the works being placed on maintenance;

c. “As Constructed” drawings must be accurate to AHD and GDA94 and
must be drawn to an appropriate scale, show all top, inlet and outlet invert
levels and shall be to the satisfaction of Council's ME&RS;

d. “As Constructed” drawings must be provided electronically in both _pdf
and .dwg or .dxf formats, or as otherwise approved by Council's ME&RS;

e. The Data Spreadsheet must be completed and certified by a suitably
qualified surveyor or engineer prior to the works being placed on
maintenance;

f. The Data Spreadsheet must be provided to Council's Asset Manager
along with the “As Constructed” drawings;

g. All height and special information must be accurate to AHD and GDA94,
to the satisfaction of Council's ME&RS;

g. The data spreadsheet must be provided electronically, as an Excel
document; Photographs of all newly constructed assets must be supplied
to Council; a description of photos required is outlined in the Data
Spreadsheet Information.

h. Compaction and soil tests results for all earthworks or pavement works;

i. Anengineer’s certificate stating that each component of the works complies
with the approved engineering plans and Council standards.

20.The Defects Liability Period shall be a minimum of twelve (12) months from the
date of Practical Completion. Prior to the sealing of the Final Plan of Survey, the
person responsible must lodge with the Council a bond in the form of a bank
guarantee or a cash deposit for the duration of the defect liability period for the
amount equal to 5% of the total construction value.
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SORELL COUNGIL 6" January, 2022
The General Manager

Sorell Council 6 JAN 2022
47 Cole Street, Sorell 7172
RECEIVED

Dear Sir :

REPRESENTATION re DA 2021/417-1
PROPOSED PAWLEENA RD/ARTHUR HIGHWAY ROUNDABOUT & ASSOC
WORKS

My name is Part of my land is being acquired
in connection with the above work.

I wish to make the following representation in regard to these works:

I object to the roundabout mainly because I do not believe that all options have been
explored. The consultation that did occur was far too late; Although suggestions were asked
for (late November, 2021) the distinct impression conveyed was that all options had been
considered, with that referred to in the DA being the only viable option. Additionally, one
development is apparently too far thru the design and Council consultation process to make
changes. More emphasis is obviously placed on developers profits rather than existing
residents entitlements.

I believe it was disingenuous of the Council to advertise the DA at the time they did, when
everything was closed down for the Christmas - New Year break. Some, like myself and at
least one other neighbour directly affectly affected by the DA were absent on holiday,
without facilities to put a representation together. Getting a solicitor to act on my behalf at
that time of year was a hopeless task as nothing could be done until the content of the DA
was known and appropriate research could be undertaken.

I understand that it has been known by Council for some 5 or 6 years that planning for
the main subdivision of well over 300 lots was at an advanced stage, and that major changes
to the Pawleena Rd / Arthur Highway intersection would be required. This was when traffic
management should have been addressed, not at the stage when some houses are almost
ready to occupy.

Up until about a year ago the land on Arthur Highway opposite Pawleena Rd was not
even zoned Residential. The Council had several options available even at that stage but
incredulously, it appears nothing was planned to address the looming traffic chaos that would
eventuate from theinflux of new residents. It seems that it was largely left to all the
subdivision developers to agree to a last minute plan, which of course maximised the number
of building blocks at the expense of the existing residents.

.

-
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