
 

 
 

SORELL COUNCIL 
 

NOTICE OF PROPOSED DEVELOPMENT 
 
Notice is hereby given that an application has been made for planning approval for 

the following development: 
 
SITE: 6-8 North Street, Dodges Ferry (CT60957/3) 
 

PROPOSED DEVELOPMENT: 
 

DWELLING & OUTBUILDING 
 
 

The relevant plans and documents can be inspected at the Council Offices at 47 Cole 
Street, Sorell during normal office hours, or the plans may be viewed on Council’s website 
at www.sorell.tas.gov.au until Monday 13th May 2024. Any person may make 
representation in relation to the proposal/s by letter or electronic mail 
(sorell.council@sorell.tas.gov.au) addressed to the General Manager. Representations 
must be received no later than Monday 13th May 2024. 
 

 
 

 
APPLICANT:  Attic Building Design 
 
DATE: 24 April 2024 
 
APPLICATION NO: 5.2024.63.1 
 

http://www.sorell.tas.gov.au/
mailto:sorell.council@sorell.tas.gov.au


© Sorell Council
Disclaimer: This map is a representation of the information currently held by Sorell Council. While every effort has been made to ensure the
accuracy of the product, Council accepts no responsibility for any errors or omissions. Any feedback on omissions or errors would be appreciated.



For further information please contact Council on         Page 2 of 4 
(03) 6269 0000 or email sorell.council@sorell.tas.gov.au
Web: www.sorell.tas.gov.au  PA V1: December 2022 

Part B: Please note that Part B of this form is publicly exhibited. 

Full description 
of Proposal: 

Use: 

Development: 

Large or complex proposals should be described in a letter or planning report. 

Design and construction cost of proposal: $ ……………………………………………………………… 

Is all, or some the work already constructed: No:      Yes:  

Location of 
proposed 
works: 

Street address: ………………..…………………………………………………………………………….. 

Suburb: ………………………….……………….… Postcode: ……………..……………………........ 

Certificate of Title(s) Volume: ………................. Folio: ……….……… 

Current Use of 
Site ………………………………………………………………………………………………….…………………….. 

Current 
Owner/s: Name(s)……………………………………………………………………………………….………………….. 

Is the Property on the Tasmanian Heritage 
Register? No:    Yes:  If yes, please provide written advice 

from Heritage Tasmania 

Is the proposal to be carried out in more 
than one stage? 

No:    Yes:  If yes, please clearly describe in plans 

Have any potentially contaminating uses 
been undertaken on the site? 

No:    Yes:  If yes, please complete the Additional 

Information for Non-Residential Use  

 Is any vegetation proposed to be removed? No:    Yes:  If yes, please ensure plans clearly show 

area to be impacted 

Does the proposal involve land 
administered or owned by either the Crown 
or Council? 

No:    Yes:  If yes, please complete the Council or 

Crown land section on page 3 

If a new or upgraded vehicular crossing is required from Council to the front boundary please 
complete the Vehicular Crossing (and Associated Works) application form 
https://www.sorell.tas.gov.au/services/engineering/  

mailto:sorell.council@sorell.tas.gov.au
http://www.sorell.tas.gov.au/
https://www.sorell.tas.gov.au/services/egineering/
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For further information please contact Council on                             Page 3 of 4 
(03) 6269 0000 or email sorell.council@sorell.tas.gov.au  
Web: www.sorell.tas.gov.au          PA V1: December 2022 

 

Part B continued: Please note that Part B of this form is publicly exhibited 

 
Declarations and acknowledgements 

• I/we confirm that the application does not contradict any easement, covenant or restriction specified in the 
Certificate of Title, Schedule of Easements or Part 5 Agreement for the land. 

• I/we consent to Council employees or consultants entering the site and have arranged permission and/or 
access for Council’s representatives to enter the land at any time during normal business hours. 

• I/we authorise the provision of a copy of any documents relating to this application to any person for the 
purposes of assessment or public consultation and have permission of the copyright owner for such copies. 

• I/we declare that, in accordance with s52(1) of the Land Use Planning and Approvals Act 1993, that I have 
notified the owner(s) of the intention to make this application. 

• I/we declare that the information in this application is true and correct. 
 
Details of how the Council manages personal information and how you can request access or corrections to it is 
outlined in Council’s Privacy Policy available on the Council website. 
 
• I/we acknowledge that the documentation submitted in support of my application will become a public 

record held by Council and may be reproduced by Council in both electronic and hard copy format in order 
to facilitate the assessment process, for display purposes during public exhibition, and to fulfil its statutory 
obligations. I further acknowledge that following determination of my application, Council will store 
documentation relating to my application in electronic format only. 

• 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. 
 

 

Applicant Signature: 
 
 

Signature: ………………………………………………. Date: …..………………………………………. 

 

Crown or General Manager Land Owner Consent 
If the land that is the subject of this application is owned or administered by either the Crown or Sorell Council, 
the consent of the relevant Minister or the Council General Manager whichever is applicable, must be included 
here. This consent should be completed and signed by either the General Manager, the Minister, or a delegate 
(as specified in s52 (1D-1G) of the Land Use Planning and Approvals Act 1993). 
 
Please note: 
• If General Manager consent if required, please first complete the General Manager consent application 

form available on our website www.sorell.tas.gov.au  
• If the application involves Crown land you will also need a letter of consent. 
• Any consent is for the purposes of making this application only and is not consent to undertaken work or 

take any other action with respect to the proposed use or development. 
 
I ________________________________________________________________   being responsible for the  
 
administration of land at __________________________________________________________________ 
 
declare that I have given permission for the making of this application for  
 
______________________________________________________________________________________ 
 
 

Signature of General Manager, 
Minister or Delegate: 

 
 

Signature: …………………………………………………. Date: …..…………………………………… 

 
 

mailto:sorell.council@sorell.tas.gov.au
http://www.sorell.tas.gov.au/
http://www.sorell.tas.gov.au/
Madison.Hardner
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3rd April 2024 
 

Development Application - Cover Letter 
6 North Street, Dodges Ferry, TAS 7173  
New Dwelling, shed and carport. 
 
To the planning department, Sorell Council, 
 
Attic Building Design have been engaged to prepare a development application for a new dwelling at 6 
North Street, Dodges Ferry. I am writing on behalf of our client Stuart Lawless. This letter should be read in 
conjunction with our application plans and attached documents.  
 
The subject site is currently vacant and shares boundaries with 4 other properties. The site falls within the 
Low-Density Residential Zone and is subject to the Airport Obstacle Limitation Area Code and the Sorell 
Local Provisions Schedule: SOR-S2.0 Southern Beaches On-site Wastewater and Stormwater Management 
Specific Area Plan. 
 
Dwelling 
Our client proposes a modest dwelling at the subject address. The dwelling is proposed to include three 
bedrooms and two bathrooms, one of which is an ensuite to the master bedroom.  
 
Good solar access has been incorporated and a deck supplies reasonable private open space more than the 
minimum. 
 
We have kept the dwelling to a single storey to maximise solar access for the neighbour at 4 North Street. 
We have included shading diagrams to support this. 
 
Shed & Carport 
The proposed shed and carport provide ample storage for a family and two onsite car parking spaces are 
larger than the minimum dimensions. The carport provides level access to the dwelling. 
 
Waste System 
An AWTS is proposed on site. A standard septic may have sufficed however we believe the AWTS provides 
better security for a small site. Please consult the attached SSE & WWD.  
 
Stormwater Management 
 We have included hydraulic design drawings with the application to support our management concept and 
we trust this will be acceptable. 
 
Application Documents 
 The Attachments submitted with this application are listed below; 

Benjamin Valentine 
PO Box 5, Dodges Ferry, 
Tasmania, 7173 
m:  0403 579 827 
ben@theattic.net.au 

mailto:ben@theattic.net.au?subject=Cost%20Estimate%20-%20ADDRESS
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• Land Title 
• Development Application Form & Cover Letter (this document) 

o Containing responses to the relevant parts of the planning scheme for the Low Density 
Residential zone and relevant codes. 

• Architectural Plans 
o Location plan, site plan, floor plan, elevations and shading diagrams for March 21st, June 21st 

and Dec 21st at 9:00 am, 12:00 pm and 3:00 pm. 
• Site Survey 
• Site Soil Evaluation and Wastewater Design for assessment as required. 
• Hydraulic Design Drawings 
• Vehicular Crossing Application Form 

 
I have addressed the applicable provisions of the planning scheme and relevant codes on the following 
pages, please enable bookmarks which have been included for ease of PDF viewing. 
 
Please contact me to discuss any of the details within the application cover letter.  
 
Yours faithfully, 

 
Benjamin Valentine 
PO Box 5, Dodges Ferry, Tasmania, 7173 
m:  0403 579 827 
ben@theattic.net.au 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

mailto:ben@theattic.net.au?subject=Cost%20Estimate%20-%20ADDRESS
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APPLICABLE SCHEME PROVISIONS 

10.0  LOW DENSITY RESIDENTIAL ZONE 

10.2  Use Table 
 

The use table identifies ‘Residential Use’ as ‘No Permit Required’ within the zone. 

10.4  Development Standards for Buildings and Works 

10.4.2 Building height 

Objective: That the height of dwellings is compatible with the streetscape and do not cause an 
unreasonable loss of amenity for adjoining properties. 

Scheme Provision Response 
A1  
A dwelling must have a building height not more 
than 8.5m. 

 

 
The building has a maximum height of 6.6 m and 
complies with A1 

10.4.3 Setback 

Objective: That the siting of dwellings is compatible with the streetscape and does not cause an 
unreasonable loss of amenity for adjoining properties. 

Scheme Provision Response 
A1  
Dwellings, excluding protrusions that extend not 
more than 0.9m into the frontage setback, must 
have 
a setback from a frontage not less than 8m. 

P1 
The siting of a dwelling must be compatible with 
the streetscape and character of development 
existing on established properties in the area, 
having regard to: 

(a) the topography of the site; 
(b) the setbacks of surrounding buildings; 
(c) the height, bulk and form of existing and 
proposed buildings; 
(d) the appearance when viewed from roads 
and public open space adjacent to the site; 
and 
(e) the safety of road users. 

 
The dwelling setback from the primary frontage is 
10.58 m. The outbuilding (carport & shed) is 
setback 3.26 m on the high side and 5.2 m on the 
lower side and therefore the performance criteria 
must be met.  
 
The siting of the proposed development is 
informed by the functional requirements of a 
family home which include level access from the 
dwelling to private open space, storage / parking 
requirements and services / utilities.  
 
The site is small and numerous compromises have 
been made including overall height and solar 
access. 
 

(a) The topography of the site slopes at 
approximately 8 degrees to the south-east 

Madison.Hardner
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and obtaining undercover car parking and a 
storage shed dictates that these are 
situated closer to the street otherwise 
space is lost with unnecessary driveway 
area. 

 
(b) The setbacks of surrounding dwellings are 

shown below. The average setback for the 
carport is 4.4 m and is not dissimilar to 
some values below;  

I. 8 North St - 6.69 m; 
II. 4 North St - 4.4 m;  

III. 9 North St - 4.6 m; 
IV. 7 North St – 15 m; 
V. 5 North St - 3.9 m. 

 
(c) The height and bulk of the proposed 

buildings are modest. The overall height at 
the highest point above ground is 2 m 
under the maximum. The carport and shed 
closer to the street afford some privacy for 
the private open space which is important. 

 
(d) We believe the appearance is acceptable 

providing a blend between modern and 
echoing features of past Australian styles. 

 
(e) The road is blocked off at the upper end 

and currently services 6 homes which 
means it has quite low traffic volumes and 
therefore the development does not pose a 
higher risk to road users. The carport is 
open which maintains sightlines to the 
street. 
 

A2  
Dwellings, excluding outbuildings with a building 
height of not more than 2.4m and protrusions that 
extend not more than 0.9m horizontally from the 
building, must have a setback from side and rear 
boundaries of not less than 5m  
 

 
The dwelling setbacks from the sides and rear are   
3.0 m minimum and 6.2 m from the upper side. 
The outbuilding (carport & shed) is setback 1.0 m 
on the upper boundary side, therefore the 
performance criteria must be met.  
 

P2  
The siting of a dwelling must not cause an 
unreasonable loss of amenity to adjoining 
properties, 
having regard to: 
(a) the topography of the site; 
(b) the size, shape and orientation of the site; 
(c) the setbacks of surrounding buildings; 
(d) the height, bulk and form of existing and 

 
The siting of the dwelling is a compromise between 
access, functionality of a modest 3 bedroom family 
home, services required and having respect to 
adjoining properties. We believe that there is 
relatively low loss of amenity to adjoining 
properties.  
 

(a) The topography of the site enables the 

Madison.Hardner
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proposed buildings; 
(e) the existing buildings and private open space 
areas on the site; 
(f) sunlight to private open space and windows of 
habitable rooms on adjoining properties; and 
(g) the character of development existing on 
established properties in the area. 
 

dwelling to fall below the sight lines of the 
dwelling at 8 North St.  

 
(b) The size and orientation of the site enables 

the proposed dwelling to be pushed away 
from the dwelling at 4 North St meaning 
that privacy is maintained and 
overshadowing kept to a minimum during 
winter. 

 
(c) The setbacks to surrounding buildings are 

5.6 m from the shed to 8 North St which is 
the lower storey garage. The setback from 
the proposed dwelling to the dwelling at 4 
North Street is 9.7m and is deemed very 
reasonable. 

 
(d) The height, bulk and form of the proposed 

building is modest. 
 

(e) The existing site is vacant.  
 

(f) Sunlight to habitable rooms and private 
open space on adjoining properties is 
largely unaffected for most of the year. See 
attached shading diagrams. 

 
(g) Dodges Ferry contains a mix of building 

styles and the proposed dwelling will only 
lift the character of the local area. 

 

10.4.4 Site coverage and private open space 

Objective: That site coverage: 

(a) is consistent with the character of existing development in the area; 

(b) provides sufficient area for private open space and landscaping; and 

(c) assists with the management of stormwater runoff. 

Scheme Provision Response 
A1  
Dwellings must have a site coverage of not more 
than 30%. 

 

 
The proposed dwelling and shed / carport, have a 
total site coverage of 29.1% and therefore comply 
with A1 
 

10.4.5 Frontage fences for all dwellings 

Objective: That the height and transparency of frontage fences: 

Madison.Hardner
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(a) provides adequate privacy and security for residents; 

(b) allows the potential for mutual passive surveillance between the road and the dwelling; and 

(c) is reasonably consistent with fences in the street. 

Scheme Provision Response 
A1  
No Acceptable Solution 

 

 
There is an existing post and rail fence on site. If 
the fence is changed it will adhere to the 
conditions of the exemption within Table 4.6. 
 

C2.0 PARKING AND SUSTAINABLE TRANSPORT CODE 

C2.5 Use Standards 

C2.5.1 Car parking numbers 

Objective: That an appropriate level of car parking spaces are provided to meet the needs of the use. 

Scheme Provision Response 
A1 
The number of on-site car parking spaces must be no 
less than the number specified in Table 2.1 

 
The proposal has a minimum of 2 car parks in 
compliance with Table 2.1 and therefore complies 
with A1. 

C2.6 Development Standards for Buildings and Works 

C2.6.1 Construction of parking areas 

Objective: That parking areas are constructed to an appropriate standard. 

Scheme Provision Response 
A1 
All parking, access ways, manoeuvring and 
circulation spaces must: 
(a) be constructed with a durable all weather 
pavement; 
(b) be drained to the public stormwater system, or 
contain stormwater on the site; and 
(c) excluding all uses in the Rural Zone, 
Agriculture Zone, Landscape Conservation 
Zone, Environmental Management Zone, 
Recreation Zone and Open Space Zone, be 
surfaced by a spray seal, asphalt, concrete, 
pavers or equivalent material to restrict 
abrasion from traffic and minimise entry of 
water to the pavement. 

 
The access and parking areas are to be constructed 
from concrete pavement in accordance with 
engineers’ instruction to be supplied as part of the 
building application stage and therefore complies 
with A1. 

Madison.Hardner
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C2.6.2 Design and layout of parking areas 

Objective: That parking areas are designed and laid out to provide convenient, safe and efficient parking. 

Scheme Provision Response 
A1.1 
Parking, access ways, manoeuvring and circulation 
spaces must either: 
(a) comply with the following: 

(i) have a gradient in accordance with 
Australian Standard AS 2890 - Parking 
facilities, Parts 1-6; 
(ii) provide for vehicles to enter and exit the 
site in a forward direction where providing for 
more than 4 parking spaces; 
(iii) have an access width not less than the 
requirements in Table C2.2; 
(iv) have car parking space dimensions which 
satisfy the requirements in Table C2.3; 
(v) have a combined access and manoeuvring 
width adjacent to parking spaces not less than 
the requirements in Table C2.3 where there 
are 3 or more car parking spaces; 
(vi) have a vertical clearance of not less than 
2.1m above the parking surface level; and 
(vii) excluding a single dwelling, be delineated 
by line marking or other clear physical means; 
or 

(b) comply with Australian Standard AS 2890- 
Parking facilities, Parts 1-6. 

 
The proposal complies with all parts of A1.1 

C2.6.3 Number of accesses for vehicles 

Objective: That: 
(a) access to land is provided which is safe and efficient for users of the land and all road network users, 
including but not limited to drivers, passengers, pedestrians and cyclists by minimising the number of 
vehicle accesses; 
(b) accesses do not cause an unreasonable loss of amenity of adjoining uses; and 
(c) the number of accesses minimise impacts on the streetscape. 

A1 
The number of accesses provided for each frontage 
must: 

(a) be no more than 1; or 

(b) no more than the existing number of accesses, 

whichever is the greater. 

 
There is one existing access and therefore the 
proposal complies with A1.  
Please note the access will be moved up hill as 
per supplied plans. 

Madison.Hardner
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C16.0 SAFEGUARDING OF AIRPORTS CODE 

C16.4 Use or Development Exempt from this Code 

C16.4.1 The following use or development is exempt from this code:  
(a) development that is not more than the AHD height specified for the site of the development in the 
relevant airport obstacle limitation area. 
  
The proposal is less than 152m and therefore complies with this code. 
 

LOCAL PROVISIONS SCHEDULES REQUIREMENTS:  

SOR – S2.0 Southern Beaches On-site Wastewater and Stormwater 
Management Specific Area Plan 

See attached Site Soil Evaluation and Wastewater Design for compliance with this code. 
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SCALE
1:2000

DESIGN / DRAFT

ENGINEER / DESIGN CERT.

APPROVED / DESIGN CERT.

BUILDING DESIGN  |  DRAFTING  |  PLANNING

CONTACT CLIENT:

LAWLESS

DRAWING:

Cover Sheet & Index

B Valentine
DRAWING SET:

DATE:3/04/2024

JOB: ATT1605

SIZE

A3©  THIS PLAN MAY NOT BE USED FOR ANY PURPOSE WITHOUT
      THE CONSENT OR LICENSE FROM ATTIC BUILDING DESIGN

SHEET: A1.01 OF 8

DEVELOPMENT
APPLICATION

REV. DESCRIPTION BY CHK DATE

E: ben@thea c.net.au

M: 0403 579 827

A:  Po Box 5,
 Dodges Ferry, TAS 7173

PROJECT:

NEW DWELLING
6 North Street, Dodges Ferry, TAS
7173

DRAWING SCHEDULE

Layout ID
A1.01

A1.02

A1.03

A1.04

A1.05

A1.06

A1.07

A1.08

Layout Name
Cover Sheet & Index

Site Plan

Floor Plan

Elevations

Elevations

Shading Diagrams 9:00 AM

Shading Diagrams 12:00 PM

Shading Diagrams 3:00 PM

Zero Damage - Zero Harm

ULVEGERNE STREET

6

NO
RT

H 
ST

RE
ET

BALLY PARK ROAD

N

SCALE: 1:2000

1 Location Plan
A1.01

SITE INFORMATION

VOLUME: 60957
3
'P'
N3 - 50 m/s
7
NA

SOIL CLASS:
LOT NO:

BUSHFIRE ATTACK LEVEL:
CLIMATE ZONE:

LOCATION:

CORROSION ENVIRONMENT:

ADDITIONAL HAZARDS:

WIND SPEED:

BUILDING CLASSIFICATION: 1a - Dwelling
42°51'54.8"S, 147°37'00.1"E

NIL

EXISTING AREAS PROPOSED TOTAL AREAS
SITE: 556.4m2

OUTBUILDINGS: 54.0m2

DEVELOPMENT APPLICATION
NEW DWELLING
6 North Street, Dodges Ferry, TAS 7173

FLOOR: 108.8m2

DECK: 34.0m2

SITE COVER: 29.1%

STEEL FRAMING:

METAL CLADDING:

Construction is 320 m from Carlton Beach in
Frederick Henry Bay, classed as breaking surf.

ATTACHED DOCUMENTS:

Title - DPIPWE
Application Cover Letter - ATTIC BUILDING DESIGN - Ben Valentine
Application Form - ATTIC BUILDING DESIGN - Ben Valentine
SSE & WWD - ROCKSOLID GEOTECHNICS - Peter Hofto
Hydraulic Design Drawings - REC Hydraulic Design - Rod Cooper
Site Survey - JOHN BAMFORD & ASSOCIATES - John Bamford

HIGH - 50 to 80 µm/y
Metal sheet roofing as per NCC 2022 Vol. 2 & HP
Part 7.2.2 & Table 7.2.2a.

HIGH - 50 to 80 µm/y
Steel framing as per NCC 2022 Vol. 2 & HP
Part 6.3.9 incl. Table 6.3.9a, b & c.

NOTE:
This document is for a new dwelling, shed and carport at 6 North Street, Dodges Ferry.
Hydraulic design drawings have been attached at this stage in order to convey the stormwater
management strategy for the site and proposed new development.
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