
COUNCIL CHAMBERS 

COMMUNITY ADMINISTRATION CENTRE (CAC) 

 

COUNCIL CHAMBERS 

COMMUNITY ADMINISTRATION CENTRE (CAC) 

 

  

SORELL PLANNING 
AUTHORITY (SPA) 

AGENDA 

1 AUGUST 2023 



 

NOTICE OF MEETING 
 
 
 

 
Notice is hereby given that the next meeting of the Sorell Planning Authority (SPA) 
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C E R T I F I C A T I O N  
 
I, Robert Higgins, General Manager of the Sorell Council, hereby certify that in 
accordance with Section 65 of the Local Government Act 1993, the reports in this 
Agenda have been prepared by persons who have the qualifications and experience 
necessary to give such advice. Information and recommendations or such advice 
was obtained and taken into account in providing general advice contained within 
the Agenda. 
 
 
 
 
ROBERT HIGGINS 
GENERAL MANAGER 
27 JULY 2023 
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1.0 ATTENDANCE 
^ 
Chairperson Mayor Vincent  
Deputy Mayor C Wooley  
Councillor S Campbell 
Councillor J Gatehouse 
Councillor M Miro Quesada Le Roux  
Councillor M Reed 
Councillor N Reynolds 
Councillor C Torenius 
Robert Higgins, General Manager 
 

2.0 APOLOGIES 
 
Councillor M Brown – approved leave of absence 
 
 

3.0 CONFIRMATION OF THE MINUTES OF 4 JULY 2023 
 
RECOMMENDATION 
 
“That the Minutes of the Sorell Planning Authority (SPA) Meeting held on 4th July 
2023 be confirmed.” 
 
 

4.0 DECLARATIONS OF PECUNIARY INTEREST 
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In considering the following land use planning matters the Sorell Planning Authority 
intends to act as a planning authority under the Land Use Planning and Approvals 
Act 1993. 
 

5.0 LAND USE PLANNING 
 

5.1 SUBDIVISION APPLICATION NO. 7.2022.4.1 
 
Applicant: Rogerson & Birch Surveyors 
Proposal: 3 Lot Subdivision 
Site Address: 3 Gate Five Road, Carlton River (CT 142971/1) 
Planning Scheme: Sorell Interim Planning Scheme 2015 
Application Status Discretionary 
Relevant Legislation: Section 57 of the Land Use Planning and Approvals Act 

1993 (LUPAA) 
Reason for SPA meeting: Subdivision creates more than one lot. 
 
Relevant Zone: Low Density Residential Zone 
Proposed Use: N/A 
Applicable Overlay(s): Bushfire 
Applicable Codes(s): Road and Railway Assets, Stormwater Management, 

Onsite Wastewater Management 
Valid Application Date: 23 September 2022 
Decision Due: 4 August 2023 
Discretion(s): 1 Frontage 

2 Internal lots 
3 Open Space 
4 Sewer 
5 Stormwater 
6 Stormwater Management Code  
7 Flood hazard 
8 Onsite Wastewater Management Code 

Representation(s): Nil 
 
RECOMMENDATION 
That pursuant to Section 57 of the Land Use Planning and Approvals Act 1993 
Council resolve that Planning Application 7.2022.04.1 for a 3 Lot Subdivision at 3 
Gate Five Road, Carlton River be approved, subject to the following conditions: 
 
1. Development shall generally be in accordance with the endorsed plans 

submitted on 5 September 2022 except as may be amended by the conditions 
of this permit. 

 
2. As no provision has been made for Public Open Space or improvements 

thereto, and having formed the opinion that such a provision should be made, 
Council invokes the provisions of Section 117 of the Local Government 
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(Building and Miscellaneous Provisions) Act 1993 and requires security 
equivalent of 4% of the improved value of the area in the subdivision.  This 
security should be in the form of a direct payment made before the sealing 
of the final plan, or alternatively in the form of security provided under 
Section 117 of the Act. 

 
 The subdivider is to obtain a report from an independent Registered Valuer, 

at the subdividers cost, and provided to Council for the purposes of 
determining the improved value of the area being subdivided. Please refer to 
Council’s Open Space Policy for valuation requirements. 

 
3. Prior to the commencement of works, a flood hazard management plan is to 

be submitted demonstrating how the recommendations of the JMG Flood 
Hazard Report are to be implemented, either through works to the property 
and/or title/Part 5 agreement. 

 
 Advice:  Please note that private stormwater infrastructure with sufficient 

receiving capacity is required to be installed within the lowest point of the 
inundation prone Lot 3 of the subdivision to facilitate drainage of stormwater 
and prevent localised ponding.  Consideration could also be given to cut-off 
drains along the northern boundary of lots 2 and 3 with stormwater managed 
onsite or pumped to Gate Five Drive. 

 
Development Engineering 
 
4. Prior to the commencement of works, engineering design drawings showing 

all work required by this planning permit, and any additional work proposed, 
must be in accordance with the current: 

 
  (a) Tasmanian Subdivision Guidelines, 
  (b) Tasmanian Municipal Standard – Specifications, 
  (c) Tasmanian Municipal Standard – Drawings, and 
  (d) Any Council policy determined as relevant. 
 
 The design drawings must be prepared by a suitably qualified experienced 

engineer, or  engineering consultancy, with the appropriate level of 
professional indemnity insurance. 

 
 Advice: 
               i. The Tasmanian Subdivision Guidelines, Specifications, and Drawings are 

available at www.lgat.tas.gov.au. 
 
              ii. Variations from the Tasmanian Subdivision Guidelines, Specifications, or 

drawings may be approved at the discretion on Council’s General 
Manager or their delegate where an acceptable justification exists and 
the proposed solution is not considered inferior in terms of engineering 
performance and maintenance, over the life of the final product. 

http://www.lgat.tas.gov.au/
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               iii. In the event of any conflict(s) arising between the Tasmanian Subdivision 
Guidelines, Specifications, Drawings, and approved permit, the 
requirements of the approved permit shall take precedence. 

 
5. Prior to any works commencing on site (including demolition and site 

disturbance) for each stage of construction, the following Council fees (or 
equivalent) must be paid: 

 
 (a)      Subdivision Planning Fees – Inspection Fee, 
          (b)      Subdivision Planning Fees – For the consideration of engineering plans 

for roadwork, stormwater and drainage works in a subdivision, a fee of 
1% of the approved estimated construction costs or the Minimum Fee 
(whichever is greater), and 

 (c)      Any Council fees determined as relevant. 
 
 Prior to any reinspection or reassessment required, additional fee(s) shall be 

required to be paid to Council. 
 
 Advice: Council fees are updated each financial year and can be found in the 

Sorell Council Fees and Charges schedule, available from Council. 
 
6. Prior to any works commencing on site (including demolition and site 

disturbance) for each stage of construction, approval of engineering design 
drawings must be granted by Council’s General Manager. 

 
7. Prior to sealing of the Final Plan of Survey, the following works must be 

completed in accordance with the approved engineering design drawings: 
 
 (a) Lot connection for each lot: 
   I. Connection to the electricity network. 
   II. Connection to the telecommunication network (if available). 
 (b) Vehicular access for each lot: 
                           I. Property access (i.e., access driveways) must be 

constructed with 40mm thick DG10 asphalt over a 
minimum 200mm deep (FCR) base course, and shall at least 
be hot sprayed bituminous sealed from the edge of Road 
Seal for at least 6m. 

                           II. Each property access must be located to minimise potential 
conflicts with vehicles and other users. 

                           III. Appropriate drainage provisions must be constructed 
(reshaped if required) to effectively direct, contain, and 
divert stormwater runoff from a vehicular access (i.e., 
access driveway or circulation roadway) to a Council 
approved system. 

                           IV. Internal accesses (i.e., circulation roadways) must be 
constructed to provide an all-weather durable pavement 
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and carriageway suitable for the maximum vehicular 
dimensions and appropriate loading. 

 (c)  Fencing and gates for each lot: 
                           I. Any frontage fencing, including existing, not located on the 

correct boundary must be removed and replaced with new 
rural type fencing, and installed in the correct location. 

                           II. Gates must be installed at each new property access and 
set back to facilitate vehicle standing clear of traffic lanes. 

 (d) Rehabilitation 
                            I. Top soil & grass, or alternative approved vegetation, must 

be provided (including seeding and watering) along with 
any other management measures to stabilise all surfaces 
disturbed during construction, as required by Council. 

 (e)  Compliance 
                            I. All existing infrastructure, including vehicular accesses, 

must be upgraded to comply with current standards. 
 
8. Mandatory audit inspections are required in accordance with the Tasmanian 

Subdivision Guidelines, including: 
 
          (a) Inspection of property access concrete culvert and headwall prior to 

backfilling (if required), and 
          (b) Inspection of property access bases prior to sealing (i.e., laying 

asphalt). 
 
 The developer is required to make contact with Council’s Development 

Engineer to arrange an inspection at least 48 hours prior to. 
 
9. Survey pegs for all lots are to be certified correct after completion of all 

subdivision works. 
 
10. Prior to sealing the final plan of survey, all existing lot connections must be 

relocated to be wholly contained within the balance lot or contained within 
new or existing service easements to the satisfaction of Council’s General 
Manager. 

 
 Advice: this condition covers any existing stormwater, water, sewer, 

electrical, access, or telecommunications infrastructure. 
 
11. Prior to sealing of the Final Plan of Survey, the developer must submit to 

Council either: 
 
           (a) Demonstration that the exemption from the installation of fibre 

ready pit and pipe notice has been completed, or 
           (b)     An Exemption from the installation of fibre ready pit and pipe, a 

“Provisioning of Telecommunications Infrastructure – Confirmation 
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of final payment” or “Certificate of Practical Completion of 
Developer’s Activities” from Telstra or NBN Co. 

 
 Advice: Please refer to Notice under Telecommunications (Fibre-ready 

Facilities – Exempt Real Estate Development Projects) Instrument 2021” at  
 https://www.communications.gov.au/policy/policy-listing/exemption-pit-

and-pipe-requirements/development-form 
 
12. Prior to sealing of the Final Plan of Survey, the developer must submit written 

advice from TasNetworks confirming that all conditions of the Agreement 
between the Owner and authority have been complied with and that future 
lot owners will not be liable for network extension or upgrade costs, other 
than individual property connections at the time each lot is further 
developed. 

 
13. Council has no Public Stormwater System infrastructure in the immediate 

area. Therefore, stormwater outfalls shall be appropriately directed and 
discharged to the satisfaction of the Council Development Engineer. 

 
14. Prior to sealing the Final Plan of Survey, all works determined as required by 

Council shall be performed and completed by the developer, at the 
developer’s cost and expense, to a standard that is to the absolute 
satisfaction of Council’s General Manager. 

 
On-site wastewater 
 
15. Before sealing the final plan the applicant must decommission the existing 

septic tank absorption trenches and install a new wastewater land application 
for the existing house on lot 2. All works must be completed to the 
satisfaction of the Manager Health and Compliance. 

 
16. At least 100m2 of land must be designated on the final plan for a wastewater 

land application area in accordance with Geo-technical Assessment provided 
by Rock Solid Geotechnics – Subdivision of Land at 3 Gate Five Road, Carlton 
River dated 6/6/2022. 

 
17. An area must be designated on the final plan of lot 3 that prohibits buildings 

and impervious surfaces being located on the western and south western 
part of the lot that is prone to inundation. 

 
Environmental 
 
18. All civil and building construction work associated with the development 

must be within the following hours: 
          (a) 7.00. a.m. to 7.00. p.m. from Monday to Friday; 
 (b) 8.00 a.m. to 6.00 p.m on Saturdays; and  
 (c) No works are permitted on Sundays or public holidays.  
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 Approval must be obtained from the Manager Health & Compliance for any 
works outside of these hours. 

 
19. Any vegetation removed as part of the subdivision construction works, must 

not be burnt unless approval has been obtained from Councils Environmental 
Health Officer. 

 
NOTE: THE FOLLOWING ADVICE APPLIES TO THIS PERMIT 
 
 Requirements for works or other outcomes to the satisfaction of the 

General Manager will be delegated to the appropriate officer for 
determination. 

 
 All engineering related queries should be directed to the Development 

Engineer.  The Council General Manager has delegated functions relevant 
to the permit to the Development Engineer. 

 
 Sealing of a final plan of survey is subject to a prescribed Council fee at the 

date of lodgement of the final plan or survey. 
 
 Land Title Office fees must be paid directly to the Recorder of Titles. 
 
 The final plan of survey will not be sealed until all works required by this 

permit are complete. 
 
 The final plan of survey is inclusive of any schedule of easement and Part 5 

Agreement. 
 
 The permit does not take effect until 15 days after the date that this permit 

was served on you as the applicant and each representor provided that no 
appeal is lodged as provided by s53 of the Land Use Planning and Approvals 
Act 1993. 

 
 This permit does not imply that any other approval required under any 

other legislation or by-law has been granted. 
 
 This planning approval shall lapse at the expiration of two (2) years from the 

date on which this permit became valid, if the permit is not substantially 
commenced.  At the discretion of the Planning Authority, the expiration 
date may be extended for a further two (2) years on two separate occasions 
for a total of six (6) years.  Once lapsed, a new application will be required. 

 
 Any changes to the use or development approved, may be deemed as 

substantially in accordance with the permit or may first require either a 
formal amendment to this permit or a new permit. 

 
You may appeal against the above conditions, any such appeal must be lodged 
within fourteen (14) days of service of this notice to TASCAT, 38 Barrack Street 
Hobart 7000 Ph: (03) 6165 6790 or email resourceplanning@tascat.tas.gov.au  

mailto:resourceplanning@tascat.tas.gov.au
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Executive Summary 
 
Application is made for a 3 Lot Subdivision at 3 Gate Five Road, Carlton River.  This 
property is zoned Low Density Residential. 
 
The key planning consideration relate to the management of onsite stormwater 
and wastewater as well as flood risk mitigation. 
 
The application is considered to comply with each applicable standard of the Sorell 
Interim Planning Scheme 2015 and is recommended for conditional approval. 
 
Relevance to Council Plans & Policies 
 

Strategic Plan 
2019-2029 

Objective 1: To Facilitate Regional Growth 
Objective 2: Responsible Stewardship and a Sustainable 
Organisation 
Objective 3: To Ensure a Liveable and Inclusive Community 

Asset 
Management 
Strategy 2018 

The proposal has no significant implications for asset management. 

Risk Management 
Strategy 2018 

In its capacity as a Planning Authority, Council must determine this 
application.  Due diligence has been exercised in preparing this 
report and there are no predicted risks from a determination of this 
application. 

Financial 
Implications 

No financial implications are anticipated unless the decision is 
appealed to TASCAT. In such instances, legal counsel is typically 
required. 

Open Space 
Strategy 2020 and 
Public Open Space 
Policy 

The proposed subdivision is assessed in accordance with the Public 
Open Space Policy  

Enforcement 
Policy 

Not applicable. 

Environmental 
Sustainability 
Policy 

There are no environmental implications associated with the 
proposal. 

 
Legislation  
 
• This report details the reasons for the officer recommendation.  
 
• Broadly, the planning authority can either adopt or change the 

recommendation by adding, modifying or removing conditions or replacing an 
approval with a refusal (or vice versa). Any alternative decision requires a full 
statement of reasons to comply with the Judicial Review Act 2000 and the Local 
Government (Meeting Procedures) Regulations 2015. 
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• The planning authority has a specific role in LUPAA.  As noted by the Tribunal: 
 

The role of the Council in relation to planning matters is, in very broad terms, 
to uphold its planning scheme. In that context it is in a sense, blind to 
everything but the terms of the Scheme.  It cannot put economic advantage or 
perceived community benefits over the terms of the Scheme.  And in the 
context of enforcement proceedings unless expressly authorised to do so, it 
may not take any approach which is inconsistent with the terms of its Scheme. 

 
Planning Scheme Operation – for Zones, Codes and site specific provisions 
 
• Clause 5.6.1 requires that each applicable standard is complied with if an 

application is to be approved. 
 
• Clause 5.6.2, in turn, outlines that an applicable standard is any a standard that 

deals with a matter that could affect, or could be affected by, the proposal. 
 
• A standard can be met by either complying with an acceptable solution or 

satisfying the performance criteria, which are equally valid ways to comply with 
the standard. 

 
• An acceptable solution will specify a measurable outcome.  Performance 

criteria require judgement as to whether or not the proposal reasonably 
satisfies the criteria. 

 
• Clause 6.10 outlines the matters that must be considered by a planning 

authority in determining applications.  Clause 6.11 outlines the type of 
conditions and restrictions that can be specified in a conditional approval. 

 
Referrals 
 

Agency / Dept. Referred? Response? Conditions? Comments 
Development 
Engineering 

Yes Yes Yes Nil 

Environmental 
Health 

Yes Yes Yes The proposed Lot 3 is 
inundation prone and will 
likely require private 
stormwater infrastructure 
(located within the subject 
site) to mitigate prolonged 
localised ponding after a 1% 
AEP event 

Plumbing Yes Yes   
NRM Yes Yes No  
TasWater No    
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TasNetworks Yes No   
State Growth No    

 
Report 
 
Description of Proposal 
 
Application is made for a three lot subdivision.  Lot 1 is a 2309m2 lot with frontage 
to Gate Five Road and Carlton River Road.  Lot 2 is an internal lot with an area of 
2617m2.  Lot 3 is an internal lot with an area of 2436m2.  The access strip for lots 2 
and 3 is approximately 300m2 in area for each lot. 
 
Each lot is accessed via a shared driveway to be constructed over the frontage for 
lots 2 and 3. 
 
The application is supported by: 
 

• a Natural Values Assessment from NorthBarker ecosystem services dated 
26 October 2022; 

• a Geotechnical Assessment from Rock Solid Geotechnics Pty Ltd dated 6 
June 2022; 

• an Onsite Wastewater System Design from Rock Solid Geotechnics Pty Ltd 
dated 6 June 2022; 

• a Bushfire Assessment Report from James Rogerson dated 1 June 2023; 
• a Flood Hazard Report from JMG dated 2 May 2023 
• Civil drawings from JMG dated 1 May 2023; and 
• a proposal plan from Rogerson and Birch dated 21 July 2022. 

 
The Natural Values Assessment recommends that weed management occur and 
that future development includes erosion management. 
 
The Geotechnical Assessment demonstrates that each lot is suitable for onsite 
wastewater management with land application areas to be provided on the 
northern portion of each lot.  The Onsite Wastewater System Design relates to the 
new system that is required for lot 2.  The Geotechnical Assessment includes an 
earlier version of the application which includes access to lot 3 direct from Carlton 
River Road which was not an acceptable outcome. 
 
The Bushfire Assessment Report demonstrates that each lot can meet the BAL 
requirement.  Access and water storage for the existing dwelling will need to be 
upgraded prior to sealing of title. 
 
Description of Site 
 
The site is an irregular shaped 7370m2 lot located at the corner of Carlton River 
Road and Gate Five Road.  The title is subject to a drainage easement along the rear 
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(western) boundary and a building area in the eastern half and an area for onsite 
wastewater management at the corner of the two roads. 
 
The site is within a residential area contained on the southern side of Carlton River 
Road.  The site and the adjoining land to the north are both relatively larger than 
the existing pattern of development to the west, east and south. 
 
The site contains an existing dwelling and outbuilding accessed by a gravel driveway 
and vehicle crossing that is located on 7 Gate Five Road.  The site is relatively flat 
with a total fall of 3m from north-east to south-west and with most of the fall 
contained in the section near the corner of the two roads.  The site is cleared of 
native vegetation. 
 
The site is unserviced.  Gate Five Road is a sealed public road with an urban speed 
limit. 
 
The site is within the Low Density Residential Zone and is subject to overlays for 
bushfire-prone areas and waterway as shown in Figure 3. 
 

 
Figure 1.  Subject site. 

 
A drainage easement runs from a dam on 56 Riviera Drive along the rear boundary 
of the site and through to Crown foreshore.  This dam appears to rarely overtop 
and there is little flow through the drainage easement and the open drain is largely 
non-existent through the combined effects of minimal flow, fencing and alterations 
by owners. 
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The adjoining land to the south is subject to a ‘required for widening’ easement of 
18m in width, as shown in Figure 2.  This easement has been in place since at least 
1992.  A similar easement applies to 64 and 69 Riviera Drive.  Thus, provision was 
made to link Riviera Drive to Gate Five Road.  There is no current intent to construct 
this link. 
 

 
 

Figure 2.  Required for widening easement. 
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Figure 3.  Overlays. 

 
Planning Assessment 
 
Zone 
 

Applicable zone standards 
Clause Matter Complies with acceptable solution? 
12.5.1 A1 Lot size Yes, as each lot is greater than 1000m2 in size. 
12.5.1 A2 Lot 

dimensions 
Yes, as each lot contains a 10 x 15 rectangle clear of 
setbacks and easements. 

12.5.1 A3 Frontage No, as the frontage for lots 2 and 3 is less than 30m.  Refer 
to performance criteria discussion. 

12.5.1 A4 Internal lots No, as lots 2 and 3 are internal lots. 
12.5.1 A5 Setbacks Yes, as the existing buildings have a compliant setback to 

the new boundaries. 
12.5.2 A1 Roads Yes, as no new road is proposed. 
12.5.3 A1 Open Space No acceptable solution. 
12.4.4 A1 Water Yes, as there is no water service to connect to. 
12.5.4 A2 Sewer No, as there is no sewer to connect to. 
12.5.4 A3 Stormwater No, as there are no stormwater services to connect to. 

 
Performance Criteria Assessment 1 – Clause 10.6.1 P1 Frontage 
 

The frontage of each lot must provide opportunity for reasonable vehicular 
and pedestrian access and must be no less than 6m. 
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The frontage provided is adequate for each lot noting the shared access 
arrangements which are similar to 11, 13, 15 and 17 Gate View Road and to 19, 21, 
23 and 25 Gave Five Road. 
 
Performance Criteria Assessment 2 – Clause 12.5.1 P4 Internal Lots 
 

An internal lot must satisfy all of the following: 
(a) access is from a road existing prior to the planning scheme coming 

into effect, unless site constraints make an internal lot configuration 
the only reasonable option to efficiently utilise land; 

(b) it is not reasonably possible to provide a new road to create a 
standard frontage lot; 

(c) the lot constitutes the only reasonable way to subdivide the rear of 
an existing lot; 

(d) the lot will contribute to the more efficient utilisation of living land; 
(e) the amenity of neighbouring land is unlikely to be unreasonably 

affected by subsequent development and use; 
(f) the lot has access to a road via an access strip, which is part of the 

lot, or a right of-way, with a width of no less than 3.6m; 
(g) passing bays are provided at appropriate distances along the access 

strip to service the likely future use of the lot; 
(h) the access strip is adjacent to or combined with no more than three 

other internal lot access strips and it is not appropriate to provide 
access via a public road; 

(i) a sealed driveway is provided on the access strip prior to the sealing 
of the final plan. 

(j) the lot addresses and provides for passive surveillance of public open 
space and public rights of way if it fronts such public spaces. 

 
The lot design similar to 11, 13, 15 and 17 Gate View Road and to 19, 21, 23 and 25 
Gave Five Road. 
 
Performance Criteria Assessment 3 – Clause 12.5.3 P1 & P2 Ways and Open Space 
 

The arrangement of ways and public open space within a subdivision must 
satisfy all of the following: 
(a) connections with any adjoining ways are provided through the 

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

provided through the provision of ways to the common boundary, as 
appropriate; 

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

(d) new ways are designed so that adequate passive surveillance will be 
provided from development on neighbouring land and public roads 
as appropriate; 
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(e) topographical and other physical conditions of the site are 
appropriately accommodated in the design; 

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

(g) new ways or extensions to existing ways must be designed to 
minimise opportunities for entrapment or other criminal behaviour 
including, but not limited to, having regard to the following: 
(i) the width of the way; 
(ii) the length of the way; 
(iii) landscaping within the way; 
(iv) lighting; 
(v) provision of opportunities for 'loitering'; 
(vi) the shape of the way (avoiding bends, corners or other 

opportunities for concealment). 
(h) the route of new equestrian ways has regard to any equestrian trail 

plan adopted by the Planning Authority. 
 
There is no potential or benefit in land for open space from this subdivision.  In 
accordance with Council’s Public Open Space policy, a cash in lieu contribution is 
appropriate as the subdivision will increase the demand for public open space. 
 
In determining the percentage of a cash in lieu contribution, the following criteria 
must be considered: 
 

(a) the existing provision of POS in the vicinity of the subject area; 
(b) any planned provision of POS in the vicinity of the subject area as 

identified in the Open Space Strategy, the long-term financial plan, 
any relevant Council resolution or required by a valid subdivision 
permit; 

(c) the extent to which the newly created lots will impact upon demand 
for POS; and 

(d) the size of the newly created lots and the extent to which the lots 
can provide for their own recreational opportunities. 

 
The site is 1450 metres by foot from the nearest public open space at Snake Hollow.  
The public open space strategy recommends improvements to this asset, however, 
based on this distance, the public open space should be reduced to 4% of the value 
of the land. 
 
Performance Criteria Assessment 4 – Clause 12.5.4 P2 Sewer 
 

Where a reticulated sewerage system is not available, each lot must be 
capable of accommodating an on-site wastewater treatment system 
adequate for the future use and development of the land. 

 
The Geotechnical Assessment provided demonstrates compliance with the 
performance criteria.  Refer also to the SAP assessment below. 
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Performance Criteria Assessment 5 – Clause 12.5.4 P3 Stormwater 
 

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

 
The lots are of sufficient size and soil to provide for stormwater onsite.  Refer also 
to the SAP assessment below. 
 
Code 
 
Bushfire-Prone Areas Code 
 
The proposal complies with the code through the provision of an accredited 
persons bushfire hazard report, which s52(2)(d) of LUPAA requires the planning 
authority to accept. 
 
Road and Railway Assets Code 
 

Applicable Code standards 
Clause Matter Complies with acceptable solution? 
E5.5.1 A3 Traffic Yes, as traffic generation from the development will be less 

than 40 vehicle movements per day on average. 
E5.5.4 A1 Sight 

distance 
Yes, as compliant sight distance of 80m is achieved. 

 
Stormwater Management Code 
 

Applicable Code standards 
Clause Matter Complies with acceptable solution? 
E7.7.1 A1 Stormwater No, as stormwater is managed on site. 

 
Performance Criteria Assessment 6 – Clause E7.7.1 P1 Stormwater 
 

Stormwater from new impervious surfaces must be managed by any of the 
following: 
(a) disposed of on-site with soakage devices having regard to the 

suitability of the site, the system design and water sensitive urban 
design principles 

(b) collected for re-use on the site;  
(c) disposed of to public stormwater infrastructure via a pump system 

which is designed, maintained and managed to minimise the risk of 
failure to the satisfaction of the Council. 
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Inundation Prone Areas Code 
 

Applicable Code standards 
Clause Matter Complies with acceptable solution? 
E15.8.3 A1 Flood No acceptable solution.  Refer to performance criteria 

assessment. 
 
Figure 4 shows the 1% AEP flood modelling. 
 

 
Figure 4.  1% AEP Flood Model. 

 
Performance Criteria Assessment 7 – Clause E15.8.3 P1 Subdivision  
 

Each lot, or a lot proposed in a plan of subdivision, within a riverine 
inundation hazard area, must not create an opportunity for use or 
development that cannot achieve a tolerable risk from flood, having regard 
to: 
(a) any increase in risk from flood for adjacent land; 
(b) the level of risk to use or development arising from an increased 

reliance on public infrastructure; 
(c) the need to minimise future remediation works; 
(d) any loss or substantial compromise by flood of access to the lot, on 

or off site; 
(e) the need to locate building areas outside the riverine inundation 

hazard area; 
(f) any advice from a State authority, regulated entity or a council; and 
(g) the advice contained in a flood hazard report. 
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The Flood Hazard Report demonstrates that lot 2 which contains the existing 
dwelling continues to have a tolerable level of risk.  For lot 3, the flood risk is 
classified at the lower H1 hazard rating for the majority of the site other than a 
lower point towards the western boundary.  The building area and bulk of the lot 
has a H1 hazard rating.  Nevertheless, the report recommends that any house be 
constructed on stumps with no fill or, alternatively, cut-off drains be installed to 
direct flow. 
 
On Site Waste Water Management Code  
 

Applicable Code standards 
Clause Matter Complies with acceptable solution? 
E23.9.1 A1 Lot size No, as the lots are less than 5000m2.  Refer to performance 

criteria assessment. 
 
Performance Criteria Assessment 8 – Clause E23.9.1 P1 Lot Size 
 

The area of a new lot must be adequate to accommodate a land application 
area of sufficient size to comply with the requirements of AS/NZ1547 for a 
dwelling containing a minimum of 3 bedrooms. 

 
It is considered that the performance criteria is satisfied based on the EHO 
assessment and the Geotechnical Assessment. 
 
Representations 
 
Nil. 
 
Conclusion 
 
The application is considered to comply with each applicable standard of the Sorell 
Interim Planning Scheme 2015 and is recommended for conditional approval. 
 
 
Shane Wells 
MANAGER PLANNER 
 
Attachment: 
Subdivision Plan 
 
Separate Attachments: 
Natural Values Assessment 
Wastewater Report 
Bushfire Assessment Report 
Flood Hazard Report 
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5.2  STORMWATER IN NEW DEVELOPMENT POLICY 
 
RECOMMENDATION 
“That Council, acting as a Planning Authority, resolves to adopt the Stormwater in 
New Development Policy.” 
 
Summary 

A policy for how stormwater is managed in new development is proposed in 
response to changes in the planning system and to provide better and more 
consistent management of stormwater in new development.  The policy also 
introduces stormwater developer charges to support network upgrades and shift 
to a reduced reliance on rainwater tanks to manage quantity. 

The majority of the policy reflects existing practices. 

New considerations include: 
 

• Post-subdivision flood hazard reports (to consider any residual risk); 
• Headworks contribution for stormwater capacity (in Sorell township); 
• Stormwater water quality contribution (an option to avoid multiple onsite 

water quality treatment systems in unit developments); 
• Removing the obligation that some owners in Midway Point and Sorell have 

to plumb in rainwater tanks to toilets due to the cost and ineffectiveness of 
this; and 

• Strong criteria for flood prone land that relies on onsite stormwater. 
 

Background 

Council has changed to the Tasmanian Planning Scheme – Sorell (TPS-S).  Regulatory 
changes in the TPS-S include the removal of the stormwater management code and 
the inclusion of a specific area plan for the Southern Beaches addressing 
wastewater and stormwater. 

In response to sectoral concerns over the absence of a stormwater management 
code, the Local Government Association of Tasmanian (LGAT) obtained legal advice 
on how stormwater management could continue through the new statewide 
planning schemes and the Urban Drainage Act 2013.  In 2022, LGAT, together with 
the Derwent Estuary Program developed a template stormwater policy for new 
development.  Both the advice and the template policy have informed the 
proposed policy for Sorell. 

Stormwater management across the Sorell LGA is complex with lacking or under-
sized infrastructure and flood-prone land, particularly un-serviced areas across the 
Southern Beaches.  These legacy issues are a regular source of complaint and 
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frustration in the community and generate significant demand on operational 
resources and capital expenditure. 

To date, new development in serviced areas has relied on private rainwater tanks 
to mitigate additional run-off, and there is some doubt as to how effective this 
approach has been. 

In recent years, Council has made significant investment in new stormwater capital 
following the adoption of the Stormwater System Management Plan (SSMP) which 
outlined over $16 million of capital expenditure.  The SSMP and the associated 
asset management system emphasise risk reduction through rectification works 
where the cost to benefit ratio is sound.   

The objective of this policy on managing stormwater in new development is to 
minimise legacy issues for future generations and assist in the good stewardship of 
Council’s resources. 

This report addresses the following issues related to stormwater management: 

• Existing Sorell Council Stormwater Reports and Strategies; 
• The change in planning scheme to the Tasmanian Planning Scheme – Sorell; 
• Implementation of LGAT legal advice on stormwater management through 

the State Planning Provisions and through the Urban Drainage Act 2013; 
• The LGAT / DEP model stormwater policy; 
• Clarifying what is considered a public stormwater system; 
• Infrastructure contributions; 
• Stormwater management issues; 
• Inconsistencies in rainwater tank specifications in permits issued across 

various urban subdivisions; 
• Inconsistencies in design and installation of stormwater outlets to roadside 

drains; 
• Creation of easements for existing stormwater infrastructure; 
• Development in Flood-Prone Areas; 
• Developer charges; and 
• Administrative Processes. 

 

Existing Sorell Council Stormwater Reports and Strategies 

The Stormwater Asset Management Plan 2022 covers the following asset 
categories: 

• Stormwater Pipes 
• Stormwater Pits 
• Stormwater Manholes 
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• Water Sensitive Design Installations (i.e., bio-retention swales and gross 
pollutant traps). 

Roadside table drains form part of the Transport Asset Management Plan 2021. 

The Stormwater System Management Plan (SSMP) 2020 focuses on flood risks 
associated with stormwater management and outlines various mitigation 
measures.  In section 5.1.2, the SSMP notes: 

Mitigating flood risk for future development can be achieved most effectively 
through strategic and development-scale land-use planning cognisant of the 
need to maintain flood function, consider flood hazard and develop sustainable 
emergency response arrangements. Best practice encourages the setting of 
‘flood risk’ informed strategic land-use planning directions, and supporting 
zonings and development and building controls that: 

• limit the impacts of new development and the intensification of 
development on the flood risk of the existing community; 

• limit the exposure of the new community to flood hazard; 
• limit damage to new property and infrastructure to acceptable levels; and 
• consider public safety and the associated needs of emergency response 

management. 

The change in planning scheme to the Tasmanian Planning Scheme – Sorell  

The State Planning Provisions (SPPs), which form one part of the Tasmanian 
Planning Scheme – Sorell (TPS-S), do not include a stormwater management code 
as the former Interim Scheme did.  The SPPs do, however, specify that conditions 
relating to ‘stormwater volume and quality control’ can be included in a permit. 

To determine if conditions are necessary and what should be specified in a 
condition, significant detail on the proposed stormwater management is necessary 
for each planning application.  This is a position supported by legal advice.  
Practically, the lack of a stormwater management code does not remove 
stormwater considerations from the planning system or the need for applications 
to specify how stormwater is managed.  One consequence of removing the 
stormwater management code is the potential for each Council to adopt different 
approaches to stormwater regulation. 

The Sorell Local Provisions Schedule (LPS) includes a specific area plan (SAP) for 
onsite wastewater and stormwater management in the Southern Beaches.  The 
relevant provision is below. 
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The acceptable solution requires new development to be capable of connecting by 
gravity to a public stormwater system.  Given variability in the presence, type and 
condition of stormwater infrastructure and localised pockets of flooding, 
determining what development is ‘capable’ will not always be straightforward.  
Development will not be ‘capable’ of connection where infrastructure is undersized 
or lacking or where overland flood risk is identified. 

The performance criteria address a range of site and design issues and will generally 
require an engineer’s report.  Under the directors determination for plumbing work 
in Tasmania a stormwater absorption trench needs to be designed by a suitably 
qualified engineer or an architect with knowledge of soil permeability. The 
stormwater absorption trench falls within category 4 Permit Plumbing work that 
requires a plumbing permit prior to installation. The stormwater absorption trench 
is a Performance Solution and is not a deemed to satisfy solution under the National 
Construction Code Volume 3, therefore the absorption trench design needs to be 
accompanied by a form 35 and or 55 from the suitably qualified engineer or 
architect. 
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The policy assists in the application of the SAP through providing as much clarity 
and certainty as possible regarding how decisions are made and clarifying exactly 
what a public stormwater system is. 

Legal advice on the State Planning Provisions and through the Urban Drainage Act 
2013 

Stormwater in new development has been regulated primarily through LUPPA via 
planning schemes.  A parallel regulatory system exists through the Urban Drainage 
Act 2013 (UDA). 

LUPAA and the UDA differ in scope and powers, with some overlap and some gaps 
between the two.  Applying both can ensure that there are broad regulatory powers 
to apply if and as necessary, particularly as planning schemes are subject to 
continual change. 

LUPAA decisions are made by the Planning Authority with powers given, and 
limited, by the planning scheme, while UDA decisions are made by the General 
Manager exercising broader powers. 

The key points of the advice are: 

• A parallel approval system is in place under LUPAA and the UDA. 
• This parallel system is useful as it can assist to cover gaps that exist in either 

system. 
• A stormwater policy can assist the Planning Authority and the General 

Manager in making regulatory decisions, particularly through a consistent, 
open and transparent way of informing the general public how permit 
conditions are established or other decisions made. 

• The ability to impose fair and reasonable planning permit conditions on 
stormwater quantity and quality remains in the new schemes.  So too does 
the ability to ensure sufficient information is provided to undertake a full 
assessment of a development, particularly in order to inform the Planning 
Authority of the need for any such condition. 

• In urban areas, the UDA has broader powers than LUPPA, with less means 
of challenge and appeals.  The UDA provides unfettered discretion for the 
General Manager to consent to new development to connect to a 
stormwater system including increased runoff from building extensions. 

• The UDA has strong enforcement provisions if connections are made 
without consent or if the works are faulty or inadequate. 

• The UDA does not apply to rural areas, which is a gap in that system. 

 

 

 



  

 AGENDA 
SORELL PLANNING AUTHORITY (SPA) MEETING 
1 AUGUST 2023 

 

25 

The LGAT / DEP model stormwater policy 

In November 2021, LGAT and the DEP released the Tasmanian Stormwater Policy 
Guidance and Standards for Development.  The purpose is to provide guidance on 
new development with a focus on: 

• quantity and conveyance; 
• quality; and 
• development design. 

Considering stormwater early in the development design can reduce costs and time 
through: 

• identifying overland flow paths and any minimum floor levels 
• pipe levels and grades for stormwater removal 
• space and grade requirements for quality treatment 
• downstream impacts and any need for onsite detention 

The policy includes recommended requirements for stormwater design, disposal, 
quality and quantity, which are broadly similar to the stormwater management 
code of the previous planning scheme.  The policy also recognises the ability for 
development contributions for broader whole-of-network or end-of-pipe 
upgrades.  End-of-pipe upgrades can, particularly for stormwater quality, be more 
efficient and effective than multiple onsite treatments within a catchment. 

The LGAT/DEP policy provides a basis for a Sorell stormwater policy and has 
informed the scope of the policy and specific policy elements. 

Are roadside table drains part of the public stormwater system? 

Under the UDA, a public stormwater system is defined as: 

public stormwater system means – 

(a) the whole, or part, of a waterway; and 

(b) any infrastructure used for – 

(i) the collection or storage of stormwater, including connection 
points; or 

(ii) the conveyance or reticulation of stormwater; or 

(iii) the treatment or disposal of stormwater, including any outfall 
pipe or other work that stores or conveys water leaving the 
infrastructure that is used for the treatment and or the disposal of 
stormwater – 

but does not include – 
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(c) any private stormwater system, including any pipe, fitting or apparatus 
that is situated upstream of a connection point to a public stormwater 
system; or 

(d) infrastructure situated entirely within one property and not connected to 
any other infrastructure situated within another property; 

Under this definition, roadside table drains could be considered as part of ‘any 
infrastructure’ used for stormwater management and would therefore be 
considered as part of the public stormwater system. 

Most roadside table drains are built solely for the conveyance of carriageway runoff 
and are inadequate for additional volumes from new development.  It is correct to 
view a table drain as simply an alternative to kerb and channel.  To date, roadside 
table drains were not accepted as part of the public stormwater system.  
Nevertheless, connections may be made where there is capacity and where it is 
convenient to do so. 

To avoid any doubt, the proposed policy defines the stormwater system for Sorell 
as those elements that are managed under the Stormwater Asset Management 
Strategy, which excludes roadside drainage.  The policy does provide for the 
opportunity to connect to roadside drains where there is capacity and where it is 
convenient to do so. 

What is an Urban Area under the Urban Drainage Act? 

The UDA does not define what an urban area is.  Urban areas may be defined by 
zoning or catchments or a mixture of both.  The SSMP focus on the following areas, 
as shown in Figure 1, with associated flood modelling: 

• Sorell township inclusive of catchments draining to Miena Park and Sorell 
Rivulet; 

• Midway Point peninsula; 
• Lewisham, Dodges Ferry and Carlton inclusive of catchments draining to 

Jones Bay/Townsends Lagoon, China Creek, Blue Lagoon and Carlton River 
along with various smaller watercourses; 

• Primrose Sands; 
• Connelly’s Marsh; and 
• Dunalley. 

The specific boundaries used in the SSMP were catchment based in order to 
undertake the necessary flood modelling.  However, these areas are a mix of 
General Residential, Low Density Residential, Rural Living and Rural zoned areas. 

The proposed policy includes spatial maps of the extent of where the UDA applies.  
These areas are principally based on the General Residential Zone and Low Density 
Residential Zone.  In some locations, nearby Rural Living zoning is included where 
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that land contains waterways contributing to stormwater flows.  Future urban 
expansion areas from the Sorell Land Supply Study 2019 are also included. 

 
Figure 1.  Sorell SSMP areas of interest. 

 

System risk mitigation and infrastructure contributions 

At present, infrastructure contributions are required and are implemented with the 
Sorell LGA through measures such as: 

• rainwater tank requirements; 
• infrastructure upgrades or system extensions by developers; or 
• direct financial contributions for specific projects to be undertaken by 

Council.   

These practices are consistent with that of other councils.  Some councils do accept 
a direct headworks payment which are pooled together and used to upgrade 
infrastructure, particularly for stormwater quality. 

LGAT have released a discussion paper on infrastructure contributions.  Recent 
stormwater policies by Clarence and Glenorchy Councils require rainwater tanks for 
all new development including additions, at the ratios specified in Table 1.  These 
rates are based on various assumptions regarding the performance of stormwater 
reticulation particularly in older suburban areas. 



  

 AGENDA 
SORELL PLANNING AUTHORITY (SPA) MEETING 
1 AUGUST 2023 

 

28 

Table 1.  On-Site Detention Requirements 
Additional impervious 
surface 

Minimum on-site detention 

40m2 – 65m2 1,800 litres 
66m2 - 100m2 2,500 litres 
101m2 – 150m2 3,000 litres 
151m2 – 200m2 3,500 litres 
201m2 – 250m2 4,000 litres 
Over 250m2 Development specific design by a SQP 

As noted in the following section on rainwater tanks, how effective rainwater tanks 
are in mitigating risks in the stormwater system is dependent on how they are 
maintained and used.  It is understood that some councils are requiring annualised 
maintenance inspections for rainwater tanks to ensure that they have not been 
modified and continue to be used as intended.   

From a risk hierarchy perspective, rainwater tanks are a form of administrative 
control which is a less effective risk management strategy compared to removing 
the hazard.  For stormwater, hazard removal, in broad terms, requires pipe capacity 
to be upgraded to the 5% AEP design standard and for overland flow paths to be 
provided for the 1% AEP design standard.  It is often beyond the scope of any one 
development to fund system upgrades which results in either the development not 
proceeding or the upgrade not proceeding with an associated increase in risk.  
There are also equity considerations if available pipe capacity is utilised by one 
development and then passes the constraint to future developments. 

Pooled funds through developer charges are a proportional response to the 
cumulative effect of additional development on the stormwater network. 

Entura consulting have investigated the suitability of user-pays contribution 
methodology for stormwater developer charges within Sorell.  The approach 
considers the likely increased impervious area within 13 catchment and upgrade 
costs.  GHD have provided a technical memo inclusive of a net present value (NPV) 
analysis using a 7% discount rate to forecasted annual cashflow of the 
infrastructure upgrades across all 13 catchments required to service the forecasted 
development.  The cashflows include administrative and maintenance costs.  The 
memo finds that for 2023 a developer charge of $5,016 is appropriate. 

In comparison to the existing rainwater tank approach, the development charge is 
likely similar to or less than the typical cost to install a rainwater tank with pump 
and internal reticulation to toilets. 
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The developer charge is to apply to: 

• all new subdivision lots on a per additional lot basis in Sorell that utilise part 
of the existing piped network; 

• all additional multiple dwelling units on per unit basis in Sorell; 
• all new development that exceeds a 50% site coverage in Sorell; 
• all new non-residential development with a impervious surface of more 

than 350m2 (representing 50% site coverage of a 700m2 lot). 

In situations where new development will create a significant and immediate risk 
of flooding to downstream properties, additional onsite mitigation measures may 
be required notwithstanding the developer charge. 

Stormwater management issues: 

Issues specific to the Sorell LGA that are addressed in the policy are: 

• Inconsistences in rainwater tank specifications in permits issued across 
various urban subdivisions; 

• Inconsistencies in design and installation of stormwater outlets to roadside 
drains; 

• Creation of easements for existing stormwater infrastructure; and 
• Development in flood-prone areas. 

Inconsistencies in rainwater tank specifications across urban subdivisions 

All major recent subdivision permits in Sorell and Midway Point have included 
conditions requiring rainwater tanks with detention or retention.  Detention is used 
to slow the release of runoff while retention involves re-use in toilets or onsite 
infiltration.  Figure 2 nominally shows how detention and retention influences 
stormwater runoff. 

Previous permits have imposed rainwater tank covenants that varied in terms of: 

• The total size of the rainwater tank, although 5,000 litre is the most 
common; 

• The minimum volume of retention; 
• Whether water must be re-used; 
• Where re-use is required, what fixtures are included; and 
• Where re-use is required, whether low-flow orifices or top-of-tank overflow 

is used. 

Where retention and re-use is required, the permits have required one dual-
purpose tank.  This has led to situations where 5,000 litre tanks plumbed to toilets 
automatically top-up from the TasWater supply when falling below a 2,000 litre 
minimum.  These configurations do not save water while passing on higher 
construction and operational cost to owners. 
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At a policy level is it necessary to consider if rainwater tanks: 

• Are intended to benefit Council’s stormwater network or encourage re-use 
and water conservation? 

• Does the cost of pumping infrastructure, power and additional piping 
including a top-up mains water supply to the tank outweigh the benefit? 

• Where integral to the proper function of the stormwater network, is an 
annual inspection regime necessary? 

A commonly used system in Queensland is a ‘rains to main’ pump network.  This is 
a manual or automatic switch between tank water and mains water.  The system 
blocks mains water inflow where there is sufficient rainwater tank volume.  When 
volumes are low, the systems switch to mains water.  Automatic switches are either 
float or pressure based.  Some automatic switches are hydraulic and require no 
electricity.  These systems enable water re-use whilst also benefitting a councils 
stormwater system. 

The proposed policy seeks to standardise rainwater tank installation and to 
prioritise the stormwater network benefit over the water conservation benefits.  
The policy seeks to require any new dwelling on a lot subject to a rainwater tank 
covenant, to install a minimum 3,000 litre rainwater tank (a commonly available 
size) with a low flow orifice.  Usage within the dwelling would not be required.  The 
policy would have the effect of reducing construction costs and maximise 
stormwater retention. 

 
Figure 2.  Retention and detention in a stormwater system (Source: Australian 

Rainfall and Runoff) 
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Inconsistencies in design and installation of stormwater outlets to roadside drains 

Outlets to Council roadside table drains are installed in a variety of means.  In some 
instances, concrete headwalls are provided while in others no headwall is provided.  
A consistent approach is considered desirable for both a visual and maintenance 
perspective. 

Creation of easements for existing stormwater infrastructure 

Occasionally, stormwater reticulation has been constructed through private 
property without obtaining easements.  The UDA partially addresses this issue 
through providing a statutory easement 1m either side of infrastructure.  While this 
provides some protection for future maintenance, wider easements are often 
necessary for machinery and equipment.  The Tasmanian Subdivision Guidelines 
require 3m wide easements increasing as pipe size increases or pipe depth 
increases. 

The policy includes a provision that, where new development is proposed on a lot 
that does not have an easement for existing infrastructure, that Council may meet 
the costs of creating a suitable easement.  This will support the standard practice. 

Development in Flood-Prone Areas 

Across the Southern Beaches, Sorell and Midway Point, numerous areas are subject 
to flooding from coastal inundation, natural waterways, under-sized piped 
infrastructure, poor consideration of overland flow paths in subdivisions or lack of 
natural drainage due to topography or soils. 

Where development is proposed in flood-prone areas, flood hazard reports may be 
necessary.  The TPS-S has less powers to require flood hazard reports with 
outbuildings and some other non-habitable development being exempt.   

Post-subdivision residual flood hazard reports 

Subdivision in flood-prone areas is particularly complex.  The lot and infrastructure 
design should minimise flood risk through adequately sizing and provision of 
overland flow paths.  To verify any residual risk and identify any necessary floor 
levels or other mitigation measures, a post-subdivision flood hazard report is to be 
required.  Ultimately, this tests if the design and construction of the subdivision has 
adequately addressed this hazard.  This approach is increasingly common. 

Flood Hazard Criteria: for onsite stormwater management in a flood-prone 
area 

There are several un-serviced properties in the Southern Beaches that are partly or 
wholly below the 1% AEP flood-event.  Development on these lots is not capable of 
avoiding the flood-risk.  There may be limited or no capacity to convey stormwater 
from the site and limited capacity to infiltrate stormwater into elevated 
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groundwater.  This leads to prolong periods of ponding and associated risk to health 
and environment. 

Development on flood-prone land will require a flood hazard report which will 
establish the minimum finished floor level and any structural considerations.  
Wastewater reports will also be required which would typically elevate the land 
application area above the flood height.  Stormwater is particularly challenging as 
the technical solutions are not as effective. 

The policy position with respect to these lots is that new development, including 
additions, shall only be allowed after consideration of the following Flood Hazard 
Criteria: 

Flood Hazard Criteria (for onsite stormwater management systems subject to 1% 
AEP flood hazard 
A Can onsite stormwater management be avoided through 

reasonable and feasible stormwater assets to be constructed by the 
developer and transferred to Council? 

B If A is not feasible, can additional rainwater tank or other onsite 
storage capacity be provided to restrict stormwater flows to a 5% 
AEP event for storm events up to a 1% AEP event?;  

C If A and B are not feasible, a flood hazard report demonstrates that 
the development, with alternatives designs manage storm events 
up to a 1% AEP event, achieves a H1 hazard category rating. 

D If A, B and C are not feasible or achieved, the development will not 
proceed. 

Due to the complexities of these circumstances, each development shall be 
considered on a case-by-case basis. 

Administrative Processes 

The adopted process shall consist of: 

a) Planning application forms shall include the following in the applicant’s 
declaration 

“Where the General Manager’s consent is also required under s.14 of 
the Urban Drainage Act 2013, by making this application I/we also apply 
for that consent.” 

b) Applications are assessed in the existing manner including through the 
Development Assessment Group Meeting. 

c) Where applicable, and where the stormwater management arrangements 
are suitable, permits shall include the following as advice. 
“Each condition of this permit that relates to stormwater management 
constitutes General Managers consent under section 14 of the Urban 
Drainage Act 2013.” 
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d) Where the UDA does not apply, the application will be assessed against the 
planning scheme. 

 
Conclusion 
 
The proposed policy will assist in the management of stormwater in new 
developments. 
 
 
 
Shane Wells 
MANAGER PLANNING 
 
Attachment: 
Revised Policy 
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5.3  CAR PARKING STRATEGY AND CASH IN LIEU OF CAR PARKING POLICY 
 
 
RECOMMENDATION 
“That Council, acting as a Planning Authority, resolves to:  
                i.   Adopt the Cash in Lieu of Car Parking Policy as attached; and 
                ii. Adopt the Draft Car Parking Strategy as attached and commence 

consultation with business groups and owners as appropriate.” 
 
Introduction 

The car parking strategy identifies short, medium and long-term actions to help 
ensure a sufficient supply of well-designed and sited public car parking as part of a 
broader sustainable transport network. 
 
As our communities continue to grow, so too will our commercial areas.  Car 
parking is necessary to support the growth in commercial areas.  Well-designed and 
convenient car parking is important to support this growth.  Future public and 
private car parking should be well connected to the street network to encourage 
walking across our settlements.  Park and ride facilities are also an important part 
of a sustainable transport network. 
 
This strategy identifies potential car parking areas that can increase the supply of 
public car parking and provide improved pedestrian connectivity whilst also 
providing practical access to new commercial floor area and buildings.  The strategy 
recommends the adoption of a cash in lieu of car parking policy to provide flexibility 
in how much private car parking is provided on a site by site basis while fairly 
funding future public car parking.  The strategy also identifies further options for 
park and ride facilities. 
 
The cash-in-lieu of car parking policy will support the use of the existing cash-in-lieu 
of car parking rate prescribed in the annual fees and charges and to achieve 
outcomes consistent with the car parking strategy. 
 
Strategic plan 
 
Key objectives: 
 

Objective 1 – To Facilitate Regional Growth 
Objective 2 – Responsible Stewardship and a Sustainable Organisation 

 
The strategy and policy will assist in the development approval process with 
respect to car parking decisions. 
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Annual plan 
 
The proposal will not affect implementation of Council’s Annual Plan 2023/2024. 
 
Environmental implications 
 
There are no significant environmental implications. 
 
Asset management implications 
 
Car parking is a road transport asset class.  Council has made significant investments 
in car parking for various purposes and is an asset class with significant costs and 
long-lead times to plan and fund. 
 
Risk management implications 
 
The policy and strategy will assist in consistent and transparent decision-making 
which mitigates risks such as planning appeals and reputational risks. 
 
Community implications 
 
There are no significant community implications. 
 
Report 
 
Strategy 
 
As the main commercial centre, the key considerations of the strategy are centred 
upon the township of Sorell.  Considerations relate to: 

• Supporting further investment in park and ride facilities, including new 
opportunities in Sorell and Dodges Ferry; 

• The benefit of extending the Neil Davis car park, which was an option 
initially outlined in the Sorell Planning Scheme 1993; 

• Potential new areas of public car parking across the LGA; 
• Increasing pedestrian connectivity across settlements to minimise the need 

for vehicle trips; 
• Car parking demand as a function of increasing commercial floor area; and 
• Options to fund any new investment in car parking. 

 
In terms of implementation, particularly with respect to new areas, it is expected 
that further evolution, discussions and negotiations with parties would be 
necessary before any particular project is confirmed.  The opportunities are 
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presented as opportunities rather than firm outcomes within the framework of 
improving connectivity across the Sorell township. 
 
Councillor feedback on the draft policy is provided below: 
 

Comment Response 
Support to extend Neil Davis 
 

Noted 

Has it considered RACT 30 year 
vision? 
 

Vision supports active transport.  
Can reference in background 

Add “and improved public 
transport” to objective 3 

Completed 

Consider Park and Ride at 
Primrose 
 

Include 

Plan for EV charging station 
 

This will be part of the NRM strategy 
but can be referred to 

Has the formalised parking and 
footpath proposed near Park 
Beach Cafe been designed in 
keeping with local character - 
there’s already a path across 
the reserve, so is another 
needed? 
 

Path will be in road reserve not 
bush.  Footpath essential for those 
with limited mobility 

Signal Hill Car Park Needs 
Lighting and EV 
 

Noted, not 100% on tenure 
 

Consider parking at Snake 
Hollow 
 

Will include a section of open space 
areas needing parking 
improvements over time. 
Flyway Park car park is included in 
the Financial Management Strategy. 
 

Primrose Sands parking - the 
grassed area above the 
Community Centre/Gym? 

Possibly, perhaps best addressed 
through structure plan  
 

Non car trips - complete the 
Carlton-Dodges Ferry Loop path 
along Carlton Beach Road; 
include the proposal for a 

For Tracks and Trails Strategy 
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bicycle/pedestrian path 
between Dodges Ferry and 
Sorell. 
Might there still be a future 
need for a Western Bypass of 
Sorell township and if so, 
where? Current signage 
suggests that in practice it has 
shifted to Penna Road and/or 
Cambridge Rd. 

In an ideal world and western and 
northern bypass or route would 
exist to keep trucks out of the town 
 

Don’t use Cash in Lieu for Park 
and Ride 
 

Have modified 
 

Park and Ride at Nugent 
Road/Bypass is too far from 
shops. 

Valid point.  My thinking is that it is 
close enough (800m to Cole St 
Roundabout) that people would 
drive into Sorell after returning to 
their vehicles as this would be more 
convenient than carrying groceries 
on the bus and it is otherwise a 
wasted area.  Is Arthur St preferred? 
 

Need to ensure staff parking is 
off-street 
 

Noted.  Reflected in policy. 

Dodges Ferry park and ride:  
• How has the loca�on 

been chosen? Is it 
because that’s the only 
available council owned 
land in the area? It 
seems out of the way of 
concentra�on of 
commercial/educa�onal, 
ac�vity. It also seems far 
from traffic flow, 
isolated, and poten�ally 
unsafe? 

• It looks like this might be 
beter located between 
the two exis�ng 
commercial areas or 

Agree – there are other poten�al 
sites –documents needs to outline 
the key considera�ons for si�ng 
park and ride 
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even closer to the towns 
edge? 

• Would it be beter to 
state in the document 
that the right place will 
be inves�gated? 

 
Effect of working from home 
and online shopping on parking 

Hasn’t been considered – the 
assump�on is Sorell will always be 
car dependant.  

Park and Ride Sta�on Lane 
• Is there anyway of 

assessing who is using 
the Park and Ride as 
long stay carparking for 
Sorell and not using the 
buses? As a frequent 
user of the service I have 
noticed the carpark has 
more cars parked in it 
every time. 

• The bus shelters are not 
adequate to social 
distance or keep out of 
weather 

• Is Long Stay carparking 
advertised/signposted. 
Could Pembroke Park or 
the Stadium parking be 
used for this during the 
day time? 

Now have figures from DSG and 
Redline. 
 
DSG suggest a number plate survey 
to iden�fy where customers are 
from. 
 

The lane ways from the Neil 
Davis car park to the main 
street are poky and untidy and 
only known to locals. There is a 
cross over with streetscape 
here. A bit of a tidy and signpost 
would make it feel more part of 
considered infrastructure. 
There is a little setback space by 
the Discount Chemist store 
which could be tidied a chair 

Lane-ways are privately owned and 
access could be taken away.  
Also difficult to spend if not owned. 
Agree they should be more 
appealing. 
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added and more mural in these 
spaces would be good. 
Is the new pedestrian access to 
Gateway Plaza s�ll applicable 
considering the recent 
approved applica�on for office 
spaces on Sta�on Lane? 

Yes.  Approved building is designed 
to link into a redeveloped Gateway. 

Electric car charging spots.  Fire 
risk at charge stations.  Charging 
points in Hobart carparks are 
located at the entrance/exit, 
thus blocking any exit from the 
carpark.   

Noted 

Support the concept of extra 
car parking off the Cultural 
precinct - even more so if 
footpath can be created onto 
Tasman Highway creating loops 
around the commercial areas.  

Noted 

The car parking around Dodges 
shops can be a bit random. Is 
there a way of investing in the 
carparks to formalise the 
parking and create a few more 
spaces. This includes outside 
the butchers and bakers. Will 
the businesses contribute to 
line making etc. They will 
benefit in the long run. 

Agree.  For structure plan. 

Could the football oval in 
Dodges be used for a Park and 
Ride facility. The Oval is 
generally occupied by vehicles 
at the weekend and evenings?  

The area beside Old Forcet Road 
and the recrea�on ground access 
could be suitable based on size, 
loca�on of key road and proximity 
to school and commercial area. 

 
Policy 
 
Council can accept cash-in-lieu of car parking for planning applications.  At present, 
those funds can be utilised to develop or bring forward capital expenditure that is 
outlined in the long-term financial plan.  All LTFP car parking expenditure is short-
term and it is necessary to consider medium and longer-term considerations for 
the supply and demand of all forms of public car parking.  The strategy outlines 
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medium and long-term opportunities for car parking and assists in understanding 
where and how cash-in-lieu of car parking contributions can be utilised in the public 
interest. 
 
The policy largely confirms existing practices with respect to cash-in-lieu of car 
parking.  Expressing practice through a policy is important to strengthen the 
decision-making process and to increase transparency. 
 
Conclusion 
 
The proposed policy and strategy will assist in the management of car parking as 
the communities of Sorell continue to grow. 
 
Shane Wells 
PLANNING MANAGER 
 
Attachment: 
Revised Policy 
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