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1.0 Introduction

This Bushfire Hazard Report has been completed to form part of supporting documentation 

for a planning permit application for a proposed subdivision. The proposed subdivision 

occurs in a Bushfire-prone Area defined by the Sorell Interim Planning Scheme 2015 (the 

Scheme). This report has been prepared by Mark Van den Berg a qualified person under 

Part 4a of the Fire Service Act 1979 of Geo Environmental Solutions Pty Ltd for PDA 

Surveyors.

The report considers all the relevant standards of Code E1 of the planning scheme, 

specifically;

 The requirements for appropriate Hazard Management Areas (HMA’s) in relation to 

building areas;

 The requirements for Public and Private access;

 The provision of water supplies for firefighting purposes;

 Compliance with the planning scheme, and

 Provides a Bushfire Hazard Management Plan to facilitate appropriate compliant 

future development.

2.0 Proposal

It is proposed that a six lot plus balance subdivision be developed on the site described as 

per the proposed plan of subdivision in appendix A.  Public access to new lots will be 

provided by existing public roadways.  The development is proposed to occur as a single 

stage.  The balance lot has existing residential development, lots 1 to 6 inclusive are 

undeveloped.

3.0 Site Description

The subject site comprises private land on one title at 42 Arthur Highway, Dunalley, CT: 

206181/1 (figure 1).  The site occurs in the municipality of Sorell, this application is 

administered through the Sorell Interim planning scheme 2015 which makes provision for 

subdivision. The proposed development occurs within the Rural Living zone.

The site is located north-east of the Dunalley settled area, approximately 1.0km south-east 

of Township Hill (figure 1), is dominated by grassland vegetation transitioning to landscape 

scale native vegetation to the north and north-west.  The sites have gentle slopes with a 

dominantly south eastly aspect, surrounding lands comprise both developed and un-

developed areas characterised by grassland vegetation with sparse native vegetation 

remnants (figure 2).
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Figure 1.  The site in a topographical context, pink line defines the subdivision boundary 
(approx.).

Figure 2. Aerial photo of the site, pink line denotes the property boundaries (approximate).
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4.0 Bushfire Hazard Assessment

4.1 Vegetation

The site and adjacent lands within 100 metres of the proposed building areas carry 

grassland vegetation with landscape scale native forest vegetation to the north-west. Lands 

to the south and west are fragmented by residential development on large lots (figures 3 to 

6).  The highest risk vegetation occurs to the north and north-west of the sites.

4.2 slopes

The effective slopes in relation to the proposed new lots are gentle (<5 degrees) and are 

unlikely to have a significant impact on fire behaviour.

Figure 3.  Grassland vegetation looking north from the vicinity of Lot 3.

Figure 4.  Grassland vegetation looking east from the vicinity of lot 3.

Sorell Council
Development Application: Response to Request for
Information 16-42 Arthur Highway, Dunalley
7.2022.5.1 30/08/2022
Plans Reference: P4
Date Received: 30/08/2022



Bushfire Hazard Report - 42 Arthur Highway, Dunalley, August 2022, J5353v2.0.   Page 6 o f  1 4  

Figure 5. Grassland vegetation looking south from the vicinity of lot 3.

Figure 6. Grassland vegetation looking west from the vicinity of lot 3.

4.3 Bushfire Attack Level

An assessment of vegetation and topography was undertaken within and adjacent to the 

subdivision area.  A bushfire attack level assessment as per AS3959-2018 was completed 

which has determined setbacks for each lot from bushfire-prone vegetation such that 

subsequent residential development does not exceed BAL-19 of AS3959-2018 (appendix B).  

This process defined the building areas on lots 1 to 6 inclusive.  The building areas and 

bushfire attack level are identified on the BHMP.  Where existing residential development 

occurs within the balance lot, a building area has been defined to include the footprint of the 

existing residential development. Sorell Council
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5.0 Bushfire Prone Areas Code

Code E1 of the planning scheme articulates requirements for the provision of hazard 

management areas, standards for access and firefighting water supplies and requirements 

for hazard management for staged subdivisions.  Existing residential development on the 

balance lot will need to comply with sections 5.1, 5.2 and 5.3, these specifications will need 

to be implemented prior to the sealing of titles.

5.1 Hazard Management Areas

Hazard management areas are required to be established for each lot, they provide an area 

around the building within which fuels are managed to reduce the impacts of direct flame 

contact, radiant heat and ember attack on the site. The balance lot, with existing residential 

development will require the HMA to be established prior to sealing of titles. 

The Bushfire Hazard Management Plan (BHMP) shows building areas (for habitable 

buildings) and the associated HMA’s for each lot, guidance for establishment and 

maintenance of HMA’s is provided below.

The subdivision is to occur as a single stage.  Each proposed lot can accommodate a 

hazard management area with sufficient separation from bushfire-prone vegetation not 

exceeding the requirements for BAL-19 of AS3959-2018.  This means that each lot is not 

dependant on adjacent land use or management for bushfire mitigation.

5.1.1 Building areas

Building areas for habitable buildings on each lot are shown on the BHMP.  Each lot has 

been assessed and a Bushfire Attack Level (BAL) assigned to it.  If future buildings are 

located within the building area and comply with the minimum setbacks for the lot, the 

buildings may be constructed to the bushfire attack level assigned to that lot.  If associated 

structures like sheds or other non-habitable buildings exist or are proposed, they do not 

need to conform to a BAL unless they are within 6 metres of the habitable building.  Building 

areas for lots with existing residential development have been defined to include the footprint 

of the existing residential building.
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5.1.2 Hazard Management Area requirements

A hazard management area is the area, between a habitable building or building area and 

the bushfire prone vegetation which provides access to a fire front for firefighting, is 

maintained in a minimal fuel condition and in which there are no other hazards present which 

will significantly contribute to the spread of a bushfire.  This can be achieved through, but is 

not limited to the following strategies;

 Remove fallen limbs, sticks, leaf and bark litter;

 Maintain grass at less than a 100mm height;

 Avoid or minimise the use of flammable mulches (especially against buildings);

 Thin out under-story vegetation to provide horizontal separation between fuels;

 Prune low-hanging tree branches (<2m from the ground) to provide vertical 

separation between fuel layers;

 Remove or prune larger trees to establish and maintain horizontal separation 

between tree canopies;

 Minimise the storage of flammable materials such as firewood;

 Maintain vegetation clearance around vehicular access and water supply points;

 Use low-flammability plant species for landscaping purposes where possible;

 Clear out any accumulated leaf and other debris from roof gutters and other debris 

accumulation points.

It is not necessary to remove all vegetation from the hazard management area, trees and 

shrubs may provide protection from wind borne embers and radiant heat under some 

circumstances if other fuels are appropriately managed.
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5.2 Public and firefighting Access

5.2.1 Public Roads

One new roadway terminating in a cul-de-sac is proposal for this subdivision.  The new 

roadway will be required to conform with the following design and construction 

specifications.

Unless the development standards in the zone require a higher standard, the following 

apply: 

 two-wheel drive, all-weather construction; 
 load capacity of at least 20t, including for bridges and culverts; 
 minimum carriageway width is 7m for a through road, or 5.5m for a dead-end or cul-

de-sac road; 
 minimum vertical clearance of 4m; 
 minimum horizontal clearance of 2m from the edge of the carriageway; 
 cross falls of less than 3 degrees (1:20 or 5%); 
 maximum gradient of 15 degrees (1:3.5 or 28%) for sealed roads, and 10 degrees 

(1:5.5 or 18%) for unsealed roads; 
 curves have a minimum inner radius of 10m; 
 dead-end or cul-de-sac roads are not more than 200m in length unless the 

carriageway is 7 metres in width; 
 dead-end or cul-de-sac roads have a turning circle with a minimum 12m outer radius; 

and 
 carriageways less than 7m wide have ‘No Parking’ zones on one side, indicated by a 

road sign that complies with Australian Standard AS1743-2001 Road signs-
Specifications

5.2.2 Property access (for building compliance)

Property access will be required to be established to access static water supply connection 

points.  The balance lot, with existing residential development, will require property access to 

be modified to achieve the following standards prior to the sealing of titles.

The following design and construction standards apply to property access:

 All-weather construction;
 Load capacity of at least 20 tonnes, including for bridges and culverts;
 Minimum carriageway width of 4 metres;
 Minimum vertical clearance of 4 metres;
 Minimum horizontal clearance of 0.5 metres from the edge of the carriageway;
 Cross falls of less than 3° (1:20 or 5%);
 Dips less than 7° (1:8 or 12.5%) entry and exit angle;
 Curves with a minimum inner radius of 10 metres;
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 Maximum gradient of 15° (1:3.5 or 28%) for sealed roads, and 10° (1:5.5 or 18%) for 
unsealed roads; and

 Terminate with a turning area for fire appliances provided by one of the following: 
i. A turning circle with a minimum inner radius of 10 metres;  
ii. A property access encircling the building; or 
iii. A hammerhead “T” or “Y” turning head 4 metres wide and 8 metres long.

5.3 Water supplies for firefighting (for building compliance)

The subdivision is not serviced by a reticulated water supply.  In this circumstance, a static 

water supply dedicated for firefighting for each building area which is compliant with the 

specifications of table 1 is required.  In the case of the Balance lot with existing residential 

development the static water supply will be required to be provided before the sealing of 

titles.

Table 1. Specifications for static water supplies for firefighting.
Element Requirement

A Distance between 
building area to be 
protected and water 
supply

The following requirements apply:
(a) The building area to be protected must be located within 90 metres of the 
firefighting water point of a static water supply; and 
(b) The distance must be measured as a hose lay, between the firefighting 
water point and the furthest part of the building area.

B Static Water Supplies A static water supply:
(a) May have a remotely located offtake connected to the static water supply;
(b) May be a supply for combined use (firefighting and other uses) but the 
specified minimum quantity of firefighting water must be available at all times;
(c) Must be a minimum of 10,000 litres per building area to be protected. This 
volume of water must not be used for any other purpose including firefighting 
sprinkler or spray systems;  
(d) Must be metal, concrete or lagged by non-combustible materials if above 
ground; and 
(e) If a tank can be located so it is shielded in all directions in compliance with 
Section 3.5 of AS 3959-2018, the tank may be constructed of any material 
provided that the lowest 400 mm of the tank exterior is protected by: 
   (i) metal; 
   (ii) non-combustible material; or 
   (iii) fibre-cement a minimum of 6 mm thickness.

C Fittings, pipework and 
accessories 
(including stands and 
tank supports)

Fittings and pipework associated with a fire fighting water point for a static water 
supply must: 
(a) Have a minimum nominal internal diameter of 50mm;
(b) Be fitted with a valve with a minimum nominal internal diameter of 50mm;  
(c) Be metal or lagged by non-combustible materials if above ground;  
(d) Where buried, have a minimum depth of 300mm (compliant with AS/NZS 
3500.1-2003 Clause 5.23);  
(e) Provide a DIN or NEN standard forged Storz 65 mm coupling fitted with a 
suction washer for connection to firefighting equipment;
(f) Ensure the coupling is accessible and available for connection at all times;  
(g) Ensure the coupling is fitted with a blank cap and securing chain (minimum 
220 mm length);  
(h) Ensure underground tanks have either an opening at the top of not less than 
250 mm diameter or a coupling compliant with this Table; and 
(i) Where a remote offtake is installed, ensure the offtake is in a position that is: 
   (i) Visible;  
   (ii) Accessible to allow connection by firefighting equipment,
   (iii) At a working height of 450 – 600mm above ground level; and
   (iv) Protected from possible damage, including damage by vehicles.
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Element Requirement
D Signage for static 

water connections
Signage for static water connections
The firefighting water point for a static water supply must be identified by a sign 
permanently fixed to the exterior of the assembly in a visible location.  The sign 
must:
(a) comply with the water tank signage requirements within Australian Standard 
AS2304-2011 Water storage tanks for fire protection systems; or
(b) comply with the Tasmania Fire Service Water Supply Guideline published by 
the Tasmania Fire Service

E A hardstand area for 
fire appliances must 
be provided: 

(a) no more than three metres from the firefighting water point, measured as a 
hose lay (including the minimum water level in dams, swimming pools and the 
like); 
(b) no closer than six metres from the building area to be protected;  
(c) a minimum width of three metres constructed to the same standard as the 
carriageway; and 
(d) connected to the property access by a carriageway equivalent to the 
standard of the property access.

6.0 Compliance

6.1 Planning Compliance

Table 2 summarises the compliance requirements for subdivisions in bushfire prone areas 

against Code E1 as they apply to this proposal.  A planning certificate has been issued for 

the associated BHMP as being compliant with the relevant standards as outlined below and 

is located in appendix D.

Table 2.  Compliance with Code E1 of the Scheme 2015 

Clause Compliance
E1.4 Use or development 
exempt from this code Not applicable.

E1.5 1 Vulnerable Uses Not applicable.
E1.5.2 Hazardous Uses Not applicable

E1.6.1 Subdivision: Provision 
of hazard management areas 

The Bushfire Hazard Management Plan is certified by an accredited 
person. Each lot within the subdivision has a building area and associated 
hazard management area shown which is suitable for BAL-12.5 
construction standards.  Hazard management areas are able to be 
contained within each individual lot, therefore there is no requirement for 
part 5 agreements or easements to facilitate hazard management.

The proposal is compliant with the acceptable solution at A1, (b).

E1.6.2 Subdivision: Public 
and firefighting access 

The Bushfire Hazard Management Plan specifies minimum standards for 
new public roadways and property access consistent with the 
requirements of table E1 and E2 respectively.  There is no proposal for fire 
trails as part of this development.  The Bushfire Hazard Management Plan 
is certified by an accredited person.

The proposal is compliant with the acceptable solution at A1, (b).

E1.6.3 Subdivision: Provision 
of water supply for firefighting The Bushfire Hazard Management Plan requires static water supplies to 
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purposes be provided for all lots.  The specifications for static water supplies are 
provided consistent with table E5.  

The proposal is compliant with the acceptable solution at A2, (b). 

6.2 Building Compliance (for future development)

Future residential development may not require assessment for bushfire management 

requirements at the planning application stage.  Subsequent building applications will require 

demonstrated compliance with the Directors Determination.  If future development is 

undertaken in compliance with the Bushfire Hazard Management Plan associated with this 

report, a building surveyor may rely upon it for building compliance purposes if it is not more 

than 6 years old.

7.0 Summary

The proposed development occurs within a bushfire-prone area.  The vegetation is classified 

as grassland with the highest risk presented by vegetation to the north and north-west of the 

building areas.

A bushfire hazard management plan has been developed and shows hazard management 

areas with building areas and construction standards, the location of new public roadways 

and proposed property access with specifications for their design and construction, and 

requirements for the provision of firefighting water supplies.

If future development for an individual lot is proposed and is compliant with all the 

specifications of the bushfire hazard management plan, it may be relied upon for building 

compliance purposes.  If subsequent development does not comply with all the 

specifications a new assessment will be required.
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8.0 Limitations Statement

This Bushfire Hazard Report has been prepared in accordance with the scope of services 

between Geo-Environmental Solutions Pty. Ltd. (GES) and the applicant. To the best of 

GES's knowledge, the information presented herein represents the Client's requirements at 

the time of printing of the report.  However, the passage of time, manifestation of latent 

conditions or impacts of future events may result in findings differing from that described in 

this report.  In preparing this report, GES has relied upon data, surveys, analyses, designs, 

plans and other information provided by the Client and other individuals and organisations 

referenced herein.  Except as otherwise stated in this report, GES has not verified the 

accuracy or completeness of such data, surveys, analyses, designs, plans and other 

information.

The scope of this study does not allow for the review of every possible bushfire hazard 

condition and does not provide a guarantee that no loss of property or life will occur as a 

result of bushfire.  As stated in AS3959-2018 “It should be borne in mind that the measures 

contained in this Standard cannot guarantee that a building will survive a bushfire event on 

every occasion. This is substantially due to the degree of vegetation management, the 

unpredictable nature and behaviour of fire, and extreme weather conditions”. In addition, no 

responsibility is taken for any loss which is a result of actions contrary to AS3959-2018 or 

the Tasmanian Planning Commission Bushfire code. 

This report does not purport to provide legal advice. Readers of the report should engage 

professional legal practitioners for this purpose as required. No responsibility is accepted for 

use of any part of this report in any other context or for any other purpose by third party
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Appendix C

Bushfire Hazard Management Plan

Sorell Council
Development Application: Response to Request for
Information 16-42 Arthur Highway, Dunalley
7.2022.5.1 30/08/2022
Plans Reference: P4
Date Received: 30/08/2022
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Planning Certificate from a Bushfire Hazard Practitioner v5.0  
Page 1 of 4

BUSHFIRE-PRONE AREAS CODE

CERTIFICATE1 UNDER S51(2)(d) LAND USE PLANNING AND 
APPROVALS ACT 1993

1. Land to which certificate applies

The subject site includes property that is proposed for use and development and includes all 
properties upon which works are proposed for bushfire protection purposes.

Street address: 42 Arthur Highway, Dunalley, TAS, 7177.

Certificate of Title / PID: 206181/1

2. Proposed Use or Development

Description of proposed Use 
and Development:

Subdivision of land resulting in 6 lots and balance lot

Applicable Planning Scheme: Sorell Interim Planning Scheme 2015

3. Documents relied upon

This certificate relates to the following documents:

Title Author Date Version

Subdivision Proposal Lot Layout Plan PDA surveyors 20/10/2021 47948CT-2B

Bushfire Hazard Report 42 Arthur Highway 
Dunalley. August 2022. J5353v2.0

Mark Van den Berg 30/08/2022 1

Bushfire Hazard Management Plan 42 
Arthur Highway Dunalley. August 2022. 
J5353v2.0

Mark Van den Berg 30/08/2022 1

1 This document is the approved form of certification for this purpose and must not be altered from its original form. 

Sorell Council
Development Application: Response to Request for
Information 16-42 Arthur Highway, Dunalley
7.2022.5.1 30/08/2022
Plans Reference: P4
Date Received: 30/08/2022
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4. Nature of Certificate

The following requirements are applicable to the proposed use and development:

E1.4 / C13.4 – Use or development exempt from this Code
Compliance test Compliance Requirement

E1.4(a) / C13.4.1(a) Insufficient increase in risk

E1.5.1 / C13.5.1 – Vulnerable Uses
Acceptable Solution Compliance Requirement

E1.5.1 P1 / C13.5.1 P1
Planning authority discretion required. A 
proposal cannot be certified as compliant with 
P1. 

E1.5.1 A2 / C13.5.1 A2 Emergency management strategy

E1.5.1 A3 / C13.5.1 A2 Bushfire hazard management plan

E1.5.2 / C13.5.2 – Hazardous Uses
Acceptable Solution Compliance Requirement

E1.5.2 P1 / C13.5.2 P1
Planning authority discretion required. A 
proposal cannot be certified as compliant with 
P1.

E1.5.2 A2 / C13.5.2 A2 Emergency management strategy

E1.5.2 A3 / C13.5.2 A3 Bushfire hazard management plan

E1.6.1 / C13.6.1 Subdivision: Provision of hazard management areas
Acceptable Solution Compliance Requirement

E1.6.1 P1 / C13.6.1 P1
Planning authority discretion required. A 
proposal cannot be certified as compliant with 
P1.

E1.6.1 A1 (a) / C13.6.1 A1(a) Insufficient increase in risk 

E1.6.1 A1 (b) / C13.6.1 A1(b) Provides BAL-19 for all lots (including any lot 
designated as ‘balance’.

E1.6.1 A1(c) / C13.6.1 A1(c) Consent for Part 5 Agreement 

Sorell Council
Development Application: Response to Request for
Information 16-42 Arthur Highway, Dunalley
7.2022.5.1 30/08/2022
Plans Reference: P4
Date Received: 30/08/2022
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E1.6.2 / C13.6.2 Subdivision: Public and fire fighting access
Acceptable Solution Compliance Requirement

E1.6.2 P1 / C13.6.2 P1
Planning authority discretion required. A 
proposal cannot be certified as compliant with 
P1.

E1.6.2 A1 (a) / C13.6.2 A1 (a) Insufficient increase in risk 

E1.6.2 A1 (b) / C13.6.2 A1 (b) Access complies with relevant Tables

E1.6.3 / C13.1.6.3 Subdivision: Provision of water supply for fire fighting 
purposes
Acceptable Solution Compliance Requirement

E1.6.3 A1 (a) / C13.6.3 A1 (a) Insufficient increase in risk

E1.6.3 A1 (b) / C13.6.3 A1 (b) Reticulated water supply complies with relevant 
Table

E1.6.3 A1 (c) / C13.6.3 A1 (c) Water supply consistent with the objective

E1.6.3 A2 (a) / C13.6.3 A2 (a) Insufficient increase in risk

E1.6.3 A2 (b) / C13.6.3 A2 (b) Static water supply complies with relevant Table

E1.6.3 A2 (c) / C13.6.3 A2 (c) Static water supply consistent with the objective

Sorell Council
Development Application: Response to Request for
Information 16-42 Arthur Highway, Dunalley
7.2022.5.1 30/08/2022
Plans Reference: P4
Date Received: 30/08/2022
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5. Bushfire Hazard Practitioner

Name: Mark Van den Berg Phone No: 03 62231839

Postal 
Address:

29 Kirksway Place 
Battery Point Tas. 7004 Email 

Address: mvandenberg@geosolutions.net.au

Accreditation No: BFP – 108 Scope:  1, 2, 3a, 3b & 3c

6. Certification

I certify that in accordance with the authority given under Part 4A of the Fire Service Act 
1979 that the proposed use and development:

Is exempt from the requirement Bushfire-Prone Areas Code because, having regard 
to the objective of all applicable standards in the Code, there is considered to be an 
insufficient increase in risk to the use or development from bushfire to warrant any 
specific bushfire protection measures, or

The Bushfire Hazard Management Plan/s identified in Section 3 of this certificate 
is/are in accordance with the Chief Officer’s requirements and compliant with the 
relevant Acceptable Solutions identified in Section 4 of this Certificate.

Signed:
certifier

Name: Mark Van den Berg Date: 30/08/2022

Certificate 
Number: J5353

(for Practitioner Use only)

Sorell Council
Development Application: Response to Request for
Information 16-42 Arthur Highway, Dunalley
7.2022.5.1 30/08/2022
Plans Reference: P4
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Director of Building Control – Date Approved 1 July 2017 Building Act 2016 - Approved Form No. 55

CERTIFICATE OF QUALIFIED PERSON – ASSESSABLE
ITEM Section 321

To: B. Daly Owner /Agent

c/- 42 Arthur Highway Address

Dunalley, TAS 7177 Suburb/postcode

Qualified person details:

Qualified person: Mark Van den Berg
Address: 29 Kirksway Place  Phone No: 03 6223 1839

Battery Point TAS 7004 Fax No:

Licence No: BFP-108 Email address: mvandenberg@geosolutions.net.au

Accredited to report on bushfire
hazards under Part IVA of the Fire
Service Act.
BFP-108 scope 1, 2, 3a, 3b, 3c.
Sterling Insurance PI policy No.
17080170

Qualifications and
Insurance details:

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

Speciality area of
expertise:

Analysis of bushfire hazards in
bushfire prone areas

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

Details of work:

Address: 42 Arthur Highway Lot No: 1 to 6
(inclusive)
and balance
lot  

Dunalley, TAS. 7177 Certificate of title No: TBA
The assessable
item related to
this certificate:

New building work in a bushfire prone
area.

(description of the assessable item being
certified)
Assessable item includes –
- a material;
- a design
- a form of construction
- a document
- testing of a component, building

system or plumbing system
- an inspection, or assessment,

performed

Certificate details:

Certificate type: Bushfire Hazard (description from Column 1 of
Schedule 1 of the Director's
Determination - Certificates by
Qualified Persons for Assessable
Items n)

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

e

Form  55

Sorell Council
Development Application: Response to Request for
Information 16-42 Arthur Highway, Dunalley
7.2022.5.1 30/08/2022
Plans Reference: P4
Date Received: 30/08/2022



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

building work, plumbing work or plumbing installation or demolition work:   X
or

a building, temporary structure or plumbing installation:

In issuing this certificate the following matters are relevant – 

Documents: Bushfire Hazard Report 42 Arthur Highway Dunalley. 
August 2022. J5353v2.0
Bushfire Hazard Management Plan 42 Arthur Highway Dunalley. 
August 2022. J5353v2.0
 and Form 55.

Relevant
calculations: N/A

References:
Determination, Director of Building Control Requirements for Building in 
Bushfire-Prone Areas, version 2.2 6th February 2020. Consumer, 
Building and Occupational Services, Department of Justice, Tasmania. 
Building Amendment (Bushfire-Prone Areas) Regulations 2014. 
Standards Australia 2018, Construction of buildings in bushfire prone 
areas, Standards Australia, Sydney.

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

The Bushfire Attack Level is 12.5 for lots 1 to 6 (inclusive) and the balance lot as marked 
on the Bushfire Hazard management plan.  All specifications of report and BHMP required 
for compliance.

Scope and/or Limitations
Scope: This report was commissioned to identify the Bushfire Attack Level for the 
existing property. Limitations: The inspection has been undertaken and report provided 
on the understanding that;-1. The report only deals with the potential bushfire risk all 
other statutory assessments are outside the scope of this report. 2. The report only 
identifies the size, volume and status of vegetation at the time the site inspection was 
undertaken. 3. Impacts of future development and vegetation growth have not been 
considered.

I certify the matters described in this certificate.
Signed: Certificate No: Date:

Qualified person: J5353 30/08/2022

Sorell Council
Development Application: Response to Request for
Information 16-42 Arthur Highway, Dunalley
7.2022.5.1 30/08/2022
Plans Reference: P4
Date Received: 30/08/2022
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1. Introduction 
All Urban Planning Pty Ltd has been engaged by the Young Group Pty Ltd to prepare a planning 
assessment under the Sorell Interim Planning Scheme 2015 (planning scheme) for development of the 
Station, a mixed-use commercial proposal at 33 Dubs and Co Drive, Sorell. 

The proposal is accompanied by: 

• Plans and elevations prepared by 1+2 Architects; 

• Landscape plan prepared by Inspiring Place; 

• Civil design and Stormwater Report prepared by Aldanmark;  

• Flood Hazard Assessment prepared by Flussig; and 

• Traffic Impact Assessment prepared by Joanne Fisher.  

1.1 Site & Surrounds 

The site is 33 Dubs and Co Drive, Sorell 

Address CT Area Owner 

33 Dubs and Co Drive CT177607/2 4900m2 Sorell 7172 Pty Ltd 
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Figure 1– Location Plan (source annotated plan from theList) 

2. Proposal 
The Station is a proposal for a new mixed use commercial development on a vacant site adjacent to 
the north of the Sorell Council Centre. 

The proposal is for a pavilion form over three levels (two storeys plus basement) to be sited on the 
southern side of the lot fronting Dubs and Co Drive.  The pavilion will be split into two halves east and 
west with an airbridge link. 

 
Figure 2 -Section A (Source: 1+2 Architects) 
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Figure 3 - Section B (Source: 1+2 Architects) 

A landscaped carpark will be provided to the northern side of the building with space for 56 vehicles 
including 2x accessible spaces, 3 x electric vehicle charging spaces and 2 x loading spaces. 

Basement Level 

The basement level will accommodate a drive through self-storage use with a single lane of traffic 
entering at the eastern end of the site, down a ramp and exiting via a western ramp.  A loading zone 
lane will provide short term parking for the service the self-storage units.  A total of 27 individual 
storage units will be accommodated along with services and a stormwater retention tank.  

Ground Level 

The ground floor level will include the main pedestrian entry plaza and a mix of 8 x retail and 2 x food 
services tenancies of varying sizes. This level includes outdoor terrace spaces at the western end of the 
building, a northern forecourt and shared amenities. 

First Floor Level 

The first floor level will include a large open terrace area and food services tenancy at the western end 
of the building, void spaces to the ground floor below, 6 x office tenancies of varying sizes and shared 
amenities. 

Floor areas 

The total floor areas of the proposed uses are: 

• Office space - 657m2 

• Retail and hire - 672m2 

• Storage - 1165m2 

• Food Services - 511m2 

Hours of operation 

The proposed uses will operate within the hours of 6am to 10pm Monday to Saturdays and 7am to 
9pm Sundays and public holidays except for office and administrative tasks. 

Commercial vehicle movement to the site will be between the hours of 6.00 am to 10.00 pm Mondays 
to Saturdays and 7.00 am to 9.00 pm Sundays and public holidays. 
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Landscaping and lighting 

The proposal includes a carefully considered landscape concept prepared by Inspiring Place including 
buffer planting along the northern boundary with adjacent residential properties, occupied spaces 
within the carpark and at the building interface with the carpark, access and street frontages as well 
along the eastern boundary adjacent to the childcare centre. 

A concept lighting scheme is included with the proposal and has been designed to provide adequate 
light for the proposed carpark, pedestrian accessible areas without imposing on nearby residences. 

Other 

The proposal includes 2 x designated bin storage areas with adjacent loading areas. 

The proposal include the removal of an existing crossover in the centre of the southern frontage to 
Dubs and Co Drive and a new simple one way traffic flow from east to west through the site with a 
single new crossover at the eastern end of the southern frontage and two exit crossovers at the 
western end (one for the main carpark and the other for the self storage exit ramp). 

Two screened mechanical plant decks are proposed on the southern slope of the roof facing away 
from the adjacent residential neighbours. 
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3. Planning Scheme 
The site is zoned General Business and adjoins a General Residential zoned area to the north. 

 
Figure 4 - Zoning Plan (Source: theList) 

3.1  General Business Zone 

21.1.1 Zone Purpose Statements 

21.1.1.1 To provide for business, community, food, professional and retail facilities serving a town 
or group of suburbs. 

21.1.1.2 To ensure the rural service centres provide for the daily and weekly needs of the 
community. 

21.1.1.3 To provide for a mix of retail and office based employment servicing the local area 
including a supermarket and a range of specialty shops. 
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21.1.1.4 To provide a safe, comfortable and pleasant environment for workers, residents and 
visitors through the provision of high quality urban spaces and urban design. 

21.1.1.5 To provide a focus for employment primarily in retailing but complemented by a range of 
office based employment mainly in professional and personal services for the municipality and 
surrounding sub-region. 

21.1.1.6 To ensure that the Sorell township is the rural service centre providing for a range of 
convenience,  goods and services as well as community services and facilities for the municipal area 
and surrounds including Tasman and lower East Coast sub-region 

21.1.2 Local Area Objectives 

To develop and enhance the Sorell township role as the rural services centre for the municipal area 
through a mix of retail, commercial, administrative, residential and community services that 
complement this function and provide for the needs of the local and sub-regional community. 

21.1.3 Desired Future Character Statements 

Future development of the Sorell township is to: 

(a) provide active and attractive streetscapes; 

(b) improve access / permeability to the town centre from the adjacent residential areas; 

(c) provide an open space hierachy incorporating open spaces that are accessible and 
appropriately landscaped providing both passive and active recreation for social interaction with 
particular attention to enhancing the Sorell Rivulet; 

(d) provide for sustainable development to optimise water and energy conservation; 

(e) use scale, proportion, materials and colour to ensure building facades positively contribute 
to the streetscape. 

The proposal is considered to provide an overwhelmingly positive contribution to furthering the Zone 
Purpose, Local Area Objectives and Desired Future Character Statements for Sorell in that: 

• The proposal will provide for a diverse mix of office, retail and food services uses with an 
active ground floor frontage; 

• The ‘concealed’ basement level self storage use will provide for an identified need for storage 
within the locality and sub-region in a manner that will not compromise the intended high 
quality landscaped urban spaces of the site and adjacent street frontages; and 

• The proposal develops vacant land adjacent to the emerging community and commercial hub 
on the northern side of Sorell.  It will complement the mixed use role of the Sorell township as 
identified in the Local Area Objectives at 21.1.2. 

3.2 Use 

The proposal involves Business and professional services, Food services, General retail and hire and 
Storage uses. 

Business and professional services, Food services and General retail and hire uses are all Permitted in 
the Zone. 
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The proposed Storage use is discretionary. 

Having regard to the relevant considerations for a discretionary use under Clause 8.10.2 and for the 
reasons set out in Section 3.1 above, the proposed basement level storage use below two levels of 
activated commercial spaces is considered acceptable. 

3.3 Use Standards 

The site is located adjacent and therefore within 50m of the General Residential zoned areas to the 
north of the site. 

21.3.1 Hours of Operation 

Use Standard Assessment 

A1 

Hours of operation of a use within 50 m of a 
residential zone must be within: 

(a) 6.00 am to 10.00 pm Mondays to Saturdays 
inclusive; 

(b) 7.00 am to 9.00 pm Sundays and Public 
Holidays. 

except for office and administrative tasks. 

The proposed uses will operate within the hours 
of 6am to 10pm Monday to Saturdays and 7am 
to 9pm Sundays and public holidays except for 
office and administrative tasks. 

The proposal complies. 

21.3.2 Noise 

Use Standard Assessment 

A1 

Noise emissions measured at the boundary of a 
residential zone must not exceed the following: 

(a) 55dB(A) (LAeq) between the hours of 
7.00 am to 7.00 pm; 

(b) 5dB(A) above the background (LA90) 
level or 40dB(A) (LAeq), whichever is the lower, 
between the hours of 7.00 pm to 7.00 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. 

The proposal will not involve any significant 
noise generating uses or external amplified 
music. 

Having regard to these factors and that all 
mechanical plant will be appropriately located, 
installed and screened it is not considered likely 
that the proposal will result in noise emissions 
above the permitted standards set out in A1. 
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21.3.3 External Lighting 

Use Standard Assessment 

A1 

External lighting within 50 m of a residential 
zone must comply with all of the following: 

(a) be turned off between 11:00 pm and 
6:00 am, except for security lighting; 

(b) security lighting must be baffled to 
ensure they do not cause emission of light 
outside the zone. 

The proposal complies with all external lighting 
to be turned off between 11pm and 6am except 
for security lighting which will be baffled to 
prevent emission of light outside the zone. 

21.3.4 Commercial Vehicle Movements 

Use Standard Assessment 

A1 

Commercial vehicle movements, (including 
loading and unloading and garbage removal) to 
or from a site within 50 m of a residential zone 
must be within the hours of: 

(a) 6.00 am to 10.00 pm Mondays to 
Saturdays inclusive; 

(b) 7.00 am to 9.00 pm Sundays and public 
holidays. 

The proposal will not involve commercial vehicle 
movements outside these hours and complies 
with this Standard. 

Development Standards 
21.4.1 Building Height 

Objective: 

To ensure that building height contributes positively to the streetscape and does not result in 
unreasonable impact on residential amenity of land in a residential zone. 

Development Standard Assessment 

A1 

Building height must be no more 
than: 

10 m. 

The proposal will have a maximum building height of 
approximately 12.8m and therefore exceeds the 10m permitted 
standard.  The proposal is therefore to be assessed under P1. 

P1 

Building height must satisfy all of 
the following: 

The proposed building height is considered acceptable under P1 
in that: 
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(a) be consistent with any 
Desired Future Character 
Statements provided for the 
area; 

(b) be compatible with the 
scale of nearby buildings; 

(c) not unreasonably 
overshadow adjacent public 
space; 

(d) allow for a transition in 
height between adjoining 
buildings, where appropriate; 

• The proposed building form, scale, proportion, materials 
and height will provide an attractive and active presentation 
to the evolving Dubs and Co Drive streetscape. 

• The wall height facing the residential zone to the north 
transitions from a height of 7.5m at the western end to 11m 
at the eastern end.  The highest point of the building will 
pitch up and away from the nearby residential properties.  
This reduced wall height closest to the residential properties 
and roof form that pitches up and away, along with the 
substantial setback to the residential properties will ensure 
that the proposal is compatible with the scale of nearby 
buildings and provides an appropriate transition to 
adjoining buildings. 

 

 

 

• The accompanying shadow diagrams show no tangible 
change in shadowing than would otherwise occur from a 
building of the same footprint that complies with the 
permitted 10m height limit.  The building will therefore not 
unreasonably overshadow the adjacent public spaces of 
Dubs and Co Drive. 

A2 

Building height within 10 m of a 
residential zone must be no more 
than 8.5 m. 

The proposed building is well setback from the boundary with 
the residential zone to the north and complies with A2.  

21.4.2 Setback 

Objective: 

To ensure that building setback contributes positively to the streetscape and does not result in 
unreasonable impact on residential amenity of land in a residential zone. 

Development Standard Assessment 
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A1 

Building setback from frontage must be parallel 
to the frontage and must be no more than: 

nil m, if fronting Gordon Street or Cole Street. 

3 m, if fronting any other street. 

The proposal is setback 930mm from the 
southern, Dubs and Co frontage and the built 
terraces align the western street frontage.  The 
southern alignment is slightly off parallel mainly 
because the title boundary is not perpendicular 
to the north-south frontage.  The proposal is 
therefore to be assessed under P1. 

P1 

Building setback from frontage must satisfy all 
of the following: 

(a) be consistent with any Desired Future 
Character Statements provided for the area; 

(b) be compatible with the setback of 
adjoining buildings, generally maintaining a 
continuous building line if evident in the 
streetscape; 

(c) enhance the characteristics of the site, 
adjoining lots and the streetscape; 

(d) provide for small variations in building 
alignment only where appropriate to break up 
long building facades, provided that no potential 
concealment or entrapment opportunity is 
created; 

(e) provide for large variations in building 
alignment only where appropriate to provide for 
a forecourt for space for public use, such as 
outdoor dining or landscaping, provided the that 
no potential concealment or entrapment 
opportunity is created and the forecourt is 
afforded very good passive surveillance. 

The proposal is considered to be appropriately 
located close to the frontage to form the public 
street space and to satisfy P1.  It is assessed that 
the setbacks meet the objective for a positive 
streetscape contribution that will enhance the 
characteristics of the site and the evolving Dubs 
and Co streetscape. 

A2 

Building setback from a residential zone must be 
no less than: 

(a) 5 m; 

(b) half the height of the wall, 

whichever is the greater. 

The proposal is well setback from the adjacent 
residential zone to the north and comfortably 
complies with A2. 
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21.4.3 Design 

Development Standard Assessment 

A1 

Building design must comply with all of the 
following: 

(a) provide the main pedestrian entrance to 
the building so that it is clearly visible from the 
road or publicly accessible areas on the site; 

(b) for new building or alterations to an 
existing facade provide windows and door 
openings at ground floor level in the front façade 
no less than 40% of the surface area of the ground 
floor level façade; 

(c) for new building or alterations to an 
existing facade ensure any single expanse of blank 
wall in the ground level front façade and facades 
facing other public spaces is not greater than 30% 
of the length of the facade; 

(d) screen mechanical plant and 
miscellaneous equipment such as heat pumps, air 
conditioning units, switchboards, hot water units 
or similar from view from the street and other 
public spaces; 

(e) incorporate roof-top service 
infrastructure, including service plants and lift 
structures, within the design of the roof; 

(f) provide awnings over the public footpath 
if existing on the site or on adjoining lots; 

(g) not include security shutters over windows 
or doors with a frontage to a street or public 
place. 

Complies. 

The proposal is considered to comply with A1 
in that: 

• includes large glazed ground floor 
frontages and main pedestrian entries to 
Dubs and Co Drive. 

• The two screened mechanical plant decks 
will be integrated to the roof design. 

• Pedestrian awnings are not a characteristic 
feature of the area 

• No security shutters are included. 

A2 

Walls of a building facing a residential zone must 
be coloured using colours with a light reflectance 
value not greater than 40 percent. 

The proposed cladding is to be predominantly 
zincalume treated with an oxidising solution or 
applied finish in order to achieve the required 
light reflectance value not greater than 40% 
and will satisfy this requirement.  It is expected 
that the final detail and sample of this finish to 
achieve the above standard will be provided 
for the approval of Council prior to 
construction. 
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21.4.4 Passive Surveillance 

Development Standard Assessment 

A1 

Building design must comply with all of the 
following: 

(a) provide the main pedestrian entrance to 
the building so that it is clearly visible from the 
road or publicly accessible areas on the site; 

(b) for new buildings or alterations to an 
existing facade provide windows and door openings 
at ground floor level in the front façade which 
amount to no less than 40 % of the surface area of 
the ground floor level facade; 

(c) for new buildings or alterations to an 
existing facade provide windows and door openings 
at ground floor level in the façade of any wall 
which faces a public space or a car park which 
amount to no less than 30 % of the surface area of 
the ground floor level facade; 

(d) avoid creating entrapment spaces around 
the building site, such as concealed alcoves near 
public spaces; 

(e) provide external lighting to illuminate car 
parking areas and pathways; 

(f) provide well-lit public access at the ground 
floor level from any external car park. 

The proposal complies with A1 in that: 

• The main public entrances to the building 
will be visible from the centre f the building 
on the southern Dubs and Co frontage and 
to the publicly accessible parking areas on 
the northern side of the building. 

• Extensive ground floor glazing and openings 
are proposed on both the street frontages 
that will exceed the 40% minimum 
requirement. 

• The building is designed to avoid 
entrapment spaces 

• External lighting is proposed as shown on 
the landscaping plans 

21.4.5 Landscaping 

Objective: 

To ensure that a safe and attractive landscaping treatment enhances the appearance of the site and if 
relevant provides a visual break from land in a residential zone. 

Development Standards Assessment 

A1 

Landscaping along the frontage of a site is not 
required if all of the following apply: 

The proposal includes a comprehensive 
landscaping plan including plantings along both 
frontages and complies with A1. 
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(a) the building extends across the width of the 
frontage, (except for vehicular access ways); 

(b) the building has a setback from the frontage 
of no more than 1 m. 

 

A2 

Along a boundary with a residential zone 
landscaping must be provided for a depth no less 
than: 

2 m. 

The proposal includes landscaping for a depth 
of 2m along the western rear boundary of the 
site adjoining the General Residential zone. 

 

21.4.6 Outdoor Storage Areas 

Development Standard  Assessment 

A1 

Outdoor storage areas for non-residential uses must 
comply with all of the following: 

(a) be located behind the building line; 

(b) all goods and materials stored must be 
screened from public view; 

(c) not encroach upon car parking areas, 
driveways or landscaped areas. 

The proposal does not include outdoor storage 
areas and complies with this requirement. 

21.4.7 Fencing 

Development Standard Assessment 

A1 

Fencing must comply with all of the following: 

(a) fences, walls and gates of greater height 
than 1.5 m must not be erected within 4.5 m of the 
frontage; 

(b) fences along a frontage must be at least 50% 
transparent above a height of 1.2 m; 

(c) height of fences along a common boundary 
with land in a residential zone must be no more than 
2.1 m and must not contain barbed wire. 

The proposal complies with A1 in that it does 
not involve a front fence or a rear fence 
exceeding 2.1m along the boundary with the 
residential zone.   

 

3.4 Road and Railway Assets Code 

The requirements of this Code are assessed in the accompanying Traffic Impact Assessment by Joanne 
Fisher and determined to comply. 
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3.5 Parking and Access Code 

The requirements of this Code are assessed in the accompanying Traffic Impact Assessment by Joanne 
Fisher and determined to comply. 

Landscaping of the carpark is integrated into the design as shown on the site plan. 

3.6 Stormwater Management Code 

The accompanying civil engineering design confirms that the proposal will connect by gravity to 
existing public stormwater infrastructure. 

The requirements of the Stormwater Management Code have been addressed by Aldanmark in the 
accompanying Stormwater report.  

3.7 Flooding 

A flood assessment has been prepared by Flussig and accompanies the application to address the 
requirements of this Code. 

4. Conclusion 
The proposed mixed use development will make a contemporary and an overwhelmingly positive 
contribution to Sorell.  It is consistent with the Zone Purpose, Local Area Objectives and Desired Future 
Character for the General Business Zone at Sorell with active frontages and high-quality urban spaces.  
The proposal has been thoughtfully designed to transition to the adjacent residential zone. 

The proposal is accompanied by a traffic impact assessment by Joanne Fisher, flood assessment by 
Flussig and civil design and stormwater management report by Aldanmark. 

In my assessment the proposal complies with the Planning Scheme and should be approved following 
public notification pursuant to Section 57 of the Act. 

I would be pleased to discuss or clarify any aspects of the proposal as necessary. 

 

 

Frazer Read 

Principal 

28 May 2022 
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The Station is a new mixed use development proposed for 33 Dubs and Co Drive , Sorell Tasmania. It 

is intended that this development will set a new benchmark for innovation and quality for Sorell’s 

growing commercial precinct. It will provide vibrant, contemporary, and place‐appropriate 

architecture, landscapes, and publicly accessible environments in support of a range of proposed 

commercial uses, along with significant off‐street carparking facilities. 

The building has been designed to create a variety of people‐centric environments that are 

welcoming, safe and inviting to all users. 

Externally the buildings form and expression is derived from an understanding of both its place 

within a developing streetscape and its broader context. The building has been sited to fulfil the civic 

potential of the vacant site, forming an extensively landscaped public edge to Dubs and Co Drive.  

Heights and setbacks are configured to respect the broader streetscape pattern and the 

requirements of the Planning Scheme. The twin pavilion form and bridge link configuration has been 

designed to provide and overarching weather protection to the variously assembled indoor and 

outdoor uses provided within. These spaces have been configured in response to a pedestrian 

circulation network and supporting landscape designed to be permeable, active and equitably 

navigable. 

External materials have been chosen as a contemporary response to the context. They have been 

configured to provide complexity and fragmentation of the larger façade elements through the use 

of complimentary yet varying textures colours and forms. External materials are compliant with the 

Design requirements specified under the Development Standards of Planning Schemes. These 

include; corrugated steel sheet for the upper level, chosen for texture, durability, and lightweight 

simple construction, light coloured brickwork at street level chosen for closer contact texture and 

scale, durability and vandal resistance, extensive shop front glazing for transparency to retail areas 

and an expressed galvanised steel structural frame. Integrated ‘green wall’ planting within façade 

elements is also proposed to soften architectural elements and contribute to habitable spaces. 

External signage has been designed to present a unified graphical language for the development. 
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1. Introduction

Flüssig Engineers has been engaged by The Young Group Pty Ltd to undertake a site-specific Flood 

Hazard Report for the development at number 33 Dubs and Co Drive, Sorell in the Sorell Council 

municipality. The purpose of this report is to determine the flood characteristics on the existing and 

post-development hazard scenarios for the 1% AEP plus climate change, for the purpose of 

development. 

1.1 Development 

The proposed development is a multi-unit development involving a two-storey building, raised 

driveway entrance and a protected storage level entrance. The proposed hardstand covers 

approximately 682 m2 of the 986 m2 lot.  The site is currently vacant.   

1.2 Objectives and Scope 

This report is to assess the proposed development known as ‘The Station’ under the E15.0 Flood 

Prone Areas Hazard Code (E15.7.4 & E15.7.5) of the Sorell Interim Planning Scheme 2015 (SIPS 2015). 

The objectives of this study are: 

• Provide an assessment of the site’s flood characteristics under the combined 1% AEP plus

climate change (CC) scenario.

• Provide comparison of flooding for post-development against acceptable solution and

performance criteria.

• Provide flood mitigation recommendations for a potential future development, where

appropriate.

1.3 Limitations 

This study is limited to the objectives of the engagement by the clients, the availability and reliability 

of data, and including the following: 

• The flood model is limited to a 1% AEP + CC worst case temporal design storm.

• All parameters have been derived from best practice manuals and available relevant studies

(if applicable) in the area.

• All provided data by the client or government bodies for the purpose of this study is deemed

fit for purpose and has not been checked for accuracy.

• The study is to determine the effects of the new development on flooding behaviour and

should not be used as a full flood study outside the specified area without further assessment.
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1.4 Relevant Planning Scheme Requirements 

Table 1. Sorell Interim Planning Scheme Requirements 

Planning Scheme 

Code 
Objective 

Document 

Reference 

E15.7.4 Riverine 
Inundation Hazard 
Areas  
P1 

A new habitable building must have a floor level that satisfies all of 
the following: 

(a) risk to users of the site, adjoining or nearby land is acceptable;

(b) risk to adjoining or nearby property or public infrastructure is
acceptable;

(c) risk to buildings and other works arising from riverine flooding is
adequately mitigated through siting, structural or design methods;

(d) need for future remediation works is minimised;

(e) provision of any developer contribution required pursuant to
policy adopted by Council for riverine flooding protection works.

Sections 3.1 

& 4.1 

E15.7.4 Riverine 
Inundation Hazard 
Areas 
P3 

A non-habitable building, an outbuilding or a Class 10b building 

under the Building Code of Australia, must satisfy all of the following: 

(a) risk to users of the site, adjoining or nearby land is acceptable;

(b) risk to adjoining or nearby property or public infrastructure is
acceptable;

(c) need for future remediation works is minimised;

(d) provision of any developer contribution required pursuant to
policy adopted by Council for riverine flooding protection works;

Sections 3.1 

& 4.1 

E15.7.5 Riverine, 
Coastal 
Investigation Area, 
Low, Medium, High 
Inundation Hazard 
Areas 
P1 

Landfill, or solid walls greater than 5 m in length and 0.5 m in height, 
must satisfy all of the following: 

(a) no adverse affect on flood flow over other property through
displacement of overland flows;

(b) the rate of stormwater discharge from the property must not
increase;

(c) stormwater quality must not be reduced from pre-development
levels.

Section 3 

2. Model Build

2.1 Overview of Catchment 

The contributing catchment for 33 Dubs and Co Drive, Sorell is approximately 8 ha stretching from 

the peak at Horizon Drive to the outlet at the development site with an average slope of 7.6%.   

The land use of the catchment is General Residential, with the specific site being listed as General 

Business. 

Figure 1 below outlines the approximate contributing catchment for the site at 33 Dubs and Co 

Drive. 
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Figure 1. Contributing Catchment, 33 Dubs and Co Drive, Sorell 

2.2 Hydrology 

The following Table 2 states the adopted hydrological parameters for the RAFTS catchment, as per 

best practice guidelines. 

Table 2. Parameters for RAFTS catchment 

Catchment 

Area (ha) 

Initial Loss 

Perv/imp (mm) 

Continuing Loss 

Perv/imp (mm/hr) 

Manning’s N 

pervious 

Manning’s N 

impervious 

Non-linearity 

factor 

8 18/1 2.5/0.0 0.045 0.02 -0.285

 Design Rainfall Events 

Figure 2 shows the box and whisker output of the model run.  The model shows that the 1% AEP 10-

min storm temporal pattern 5 was the worst-case median storm. Therefore, this storm event was 

used within the hydraulic model. 
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Figure 2. 1% AEP Flood Event Model, Box and Whisker Plot 

 Climate Change 

As per ARR 2019 Guidelines, for an increase in rainfall due to climate change at 2100, it is 

recommended the use of RCP 8.5. However, ARR 2019 recommends that this figure be used in lieu 

of more local data being available.  

The base scenario of the Climate Futures Tasmania (2010) study was revised following the ARR 2019 

Australasia Climate Change study (undertaken by the University of Tasmania), resulting in the original 

increase in rainfall being reduced to 14.6% in cooler climates (Southern Tasmania). Table 3 shows the 

ARR 8.5 increased that has been adopted by Sorell Council and therefore used within the model. 

Table 3. Climate Change Increases 

Catchment CFT increase @ 

2100 

ARR 8.5 increase 

@ 2100 

Sorell 14.6% 16.3% 

 Calibration/Validation 

This catchment has no stream gauge to calibrate the model against a real-world storm event. 

Similarly, there is little historical information available, and limited available past flood analysis 

undertaken to validate against the flows obtained in the model. 

2.3 Hydraulics 

 Survey 

The 2D surface model was taken from a combination of Greater Hobart LiDAR 2013 (Geoscience 

Australia) to create a 1m cell size DEM.  For the purposes of this report, 1m cells are enough to 

capture accurate flow paths.  The DEM with hill shading can be seen below (Figure 3). 
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Figure 3. 1m DEM (Hill shade) of Lot Area 

 Roughness (Manning’s n)  

Roughness values for this model were derived from the ARR 2019 Guidelines. The Manning’s values 

are listed in Table 4. 

Table 4. Manning's Coefficients (ARR 2019) 

Land Use Roads 
Open 

Channel 
Rural Residential Parks Buildings 

Piped 

Infrastructure 

Manning’s n 0.018 0.035 0.04 0.045 0.05 0.3 0.013 

 Walls 

Wall structures were included as base linear structures (walls) within the 2D model.  The wall was set 

at 1.8 m off the ground level as per the design. 

 Buildings 

Buildings were represented as mesh polygons with a high Manning’s n value within the model. 

Buildings with unknown floor levels were set with a minimum 300mm above ground. 

Proposed structures, including floors and driveway, were set as shown on Architectural Drawing 

“2110_The Station_draft_plans 29.03.2022”. 
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3. Model Results 

The result of 1% AEP + CC were run through the pre-development and post-development model 

scenarios to compare the changes to flooding onsite and to surrounding properties. It can be seen 

from the pre-development model runs (Figure 4), that there is a small ingress of flood water on the 

eastern lot boundary with the early learning centre.  On this boundary there is a maximum depth of   

<0.084 m and velocity of <0.136 m/s in the pre-development scenario. 

Figure 5 shows the effect that the inclusion of the proposed development has on the overland flood 

flow.  It can be seen that construction of the proposed building would have a negligible impact on 

the overland flood path, with the minimal flow from a 1% AEP storm event continuing in a westerly 

direction across the driveway/ carpark and discharging on the north-western boundary to Dubs and 

Co Drive.  This has little impact on the depth at the lot boundary, with the post-development model 

only increasing minimally by 0.01 m, and the velocity increasing to 0.173 m/s.   
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Figure 4. Pre-Development 1% AEP + CC Depth 

41 
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Figure 5. Post-Development 1% AEP + CC including Depth

41 

shayla.nowakowski
Pl 1 



FE_22047 33 Dubs and Co Drive, Sorell Flood Report / REV01 

9 

3.1 Displacement of Overland Flow on Third Party Property 

Post-development flows in Figure 5 show that when compared against pre-development in Figure 4, 

there is only minimal increase in flood depths within the lot boundary, which is isolated to the carpark 

as the flood water follows the natural overland flow path to the western boundary of the lot.     

This very minor increase in depths is due to the increase in impervious area following development 

and is contained within the lot boundaries therefore showing that the development does not have 

any effect on third party property.     

3.2 Development Effects on Flooding 

Due to the relatively shallow and slow-moving flood water seen in the pre-development scenario, 

although there are significant increases in the impervious area following development, this has little 

to no effect on flooding during a 1% AEP storm event, both within the lot and on surrounding areas.  

As described more in Section 4, velocities and depths in the post-development scenario are well 

within the lowest hazard band, and therefore the post development models show that there is no 

increase to the risk rating on surrounding properties or infrastructure. 

3.3 Development Effects on Stormwater Discharge 

Figure 6 below shows the discharge hydrograph from the property boundary for the overland flow 

through the development area. The graph was captured in the model for both pre- and post-

development runs and combined in graph format to demonstrate the change in net discharge. It 

demonstrates a minor increase in flow from the pre-development of 0.029 m³/s to the post-

development of 0.084 m³/s, and velocity increasing from 0.136 m/s to 0.173 m/s.   Although there is 

a minor increase in discharge, most likely from the increased impervious area, these volumes would 

have negligible effect on public infrastructure and are most likely due to model sensitivity.   

It is therefore deemed that the post development model does increase net discharge. 

Figure 6. Pre and Post development net discharge and velocity 1% AEP + CC 
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3.4 New Habitable Building 

To meet the performance criteria of the Building Regulations 2016 S.54, the construction of a new 

habitable building is required to have a habitable floor level >300mm above the >1% AEP + CC flood 

level.  The new development at 33 Dubs and Co Drive, Sorell must meet this regulation as shown in 

Table 5. (The floor level >1% AEP + CC flood level + 300mm does not apply for non-habitable areas). 

Table 5. Habitable Floor Construction Levels 

33 Dubs and Co 
Drive, Sorell 

1% AEP +CC flood 
level (mAHD) 

Minimum Floor Level 
required (mAHD) 

Proposed ground 
floor level (mAHD) 

Habitable floor 
(ground floor) 

14.45 14.75 15.00 

A basement level is proposed in the design which is to be utilised for storage, however, as this is not 

considered a habitable level, it is not required to meet the minimum floor level to comply with the 

Building Regulation S.54.  As this basement level may be subject to inundation during a 1% AEP + 

CC event, to prevent damage, all structures should be subjected to a hydrostatic/hydrodynamic 

analysis to ensure suitability as advised by a suitably qualified structural engineer.   

It is also a requirement that future use of the basement level must be in accordance with Building 

Regulations S.54 ensuring that minimum habitable floor levels stated in Table 5 are met.    

4. Flood Hazard

Under existing conditions prior to development, the proposed location of the building is subject to 

be inundated to <0.084 m flood depth and <0.136 m/s velocity. This places the hazard rating as 

adopted by Australian Flood Resilience and Design Handbook as a maximum H1 – Generally safe for 

people, vehicles and buildings as shown in Appendix A – Hazard maps.  The post-development 

scenario only sees the depth at the lot boundary increase by 0.023 m and the velocity increase by 

0.037 m/s.  This has no effect on the hazard rating as the pre-development model is well within the 

lowest hazard band of H1. 

As this study does not extend to the public access roads we cannot comment on the accessibility to 

the site, only within the site. Therefore, this report would advise that residents and visitors remain 

inside in the event of a flood unless instructed by emergency services. 

A summary of the hazard ratings is shown in Figure 7. 
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Figure 7. Hazard Categories Australian Disaster and Resilience Handbook 

4.1 Tolerable Risk 

The lot at 33 Dubs and Co Drive Sorell, is susceptible to a shallow, somewhat slow-moving flood 

plain flow, with the majority of the immediate surrounding region classified low (H1) hazard rating 

in the 1 % AEP + climate change event.   

Even at minor velocity and depths during a storm event, erosion and debris movement nevertheless 

pose a threat. To ensure suitability, all structures should be subjected to a hydrostatic/hydrodynamic 

analysis.  If the recommendations in this report are implemented, the proposed structure, which is 

intended to be a habitable possible class 4-9 structure with a 50-year asset life (BCA2019), can 

achieve a tolerable risk of flooding over its asset life. 
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Table 6. Sorell Interim Planning Scheme summary 

E15.7.4 Riverine Inundation Hazard Areas 

Objective:  That a habitable building can achieve and maintain a tolerable risk from flood. 

Acceptable Criteria Assessment 

A1  

To ensure that risk from riverine, watercourse 
or inland flooding is appropriately managed 
and takes into account the use of the 
buildings. 

Response from flood report 

(a) A new habitable building must have a 

floor level no lower than the 1% AEP 
(100 yr ARI) storm event plus 300 mm. 

(a) Floor levels are set above 1% AEP event plus 

300mm free board. Proposed ground floor of 
15.00 mAHD complies with minimum levels stated 
in Table 5. 

A3 

A non-habitable building, an outbuilding or a 

Class 10b building under the Building Code of 
Australia, must satisfy all of the following: 

Response from flood report 

(a) 
risk to users of the site, adjoining or 
nearby land is acceptable; 

(a) 
No increase to flood depths or extent on 
neighbouring properties 

(b) 
risk to adjoining or nearby property or 

public infrastructure is acceptable; 
(b) As above in (a) 

(c) 
need for future remediation works is 

minimised; 
(c) n/a 

(d) 

provision of any developer contribution 
required pursuant to policy adopted by 
Council for riverine flooding protection 
works; 

(d) n/a 

E15.7.5 Uses within a flood prone area 

Objective:  That a habitable building can achieve and maintain a tolerable risk from flood. 

Performance Criteria Assessment 

A1  
For landfill, or solid walls greater than 5 m in 
length and 0.5 m in height, there is no 
acceptable solution: 

Response from Flood Report 

(a) no adverse effect on flood flow over 
other property through displacement of 
overland flows; 

(a) No increase in flood from the development causing 
risk to flooding on third party property during 1% 
AEP + CC storm event.  

(b) the rate of stormwater discharge from 
the property must not increase; 

(b) Some negligible increase in discharge from at the 
north-eastern boundary, but volumes have 
negligible effect on stormwater infrastructure.  

(c) stormwater quality must not be reduced 
from pre-development levels. 

(c) The inclusion of the proposed structures does not 
adversely affect the source of sedimentation into 
the flood waters including no increase in erosion 
potential. 
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5. Conclusion

The Flood Hazard Report for 33 Dubs and Co Drive, Sorell development site has reviewed the 

potential development flood scenario. 

The following conclusions were derived in this report: 

1. A comparison of the post-development peak flows for the 1% AEP at 2100 were undertaken

against E15.7.4 (A1) & E15.7.5 (P1) of the SIPS Inundation Prone Areas code.

2. Building Regulations S.54 requires a habitable floor level of no less than level outlined in

Table 5. (Proposed ground floor level of 15.00 mAHD meets this requirement).

3. Negligible changes in depth at the property boundary. Increase in depth within the lot to

0.003 – 0.01 m near the northern property boundary.

4. Peak discharge sees a 0.055 m3/s increase from pre- to post-development, riverine flood

scenarios.

5. Velocity shows an increase between pre- and post-development, riverine flood scenarios of

0.037 m/s.

6. Hazard from flooding within the lot remain at the majority category of H1 for both pre and

post development riverine and coastal hazard flood scenarios on neighbouring properties.

6. Recommendations

Flüssig Engineers therefore recommends the following engineering design be adopted for the 

development and future use to ensure the works meets the Inundation Code: 

1. The new building to have a minimum floor height as per Table 5 (Floor level =14.75mAHD).

2. Proposed structures, located in the inundation area, are to be designed to resist flood forces

including debris to a maximum depth of 100mm and maximum velocity of 0.3 m/s at a NE

flow direction.

3. The retaining structure is not required for flood mitigation, however the inclusion of the

retaining wall will be required to meet the structural requirements above.

4. Carpark must be graded 1% minimum towards the north-western boundary and away from

the building.

5. All future proposed structures within the flood extent not shown within this report will require

a separate design and report addressing their impacts.

Under the requirements of this Flood Hazard Report, the proposed development will meet current 

acceptable solutions and performance criteria under the Sorell Interim Planning Scheme 2015. 
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7. Limitations 

Flüssig Engineers were engaged by The Young Group Pty Ltd on behalf of the developer, for the 

purpose of a site-specific Flood Hazard Report for 33 Dubs and Co Drive, Sorell as per E15.0 of the 

Sorell Interim Planning Scheme 2015. This study is deemed suitable for purpose at the time of 

undertaking the study. If the conditions of the site should change, the report will need to be reviewed 

against all changes. 

This report is to be used in full and may not be used in part to support any other objective other 

than what has been outlined within, unless specific written approval to do otherwise is granted by 

Flüssig Engineers. 

Flüssig Engineers accepts no responsibility for the accuracy of third-party documents supplied for 

the purpose of this Flood Hazard Report.
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The Young Group	 10 August 2022

1/6 Cessna Way

Cambridge, TAS	 Ref: 1624-1 Noise Assessment

Attention: Trent Young


THE STATION SORELL— NOISE ASSESSMENT

A new commercial building is proposed at 33 Dubs & Co Drive, Sorell. The proponent has submitted 
a planning application (DA 2022 / 166 - 1), to which the Sorell Council have responded with a request 
for a noise assessment, to demonstrate likely compliance with Clause 21.3.2 of the Sorell Interim 
Planning Scheme. This letter presents such an assessment of the proposed development, conducted 
by NVC in July 2022.


1. BACKGROUND

1.1. Site and Surrounding Area


The site is located at 33 Dubs & Co Drive, and is shown outlined in orange in Figure 1.




FIGURE 1: SITE AND SURROUNDING AREA 

The site is located at the northern edge of the Sorell General Business Zone (blue overlay in figure), 
adjacent to a General Residential Zone (red overlay in figure).

To the south east is a shopping precinct, which is occupied by Woolworths, BWS and adjacent 
businesses. Located to the south are several businesses and office spaces consisting of The Sorell 
Council/ Memorial Hall, Mens shed, Train Shed, Bike and Scooter shop, Battery shop and Tech shop. 
To the east is a currently unoccupied lot within the General Business zone. To the west is a 
development comprising several dwellings, within the General Business zone.

The nearest residential zone boundary is the northern boundary of the site. Locations A, B and C (see 
Figure 1) denote the three nearest residential lot boundaries. 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1.2. Proposed Development

The proposed building is a three storey commercial building, comprising a basement storage area and 
two above-ground levels.

The basement level comprises a drive-through self storage facility with 27 storage units, accessed via 
a single vehicle lane entering from the eastern end of the site and exiting to the west.

The ground floor of the building will consist of the main pedestrian entry plaza, eight retail tenancies 
and two food service tenancies. The two food service tenancies also have external outdoor terrace 
spaces along the western side of the building. A loading zone will be located on the eastern side of 
the building, with waste storage areas on the north-eastern corner.

The first floor of the building will consist of six office spaces, a restaurant/ bar, and a ‘passive 
recreation’ space, envisaged to be used either as a kids play area or additional dining space for the 
restaurant. The restaurant/ bar has an outdoor terrace on the south-western corner of the building.

Three mechanical plant decks will be located on the roof of the building. The roof is pitched, with a 
single central spine running diagonally from the south-west corner to the north-east corner. Two plant 
decks are on the southern slope, facing away from the adjacent residential neighbours, and comprise 
several large air-conditioning units, refrigeration units, and a kitchen exhaust fan. A single plant deck is 
located on the northern slope of the roof, comprising additional kitchen exhaust fans.

There will be no external amplified music from the proposed building.

The hours of operation for the building are as follows:

	 Operating Hours:

	 	 Mondays to Saturdays		 6:00AM to 10:00PM

	 	 Sundays / Public Holidays	 7:00AM to 9:00PM

	 Commercial vehicle movements on the site will operate within the hours of 7:00AM to 7:00PM.




FIGURE 2: PROPOSED SITE PLAN 
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2. CRITERIA

Section 21 of the Sorell Interim Planning Scheme 2015 (the Scheme) contains criteria for a General 
Business zone. In particular, clause 21.3.2 details criteria specific to noise emissions from the use, the 
objective of which is: 


“To ensure that noise emissions do not cause environmental harm and do not have 
unreasonable impact on residential amenity on land within a residential zone.” 


To satisfy this objective, the following Acceptable Solutions criteria are stated under clause 21.3.2-A1: 

“Noise emissions measured at the boundary of a residential zone must not exceed the following: 


• 55 dB(A) (LAeq) between the hours of 7:00 am to 7:00 pm; 

• 5 dB(A) above the background (LA90) or 40 dB(A) (LAeq), whichever is the lower, 

between the hours of 7:00 pm to 7:00 am; 

• 65 dB(A) (LAmax) at any time.


Measurements of 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.”


If the Acceptable Solutions criteria are not met, the following Performance Criteria are stated under 
21.3.2-P1:


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


The Scheme further states, under clause 21.3.1, acceptable hours of operation. The following 
Acceptable Solutions are stated under clause 21.3.1-A1: 


“Hours of operation of a use within 50 m of a residential zone must be within: 

• 6:00 am to 10:00 pm Mondays to Saturdays inclusive; 

• 7:00 am to 9:00 pm Sundays and Public Holidays;


Except for office and administrative tasks.”

If the Acceptable Solutions criteria are not met, the following Performance Criteria are stated under 
21.3.1-P1:


“Hours of operation of a use within 50 m of a residential zone must not have an unreasonable 
impact upon the residential amenity of land in a residential zone through commercial vehicle 
movements, noise or other emissions that are unreasonable in their timing, duration or extent.”


The proposed operating hours are within the Acceptable Solutions hours stated under clause 21.3.1-
A1. However, it is noted that the hours of operation include the hours of 6:00AM to 7:00AM, and 
7:00PM to 10:00PM, which are within the ‘night time’ period under clause 21.3.2-A1.

With the Woolworths and BWS complexes on the south-east side of the road, the background noise 
at night will be dominated by their mechanical plant and the distant Tasman Highway traffic. The 
background L90 is unlikely as such to be below 35 dBA, particularly within the hours of 6:0AM to 
7:00AM and 7:00PM to 10:00PM. The night time criteria under the Scheme will then be 40 dBA. 

To satisfy the Acceptable Solution at 21.3.2-A1, noise levels at the nearest residential zone 
boundaries must then be less than or equal to:

	 Day time 	 07:00AM - 07:00PM 	 	 55 dBA 
	 Night time 	 07:00PM - 07:00AM 	 	 40 dBA 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3. NOISE PREDICTIONS

Noise emissions from the site have been predicted using the iNoise software, which implements the 
ISO9613 algorithms for environmental noise. The predictions account for geometric divergence, 
barrier attenuation, atmospheric absorption, reflections and screening from buildings, and ground 
absorption. The following assumptions have been made in the predictions 


• 1m topographical contours (from LIDAR data) have been used for the site and surrounding area.


• The ground has been assumed to have a ground factor of 0 (100% reflective). Much of the 
surrounding area is grass, and as such will have significant absorption. This assumption is thus 
worst-case, and conservative.


• The building façades are modelled with a reflection factor 0.8 (80% reflective).


• The property fencing on the northern side is 2.1m high, as denoted on the drawing set , with a 1

reflection factor 0.8 (80% reflective). It is assumed the fence is solid (no gaps) and constructed 
from 20mm ship lapped timber, or an alternative material with a surface mass of minimum 15kg/
m2.


• As per the Tasmanian Noise Measurement Manual, noise levels are predicted at a height of 
1.2m above ground level. 


• The mechanical plant details, including manufacturer sound power level data and the specific 
locations of the units, have been supplied by COVA .
2

• The mechanical plant equipment includes seven air conditioning units and one kitchen 
exhaust fan located on the southern facing section of the roof.


• The mechanical plant equipment includes three kitchen exhaust fans on the northern facing 
section of the roof.


• Traffic flow data has been taken from a Traffic Impact Assessment by Howarth Fisher 
Associates .
3

• Traffic flow during the day time is modelled for peak-hour, with a flow of 78 vehicles per hour.


• Traffic during the night time is modelled for peak-hour within this period, with a flow of 59 
vehicles per hour.


• Traffic for storage units at basement level has been modelled for peak-hour flow of 6 vehicles 
per hour.


• Waste removal and loading is modelled as a single heavy vehicle movement, over a 15-minute 
period. The predicted number thus represents the predicted Leq over the time this vehicle is on 
site - i.e. worst-case. The remainder of the day will have no waste removal noise, and is thus 
not included in this model.


• It is assumed this is to occur within the day time only (07:00AM to 07:00PM).


•  Noise from within the building includes patrons and background music.


• Internally, patron noise is modelled assuming full capacity of 150 patrons, based on one 
person per 1.5 m2, where 90% of the patrons are using a normal speaking voice and 10% 
are using a raised voice.


• The transmission loss of the facade has been calculated assuming worst-case (the entire 
facade being glazing). For these calculations it is assumed that windows are double glazed, 
4mm float glass, 12mm air gap, 4mm float glass.


 Project drawings by 1 plus 2 Architecture Ref No. 177607/2, March 20221

 Mechanical Drawings by COVA Job No. 5454.003-SKM02 July 20222

 TRAFFIC IMPACT ASSESSMENT by Howarth Fisher and Associates July 20223
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• Noise from the external terraces includes patrons only.


• On the first floor, terrace patron noise is modelled assuming full capacity of 54 patrons based 
on one person per 1.5m2, where 50% of patrons are using a normal speaking voice and 50% 
are using a raised voice. 


• On the ground floor, terrace patron noise is modelled assuming full capacity for both terraces 
of 29 patrons and 31 patrons, where 50% of patrons are using a normal speaking volume 
and 50% are using a raised voice. 


The noise sources modelled are listen in Table 1 along with their sound power levels and when they 
are operating. The following is noted:


• The sound power levels are per item.


• The AAAC guidelines  are used to define sound power levels and spectra for raised voice and 4

normal speech.


• The sound levels for mechanical plant uses manufactures data for the sound power levels.


• Music noise is modelled with an internal reverberant sound pressure level of 75 dBA. This level 
is taken from the AAAC guidelines and allows for conversation at normal vocal effort at 600 mm 
separation. This is typical of ‘background’ music.


TABLE 1: SOUND SOURCE DATA 

* Note that the source data for the music is specified as an internal reverberant sound pressure level, 
rather than a sound power level as for the other sources.


Source Sound Power Level, SWL, dBA

Patrons - internal 93

Music - internal 75 (SPL)*

Patrons - external 95

Light vehicle (per vehicle) 77

Heavy vehicle - waste / loading 102

Mechanical plant deck - south facing 83

Mechanical plant deck - north facing 80

 Licensed Premises Noise Assessment Technical Guideline V2, Association of Australasian Acoustic Consultants November 4

2020
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The modelled results are summarised in Table 2.

TABLE 2: RESIDENTIAL ZONE NOISE LEVELS 

The following comments are relevant to the predicted results:


• The strongest predicted noise emissions from the development are predicted to be from a 
heavy vehicle accessing site for waste disposal and/or loading in the same area. However, this 
is anticipated to happen once per day only, and thus this prediction is representative of the 
worst-case 15-minute period during which it is accessing the site.


• The internal noise is dominated by the patrons in the food service areas. Noise emissions from 
uses internal to the building are predicted to be minimal, with other sources being dominant.


• Light vehicle traffic - assuming a worst-case scenario of peak hour for both general traffic and 
traffic accessing the storage units below, the predicted maximum sound pressure level is 28 
dBA at the worst affected receiver.


• Night time vehicle traffic - assuming a worst-case scenario of peak hour flow of 59 vehicles per 
hour. This is predicted maximum sound pressure level is 27 dBA at the worst affected receivers. 


• Mechanical plant noise, assuming all plant equipment operating at full capacity simultaneously, 
is predicted to be a maximum of 25 dBA at the nearest residential receiver. Low power mode 
has not been modelled, but will further reduce noise emissions from this equipment outside of 
operating hours.


Noise Source
Sound Pressure Level, SPL, dBA

A B C

Internal - Patrons & Music 24 < 20 < 20

External - Terrace Patrons 36 28 27

Light Vehicle Traffic
Day peak hour 27 28 28

Night peak hour 26 27 27

Heavy vehicle - waste / loading 53 53 53

Mechanical Plant 25 21 22

Total - day time 53 53 53

Total - night time 37 31 31
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4. ASSESSMENT

Noise emissions from the proposed commercial building at 33 Dubs & Co Drive have been predicted 
with the modelled sources including building mechanical plant, patrons on the proposed terraces and 
internally, background music internally, proposed traffic generation, and heavy vehicle movements.

During the day time, the predicted worst-case noise levels (peak hour traffic as well as heavy vehicle 
movements) are 53 dBA at the worst affected receivers. During the night time, the predicted worst-
case noise level is 37 dBA at the worst affected receiver. These levels are beneath the Scheme criteria 
of 55 and 40 dBA during the day and night time respectively, and thus comply with the Acceptable 
Solutions criteria under clause 21.3.2-A1.

The assessment indicates the proposed development complies with the Acceptable Solutions under 
clause 21.3.2-A1 of the Sorell Interim Planning Scheme 2015, provided:


• Heavy vehicle movements on site occur within day time hours only. 7:00AM to 7:00PM.

• The boundary fence on the northern boundary of site (to the residential zone) is to be 2.1m tall, 

has no gaps, and is constructed with a material with a minimum surface mass of 15 kg/m2. 
20mm ship-lapped timber, 12mm cement sheet, or commercial noise barrier products are 
examples of acceptable constructions.


Should you have any queries, please do not hesitate to contact me directly.

Kind regards,




Samuel Williamson
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1. Introduction  

1.1 Client Details 

This document has been prepared for the following: 

Client Name: The Young Group 
 

Client Contact: Mr. Trent Young and Mr. M Slater 
 

Address: 1/6 Cessna Way  
CAMBRIDGE TAS 7170 
 

1.2 Project Details 

The report is undertaken for The Station mixed use development proposed at 33 Dubs and Co Drive, 
Sorell.  Dubs and Co Drive is a local minor collector road providing a link between Weston Hill Road, 
Station Lane and Pennington Drive.  
  
A copy of the proposed The Station mixed use development can be found at Appendix A of this 
report.   
 

1.3 Traffic Impact Assessment  

A traffic impact assessment (TIA) is a process of compiling and analysing information on the impacts 
that a specific development proposal is likely to have on the operation of the roads and transport 
networks and identify reasonable solutions to address these impacts.  A TIA should not only include 
general impacts relating to traffic management but should also consider specific impacts on all road 
users, including sustainable transport modes such as bus, pedestrians and cycling, service vehicle 
requirements, trip generation rates and parking. 
 
This TIA has been prepared in accordance with the Department of State Growth (DSG) publication, 
Traffic Impact Assessment Guidelines, August 2020.  This TIA has also been prepared with reference 
to the: 
• Austroads publication, Guide to Traffic Management, Part 12: Traffic Impacts of Developments, 

28 April, 2020. 
• Roads and Maritime Services, NSW, RTA, Guide to Traffic Generating Developments, 2002, NSW, 

RMS, TDT2013/04a.  
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• Australian/New Zealand Standard, AS/NZS 2890.1:2004, Parking facilities Part 1: Off-street car 
parking. 

• Australian Standards, AS 2890.2:2018, Parking facilities Part 2: Off-street commercial vehicle 
facilities. 

• Australian Standards, AS 2890.3:2015, Parking facilities Part 3: Bicycle parking 
• Australian Standards, AS 2890.5:2020, Parking facilities Part 2: On street parking. 
• Australian/New Zealand Standard AS/NZS 2890.6:2009, Parking facilities Part 6: Off-street 

parking for people with disabilities 
 
Land use developments generate traffic movements as people move to, from and within a 
development.   Without a clear understanding of the type of traffic movements (including cars, 
service vehicles, buses, taxis, bicycles and pedestrians), the scale of their movements, timing, 
duration and location, there is a risk that this traffic movement may contribute to safety issues, 
unforeseen congestion or other problems where the development connects to the road system or 
elsewhere on the road network.  A TIA attempts to forecast these movements and their impact on 
the surrounding transport network. 
 
A TIA must provide an impartial and objective description of the impacts and traffic effects of a 
proposed development.  A full and detailed assessment of how vehicle and person movements to 
and from a development site might affect existing road and pedestrian networks is required.  An 
objective consideration of the traffic impact of a proposal is vital to enable planning decisions to be 
based upon the principles of sustainable development. 
 
This TIA seeks to address the relevant clauses within Code E5.0 Road and Railway Asset Code and 
E6.0 Parking and Access Code of the Sorell Interim Planning Scheme, 2015 as well as the RFI received 
from Sorell Council.   
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2. Scope of Consultancy  

The scope of consultancy involves the following:  

• To assess design, background information and plans.   
• To undertake a site visit to obtain an indication of sight distance at access and proposed layout 

and surrounding land uses. 
• Liaise with the client, architect, and planner. 
• Assess Sorell Interim Planning Scheme, 2015 for the acceptable parking requirements and 

assess floor area which will best meet the discretion and performance criteria. 
• Assess car parking layout and modify as required. 
• Assess access provision in accordance with the Sorell Interim Planning Scheme, 2015 and the 

AS/NZS 2890.1:2004. 
• Assess trip generation rates and environmental capacity of the network.  
• Assess environmental capacity. 
• Undertake traffic volume count during the morning or evening peak (outside school holidays).  
• Run Autotrack for service vehicles and B99.  
• Check grade of ramps and levels and ensure compliance with AS/NZS 2890.1:2004 
• Assess access to the site by sustainable transport modes.  
• Assess lighting requirement. 
• Document findings in a TIA report. 
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3. Location of the Development  

Figure 1 shows the location of the proposed development in the context of the surrounding street 
network.  
   

 

Figure 1:  Location (source: LISTmap) 33 Dubs and Co Drive, Sorell 
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4. Existing Situation  

4.1 Site Details  

The proposed development is located at 33 Dubs and Co Drive, Sorell.  This is a local road under the 
control of Sorell Council.  It provides a minor collector road function in terms of road hierarchy, 
providing a link to a major collector road from the local residential street network.  
 

 

Photograph 1: The Development Site - 33 Dubs and Co Drive, Sorell. 

As shown in the photograph above this is currently a greenfield site with residential development 
located to the north of the site and recently constructed commercial developments located to the 
south and the east of the site.  

 

Photograph 2: Nearby parking provision  

14 Parking Spaces. 
1 Accessible Parking Space 

Council car park 
comprising 66 
Parking Spaces. 
 

Sorell Council
Development Application: Response to Request for
Information 5.2022.166.1 33 Dubs & Co Drive, Sorell
10-8-2022 - P4.pdf
Plans Referenced: P4
Date Received:  10/ 08 / 2022



 

6 | P a g e  
 

There are currently no parking restrictions on the frontage road of the development site.   
 

 

Photograph 3: On street unrestricted parking available along development frontage road. 

4.2 Road Width  

Dubs and Co Drive has a road width of 8.7-metres measured between kerb faces in the vicinity of 
the site.  

 

 

Photograph 4: Road width is 8.7-metres measured between kerb faces.  

8.7 m 

Dubs & Co 
Drive 
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4.3 Traffic Volumes  

Based on standard traffic engineering principles, peak hour traffic volumes represent 10% of Annual 
Average Daily Traffic (AADT) flows. Therefore, based on Howarth Fisher and Associates survey data 
of 49 vehicles counted in a morning peak hour survey (8am – 9am), there would be an anticipated 
traffic volume of 490 vehicles per day.  Surveys were undertaken on Wednesday 16th February 2022 
(which reflects typical flows during school term). 

4.4 Posted Speed Limits  

The speed limit along Dubs and Co Drive, in the vicinity of the proposed development site, is subject 
to the default urban speed limit of 50km/hr. 

4.5 Accident History  

In line with standard traffic engineering practice the accident history for the past five (5) years has 
been obtained from the Department of State Growth.  There has been one (1) accident along the 
road network in the vicinity of the site within the last five (5) years.  This was a single unit vehicle 
accident involving a person falling from a vehicle and requiring first aid. The other two (2) property 
damage only accidents occurred in the car park located across the road from the site.   

 

Figure 2: 5-year Accident history in the vicinity of 33 Dubs and Co Drive, Sorell. 
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5. Proposed Development 

The proposed mixed use development site comprises of: 
 

• Office space    (657m2) 
• Retail and hire    (672m2) 
• Storage     (1165m2)  
• Food Services    (511m2) 
• Terrace areas   (176m2) 
• Passive Recreation   (231m2) 
• Services   (118m2) 
• Car parking including accessible, bicycle and service vehicle provision.  
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6. Assessment of Trip Generation 

6.1 Existing Trip Generation 

Given this is currently a greenfield site, there are no trips associated with the existing site. 

6.2 Proposed Trip Generation 

The NSW, RTA, Guide to Traffic Generating Developments, 2002, is a nationally recognised reference 
document for determining trip generation rates.  A new updated technical direction TDT 2013/04 
has also been published providing updated guidance on some limited land uses.  An assessment has 
been made on trip generation using these documents for reference purposes. The table below 
outlines the anticipated trip generation associated with the proposed land uses in The Station 
development. A worst-case scenario has been adopted for determining trip generation rates 
(notably an evening peak) given not all retail uses will be open in the morning peak period.  

Table 1: Additional Trip Generation associated with the Mixed Use Development: Source NSW, Transport roads and Maritime Services, 
Guide to Traffic Generating Developments TDT 2013/04a 

 
1 Based on office blocks TDT2013 /04a 
2 Daily calculation based on 8 x V(P) 56 (vehicle trips in the evening peak hour for specialty shops A(SS) Friday peak) NSW, RTA, Guide to 
Traffic Generating Developments, 2002 
3 Based on warehouse in the NSW, RTA Guide to Traffic Generating Developments, 2002 
4 Based on restaurant in the NSW, RTA Guide to Traffic Generating Developments, 2002 

Proposed Developed Lane Use Trip Generation Rates Total Requirement 

Office1 
Total combined area 657m2 

Daily: 11 per 100m2 

 Evening Peak: 1.2 per 100m2 
Daily trips – 66 
Peak trips – 8 

Retail and Hire 
Total combined area 672m2 

Daily2: 448 per 1000m2 

Evening Peak: 56 Per 1000m2  
Daily trips – 301 
Peak trips – 38 

Storage3 
Total combined area 1165m2 

Daily: 4 per 100m2 

Peak: 0.5 per 100m2 
Daily trips – 47 
Peak trips - 6 

Food Services4 
Total combined area 511m2  

Daily: 60 per 100m2 

Peak: 5 per 100m2 
Daily trips – 307  
Peak trips – 26 

Terrace areas 
Total combined area 176m2 

Ancillary use  
Daily trips – 0  
Peak trips – 0   

Services 
Total combined area 118m2 

Ancillary Use  
Will not generate any further 

trips  

Daily trips – 0 

Peak trips - 0 

Passive Recreation  
231m2  

Ancillary use  
Daily trips – 0  
Peak trips – 0   

Total Increase  

721 trips per day 
541 per day with 25% discount 
78 trips during the peak hour  

59 with 25% discount 
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6.2.1 Shared Trips and Multi-Purpose Trips 

It should be noted that there will be a reduction in overall trip rates based on the likelihood of 
multipurpose trips and linked trips to the site.  

It is unlikely that visitors to The Station development will only visit one land use or facility and will 
instead visit more. Linked trips are defined as side-track trips, for example, someone will visit the 
centre on their way home from work or the Sorell Park and Ride site.  A multi-purpose trip is where 
more than one shop or facility is visited.    

As expressed in the R.T.A Guide to Traffic Generating Developments, 2002, there will be an average 
discount in trip generation of 25% for centres less than 10,000m2 in land uses.  It is standard practice 
to discount the total number of trips.  

Based on the reduction in trip rates associated with linked and multipurpose, shared trips, it is 
proposed that there will be 59 trips during the evening peak hour and 541 trips per day.  

6.3 Environmental Capacity  

Whilst Dubs and Co Drive is not solely a residential road, for purposes of completeness, an 
assessment has been made against the environmental capacity performance standards on 
residential streets as outlined in NSW, RTA, Guide to Traffic Generating Developments (2002). 
Engineering standards are often based on concepts of good practice, with a concerted focus on 
safety factors. While it is generally accepted that a departure from this standard may be 
accommodated to a degree, developers must justify plans where designs significantly exceed the 
standard. 

 

Table 2: Table 4.6 Environmental Capacity performance standards on residential streets. NSW, RTA, Guide to Traffic Generating 
Developments (2002) 
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Howarth Fisher and Associates undertook a peak hour traffic volume count (on Dubs and Co Drive) 
and counted forty-nine (49) vehicles per hour.  The anticipated evening peak hour trip generation 
rates associated with the proposed development, of fifty-nine (59) trips per hour, equate to a total 
peak hour volume of one-hundred and eight (108) vehicles per hour. This is within the 300-peak 
hour volume as an environmental goal and significantly less than the 500 maximum peak hour 
volume associated with a collector road, subject to the default speed limit of 50km/hr.  Therefore, 
there would not be any environmental capacity issues associate with the proposed development.  

6.4 Sorell Interim Planning Scheme, 2015.  

An assessment has been made against the provisions of the Sorell Interim Planning Scheme, 2015 
in relation to increases in trip generation at existing accesses or junctions.  
 

 
 
Given the trip generation is greater than forty (40) movements a day, an assessment has been made 
against the performance criteria,  
 

a) Given this is a mixed-use development the increase in traffic will occur at different times of 
the day and week. The impact on the peak hour flows will be limited, given for example 
many of the retail specialty shops (and possibly some of the restaurants) are unlikely to be 
open before 9.30am - 10am typically outside the morning peak traffic hours. The restaurant 
/ café bars will essentially peak after 6pm when most people would go out for a meal. Again, 
this is outside of the peak traffic periods. This temporal distribution of traffic flows 
throughout the course of the day will mitigate the impact of the trip generation on the 
surrounding road network.  

b) There will be a significant amount of linked and multi-purpose trips associated with the 
proposed use. Many visitors to the proposed The Station development will already be 
working in Sorell and possibly parked elsewhere. Others are likely to be local residents who 
currently drive past the site and or can readily walk or access the site by sustainable 
transport modes. Users of the park and ride site would typically walk from the park and ride 
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car park on their way to and from the bus station to access the land uses contained within 
the proposed The Station development.  

c) Howarth Fisher and Associates have undertaken a traffic volume count during the peak hour 
and with the proposed calculated trip generation the traffic volumes are within the 
environmental capacity limits. The traffic generation associated with The Station 
development will be distributed throughout the network and the impact of the traffic 
generation will be spread to a number of roads and intersections within the vicinity of the 
site. It is not envisaged there will be any issues associated with the trip distribution.  

d) Dubs and Co Drive is a minor collector road. It provides both an access function to the 
various residential and commercial developments located along its length as well as a   
through traffic function to major collector roads and into the arterial road network. The 
development is in keeping with the nature and function of Dubs and Co Drive.  

e) Dubs and Co Drive is subject to the urban default speed limit which is conducive to providing 
a safe road environment to those accessing and egressing the site.  

f) The proposal provides a one way in and one way out circulation path. There are two 
proposed egresses (one from the basement and the other from the ground floor). They have 
been designed in such a way as to maximise sight distance and where sight distance cannot 
be achieved a left turn out only is proposed (notably from the basement car park).  Subject 
to Council approval a physical median island will be implemented to prevent any right turn 
out movements being possible. Signage and line marking will also be implemented to advise 
drivers of the left turn out from the basement car park’s egress.  

g) The mixed-use development will provide a land use which will provide a high-quality 
development for residents and visitors to Sorell.  

h) This report constitutes a Traffic Impact Assessment report.  
i) There is no written advice. However preliminary consultation has occurred with Sorell 

Council.  
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7. Assessment of Parking  

7.1 Existing Situation 

Given this is currently a greenfield site, therefore there are no existing parking spaces associated 
with the site. 

7.2 Proposed Parking Requirements  

For assessment of the parking requirement for the development, the terrace has been 
included within the restaurant parking numbers. The table below represents the total 
number of indoor and outdoor seats which will be provided in each food tenancy.   

Tenancy Seats 
Food tenancy 1 73 seats 
Food tenancy 2 70 seats 
Food tenancy 3 86 seats 

The total seats for each tenancy have been calculated using the total floor area of the tenancy. 
Therefore, for assessment of parking numbers for each tenancy, one (1) parking space per three (3) 
seats has been adopted.   
 
In line with the requirements of the ‘Sorell Interim Planning Scheme, 2015, Table E6.1 Number of 
Car Parking Spaces Required’, the following parking is required:  

Land Use 
Rate 

(spaces) 
Car parking measure 

Total  
Requirement 

Office 
Total combined area 657m2 

1 for each 30m2 of floor area 21.9 spaces 

General retail and hire,  
Total combined area 672m2 

1 for each 30m2 of floor area. 22.4 spaces 

Storage 
Total combined area 1165m2 

1 for each 100m2 of floor area and 1 for each 40 m2 of 
ancillary office floor area. 11.65 spaces 

Food Services (indoor and 
outdoor seats) 
Total seats 229 

15 for each 100m2 of floor area or 1 space for each 3 
seats, whichever is the greater. 76.33 spaces 

Services (utilities) 
Total combined area 118m2 

0 No requirement 0 spaces 

Passive Recreation 0 No requirement 0 spaces 

Required Parking Spaces   132.28 

Table 3: Extract from Sorell Interim Planning Scheme, 2015, Table E6.1 Number of Car Parking Spaces Required 
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7.3 Proposed Parking Provision 

There are a total of forty-nine (49) spaces plus two (2) accessible spaces, plus two motorcycle spaces 
and .  The proposed design does not comply with the requirements of the acceptable solution of 
Table E6.1 of the Sorell Interim Planning Scheme, 2015. There is therefore a shortfall of eighty-four 
(83) spaces associated with the proposed development. The proposal seeks to provide 
approximately thirty-seven (37) percent of the parking requirement on site.  

7.4 Sorell Interim Planning Scheme, 2015 

In line with the Sorell Interim Planning Scheme, 2015, E6.6.1 Number of Car Parking Spaces 
 
Objective: 
To ensure that: 

(a) there is enough car parking to meet the reasonable needs of all users of a use or 
development, taking into account the level of parking available on or outside of 
the land and the access afforded by other modes of transport. 

(b) a use or development does not detract from the amenity of users or the locality 
by: 

i. preventing regular parking overspill; 
ii. minimising the impact of car parking on heritage and local character. 

 
Acceptable Solutions 
A1 

The number of on-site car parking spaces must be: 
(a) no less than the number specified in Table E6.1; 
except if: 

i. the site is subject to a parking plan for the area adopted by Council, in which 
case parking provision (spaces or cash-in-lieu) must be in accordance with 
that plan; 

 
Given there is a parking shortfall, the performance criteria of the Sorell Interim Planning Scheme, 
2015 have been addressed.  Each clause within the performance criteria has been addressed in turn 
below: 

Performance Criteria  
P1 

The number of on-site car parking spaces must be sufficient to meet the reasonable 
needs of users, having regard to all of the following: 
 
(a) car parking demand; 

 
Given that the development makes provision for forty-nine (49) spaces and the required number of 
spaces, based on the provisions of the Sorell Interim Planning Scheme, 2015, is for one-hundred and 
thirty-two (132) spaces, there is therefore a shortfall of eighty-four (84) spaces.  
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It is extremely likely that most of the customers of The Station’s mixed use development will not 
visit just one land use on the site.  For example, a customer to the retail shop will also likely visit a 
restaurant or café.  Similarly, someone working in one of the office developments is typically going 
to visit the shops and cafes on the site.  Therefore, there will be some double, or even triple counting 
of parking provision, if all the land uses were calculated independently. 

 
(b) the availability of on-street and public car parking in the locality; 

 
A sixty-eight (68) space off-street Council carpark is located on the opposite side of the road to the 
proposed development.  The council car park is subject to a 3-hour parking restriction on Saturday 
and Sunday only. This parking will be available to users of the proposed development site. In 
addition, there are a number of on and off street parking spaces available in reasonable walking 
distance of the site.  This kerbside parking will also be available to users of The Station development.  

 
Howarth Fisher and Associates have undertaken a day long on and off street parking survey at the 
Dubs and Co Drive site to assess the typical parking occupancy of this car park site.  An assessment 
has been undertaken between 9:30am – 5.30pm on the 10th March 2022 which provides an 
indication of the average weekday parking demand.  The parking zones are outlined below in Figure 
3 and survey peak occupancy rates per zone are outlined in Table 4. 

 

 

Figure 3: Parking Zone Plan  
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Peak Occupancy rate by Parking Zone 

Table 4: Howarth Fisher and Associates Parking Survey undertaken 10th March 2022 Peak occupancy by zone 

 

Supply Vacant Spaces Occupied spaces 
Percentage 
Occupied 

 
 
 
Demand 
Peak 
Occupancy 

9:30am 143 43 23% 
10:30am 137 49 26% 
11:30am 135 51 27% 
12:30pm 134 52 28% 
1:30pm 137 49 26% 
2:30pm 126 60 32% 
3:30pm 116 70 38% 
4:30pm 146 40 22% 
5:30pm 166 20 11% 

 

Table 5: Howarth Fisher and Associates Parking Survey undertaken 10th March 2022 Total Zone Peak occupancy by hour 

Parking Zone 1 2 3 4 5 6 7 8 9 

Supply 7 19 18 18 17 14 8 68 17 

 
 
 
 
 

Demand 
Peak 

Occupancy 

9:30am 1| 14% 0| 0% 12| 67% 1| 6% 1| 6% 0| 0% 2| 25% 26| 38% 0| 0% 

10:30am 0| 0% 1| 5% 13| 72% 3| 17% 2| 12% 1| 7% 1| 13% 28| 41% 0| 0% 

11:30am 0| 0% 2| 11% 12| 67% 4| 22% 3| 18% 2| 14% 2| 25% 26| 38% 0| 0% 

12:30pm 0| 0% 2| 11% 12| 67% 3| 17% 3| 18% 2| 14% 3| 38% 27| 40% 0| 0% 

1:30pm 0| 0% 2| 11% 13| 72% 2| 11% 4| 24% 1| 7% 2| 25% 25| 37% 0| 0% 

2:30pm 0| 0% 1| 5% 12| 67% 4| 22% 5| 29% 3| 21% 3| 38% 32| 47% 0| 0% 

3:30pm 0| 0% 0| 0% 13| 72% 7| 39% 4| 24% 3| 21% 5| 63% 37| 54% 1| 6% 

4:30pm 0| 0% 0| 0% 3| 17% 4| 22% 2| 12% 3| 21% 2| 25% 26| 38% 0| 0% 

5:30pm 0| 0% 0| 0% 0| 0% 0| 0% 0| 0% 2| 14% 2| 25% 15| 22% 1| 6% 

Peak Occupancy 14% 11% 72% 39% 29% 21% 63% 47% 6% 
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From the day long parking survey undertaken by Howarth Fisher and Associates, there were a 
minimum of one-hundred and sixteen (116) spaces available in the on and off street car parking 
areas surveyed.   
 
It should be noted that people who parked in private car parks in the vicinity of the site (which were 
not surveyed) are also able to walk to the site. Staff at Sorell Council, for example, who park within 
the Council car park may walk to the facility at lunchtime and would not necessarily drive and park 
at the site.  

(c) the availability and frequency of public transport within a 400m walking 
distance of the site; 

 
Sorell Park and Ride Station is located 200-metres away from the development site. This station is 
currently utilised by eight (8) bus services which include the services between Hobart and Sorell 
(X31, X33, 731, 732), Sorell and Carlton (X32, 732), Sorell and Nubeena (734) and Sorell and Swansea 
(736).  This bus station currently includes hourly services to Hobart, every second hour for Carlton 
and daily bus trips for Nubeena. 
 

(d) the availability and likely use of other modes of transport; 
 

Given the location of the development site, it is very likely that people will utilise The Station before 
or after getting on or off the bus at the Sorell Park and Ride Station 200-metres away.  
 
Due to the site being in the vicinity of a residential zone, the residents of nearby residential 
properties will be able to walk, cycle or scooter to the development site.  This will be particularly 
convenient for customers to the restaurants and café land uses, who choose to drink alcohol (given 
strict drink driving laws) as well as for other local users of the mixed use development residing in 
the local residential catchment.  
 

(e) the availability and suitability of alternative arrangements for car parking 
provision; 

 
As outlined in the Howarth Fisher and Associates parking survey there is suitable provision of on 
and off street parking availability in the vicinity of the site which can be utilised by users of The 
Station development.  
 

(f) any reduction in car parking demand due to the sharing of car parking 
spaces by multiple uses, either because of variation of car parking demand 
over time or because of efficiencies gained from the consolidation of shared 
car parking spaces; 

 
The mixed land uses on the site will result in temporal distribution of peak demand.  For example, 
most of the office uses are likely to have parking demand between 9- 5pm weekdays whereas the 
peak demand for restaurants is likely to be in the evening and at weekends when the office parking 
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demand will not be required.  Similarly, the food retail services typically peak in the early evening 
on Thursday and Friday and late morning on Saturday when the demand for spaces associate with 
the office uses and restaurants will be lower. The mixed land uses provide opportunities for the car 
parking supply to be shared given the peak demand occurs at different times of the day and week.  

 
(g) any car parking deficiency or surplus associated with the existing use of the 

land; 
 
Not applicable, given this is a greenfield site there is no car parking surplus or shortfall associated 
with this site.  

 
(h) any credit which should be allowed for a car parking demand deemed to 

have been provided in association with a use which existed before the 
change of parking requirement, except in the case of substantial 
redevelopment of a site; 

 
This is a substantial redevelopment of the site.  

 
(i) the appropriateness of a financial contribution in lieu of parking towards 

the cost of parking facilities or other transport facilities, where such facilities 
exist or are planned in the vicinity; 

 
It is not anticipated that cash in lieu will be necessary given that the mixed use development will 
have peak parking demand associated with the various land uses occurring at different times of the 
day and week. There are good opportunities for people to use the development on their way to and 
from work, given the proximity of the site to the bus park and ride site.  
 
Furthermore, The Station development is conveniently located in close proximity to a large 
residential catchment as well as the commercial centre of Sorell and incorporates land uses which 
are conducive to people walking, cycling and scootering to the site.  There is also a large provision 
of on and off street parking availability in the vicinity of the site in the unlikely event that these are 
required. 
 

(j) any verified prior payment of a financial contribution in lieu of parking for 
the land; 

 
It is not deemed appropriate that a financial contribution is required given the mixed use 
development will result in a peak parking demand occurring at different times of the day and the 
week. Furthermore there are options for shared parking associated with this development  

 
(k) any relevant parking plan for the area adopted by Council; 

 
Not applicable  
 

Sorell Council
Development Application: Response to Request for
Information 5.2022.166.1 33 Dubs & Co Drive, Sorell
10-8-2022 - P4.pdf
Plans Referenced: P4
Date Received:  10/ 08 / 2022



 

19 | P a g e  
 

(l) the impact on the historic cultural heritage significance of the site if subject 
to the Local Heritage Code; 

 
There is no impact of historical local heritage in the vicinity of 33 Dubs and Co Drive, Sorell.  

 
(m) whether the provision of the parking would result in the loss, directly or 

indirectly, of one or more significant trees listed in the Significant Trees 
Schedule. 

 
The provision of parking will not impact on any significant trees.  
 

7.5 Parking Demand Assessment 

In order to assess parking demand, the NSW, RTA Guide to Traffic Generating Developments, 2002 
has been used to assess the anticipated parking demand. This is a nationally recognised reference 
source for determining trip generation rates and thereby parking demand.   
 
Although The Station is not a typical shopping centre, the shopping centre land use formula  
provides, as outlined in the NSW, RTA Guide to Traffic Generating development an indication of the 
peak demand periods relating to different land uses. The formula shows that supermarket food 
retail peaks on a Thursday evening, whereas specialty shops and secondary retail uses peak on a 
Saturday in the late morning /  lunchtime period.  
 
As shown in the formula, offices do not typically attract any trips on a Saturday given most offices 
are not open on weekends, thereby making this parking available to the other land uses on the site.  
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Similarly, the guide notes that trip generation rates to restaurants for example (with the exception 
of take away shops) may not have any patrons arriving between 4.30pm -5.30pm on weekdays and 
in case, if take away options were offered by the restaurant uses, these typically occur toward the 
end of the evening peak period 5.30pm onwards.  It is likely that specialty retail shops and office 
parking will be available for this purpose,  given both uses will typically close between 4pm and 5pm. 
Similarly, on Saturdays, specialty retail stores often close between 3pm and 4pm, making all these 
spaces, in addition to the office spaces available to restaurant and food retail.  
 
The section from the guide is outlined below:   
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The NSW,RTA, Guide to Traffic Generating Developments also highlights, refer A(SS) above,  that 
specialty shops and secondary retail tend not to be primary attractors to the site. The food retail, 
restaurant, and office predominantly peak at different times of the day and week, further facilitating 
shared parking.  
 
It should also be noted that the extensive street frontage also provides parallel parking for 21 on 
street spaces (making the total provision 70 spaces). Whilst it is acknowledged that these bays are 
not within the site,  they do and can provide a conveniently located parking supply.  
 
Furthermore, some food retail bays may be signed for high turnover, short stay parking associated 
with food retail shopping, 10 x 15 minute bays. These time restrictions could operate during food 
retail hours only would encourage high turnover of spaces associated with a Hill Street, IGA food 
retail development. Subject to Council approval, some short term bays could be provided along the 
street frontage.  
 
In line with the RTA Guide, it is not advisable to assume 100% seat occupancy, when assessing traffic 
generation. Ideally, the 85-percentile occupancy should be used. Therefore, for calculations of the 
parking space requirements for peak food services, a capacity of 85% for all food services on site 
will be utilised.  
 
Given the location of the development, and the Sorell Park and Ride facility in the close vicinity of 
the development, there will be a large amount of available parking spaces in the off-street parking 
facility on the weekends. Between 10am and 2pm, visitors to the site will be able to utilise the off-
street parking facility for parking. Additionally, on weekdays between 4pm and 8pm, it is likely that 
visitors to the site will be coming to the site through the bus services operating from the park and 
ride facility, therefore, given the mode of transport to the site, visitors to the site from the park and 
ride facility will not require a parking space.  
 
For off peak periods, a parking space requirement of 50% capacity has been adopted for the parking 
demand assessment.  

7.5.1 Monday – Friday 

Period Land use parking demand Parking spaces required 

8am – 10am Storage (access and demand 
typically earlier than 8am, 
given they will be accessed by 
tradespeople) 
Peak office 
 

22 spaces (in ground level car 
park facility) 

34 spaces (in combined  
ground level and basement) 
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10am – 12pm Peak office 
Off peak general retail and hire  

33 spaces 

12pm – 2pm Peak office 
Off Peak general retail and hire 

33 spaces 

2pm – 4pm Off peak office 
Off peak general retail and hire  

22 spaces 

4pm – 6pm  Off peak office 
Peak food retail  
 

76 spaces* 

6pm – 8 pm Peak food services 65 spaces 

8pm – 12am Off peak food services  38 spaces  

*It is anticipated that users of the Sorell Park and Ride facility will access the site after their bus 
service from work. Given the commuter accessed the site via a mode of sustainable transport, they 
will not require a parking space for their trip. 

7.5.2 Weekends 

Period Land use parking demand Parking spaces required 

8am – 10am Services 0 spaces 

10am – 12pm Off peak general retail and hire  
Peak food services  

76 spaces* 

12pm – 2pm Off peak general retail and hire 
Peak food services 

76 spaces* 

2pm – 4pm Off peak food services.  38 spaces 

4pm – 6pm  Off peak food services  
 

38 spaces 

6pm – 8 pm Peak food services 65 spaces 

8pm – 12am Off peak food services  38 spaces 

*The park and ride facility will contain a large amount of vacant parking spaces given it is a weekend 
and the facility is not used by commuters to and from work.  
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7.6 On-Street Parking 

It is proposed that there will be a no parking zone on the downstream at all access locations. Given 
all the accesses are one-way, there will be one designated no parking zone for each access. The no 
parking zone will be 2-metres in length and will provide a buffer for vehicles to manoeuvre in and 
out of the site. With the implementation of the no parking zones along the frontage road, there will 
be a resulting 21 parallel parking spaces along the frontage road of the development site. These 
parking spaces can be utilised by visitors to the site. The parking space locations are represented in 
the figure below.  

 

Figure 4: On street parking  
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7.7 Accessible Parking  

In line with the Sorell Interim Planning Scheme, 2015, requirements as outlined in section E6.6.2: 
Number of Accessible Car Parking Spaces for People with a Disability.  
 

Objective  
To ensure that a use or development provides sufficient accessible car parking for 
people with a disability.  

Acceptable Solutions 
A1  

Car parking spaces provided for people with a disability must:  

a) Satisfy the relevant provisions of the Building Code of Australia:  

b) Be incorporated into the overall car park design;  

c) Be located as close as practicable to the building entrance.  

Performance Criteria  
P1  

No performance criteria. 

In line with the requirements of the National Construction Code and following advice from the 
building surveyor, it has been advised that two (2) accessible bays need to be provided. Two (2) 
accessible bays have been indicated within the onsite car park, which meets with the acceptable 
solution. 

7.8        Motorcycle Parking 

Under the requirements of the acceptable solution of Sorell Interim Planning Scheme, 2015, there 
is a requirement to supply one (1) designated motorcycle parking space for each twenty (20) parking 
bays after the first nineteen (19).  Therefore, two (2) motorcycle parking spaces have been provided 
and are represented on the plans to comply with the requirements of the acceptable solution.  

7.9 Bicycle Parking 

Proposed Developed Lane 
Use 

Requirements Total  

Office  
Total combined area 657m2 

Employee – 1 for each 250m2 floor area 
after the first 250m2 floor area. 

Employee - 1 

Visitor - 0 
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Visitor – 1 for each 1000m2 of floor area if 
the floor area exceeds 1000m2. 

General Retail and Hire 
Total combined area 672m2 

Employee – 1 for each 500m2 floor area 
after the first 500m2 floor area. 

Visitor – 1 for each 500m2 of floor area.  

Employee - 0 

Visitor - 1 

Storage   
Total combined area 1165m2 

No Requirement 
Employee - 0 

Visitor - 0  

Food Services (Restaurant) 
Total combined area 511m2 

Employee – 1 for each 100m2 floor area 
available to the public. 

Visitor – 1 for each 200m2 floor area after 
the first 200m2 floor area (minimum 2). 

Employee - 5 

Visitor - 2 

Terrace areas 
Total combined area 176m2 

No Requirement 
Employee - 0 

Visitor - 0  

Services (utilities) 
Total combined area 118m2 

No Requirement 
Employee - 0 

Visitor - 0  

Passive Recreation 
Total combined area 231m2 

No Requirement 
Employee - 0 

Visitor - 0 

TOTAL  
Employee – 6 

Visitor - 3 

Table 6: Bicycle Parking Requirements IAW table E6.2 Sorell Interim Planning Scheme, 2015 

Employee Bicycle Parking 
For Employee parking, locked compounds with communal access using duplicate keys are required. 
There is a requirement for six (6) class 1 or 2 bicycle parking facilities to be provided for employees. 
 
Visitor Bicycle Parking  
For visitor parking facilities to which the bicycle frame and wheels can be locked are required.  These 
bicycle parking facilities are required. There is a requirement for three (3) class 3 bicycle facilities to 
be provided for visitors. 

 
Indicative bicycle parking locations for both employees and visitors are identified on the plans.  

7.10 Bicycle End of Trip Facilities 

In line with the acceptable solution outlined in the Sorell Interim Planning Scheme 2015:  E6.7.11 
Bicycle End of Trip Facilities. 
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The acceptable solution states:  
 

‘For all new buildings where the use requires the provision of more than 5 bicycle parking 
spaces for employees under Table E6.2, 1 shower and change room facility must be provided, 
plus 1 additional shower for each 10 additional employee bicycle spaces thereafter.’ 
 

Based on the requirement of the Sorell Council Interim Planning Scheme 2015, there is a 
requirement for bicycle end of trip facilities.  
 

7.11 Design of Bicycle Parking Facilities 

In line with the requirements of the ‘Sorell Interim Planning Scheme, 2015, E6.7.10 ‘Design of Bicycle 
Parking Facilities’, the following acceptable solution is required:  
 

 
 

7.12 Dimensions and Manoeuvring 

Based on the requirements of the Australian Standards AS/NZS 2890.1: Off street parking 2004, 
table 1.1 car parking at the proposed site requirements a class 3A.  From Table 1.1 below, the type 
of the proposed parking facility is a user class 3A medium term, short term, high turnover parking 
at shopping centres. 

Sorell Council
Development Application: Response to Request for
Information 5.2022.166.1 33 Dubs & Co Drive, Sorell
10-8-2022 - P4.pdf
Plans Referenced: P4
Date Received:  10/ 08 / 2022



 

27 | P a g e  
 

 
The parking bay requirement for a user class 3A bay is 2.7-metre x 5.4-metre with 6.2-metre-wide 
aisles. The proposed development plans comply with the requirements of the Australian Standard 
AS/NZS 2890.1: Off street parking 2004. 

 

Table 7: AS/NZS :2890.1:2004 Off-street car parking facilities Table 1.1  

7.13 Surface Treatment of Parking Areas 

The landscape architect and civil design plans detail surface treatment for the car park area. All 
surfaces will be sealed and drained in accordance with the acceptable solution relating to E6.7.6 of 
the Sorell Interim Planning Scheme, 2015. 

 

7.14 Lighting of Parking Areas 

In line with the performance criteria outlined in the Sorell Interim Planning Scheme 2015, E6.7.7 
Lighting of Parking Areas:   
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Objective: 
To ensure parking and vehicle circulation roadways and pedestrian paths used outside 
daylight hours are provided with lighting to a standard which: 
 
(a) enables easy and efficient use; 
(b) promotes the safety of users; 
(c) minimises opportunities for crime or anti-social behaviour; and 
(d) prevents unreasonable light overspill impacts. 
 
Acceptable Solutions 
A1 
 
Parking and vehicle circulation roadways and pedestrian paths serving 5 or more car parking 
spaces, used outside daylight hours, must be provided with lighting in accordance with 
clause 3.1 “Basis of Design” and clause 3.6 “Car Parks” in AS/NZS 1158.3.1:2005 Lighting for 
roads and public spaces Part 3.1: Pedestrian area (Category P) lighting. 
 

Based on the requirement of the Sorell Council Interim Planning Scheme 2015, there is a 
requirement for the parking design to include Category P11b lighting and this will be provided in the 
proposed design.  
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7.15 Landscaping of Parking Area 

In line with the performance criteria outlined in the Sorell Interim Planning Scheme 2015, E6.7.8 
Landscaping of Parking Areas:   

Objective: 
 
To ensure that large parking and circulation areas are landscaped to: 
(a) relieve the visual impact on the streetscape of large expanses of hard surfaces; 
(b) screen the boundary of car parking areas to soften the amenity impact on 
neighbouring properties; 
(c) contribute to the creation of vibrant and liveable places; 
(d) reduce opportunities for crime or anti-social behaviour by maintaining clear 
sightlines. 
 
Acceptable solution:  
A1 

‘Landscaping of parking and circulation areas must be provided where more than 5 
car parking spaces are proposed. This landscaping must be no less than 5 percent of 
the area of the car park, except in the Central Business Zone where no landscaping 
is required’ 
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Performance criteria: 
P1 

 
‘Landscaping of parking and circulation areas accommodating more than 5 cars must 
satisfy all of the following’ 
 

(a) relieve the visual impact on the streetscape of large expanses of hard surfaces; 
(b) soften the boundary of car parking areas to reduce the amenity impact on 

neighbouring properties and the streetscape; 
(c) reduce opportunities for crime or anti-social behaviour by maintaining passive 

surveillance opportunities from nearby public spaces and buildings. 
 

In line with the performance criteria nominal areas of landscaping has been incorporated into the 
design. The design of this will be undertaken by others.  
 

7.16 Siting of Car Parking  

In line with the performance criteria outlined in the Sorell Interim Planning Scheme 2015, E6.7.12 
Siting of Car Parking:   

Objective: 
To ensure that the streetscape, amenity and character of urban areas is not 
adversely affected by siting of vehicle parking and access facilities. 
 
Acceptable Solution  
A1 

 
Parking spaces and vehicle turning areas, including garages or covered parking 
areas in the Inner Residential Zone, Urban Mixed Use Zone, Village Zone, Local 
Business Zone and General Business Zone must be located behind the building line of 
buildings located or proposed on a site except if a parking area is already provided 
in front of the building line of a shopping centre. 

 
The siting of car parking complies with the acceptable solution of the Sorell Interim Planning 
Scheme, 2015. The location of the car park can be found on the Development plan at Appendix A.  
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8. Assessment of Access 

8.1 Existing Situation Access Width 

There is one (1) existing crossover on Dubs and Co Drive associated with this site. This cross over 
has an access width of 7.7-metres as indicated below:  

 

Photograph 5: 7.7-metre crossover into the site from the frontage road (this will become a pedestrian only access into the site.  

8.2 Sorell Interim Planning Scheme, 2015, Access Widths Requirement 

Section E6.7.2 of the Sorell Interim Planning Scheme, 2015, outlines the design requirements for 
vehicular accesses.  

 

7.7m 
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The access complies with section 3 of the access requirements of the AS/NZS 2890.1:2004 Access 
Facilities to Off street parking 2004.  The given access widths, grade lines and sight distances (for 
the most part) are compliant with AS/NZS 2890.1:2004.  Due to limited sight distances on the egress 
from the basement level, the egress will be a left turn only.  
 
It should be noted that the sight distance requirements of the AS/NZS 2890.1:2004 are less than 
those in the Sorell Interim Planning Scheme,2015).  

8.3 Australian Standard Requirement 

8.3.1 Classification of Off-Street Car Parking Facility  

In line with Australian Standard:2890.1:2004 Off-street car parking facilities the class of the 
proposed parking facility is determined from the table 1.1 below:  

 

Table 7: AS/NZS :2890.1:2004 Off-street car parking facilities Table 1.1  

From Table 1.1, the type of the proposed parking facility is a user class 3A for mixed use shopping 
centres. 

8.3.2 Category of Access Driveway 

In line with AS/NZS 2890.1:2004, to determine access driveway widths and restrictions on their 
location along frontage road table 3.1 categorizes driveways according to – 

a) the class of parking facility as shown in table 1.1; 

b) the frontage road type, either arterial (including sub-arterial) or local (including 
collector):and 

c) the number of parking spaces served by the access driveway.  
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Table 8: AS/NZS 2890.1:2004, Off-street car parking facilities Table 3.1  

From Table 3.1 above it can be shown that the proposed driveway is of the user class 3A parking 
facility.  In line with the requirements of the Sorell Interim Planning Scheme, 2015, the access 
driveway is a user class 3A access, which requires a width of between 6 to 9-metres combined.   
 
The proposed development access width, location and gradient exceeds the minimum requirements 
of the AS/NZS 2890.1: 2004 Off street parking.  There is one access into the site which is 5-metres 
wide and two egresses which are 3.2-metres (from the ground floor car park) and 3-metres (from 
the basement car park).  
 
The access therefore complies with the acceptable solution of the Sorell Interim Planning Scheme, 
2015.  
 
The location of the access and egress points can be found on the Development plan at Appendix A.  

8.4 Number of Accesses 

There are two (2) egresses (one (1) solely connected with the storage use in the basement) and the 
other for all other light and heavy vehicular traffic.  Both egresses are located on the western side 
of the development site.  

There is one ingress located on the eastern side of the development.  
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Given there are three (3) access points throughout the road frontage, the performance criteria of 
the Sorell Planning Scheme, 2015 E6.7.1 has been addressed below: 
 

a) The locations of access points to the site have been positioned to ensure that maximum on-
street parking on the frontage road has been attained. A total of ~ 19 parking spaces can be 
provided along the frontage road (based on bay dimensions (AS2890.5:2020 On-street 
parking standards). To ensure on street bay provision, line marking could be used to 
designate bays.  

b)  
i) The crossovers will be clearly distinguishable to pedestrians travelling along the 

frontage footpath. The crossovers are limited to a width of 4-metres which has 
minimal impact on pedestrian amenity.   
 

ii) The access points into and out of The Station site will be low speed environments 
(typically associated with shared pedestrian and vehicle spaces) and subject to 
10km/hr speed restrictions. Pedestrians using the frontage footpath will therefore 
be afforded a safe low speed environment when using the crossovers.  
 

iii) The access points will not impact residential amenity on adjoining land.  
 

iv) The development is compatible with the streetscape given the site is situated in a 
general business zone.  
 

v) The site is not subject to a local historical heritage code.  
 

vi) Not applicable.  
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9. Assessment of Sight Distance 

9.1 Existing Situation 

Given this is a greenfield site there are no current access provisions that can be used to determine 
sight distances.  

9.2 Sorell Interim Planning Scheme, 2015 Requirements  

It is proposed that all vehicles access the site via the eastern access on Dubs and Co Drive and egress 
at the western side of the proposed mixed use development site.  

The sight distances have been assessed in accordance with the requirements of the Sorell Interim 
Planning Scheme, 2015 as outlined below:  
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9.2.1 Northern Egress 

The northern egress provides provision for left and right turns out of the ground level car park. This 
site egress will cater for light and heavy vehicles. 
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Photograph 6: Sight Distance at the exit was measured to be 92-metres towards the north. 

This sight distance complies with the requirements of AS2890.1:2004 to the north.  

           

Photograph 7: Sight Distance at the exit was measured to be 50-metres towards the south.   

The sight distance does not comply with the sight distance requirements of the Sorell Planning 
Scheme, 2015 and therefore an assessment has been made against the performance criteria 
provisions of the Sorell Interim Planning Scheme, 2015.  
 

92m  

50m  
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Given that the requirements of the acceptable solution in relation to sight distance cannot be 
achieved the development has been assessed against the performance criteria:  
 

a) The sight distance from the northern egress on the western side of the mixed-use 
development on Dubs and Co Drive is the maximum achievable sight distance that can be 
obtained.  The predominant movement out of the egress will be left turn out, where the 
fully complaint sight distance can be obtained. The only right turn movements out will be 
undertaken by visitors to ‘The Station’ development residing in the residential development 
to the north.  The only vehicles approaching the access to the egressing vehicles from the 
south will also have just manoeuvred through a 90-degree angle curve, which will further 
reduce vehicle speed.  

b) The traffic volume on Dubs and Co Drive are low (especially in the vicinity of the northern 
egress). There will therefore be plenty of gaps in traffic flow to accommodate traffic turning 
into Dubs and Co Drive from the proposed egress.  

c) It is proposed to provide a one-way ingress at the eastern end of the site and two egresses 
at the western side of the development.  

d) The access will facilitate the one-way circulation of traffic through the site by all vehicles. 

e) This report constitutes a traffic impact assessment report.  

f) The access has been configured to locate its position onto the road network to maximise 
available sight distance. 
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9.2.2 Southern Egress 

The southern egress serves the basement car park. Vehicles enter via the ingress on the eastern side 
and exit via Dubs and Co Drive. Given there are limitations to the sight distance, it is proposed that 
the southern egress onto Dubs and Co Drive be made a left out only.  

 

Photograph 8: Sight Distance at the basement exit was measured to be 113-metres towards the north (which is complaint with the 
requirements of the Sorell Interim Planning Scheme, 2015 which notably requires a sight distance of 80-metres). 

 

Photograph 9: Sight Distance at the basement exit was measured to be 27-metres towards the south which is not compliant. 

Given it is proposed to make this egress left turn out only the sight distance to the south is irrelevant 
and therefore no assessment against the performance criteria is required.  

9.2.3 Eastern Ingress 

The access located at the eastern end of the site is an ingress only and therefore the 
measurement of sight distance is not relevant.   

113m 

27m 
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10. Sustainable Transport  

10.1 Buses  

The closest bus stop is a 200-metre walk away and is located on Station Lane, Sorell.   The following 
link provides timetable information for the Sorell services.  These are shown below. 

 

https://www.transport.tas.gov.au/__data/assets/pdf_file/0017/219104/Sorell_to_Hobart_timeta
ble.pdf 

       

Photographs 10 and 11: Showing Bus Park and Ride site 

The bus station is located 200-metres away from the proposed development.  The bus station has a 
park and ride facility associated with it, whereby bus passengers park in a free long stay car park 
and use buses to travel to Hobart and elsewhere. The Station development site is well located to 
take advantage of access by bus and by users of this park and ride facility. 
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10.2 Bicycles/Electric Bicycles/Electric Scooters  

The site is in a general business zone, approximately 500-metres away from Sorell town centre.  The 
8.7-metre wide road in the vicinity to the site, assists in providing a safe bicycle/car share 
environment of which the proposed residents could potentially benefit. 
 
The site is conveniently located close to a residential zone as well as the main commercial centre of 
Sorell which will facilitate access via sustainable transport modes to the site, thereby making the 
development well placed to take advantage of access via sustainable transport modes.  

10.3 Pedestrian Linkages  

There is a good network of pedestrian footpaths in the vicinity of the development site. Footpaths 
in the vicinity of the site are 1.6-metres wide.  Footpath provision is available on both sides of Dubs 
and Co Drive.  A dedicated segregated pedestrian access is proposed into the site and a pram ramp 
has been provided to facilitate crossing of Dubs and Co Drive. 

 

Photograph 12: Dubs & Co Drive including a 1.6-metre footpath outside the development site. 

 

  

1.6m 
Dubs & Co Drive 

Ramp 
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11. Service Vehicles  

11.1 Sorell Interim Planning Scheme, 2015 

In line with the provision of the Sorell Interim Planning Scheme, 2015, the Autotrack paths have 
been undertaken by Howarth Fisher and Associates and can be found at Appendix B of this report.  
 

 

Service vehicle access has been assessed for various design vehicles assumed to be utilised at this 
development have been outlined in detail below. 
 
The following service vehicle paths have been assessed and checked. 
 

• Storage Area  Accommodates a 6.4-metre small rigid vehicle/ute. 
• Food/Retail  Accommodates an 8.8 metre medium rigid vehicle. 
• Refuse Collection Accommodates an 8.8-metre medium rigid vehicle (waste disposal) 
• Food Van  Accommodates a 6.4-metre small rigid vehicle 
• B99  Light vehicle for carport access. 
 

A copy for the Autotrack paths for all the different design vehicles can be found at Appendix B of 
this report. It should be noted that the Autotrack paths included in the Appendix are not expressed 
on the latest plans. Given the changes to the plans only included the implementation of motorcycle 
parking spaces in the existing landscaping area, there has been no impact on the vehicle paths 
throughout the site. In line with the acceptable solution, all design vehicles can enter and exit the 
site in a forward direction. Given that the 8.8-metre swept path slightly travels over the kerb on the 
landscaping area, it is recommended that this area be made trafficable. 
 
It should be noted that retractable bolslards will be used on the accessible bays to enable 
manoeuvres by service vehicles into the retail forecourt.  As is standard practice servicing will be 
limited to early morning and late evening operations when pedestrian flows are lower.  Spotters will 
be required to enable vehicle to safely reverse within these zones.  
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12. Conclusion and Recommendation  

The proposed development has been assessed in relation to the following:  

Trip Generation 

The proposed trip generation by the development of the proposed design will result in an additional 
541 trips per day and 59 during the peak hour.  Based on traffic volume count surveys undertaken 
by Howarth Fisher and Associates there is a significant capacity on the road to cater for the increased 
trip generation. These rates have been discounted to reflect the likelihood of shared and 
multipurpose trips to the site.  

Howarth Fisher and Associates undertook a peak hour traffic volume count (on Dubs and Co Drive) 
and counted forty-nine (49) vehicles per hour. The anticipated evening peak hour trip generation 
rates associated with the proposed development of fifty-nine (59) trips per hour equate to a total 
peak hour volume of ~ 108 vehicles per hour.  This is within the 300-peak hour volume as an 
environmental goal and significantly less than the 500 maximum peak hour volume associated with 
a collector road. 

Parking  

There is a known parking shortfall of eighty-four (84) spaces associated with the proposed 
development. Given this shortfall Howarth Fisher and Associates undertook a parking survey to 
assess the supply and demand of on and off street parking within the vicinity of the site. There was 
a minimum supply of one-hundred and sixteen (116) on and off street spaces available in the vicinity 
of the site.  

Given the shortfall in parking an assessment against the performance criteria has been made. There 
is likely to be some double or triple counting if all the parking demand requirements are calculated 
independently. Given the mixed use development there is likely to be users of the site who use more 
than one land use. Typically, office workers at the site will also use the cafes and restaurants and 
users of the retail land uses are likely to visit more than one retail use. 

The mixed land uses on the site will result in some temporal distribution of peak demand. For 
example, most of the office uses are likely to generate parking demand between 9am - 5pm 
weekdays, whereas the peak demand for restaurants is likely to be in the evening and at weekends 
when the office parking demand will not be required.  Similarly, the food retail services typically 
peak in the early evening on Thursday and Friday and late morning on Saturday when the demand 
for spaces associated with the office uses and restaurants will be lower. The mixed land uses provide 
opportunities for the car parking supply to be shared given the peak demand occurs at different 
times of the day and week.   
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Given the location of the development site, it is very likely that people will utilise The Station before 
or after getting on or off the bus at the Sorell Park and Ride Station 200-metres away.  Due to the 
site being in the vicinity of a large residential and commercial zone, the residents of nearby housing 
and commercial will be easily able to walk to the development site.  This will be particularly 
convenient for customers to the restaurants and café land uses who choose to drink alcohol, given 
the strict drink driving laws, as well as for other local users of the mixed use development residing 
in the local residential catchment 

 Access  

The site contains an ingress and two (2) egresses throughout the frontage road. The access points 
have been positioned in strategic locations to ensure that on-street parking and pedestrian safety 
is prioritised. The access crossovers will include minimal widths to ensure that pedestrians can 
clearly determine site access locations.  

The access provision will afford users with a one way circulation path into and out of the site.   

Sight Distance  

The sight distance for both the egresses have been measured and suggestions have been made to 
ensure compliance with the acceptable solution and or performance criteria of the Sorell Interim 
Planning Scheme, 2015.  The accesses from the basement level egress has been made left turn out 
only whilst the ground floor carpark egress provides for both left and right turns manoeuvres out of 
the development. 

Sustainable Transport 

o Buses/Coaches  

There is a park and ride facility located 200-metres away from the proposed development site. The 
bus station includes regular services which can be utilised by visitors to the new development.  
These bus services include a links between Sorell and Hobart, Carlton, Swansea, and Nubeena. 

o Bicycle 

Dubs and Co Drive is an 8.7-metre wide road which is subject to the default urban speed limit of 
50km/hr which assists with providing a shared bicycle/car share environment of which some of the 
visitors to the site could potentially benefit.  Bicycle parking will be provided for employees and 
visitors to the site.  
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The site is located in the vicinity of a large residential catchment as well as the commercial centre 
of Sorell which maximises opportunities for people to access the site via sustainable transport 
modes.  

o Pedestrians 

There is a strong pedestrian network in the surrounding vicinity of 33 Dubs and Co Drive. The 
frontage road of the development includes a footpath width of 1.6-metres on a both sides of the 
road with a pedestrian ramp located at the entrance to the proposed development.    

o Service Vehicles 

The access of different service vehicles has been evaluated to ensure that access is possible for all 
required vehicles.  Autotrack modelling has been performed to ensure that vehicle movement 
throughout the development site is achievable. The expected vehicles utilising the site have been 
listed below: 

 
• Storage Area  Accommodates a 6.4-metre small rigid vehicle/ute. 
• Food/Retail  Accommodates an 8.8 metre medium rigid vehicle. 
• Refuse Collection Accommodates an 8.8-metre medium rigid vehicle (waste disposal) 
• Food Van  Accommodates a 6.4-metre small rigid vehicle 
• B99  Light vehicle for carport access. 

Autotrack paths are shown and can be found at Appendix B of this report. The service vehicles can 
enter and exit the site in a forward direction. Given that the 8.8-metre swept path slightly travels 
over the kerb on the landscaping area, it is recommended that this area be made trafficable. 
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DEVELOPMENT PLANS
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14 July 2022       

 

Shane Wells 
Senior Planner 
Sorell Council 
PO Box 126 
SORELL    7172 
Ph: 6269 0000 
 

Dear Shane 

 

Development Application DA 2022/ 166-1 - 33 Dubs & Co Drive 

I refer to your request for further information dated 1 July 2022 and respond in relation to each 
matter as follows: 

Planning  

 
The passive recreation area on the first floor is intended to be used as an informal play space for 
children.  It is intended as an ancillary space for the complex. 

 
The basement storage spaces will be used in a similar manner (but a smaller version) of a 
warehouse complex.  The storage spaces will be used to provide storage for on site tenancies and 
otherwise available on a long term lease.  The storage spaces will be accessed between the hours 
of 6am to 10pm Mondays to Saturdays and 7am to 9pm Sundays and Public Holidays. 

 
The outdoor terrace spaces do not constitute floor area for the purposes of the car parking 
calculations however they will be used for outdoor dining.  The total seating numbers (inside and 
out) for each food tenancy will be as follows: 

Tenancy  seats 

Food tenancy 1 73 seats 

Food tenancy 2 70 seats 
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Food tenancy 3 86 seats 

 

Engineering 

 
A response to this request is being prepared. 

 
A response to this request is being prepared. 

 
A response to this request is being prepared. 

 
Bike racks shown on the proposed ground floor plan.  There will be at least 6 employee (Class 2) 
spaces within a locked compound with a communal key located within the screened alcove at the 
eastern end of the building.  
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Other bike racks (more than the required 3) for visitors are noted on the Ground Floor Plan within 
the central pedestrian entry space. 

 
The end of trip facilities including 2 x showers and change room facilities will be provided within 
one or two of the rooms adjacent to the central amenities area on the Level 1 Floor Plan. 
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The supplied landscaping plan shows the proposed concept lighting layout which is considered 
sufficient to demonstrate that A1 of E6.7.7 can be met and that vehicle circulation areas and 
pedestrian paths can be adequately lit for safe and efficient use.   

It is expected that a condition will be included on the permit requiring a detailed lighting design 
confirming luminance levels to be provided for Council’s approval and for installation prior to 
commencement of the use. 

 
Please see attached an updated stormwater report prepared by Aldanmark.  Also attached is the 
MUSIC model file for Council’s information. 

Environmental Health 

 
The proposal will not involve any significant noise generating uses or external amplified music.  
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The proposed uses will also: 

• operate within the hours of 6am to 10pm Monday to Saturdays and 7am to 9pm Sundays 
and public holidays except for office and administrative tasks; and 

• will not involve commercial vehicle movements outside the hours of 7am to 7pm 

Having regard to these factors and that all mechanical plant will be appropriately located, 
installed and screened it is not considered likely that the proposal will result in noise emissions 
above the permitted standards set out in A1. 

It is suggested that the following two conditions be included on the permit.  The first requiring 
compliance with these limits and the second requiring noise monitoring and compliance 
verification within 30 days of commencement of the use. 
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It is premature to provide a detailed response in relation to these matters and they are not 
considered relevant to any of the matters that Council is to have regard to in the assessment of 
the application under the planning scheme.  These matters would sensibly be the subject of a 
condition on the planning permit in the terms of Clause 8.11.3 of the planning Scheme which 
states: 

8.11.3 

The planning authority may also impose conditions on a permit to minimise impact from 
construction works on the environment and infrastructure and to ensure that works will be 
undertaken in accordance with best practice management that limits the potential for 
significant impacts arising from the following: 

(a) soil loss and associated sedimentation of watercourses, wetlands and stormwater 
infrastructure; 

(b) the spread of weeds; 

(c) the spread of soil pathogens; 

(d) unsatisfactorily managed waste; and 

(e) carparking, traffic flow and circulation during construction. 

 
Lighting will be located, orientated and baffled to avoid light spillage from buildings and car park 
lighting.  The proposed garden bed landscaping (GB2) along the side and rear boundaries of the 
lot as shown on the Landscaping Plan DA-102 along with boundary fencing will also ensure that 
glare from vehicle headlights do not extend to the neighbouring properties.  
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The project will involve approximately 8000m3 of excavation that will be disposed of to an 
approved location.  Similar to the response provided in relation to item 11 above, it is expected 
that Council may impose a condition requiring a construction management plan on the permit. 

 

Yours sincerely, 

 
Frazer Read 
Principal 
All Urban Planning Pty Ltd 
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1. INTRODUCTION AND SCOPE OF ENGAGEMENT 

Aldanmark have been engaged to design a stormwater system for the proposed development at 33 

Dubs and Co Drive, Sorell.  As the request of Sorell Council and in accordance with E7 of the Sorell 

Interim Planning Scheme 2015 the sites post-development peak discharge must not exceed the pre-

development peak discharge for stormwater runoff and the project must incorporate the principles 

of Water Sensitive Urban Design (WSUD). The following report outlines the methodology and 

assumptions used to ensure the proposed development complies with the permit conditions. 

2. DETENTION MODEL 

The following areas were determined from land survey conducted by Rogerson and Birch Surveyors 

and 1 + 2 Architecture: 

 

Total site area:       ≈ 4886m2 

 

Post-development Impervious Roof area:   ≈ 2236.0m2 

Post-development Impervious Carpark area:   ≈ 1745.0m2 

Post-development Pervious landscaping area:   ≈ 905.0m2 

 

Coefficients of run-off adopted for design are as follows: 

 

Pre-development entire site:     C = 0.40 

Impervious Roof areas:      C = 1.00 

Impervious Carpark areas:     C = 0.90 

Landscaping areas:      C = 0.50 

Pervious areas:       C = 0.40 

5-minute duration - 5% AEP Sorell:    I = 86.9mm/hr (BOM IFD) 

5-minute duration - 1% AEP Sorell:    I = 119.0mm/hr (BOM IFD) 

 

 

Calculations have been based on the Modified Rational Method for stormwater run-off: 

 

� �
� �  � �  �

3600
 

 

Where:  Q = Design Volumetric Flow Rate [L/s] 

C = Runoff Coefficient 

I = Rainfall Intensity [mm/hr] (5 minute - 5% AEP storm) 

A = Sum of all equivalent areas [m2] 

 

Pre-Development Permissible Site Discharge (PSD): 

 

���
 �
0.40 �  4886 �  86.9

3600
�  47.17 �/�   

 

Post-Development: 

 

����� �
�1.0 �  2236.0 � 0.9 � 1745.0 � 0.50 �  905.0� � 86.9

3600
� 102.807 �/�    
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As shown above the post development flow QPost is 55.63 L/s greater than the permissible site 

discharge QPSD and therefore on-site detention (OSD) is required. To determine the volume of 

storage required to reduce the post development peak discharge to the permissible site discharge 

Autodesk Software - Storm and Sanitary Analysis was utilised. 

Due to the size of the site, and the large portion of roof and hard stand area, it was determined that 

an underground concrete detention tank was the most appropriate method of rainwater detention. 

As such, the SSA model was utilised to simulate a singular underground tank, connected to both the 

roof and carpark areas of the development. The results of the model showed that a detention tank 

sized to a volume of 25,000 L and fitted with 120mm low flow orifice is sufficient to detain the post 

development flow of the site below the pre-development for both a 20 year and 100-year event.  

The outflow hydrographs for the site, as shown in Figure 1, demonstrate the post-development peak 

discharge (shown in orange) is below the pre-development (shown in blue). 

 

FIGURE 1: SITE OUTFLOW HYDROGRAPH (1 IN 100 EVENT)  

 

FIGURE 2: SITE OUTFLOW HYDROGRAPH (1 IN 20 EVENT) 
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3. STOMRWATER TREATMENT  

Concept modelling for stormwater treatment has taken place. Due to the minimal space available, 

urbanised nature of the development and the presence of a large underground detention tank, 

proprietary stormwater treatment devices, specifically OceanProtect Stormfilter Cartridges have 

been specified for the project to meet the State Stormwater Strategy (2010) targets of: 

• An 80% reduction in the average annual load of total suspended solids (TSS)  

• An 45% reduction in the average annual load of total phosphorous (TP)  

• An 45% reduction in the average annual load of total nitrogen (TN)  

 

A MUSIC model has been produced in collaboration with OceanProtect with the results shown below 

in Figure 3. The model simulated the use of 6 OceanGuard pit baskets installed in the major drainage 

pits in the carparking area, followed by 3 Stormfilter Cartridges installed within the detention tank. A 

typical arrangement for a Stormfilter Installation in an underground tank is shown below in Figure 4. 

 

 

 

 

 

 

 

 

 

 

FIGURE 3: MUSIC MODEL SCREENSHOT 
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4. STORMWATER SITE LAYOUT 

The concept layout of the stormwater system is shown on sheets C103 and C104 of the Aldanmark 

Consulting Engineers civil drawings ‘220405 CIV 21E29-12 PRELIM’. 

 

 

 

 

 

FIGURE 4: TYPICAL ARRANGMENT FOR STORMWATER TREATMENT 
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5. CONCLUSION 

This report has demonstrated that the proposed development at 33 Dubs and Co Drive, Sorell, is 

able to satisfy the stormwater quantity and quality conditions of the Sorell Interim Planning Scheme. 

Note: 

• No assessment has been undertaken of Council’s stormwater infrastructure and its capacity. 

• This report assumes the Council stormwater main has capacity for the pre-development 

peak discharge. 

• It is the responsibility of Council to assess their infrastructure and determine the impact (if 

any) of altered inflows into their stormwater network. 

Please contact me at devans@aldanmark.com.au if you require any additional information. 

Yours faithfully, 

 
 

Danton Evans BEng (Hons) 

Civil Engineer 
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GENERAL NOTES:
1. THESE DRAWINGS ARE TO BE READ IN CONJUNCTION WITH THE ARCHITECTURAL, HYDRAULIC AND STRUCTURAL DRAWINGS

AND SPECIFICATIONS.  STANDARDS REFERENCED ARE TO BE THE MOST CURRENT VERSION.
2. THESE DRAWINGS SHALL NOT BE USED FOR CONSTRUCTION UNLESS ENDORSED 'FOR CONSTRUCTION' AND AUTHORISED

FOR ISSUE ACCORDINGLY.
3. ALL WORKS TO BE CARRIED OUT IN ACCORDANCE WITH IPWEA/LGAT STANDARD DRAWINGS AND SPECIFICATIONS,

AUSTRALIAN STANDARDS, (WSAA SEWERAGE CODE OF AUSTRALIA & WATER SUPPLY CODE OF AUSTRALIA) AND TO THE
SATISFACTION OF COUNCIL'S DEVELOPMENT ENGINEER.

4. IPWEA/LGAT STANDARD DRAWINGS TO BE READ IN CONJUNCTION WITH COUNCIL EXCLUSION SHEETS TSD-E01-v1 &
TSD-E02-v1.

5. ALL WORKS ARE TO BE MAINTAINED IN A SAFE CONDITION.
6. CONFIRM ALL LEVELS ON SITE PRIOR TO THE COMMENCEMENT OF WORKS
7. CONTRACTOR TO OBTAIN APPROVALS, SERVICE CLEARANCES AND COORDINATE WORK WITH ALL RELEVANT AUTHORITIES

PRIOR TO COMMENCEMENT.
8. A "START OF WORKS NOTICE" MUST BE OBTAINED FROM COUNCIL PRIOR TO ANY WORKS COMMENCING.
9. SURVEY DATA UNDERTAKEN AND PROVIDED BY BROOKS LARK AND CARRICK SURVEYORS .
10. ARCHITECTURAL UNIT AND SITE LAYOUT UNDERTAKEN AND PROVIDED BY MICHAEL R COOPER & ASSOCIATES.
11. FLOOR LEVELS SET BY ARCHITECT.  DRIVEWAY GRADING BASED ON THESE.

WORKPLACE HEALTH & SAFETY NOTES:
BEFORE THE CONTRACTOR COMMENCES WORK THE CONTRACTOR SHALL UNDERTAKE A SITE SPECIFIC PROJECT PRE-START
HAZARD ANALYSIS / JOB SAFETY ANALYSIS (JSA) WHICH SHALL IDENTIFY IN DOCUMENTED FORM;

· THE TYPE OF WORK.
· HAZARDS AND RISKS TO HEALTH AND SAFETY.
· THE CONTROLS TO BE APPLIED IN ORDER ELIMINATE OR MINIMIZE THE RISK POSED BY THE IDENTIFIED HAZARDS.
· THE MANNER IN WHICH THE RISK CONTROL MEASURES ARE TO BE IMPLEMENTED.

THESE ARE TO BE SUBMITTED TO THE SUPERINTENDENT AND/OR OTHER RELEVANT WORKPLACE SAFETY OFFICERS.

FOR THIS PROJECT; POSSIBLE HAZARDS INCLUDE (BUT ARE NOT LIMITED TO):
· EXCAVATION OF ANY TYPE & DEPTHS
· CONTAMINATED SOILS
· CONSTRUCTION IN GROUND WITH HIGH WATER TABLE
· FELLING / LOPPING &/OR REMOVAL OF EXISTING TREES/VEGETATION
· UNDERGROUND STRUCTURES (MANHOLES / SUMPS / ETC)
· CONFINED SPACES
· OVERHEAD POWER LINES
· UNDERGROUND STORMWATER, WATER AND SEWER PIPES
· TELECOMMUNICATION CABLES - BOTH UNDERGROUND & OVERHEAD
· ELECTRICAL/POWER CABLES - BOTH UNDERGROUND & OVERHEAD
· WORKING AT HEIGHTS
· WORKING WITH ASBESTOS CONTAINING MATERIALS
· TRAFFIC MANAGEMENT

BEWARE OF UNDERGROUND SERVICES
THE LOCATION OF UNDER GROUND SERVICES ARE
APPROXIMATE ONLY AND THEIR EXACT LOCATION SHOULD BE
PROVEN ON SITE BY THE RELEVANT AUTHORITIES. NO
GUARANTEE IS GIVEN THAT ALL SERVICES ARE SHOWN.

THIS DRAWING MUST ONLY BE DISTRIBUTED IN FULL
COLOUR. ALDANMARK CONSULTING ENGINEERS
ACCEPTS NO LIABILITY ARISING FROM FAILURE TO
COMPLY WITH THIS REQUIREMENT.

DRAINAGE AND SERVICES NOTES:
1. ALL WORKS ASSOCIATED WITH PUBLIC STORMWATER INFRASTRUCTURE IS TO BE CARRIED OUT IN ACCORDANCE WITH IPWEA (TAS)

LGAT STANDARD DRAWINGS AND SPECIFICATION AND TO THE SATISFACTION OF COUNCIL.
2. ALL WORKS ASSOCIATED WITH PUBLIC SEWER AND WATER IS TO BE CARRIED OUT IN ACCORDANCE WITH THE WSA PARTS 02 & 03

(WATER AND SEWERAGE CODES OF AUSTRALIA), TASWATER SUPPLEMENTS TO THE SAME, AND TO THE SATISFACTION OF TASWATER.
3. ALL CONNECTIONS TO EXISTING MAINS TO BE CARRIED OUT BY THE REGULATING AUTHORITY AT COST TO BUILDER UNLESS

APPROVED OTHERWISE.
4. HYDRAULIC LAYOUT TO BE COORDINATED WITH OTHER SERVICES. HYDRAULIC LAYOUT AS SHOWN IS NOTIONAL, LAYOUT TO BE

CONFIRMED ON SITE.
5. ALL EXISTING SERVICES TO BE LOCATED ON SITE PRIOR TO THE COMMENCEMENT OF WORKS.
6. GENERAL MATERIALS, INSTALLATION & TESTING SHALL COMPLY WITH AS3500 AND THE NCC VOLUME 3 (PCA)
7. INSTALL ALL SUB-SOIL DRAINS TO THE REQUIREMENTS OF AS3500, PART 3.1.3 OF THE NCC 2019 - VOLUME 2 AND PART FP2 OF THE

NCC 2019 - VOLUME 3.
8. PAVEMENT AND HARDSTAND AREAS SHALL FALL AT A MINIMUM OF 1% (1:100) TOWARD AN APPROVED DISCHARGE POINT.
9. ALL PIPE WORK UNDER TRAFFICABLE AREAS, INCLUDING DRIVEWAYS, IS TO BE BACKFILLED WITH COMPACTED FCR.
10. DRAINAGE PIPES TO BE MIN. uPVC CLASS SN4, PIPES UNDER TRAFFICABLE AREAS TO BE SN8 U.N.O.
11. MINIMUM GRADES FOR PRIVATE DRAINAGE PIPES SHALL BE 1% FOR STORMWATER AND 1.67% FOR SEWER U.N.O.
12. MINIMUM COVER FOR PRIVATE DRAINAGE PIPES SHALL BE 300mm FOR STORMWATER AND 500mm FOR SEWER U.N.O.
13. TASWATER SEWER MAINS TO BE MINIMUM DWV CLASS SN8 DN150 RRJ WITH MINIMUM CLASS SN10 DN100 PROPERTY CONNECTIONS.
14. STORMWATER MAINS TO BE MINIMUM DWV CLASS SN8 DN225 RRJ OR APPROVED EQUIVALENT UNLESS NOTED OTHERWISE.
15. WATER PIPES TO BE MIN. DN20 POLY PN16 AND FITTINGS TO BE MIN. CLASS 16 U.N.O.
16. WATER CONNECTIONS SHALL BE PROVIDED WITH METERAGE AND BACKFLOW PREVENTION AS PER TASWATER STANDARD DRAWING

TWS-W-0002.
17. ALL PIPEWORK TO BE INSPECTED BY COUNCIL PRIOR TO BACKFILL.
18. PIT DIMENSIONS SHOWN HAVE BEEN DESIGNED BY PIT CAPACITY TABLES.  THESE PITS MAY NEED TO BE INCREASED IN MINIMUM

INTERNAL SIZE DUE TO THE DEPTH AS PER AS3500.3 AS PER TABLE BELOW WHICH IS THE CONTRACTORS RESPONSIBILITY TO
ENSURE COMPLIANCE TO AS3500:

EARTHWORKS & DRIVEWAY NOTES:
1. ALL EARTHWORKS SHALL BE IN ACCORDANCE WITH AS3798 "GUIDELINES ON EARTHWORKS FOR COMMERCIAL AND

RESIDENTIAL DEVELOPMENTS".
2. ALL VEGETATION AND TOPSOIL SHALL BE STRIPPED AND GRUBBED IN THE AREA OF PROPOSED WORKS.
3. NEW OR MODIFIED DRIVEWAY CROSSINGS SHALL BE IN ACCORDANCE WITH IPWEA STANDARD DRAWING TSD-R09-v2 AND

MUST BE INSPECTED AND APPROVED BY COUNCIL.
4. EXCAVATED AND IMPORTED MATERIAL USED AS FILL IS TO BE APPROVED BY THE ENGINEER PRIOR TO INSTALLATION.
5. FILL MATERIAL SHALL BE WELL GRADED AND FREE OF BOULDERS OR COBBLES EXCEEDING 150mm IN DIAMETER UNLESS

APPROVED TO BE OTHERWISE.
6. FILL REQUIRED TO SUPPORT DRIVEWAYS INCLUDING FILL IN EMBANKMENTS THAT SUPPORT DRIVEWAYS SHALL BE

INSTALLED IN ACCORDANCE WITH THE FOLLOWING REQUIREMENTS:
· TOP SOIL AND ORGANIC MATTER SHALL BE STRIPPED TO A MINIMUM OF 100mm.
· THE SUB GRADE SHALL HAVE A MINIMUM BEARING CAPACITY OF 100 kPa.
· FILL IN EMBANKMENTS SHALL BE KEYED 150mm INTO NATURAL GROUND.
· THE FILL SHALL BE COMPACTED IN HORIZONTAL LAYERS OF NOT MORE THAN 200mm.
· EACH LAYER SHALL BE COMPACTED TO A MINIMUM DENSITY RATIO OF 95% STD, IT IS THE BUILDERS

RESPONSIBILITY TO ENSURE THAT THIS IS ACHIEVED.
7. WHERE THE ABOVE REQUIREMENTS CANNOT BE ACHIEVED THE ENGINEER SHALL BE CONSULTED AND THE FORMATION

SHALL BE PROOF ROLLED (UNDER SUPERVISION OF THE ENGINEER) TO CONFIRM AN APPROVED BASE.
8. CONCRETE PAVEMENTS SHALL BE CURED FOR A MINIMUM OF 3 DAYS USING A CURRENT BEST PRACTICE METHOD.
9. SAWN CONTROL JOINTS SHALL BE CONSTRUCTED AS SOON AS POSSIBLE WITHOUT RAVELLING THE JOINT, GENERALLY THIS

SHALL BE WITHIN 24 HOURS.
10. BATTERS SHALL BE SET TO A SAFE ANGLE OF REPOSE IN ACCORDANCE WITH THE BCA VOL 2 AS INDICATED BELOW:

NOTE: WHERE SITE CONDITIONS ARE UNSUITABLE FOR A BATTERED BANK CONSULT THE ENGINEER FOR A SUITABLE
RETAINING WALL DESIGN. EMBANKMENTS THAT ARE TO BE LEFT EXPOSED MUST BE STABILISED BY VEGETATION OR SIMILAR
WORKS TO PREVENT SOIL EROSION.
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STORMWATER PLAN - BASEMENT
SCALE 1:200 (A1)

450sq ACO POLYCRETE STORMWATER PIT WITH
CLASS 'C' HEAVY DUTY TRAFFICABLE GRATE
INSTALLED AS PER MANUFACTURERS
SPECIFICATIONS, TYPICAL.

STORMWATER PUMP STATION

DN150 PVC SN4 STORMWATER
AT MIN. 1% FALL

ACO K200 GRATED TRENCH INSTALLED IN ACCORDANCE
WITH MANUFACTURERS SPECIFICATIONS.  PROVIDE MIN.

CLASS 'C' HEAVEY DUTY TRAFFICABLE GRATE
ACO K200 GRATED TRENCH INSTALLED IN ACCORDANCE
WITH MANUFACTURERS SPECIFICATIONS.  PROVIDE MIN.
CLASS 'C' HEAVEY DUTY TRAFFICABLE GRATE
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SEWER AND WATER PLAN
SCALE 1:200 (A1)

EXISTING TASWATER SEWER MANHOLE
LID LEVEL: 14.71

INVERT LEVEL:11.29
AS LOCATED ON-SITE BY REGISTERED SURVEYOR

EXISTING DN150 PVC-U TASWATER SEWER MAIN

EXISTING DN225 PVC-U TASWATER SEWER MAIN

EXISTING DN225 PVC-U TASWATER SEWER MAIN

PROPOSED DN50 PN16 POLY DOMESTIC WATER CONNECTION
FROM EXISTING DN150 PVC-O WATER MAIN AS PER
MRWA-W-107 BY TASWATER AT DEVELOPERS COST

PROPOSED DN100 PN16 POLY FIRE CONNECTION FROM
EXISTING DN150 PVC-O WATER MAIN AS PER MRWA-W-106 BY
TASWATER AT DEVELOPERS COST

PROPOSED ABOVE GROUND HIGH HAZARD SPLIT SYSTEM
WITH DN100 FIRE AND DN50 DOMESTIC METERED
CONNECTION AS PER TASWATER'S SPECIFICATIONS. TO BE
HOUSED IN LOCKABLE CAGE ASSEMBLY AS PER TWS-W-0003

DUBS AND CO DRIVE

EXISTING FIRE FLUG

EXISTING DN150 PVC-O TASWATER WATER MAIN

EXISTING DN150 PVC-O TASWATER WATER MAIN

EXISTING DN150 PVC-O
TASWATER WATER MAIN

EXISTING FIRE FLUG

EXISTING DN150 TASWATER SEWER PROPERTY CONNECTION
LID LEVEL: 14.81
INVERT LEVEL:13.074
AS LOCATED ON-SITE BY REGISTERED SURVEYOR

PROPOSED
DEVELOPMENT

BASEMENT FFL 11.50
GROUND FFL 15.00

FIRST FLOOR FFL 19.20

RAMP TO STREET LEVEL RAMP TO BASEMENT

EXISTING FIRE FLUG
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Calculation Summary
Label CalcType Units Avg Max Min Max/Avg
Carpark Eh Illuminance Lux 13.74 45.1 1.5 3.28
Carpark Ev1 Illuminance Lux N.A. 11.5 1.6 N.A.
Carpark Ev2 Illuminance Lux N.A. 11.2 1.0 N.A.
ObtrusiveLight_1_Cd_Seg1 Obtrusive Light - Cd N.A. N.A. 492 0 N.A.
ObtrusiveLight_1_Ill_Seg1 Obtrusive Light - Ill Lux N.A. 1.7 0.0 N.A.
ObtrusiveLight_2_Cd_Seg1 Obtrusive Light - Cd N.A. N.A. 473 0 N.A.
ObtrusiveLight_2_Ill_Seg1 Obtrusive Light - Ill Lux N.A. 1.6 0.0 N.A.
DDA1 Illuminance Lux 26.80 30.9 22.7 1.15
DDA2 Illuminance Lux 30.90 32.5 29.9 1.05
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