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SORELL
COUNCIL

Sorell Council
P.O. Box 126

12 Somerville Street
SORELL TAS 7172

Application for Subdivision and/or
Boundary Adjustment

Description of | 12 Lot Subdivision

Proposal:

Location of Address. 1688 Arthur Highway

Proposed

Works: i

ores Suburb/Town...c..:.QRP.lng ................................................... Postcode..z.:.l-.z.4 ................
Current Please print name/s
Owner/s: mrvrsvs).. M Robert Bruce Downie .
PDA Surveyors

Applicant / Name (Mr/Mrs/Ms)."P2 SUIVE YO S s

Contact Person: Address 127Bathur5t8t .......................................................................................
Suburb...'.'.l.c.).p?:r.t. .................................................... Postcode.ZQQ.Q ...........................
Phone (Business)..@..2.343.21..7 ............................. (HOME)...i i
(MODIIE) ... Facsimile........ccccoiiiiiniie e,

Estimated Cost of Development $

Is any of the Properties on the Tasmanian Heritage Register? Yes: D No: E

If you have had pre-application discussions with a Council
Officer, please give their name

Current use of the site/s Agl’iCU'tU re

Site Contamination — Have any potentially contaminating uses

been undertaken on the site/s? Yes: D No:
Does the proposal involve any land administered or owned by X
the Crown or Council? Yes: D No:

Declaration: . In relation to this application, | have read the Certificate of Title and Schedule of
Easements for the land and | am satisfied that this application is not prevented by any
restrictions, easements or covenants. | also give my permission to Council’s
representatives to enter the property to assess this application.

. | authorize the provision of a copy of any documents relating to this application to any
person for the purposes of assessment or public consultation. | agree to arrange for the
permission of the copyright owner of any part of this application to be obtained.

. | declare that, in accordance with Section 52(1) of the Land Use Planning and Approvals
Act 1993, that | have notified the owner of the intention to make this application. Where
in the case that Section 52(1B) of the Act applies, the required consent is attached.

Applicant’s
Signature:

Telephone: 03 6269 0000 Fax: 03 6269 0014 Email: sorell.council@sorell.tas.gov.au

8:00am - 4:45pm Weekdays Web: www.sorell.tas.gov.au




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

Full description | Use: Resource Development
of Proposal:
Development: 13 |ot Subdivision
Large or complex proposals should be described in a letter or planning report.
Design and construction cost of proposal: S ettt
Is all, or some the work already constructed: No: @ Yes: O
Location of Street address: 1668ArthurH|ghway .....................................................................
proposed _ Copping 7174
works: Suburb: PoStCode: ..l

Certificate of Title(s) Volume: 139620, 127347¢q)ip. L, 1
51570 1

Current Use of | Resource Development
Site | e e e

Current \ (s) Justin Xavier Orr
Owner/s: AN ) e e e e e e e e,

Is the Property on the Tasmanian Heritage

Register? No: [ Yes: OO | If yes, please provide written advice
egisters

| from Heritage Tasmania

Is the proposal to be carried out in more No: O Yes: [

th tage? If yes, please clearly describe in plans
an one stage:

Have any potentially contaminating uses No: [ Yes: [ | [ves please complete the Additional
been undertaken on the site? Information for Non-Residential Use

Is any vegetation proposed to be removed? | No: [F] Yes: O If yes, please ensure plans clearly show
area to be impacted

Does the proposal involve land
administered or owned by either the Crown| No: [0 Yes: O | If yes, please complete the Council or
or Council? 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/

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



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

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.

« |/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.

« |/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.

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

« |/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.

« |/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. | 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.

Al 41212024
Date:

Applicant Signature: SIGNATUET weoceece e e

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:

e |f General Manager consent if required, please first complete the General Manager consent application
form available on our website www.sorell.tas.gov.au

e |f the application involves Crown land you will also need a letter of consent.

e 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.

, Fiona McLeod being responsible for the

administration of land at State Road Reservation

declare that | have given permission for the making of this application for

As Above
Signature of General Manager, szl/z :fl”‘(‘ 18/07/2024
Minister or Delegate: Signature: . :;:Ez“f;e';'u:;;:j,""'*m ............................. Date: .o

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
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Jenna Flakemore
Stamp


Department of State Growth ~

N7
Salamanca Building Parliament Square ,-v

4 Salamanca Place, Hobart TAS Tasmanian
GPO Box 536, Hobart TAS 7001 Australia Government

Email permits@stategrowth.tas.gov.au Web www.stategrowth.tas.gov.au
Ref: SRA-24-439

Jane Monks
PDA Surveyors (OBO |. Orr)
By email: jane.monks@pda.com.au

Dear Jane

Crown Landowner Consent Granted - 1668 Arthur Highway, Copping

| refer to your recent request for Crown landowner consent relating to the development application at 1668
Arthur Highway, Copping for Construction and Alteration of Arthur Highway and |3 Lot Subdivision.

I, Fiona McLeod, Director Asset Management, the Department of State Growth, having been duly delegated by
the Minister under section 52 (IF) of the Land Use Planning and Approvals Act 1993 (the Act), and in accordance
with the provisions of section 52 (IB) (b) of the Act, hereby give my consent to the making of the application,
insofar as it affects the State road network and any Crown land under the jurisdiction of this Department.

The consent given by this letter is for the making of the application only insofar as that it impacts Department
of State Growth administered Crown land and is with reference to your application dated 25 June 2024, and

the approved documents, as accessible via the link below:

https://files.stategrowth.tas.gov.au/index.php/s/XqfK22 | zsHLxhop

A copy of the Instrument of Delegation from the Minister authorising the delegate to sign under section 52 of
the Act can also be accessed via the above link.

Please access and download these documents for your records as soon as possible as this link will expire six
months from the date of this letter.

In giving consent to lodge the subject development application, the Department notes the following applicable
advice:

e Other types of works (pipeline, etc.) OR Construction of infrastructure in the road
reserve/on Crown land (Works permit required)

In giving consent to lodge the subject development application, the Department notes that the works in
the State road network will require the following additional consent:

The consent of the Minister under Section 16 of the Roads and Jetties Act 1935 to undertake works
within the State road reservation.

For further information please visit
https://www.transport.tas.gov.au/roads_and_traffic_management/permits_and bookings or contact
permits@statesrowth.tas.gov.au.

4 Salamanca Place Hobart - GPO Box 536 HOBART TAS 7001


http://www.stategrowth.tas.gov.au/
https://files.stategrowth.tas.gov.au/index.php/s/XqfK221zsHLxhop
mailto:permits@stategrowth.tas.gov.au

e Other advice:

The Arthur Highway at this location has been built to a high standard in hilly terrain with overtaking
lanes in the eastbound direction and a 100km/h speed limit.

Any new junction treatment is likely to extend into the highway curves either side of the proposed side
road so that the highway alignment is not compromised. It is not clear whether widening will occur on
one of both sides of the highway and whether there will be impacts on private land.

Any Development Application should include a preliminary design of the proposed junction treatment
undertaken by a suitably qualified consultant and to the satisfaction of the department. This will need to
show likely batter slopes/land impacts and include a construction cost estimate — given costs are
expected to be significant.

Construction works within the state highway will also need to be undertaken by a suitably qualified

person.

The Department reserves the right to make a representation to the relevant Council in relation to any aspect
of the proposed development relating to its road network and/or property.

Yours sincerely

e

Fiona McLeod
DIRECTOR ASSET MANAGEMENT

Delegate of
Minister for Infrastructure and Transport
Michael Ferguson MP

18 July 2024

cc: General Manager, Sorell Council

4 Salamanca Place Hobart - GPO Box 536 HOBART TAS 7001
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Planning Report
1668 Arthur Highway, Copping

13 Lot Subdivision
45922CT | FEB 2022
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PDA Contributors

Planning Assessment Jane Monks 2n February 2022
Review & Approval Craig Terry

Revision History

Revision | Description Date
0 First Issue 2" February 2022
1 Revision V2 23 January 2024
2 Revision V3 11t June 2024

© PDA Surveyors, Engineers & Planners

This document is and shall remain the property of PDA Surveyors, Engineers & Planners. Unauthorised use of this document in
any form whatsoever is prohibited. This document is issued for the party which commissioned it and for specific purposes
connected with the above-captioned project only. It should not be relied upon by any other party or used for any other purpose.
We accept no responsibility for the consequences of this document being relied upon by any other party, or being used for any
other purpose, or containing any error or omission which is due to an error or omission in data supplied to us by other parties.
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EXECUTIVE SUMMARY

Council approval is sought for 13 lot subdivision at 1668 Arthur Highway, Copping (CT 139620/1,
CT 127347/1, & CT51570/2). This planning assessment, combined with supplimentary

documention has been provided in support of the proposed development.

Development Details:

Client/Owner Justin Xavier Orr

Property Address 1668 Arthur Highway, Copping

Proposal 13 Lot Subdivision

Land Area 686.75hat

PID/CT 7840117 139620/1; 127347/1; 51570/2;
Planning Ordinance Sorell Interim Planning Scheme 2015

Land Zoning 26.0 Rural Resource Zone

Specific Areas Plans N/A

Bushfire Prone Area

Waterway and Coastal Protection Area
Code Overlays Landslide Hazard Area (low/medium)
Biodiversity Protection Area

Dispersive Soils

Use Status Resource Development
Application Status Discretionary
45922 CT | Planning Report | 1668 Arthur Highway, Copping Page | 3
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1. Introduction/Context

Council approval is sought for a 13 subdivision at 1668 Arthur Highway, Copping. In support of

the proposal the following associated documents have been provided in conjunction with this

planning assessment:

Title Plan and Folio: CT 139620/1; CT 127347/1; CT 51570/2
Plan of Subdivision: PDA 45922CT-1C

Bushfire Hazard Assessment & Bushfire Hazard Management Plan prepared by Andy
Welling & Amber Button of Enviro-dynamics Pty Ltd: December 2021

Access Assessment & TIA prepared by Keith Midson of Midson Traffic Pty Ltd
Concept engineering design PDA 45922CT
Landslide & Flood Risk assessment PDA 45922CT

1.1. The Land

Figure 1. Existing aerial image of the subject land (LISTmap, 2021)

The Subject land is located at 1668 Arthur Highway, Copping (PID: 7840117) It is an irregular
shaped pocket of land consisting of 3 titles FR139620/1, FR127347/1 & FR51570/2, with a

combined land area of 686.75hat, as highlighted in Figure 1. Contained within the area is a

Private Timber Reserve located in the north eastern corner, two access points to Arthur Highway,

and two existing rights of way located within the south eastern corner of land that is adjacent to

the ‘Copping Tip' site. The land holds minimal agricultural capability, as it is comprised of class

5 & 6 soil types (LISTmap 2021), has limited water supply, and diverse topography across the

site.

45922 CT | Planning Report | 1668 Arthur Highway, Copping Page | 4
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1.3. Natural Values

The subject land is comprised of Pickety Hill and Bedding Hill, and is bisected by a valley floor
with minor tributaries running into Tanners Creek and the subsequent formation of the Carlton
River. The vegetation across the site consists of ‘dense regenerating plantation species,
particularly radiata pine (Pinus radiata) and shinning Gum (Eucalyptus nitens), with some small
sections of native forest and cleared agricultural land’ as described by Welling & Button in the
attached Bushfire Hazard Assessment 2021. However, during the Hazard Assessment two
threatened vegetation communities were identified, Eucaluptus ovata forest and woodland
(DOV) and Eucalyptus globulus dry forest (DGL), impact assessment and mitigation measures

for the proposed development can be located in Section 2 - page 5.

45922 CT | Planning Report | 1668 Arthur Highway, Copping Page | 5
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2. The Proposal

A Planning Permit for a 13 lot subdivision is sought, in accordance with Section 57 of the Land Use

Planning and Approvals Act 1993 and Clause 8.8.1 (b) of the Sorell Interim Planning Scheme 2015.

. ENSTNG
| RIGHT OF WAY
. /= (PRIVATE) 10.00 WiDE

-
! S

g\ Pty
v, o
R E
=1 H

e\

[ T ‘,,_,
Figure 2a. Proposed Plan of Subdivision
(Please refer to the attached file PDA 45922CT-1C for complete Plan of Subdivision)

It is proposed titles CT 139620/1, CT 127347/1 & CT 51570/2 be combined and subdivided into
13 lots, as illustrated in Figure 2a. A 20m wide road reservation will be created over the existing
ex-forestry access road to facilitate the subdivision, providing access to proposed lots with
minimal impact to the land. The road surface will be upgraded to meet the LGAT standards for a
sealed rural road generally in accordance with TSD-R02-v3, Table 2. S5, and transferred to council
as part of the subdivision. As the majority of the proposed road is an existing forestry road, all
gradients and corner radii are generally in accordance with LGAT rural road standards, whilst the
new section of road through lot 2 and lot 3 has been located such that the average grade is at

less than 14% per the subdivision standards.

The formation of each lot has been designed to encompass and utilise the existing formed
vehicle tracks providing access, at the same time as containing sufficient land with the potential

for future development opportunities. The location of each Indicative building area has been

45922 CT | Planning Report | 1668 Arthur Highway, Copping Page | 6
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identified and placed with the intent to reduce environmental impacts, whilst increasing bushfire
management, and incorporating the topographical arrangement of Bedding Hill and associated
foot hills as a barrier between the adjacent ‘Copping Tip'. The preexisting Private Timber Reserve
will to be entirely contained within lot 3, and existing rights of way on adjoining lots CT 139601/1
& CT126073/1 are to be carried forward in favour of lot 3 and lot 12 respectively.

PROPOSED NEW ARTHUR
HWY EDGE OF SHOULDER
PROPOSED NEW ARTHUR

3.5 WIDE OVERTAKING LANE e AT N Y~
3.5 WIDE THROUGH LANE s

DECELERATION LANE. RURAL CHANNELISED FOGHT TURN LANE
TJUNCTION - FULL LENGTH (CHR) PER
*GUIDE TO ROAD DESIGN PART 4A"

DECELERATION LANE. RURAL AUXILIARY
LEFT-TURN LANE TREATMENT (AUL) PER
“"GUIDE TO ROAD DESIGN PART 4A"

ACCELERATION LANE. RURAL AUXILIARY
LEFT-TURN LANE TREATMENT (AUL) PER
“GUIDE TO ROAD DESIGN PART 4A"

05 poSS‘B\E
‘S;m\«s.\o*‘

Figure 2b. Concept Intersection Design
(Please refer to the attached file PDA-45922CT-ENG-CONCEPT-231123 for the complete concept intersection design)

An Access Assessment undertaken by Keith Midson of Midson Traffic has been provided as part
of this development application due to the intensification of the existing access to the land. As
aresult, it is proposed that the existing G-Turn facility be upgraded into a channelised right turn
lane facility, as illustrated in Figure 2b. The proposed concept intersection design enables one
solitary access for the subdivision, as recommended by Midson Traffic Pty Ltd, and agreed to as

a suitable junction by State Growth, with no in-principle objections as stated in Appendix A.

45922 CT | Planning Report | 1668 Arthur Highway, Copping Page | 7
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3. Planning Assessment

This current proposal for subdivision has been developed in accordance with the Sorell Interim

Planning Scheme 2015.

3.1. Use Class

Resource Development

3.2 Zoning

Figure 3. Zoning identification of the subject land and surrounds (LISTmap)

The subject land is located within the Rural Resource Zone, whilst also bordering a large parcel

of land zoned Utilities at the eastern boundary, as illustrated in Figure 3.

3.3 Zone Standards - Rural Resource
26.5 Development Standards for Subdivision

26.5.1 New lots

Objective:
To prevent further fragmentation and fettering of rural resource land

Acceptable Solutions Performance Criteria

A lot is for public open A lot must satisfy all of the following:

space, a riparian or littoral (a) be no less than 40ha;

reserve, or a Utilities, (b)have afrontage of no less than 6m;

Emergency services, or (c)notbe aninternal lot unless the site contains existing internal
Community meeting and lots or creation of an internal lot is necessary to facilitate rural
entertainment use class, resource use;

by or on behalf of the State (d) be provided with safe vehicular access from a road;
Government, a Council, a

45922 CT | Planning Report | 1668 Arthur Highway, Copping Page | 8
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statutory authority, or a (e) provide for the sustainable commercial operation of the land
corporation all the shares by either:
of which are held by or on (i) encompassing sufficient agricultural land and key agricultural
behalf of the State or by a infrastructure, as demonstrated by a whole farm management
statutory authority. plan;
(ii) encompassing an existing or proposed non-agricultural rural
resource use;
(f) if containing a dwelling, setbacks to new boundaries satisfy
clause 26.4.2;
(g) if containing a dwelling, other than the primary dwelling, the
dwelling is surplus to rural resource requirements of the lot
containing the primary dwelling;
(h) if vacant, must:
(i) contain a building area capable of accommodating residential
development satisfying clauses 26.4.2 and 26.4.3;
(i) not result in a significant increase in demand for public
infrastructure or services;
(i) be consistent with any Local Area Objectives or Desired Future
Character Statements provided for the area.

Response:
P1is met: The proposal satisfies all of the performance criteria as follows:
(a) All proposed lots are over 40ha, as listed in Table 1;

(b) The frontage of all proposed lots is over 6m, as shown in Table 1;

Table 1. Proposed Lot Area and Frontage

Lot # Area Frontage
1 40.8hat 1156 m+
2 43.9 hat 2395 m+
3 44 .4 hat 630 mt
4 51.6 ha* 88 mt
5 43.1 hat 298 m+
6 47.2 hat 1148 m=*
7 40.2 hat 306 m*
8 40.1 hat 406 mt
9 44.7 hat 192 m=
10 45.6 hat 137 mt
1 59.4 hat 198 m+
12 133.0 hat 20 m+
13 41.2 hat 137 m+

(Subject to final survey)
(c) While Lot 12 is an internal lot, the creation of this lot is necessary to provide adequate

access and frontage to the previously land locked title, increasing the utility of the
land;
(d) All lots have existing safe vehicular access via the road, as indicated in the attacked

plan of subdivision;

45922 CT | Planning Report | 1668 Arthur Highway, Copping Page | 9
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(e) Astheland has limited capacity as a rural resource, due to topographical restrictions,
lack of water resources and soil classification. The proposed subdivision therefore
satisfies (ii), by providing the opportunity for diversification of sustainable commercial
operations of non-agricultural rural resource use;

(f) Not applicable there are no existing dwellings currently contained on the subject land;

(g) Notapplicable there are no existing dwellings currently contained on the subject land;

(h) (i) All proposed lots contain indicative building areas intended for future residential
development that satisfy clauses 26.4.2 and 26.4.3 as identified on the Plan of
Subdivision, as well as within the Bushfire Hazard Report supplied by Enviro-dynamics
Pty Ltd;

(ii)Creation of new lots will not result in a significant increase in demand for public
infrastructure or services;

(i) There are no Local Area Objectives or Desired Future Character Statements for the area

45922 CT | Planning Report | 1668 Arthur Highway, Copping Page | 10
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3.4 Codes

The subject land is overlayed with a Bushfire-Prone Area Bushfire Prone Area, Landslide Hazard
Area (low/medium), Biodiversity Protection Area, Waterway and Coastal Protection Area, and

Dispersive Soils. The proposed 13 lot subdivision therefore requires the following Codes under

the Sorell Interim Planning Scheme 2015 to be considered.

Code
E1.0 Bushfire-Prone Area

E2.0 Potentially Contaminated Land

E3.0 Landslide

E5.0 Road and Railway Asset Code

E6.0 Parking and Access Code

E7.0 Stormwater Management Code

E8.0 Electricity Transmission Infrastructure

E9.0 Attenuation Code

E10.0 Biodiversity Code

E11.0 Waterway and Coastal Protection
Code

E13.0 Historic Heritage Code

E14.0 Scenic Landscape Code
E15.0 Inundation Prone Area Code
E16.0 Coastal Erosion Hazard Code
E17.0 Signs Code

E18.0 Wind and Solar Energy Code
E19.0 Telecommunications Code

E21.0 Dispersive Soils Code

E23.0 On-Site Wastewater Management
Code

45922 CT | Planning Report | 1668 Arthur Highway, Copping

Comments:

Please refer to the attached Bushfire Hazard
Report prepared by Andy Welling & Amber
Button of Enviro-dynamics Pty Ltd

N/A

As this Code is relevant to this proposal, an
assessment is provided below

Please refer to the attached Assessment
prepared by Keith Midson of Midson Traffic Pty
Ltd

As this Code is relevant to this proposal, an
assessment is provided below

As this Code is relevant to this proposal, an
assessment is provided below.

N/A
As this Code is relevant to this proposal, an
assessment is provided below

As this Code is relevant to this proposal, an
assessment is provided below

As this Code is relevant to this proposal, an
assessment is provided below

N/A
N/A
N/A
N/A
N/A
N/A
N/A

Exempt - as per E21.4.1 (a)
The proposal does not include any works
involving the exposure or disturbance of any

sub-surface soils within the potential dispersive
soils area identified on the subject land;

As this Code is relevant to this proposal, an
assessment is provided below
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3.5 Code Standards

E1.0 Bushfire-Prone Areas Code

As the subject land is located in a bushfire-prone area, it is necessary for the proposed
subdivision to demonstrate that it can be compliant with the provisions of this code and

Australian Standard AS3959-2009 Construction of buildings in bushfire-prone areas.

A Bushfire Hazard Assessment and Bushfire Hazard Management Plan has been prepared and
supplied with this application by Andy Welling and Amber Button from Enviro-dynamics Pty Ltd,
with the proposed subdivision taking into consideration these requirements. The executive

summary on page ii provides the following;

Executive Summary

This bushfire hazard report for a new lot subdivision at 1668 Arthur Highway, Copping (Title
Reference: 139620/1) meets the requirement of a subdivision application within a bushfire prone
area under the Sorell Interim Planning Scheme 2015 and E1.0 Bushfire Prone Areas Code (the
Code).

E3.0 Land Slide Code

E3.8 Development standards

E.8.1 Subdivision

Objective:

To ensure that landslide risk associated with subdivision in Landslide Hazard Areas, is:

(a) acceptable risk; or

(b) tolerable risk, having regard to the feasibility and effectiveness of any measures required to
manage the landslide hazard

Acceptable Solutions Performance Criteria

Al P1

No acceptable solution Subdivision of a lot, all or part of which is within a Landslide Hazard
Area must be for the purpose of one of the following:
(a) separation of existing dwellings;

(b) creation of a lot for the purposes of public open space, public
reserve or utilities;

(c) creation of a lot in which the building area, access and
services are outside the High Landslide Hazard Area and the
landslide risk associated with the subdivision is either:

(i) acceptable risk, or

(ii) capable of feasible and effective treatment through hazard
management measures, so as to be tolerable risk.

45922 CT | Planning Report | 1668 Arthur Highway, Copping Page | 12
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Response:

P1 is met: The proposal satisfies (c)(i) of the performance criteria; Proposed lots have been
created in which the indicative building areas (identified by Enviro-dynamics - see Figure 4),
access and services are outside any High Landslide Hazard Areas. The landslide risk associated
with the subdivision is minimised due to the location of the indicative development areas and
are of an acceptable risk. Please also refer to the attached Landslide and Flood risk assessment

prepared by PDA engineering.

Figure 4. Indicative building areas identified by Enviro-dynamics Bushfire Hazard
Report for 1668 Arthur Highway, Copping, December 2021 (pg. 13 -16).

However, as this application is a proposal for subdivision of the land which may, or may not, be
developed into the future. It would be more appropriate to seek information about the mitigation

or management of risk at the time of any future development.

A2
Subdivision is not prohibited by the relevant zone standards.

Response:

A2 is met: The proposed subdivision is not prohibited by the relevant zone standards.

45922 CT | Planning Report | 1668 Arthur Highway, Copping Page | 13
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E5.0 Road and Railway Assets Code
E5.5 Use Standards

E5.5.1 Existing Road accesses and junctions

Please refer to the attached Traffic Impact Assessment prepared by Keith Midson of Midson
Traffic Pty Ltd, of which documents findings a vehicular access assessment for the proposed 13
lot subdivision on traffic grounds. Also, please refer to Appendix A for DSG confirmation of

suitability with no in-principal objections.

E5.6 Development Standards
E5.6.1 Development adjacent to Road and Railways

Objective:

To ensure that development adjacent to category 1 or category 2 roads or the rail network:
(a) ensures the safe and efficient operation of roads and the rail network;

(b) allows for future road and rail widening, realignment and upgrading; and

(c) is located to minimise adverse effects of noise, vibration, light and air emissions from
roads and the rail network.

Acceptable Solutions

A1.1

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

(a) new buildings;

(b) other road or earth works; and

(c) building envelopes on new lots.

A1.2
Buildings, may be:
(a) located within a row of existing buildings and setback no closer than the immediately
adjacent building; or
(b) an extension which extends no closer than:
(i) the existing building; or
(ii) an immediately adjacent building.

Response:
A1 is met: Not applicable - as Arthur Highway is identified as a category 3 road, not adjacent

or within 50m of a railway, and no building development is proposed as part of this application
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E5.6.2 Road accesses and junctions

Objective:

To ensure that the safety and efficiency of roads is not reduced by the creation of new
accesses and junctions.

Acceptable Solutions

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

Response:
A1 is met: No new access or junction to Arthur Highway is proposed as part of this application,

as access to the subdivision is proposed via the existing access point to Arthur Highway;

Acceptable Solutions

A2
No more than one access providing both entry and exit, or two accesses providing separate
entry and exit, to roads in an area subject to a speed limit of 60km/h or less

Response:
A2 is met: Not applicable - as there is no new access to Arthur Highway proposed. The 13 lot

subdivision utilises the existing access points to the subject land.

E5.6.4 Sight distance at accesses, junction and level crossings
Objective:

To ensure that accesses, junctions and level crossings provide sufficient sight distance
between vehicles and between vehicles and trains to enable safe movement of traffic.

Acceptable Solutions

A1l

Sight distances at:

(a) an access or junction must comply with the Safe Intersection Sight Distance shown in Table
E5.1; and

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

Response:

A1 is met: The proposal meets all acceptable solutions for sight distances as follows:
(@) The upgraded access to Arthur Highway proposed as part of this application,
provided by Midson Traffic Pty Ltd, illustrates compliance with all Safe Intersection
Sight Distance shown in Table E5.1;

(b) Not applicable; As the subject land is not in vicinity of any rail crossings.
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E6.0 Parking and Access Code

E6.7 Development Standards
E6.7.1 Number of Vehicular Accesses

Objective:

To ensure that:
(a) safe and efficient access is provided to all road network users, including, but not limited
to: drivers, passengers, pedestrians, and cyclists, by minimising:

(i) the number of vehicle access points; and

(ii) loss of on-street car parking spaces;
(b) vehicle access points do not unreasonably detract from the amenity of adjoining land uses;
(c) vehicle access points do not have a dominating impact on local streetscape and character.

Acceptable Solutions

Al
The number of vehicle access points provided for each road frontage must be no more than 1
or the existing number of vehicle access points, whichever is the greater.

Response:
A1 is met: Each proposed lot has one access per road frontage as specified in the acceptable

solution.

E6.7.2 Design of Vehicular Accesses
Objective:

To ensure safe and efficient access for all users, including drivers, passengers, pedestrians
and cyclists by locating, designing and constructing vehicle access points safely relative to
the road network.

Acceptable Solutions

A1l
Design of vehicle access points must comply with all of the following:

(a) in the case of non-commercial vehicle access; the location, sight distance, width and
gradient of an access must be designed and constructed to comply with section 3 - “Access
Facilities to Off-street Parking Areas and Queuing Areas” of AS/NZS 2890.1:2004 Parking
Facilities Part 1: Off-street car parking;

(b) in the case of commercial vehicle access; the location, sight distance, geometry and
gradient of an access must be designed and constructed to comply with all access driveway
provisions in section 3 “Access Driveways and Circulation Roadways"” of AS2890.2 - 2002
Parking facilities Part 2: Off-street commercial vehicle facilities.

Response:

A1 is met: Each access is proposed to be designed and constructed to comply with the
location, sight distance, width and gradient stipulated in AS/NZS 2890.1:2004 and
AS2890.2:2002.
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E6.7.3 -E6.7.13: Not Applicable

E6.7.14 Access to a Road
Objective:
To ensure that access to the road network is provided appropriately.

Acceptable Solutions

Al
Access to a road must be in accordance with the requirements of the road authority.

Response:
A1 is met: Access to Arthur Highway is in accordance with the requirements of the road

authority and will be subject to engineering approval at that authority.

E7.0 Stormwater Management Code

E7.7 Development Standards

E7.7.1 Stormwater Drainage and Disposal
Objective:
To ensure that stormwater quality and quantity is managed appropriately.

Acceptable Solutions

A1l
Stormwater from new impervious surfaces must be disposed of by gravity to public
stormwater infrastructure.

Response:
A1 is met: Stormwater from the new proposed access points will be disposed of by gravity to

the public roadside stormwater infrastructure.

A2 P2

A stormwater system for a new A stormwater system for a new development
development must incorporate water mustincorporate a stormwater drainage system
sensitive urban design principles R1forthe of a size and design sufficient to achieve the
treatment and disposal of stormwater if stormwater quality and quantity targets in
any of the following apply: accordance with the State Stormwater Strategy
(a) the size of new impervious areais more 2010, as detailed in Table E7.1 unless it is not
than 600 m2; feasible to do so.

(b) new car parking is provided for more

than 6 cars;

(c) a subdivision is for more than 5 lots.
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Response:
P2 is met: The stormwater system for the current proposal will incorporate a stormwater
drainage system designed and constructed to sufficiently achieve the stormwater quality and

quantity targets of the State Stormwater Strategy 2010, as detailed in Table E7.1.

A3

A minor stormwater drainage system must be designed to comply with all of the following:
(a) be able to accommodate a storm with an ARl of 20 years in the case of non-industrial zoned
land and an ARI of 50 years in the case of industrial zoned land, when the land serviced by the
system is fully developed;

(b) stormwater runoff will be no greater than pre-existing runoff or any increase can be
accommodated within existing or upgraded public stormwater infrastructure.

Response:

A3 is met: The proposed subdivision will be designed and constructed to accommodate a
minor storm event with an ARI of 20 years, and the stormwater runoff will be accommodated

within existing public stormwater infrastructure.

A4
A major stormwater drainage system must be designed to accommodate a storm with an
ARl of 100 years.

Response:
A4 is met: The proposed subdivision will be designed and constructed to accommodate a

major storm event with an ARl of 100 years.
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E9.0 Attenuation Code

E9.7 Development Standards

E9.7.2 Development for Sensitive Use in Proximity to Use with Potential to Cause
Environmental Harm

Objective:

To ensure that new sensitive use does not conflict with, interfere with or constrain uses with
potential to cause environmental harm.

Acceptable Solutions Performance Criteria

Al P1
No Acceptable Solution Development for sensitive use, including subdivision of lots within
a sensitive zone, must not result in potential to be impacted by
environmental harm from use with potential to cause
environmental harm, having regard to all of the following:
(a) the nature of the use with potential to cause environmental
harm; including:
(i) operational characteristics;
(ii) scale and intensity;
(iii) degree of hazard or pollution that may emitted from the
activity;
(b) the degree of encroachment by the sensitive use into the
Attenuation Area or the attenuation distance;
(c) measures in the design, layout and construction of the
development for the sensitive use to eliminate, mitigate or manage
effects of emissions

Response:

P1 is met: Not applicable as the land is zone Rural Resource, therefore the proposed
subdivision does not meet the definition of a sensitive area within the provisions of the Sorell
Interim Planning Scheme 2015, as listed in E9.3 Definition of Terms. However, the combination
of scale, intensity, design, and layout, has taken into consideration environmental factors such
as wind direction, hydrology and topography of the land to provide adequate measures to
mitigate and manage any potential effects of emissions produced by the nearby ‘Copping Tip'

landfill site.
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E10.0 Biodiversity Code

E10.8 Subdivision Standards
E10.8.1 Subdivision

Objective:

To ensure that:

(a)works associated with subdivision resulting in clearance and conversion or disturbance will
not have an unnecessary or unacceptable impact on priority biodiversity values;

(b)future development likely to be facilitated by subdivision is unlikely to lead to an
unnecessary or unacceptable impact on priority biodiversity values.

Acceptable Solutions

Al

Subdivision of a lot, all or part of which is
within a Biodiversity Protection Area, must
comply with one or more of the following:

(a) be for the purposes of separating existing
dwellings;

(b) be for the creation of a lot for public open
space, public reserve or utility;

(c) no works, other than boundary fencing
works, are within the Biodiversity Protection
Area;

(d)the building area, bushfire hazard
management area, services and vehicular
access driveway are outside the Biodiversity
Protection Area.

Response:

P1

Clearance and conversion or disturbance must
satisfy the following:

(a) if low priority biodiversity values:

(i) subdivision works are designed and located
to minimise impacts, having regard to
constraints such as topography or land hazard
and the particular requirements of the
subdivision;

(i) impacts resulting from future bushfire
hazard management measures are minimised
as far as reasonably practicable through
appropriate siting of any building area;

A1lis met: The proposal meets Acceptable Solution (c) and (d), as all proposed works, including

indicative building areas, bushfire hazard management areas, and vehicular access driveways,

are located outside of any Biodiversity Protection Area.

Acceptable Solutions
A2

Subdivision is not prohibited by the relevant zone standards.

Response:

A2 is met: Subdivision is not prohibited by the Rural Resource standards

45922 CT | Planning Report | 1668 Arthur Highway, Copping
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E11.0 Waterway and Coastal Protection Code

E11.8 Subdivision Standards
E11.8.1 Subdivision

Objective:

To ensure that:

(a)works associated with subdivision in proximity to a waterway, the coast, identified climate
change refugia and potable water supply areas will not have an unnecessary or unacceptable

impact on natural values;

(b)future development likely to be facilitated by subdivision is unlikely to lead to an
unnecessary or unacceptable impact on natural values.

Acceptable Solutions

Al

Subdivision of a lot, all or part of which is
within a Waterway and Coastal Protection
Area, Future Coastal Refugia Area or Potable
Water Supply Area must comply with one or
more of the following:

(a) be for the purpose of separation of existing
dwellings;

(b) be for the creation of a lot for public open
space, public reserve or utility;

(c) no works, other than boundary fencing
works, are within a Waterway and Coastal
Protection Area, Future Coastal Refugia Area
or Potable Water Supply Area;

(d) the building area, bushfire hazard
management area, services and vehicular
access driveway are outside the Waterway
and Coastal Protection Area, Future Coastal
Refugia Area or Potable Water Supply Area.

Response:

P1

Subdivision of a lot, all or part of which is
within a Waterway and Coastal Protection
Area, Future Coastal Refugia Area or Potable
Water Supply Area, must satisfy all of the
following:

(a) minimise impact on natural values;

(b) provide for any building area and any
associated bushfire hazard management area
to be either:

(i) outside the Waterway and Coastal
Protection Area, Future Coastal Refugia Area
or Potable Water Supply Area; or

(ii) able to accommodate development
capable of satisfying this code.

(c) if within a Potable Water Supply Area, be in
accordance with the requirements of the
water and sewer authority.

P1is met: The proposal satisfies all of the performance criteria as follows:

(a) The proposed design and layout minimise impacts to the Waterway Protection Area by

utilising existing ex-forestry roads and tracks, whilst also taking into consideration the

citing of new access points and indicative building areas. The attached Concept

Engineering Design drawings, and Landslide and Flood Report, identify the extent of

works required for the upgrade of the existing ex-forestry roads and tracks;

(b) All indicative building areas and associated bushfire hazard management areas are (i)

outside of any Waterway and Coastal Protection Area, Future Coastal Refugia Area or

Potable Water Supply Area;

(c) Not Applicable as the land is not within a Potable Water Supply Area.

45922 CT | Planning Report | 1668 Arthur Highway, Copping
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Acceptable Solutions

A2
Subdivision is not prohibited by the relevant zone standards.

Response:

A2 is met: Subdivision is not prohibited by the Rural Resource standards.

E23.0 On-site Wastewater Management Code
E23.9 Development Standards for Subdivision

E23.9.1 Development Standards for New Lots
Objective:
To ensure sustainable onsite wastewater management for new lots.

Acceptable Solutions

A1
A new lot must have an area no less than: 5,000 m2.

Response:

A1 is met: Each proposed lot has an area over 5000m? as previously illustrated in Table 1.

Conclusion

The planning assessment and supporting documentation provided, demonstrates that the
development proposal for a 13 lot subdivision at 1668 Arthur Highway, Copping, meets all

requirements of the Sorell Interim Planning Scheme 2015.

Yours faithfully,

PDA Surveyors, Engineers & Planners
Per:

Jane Monks
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Appendix A

From: Volker, Sam <Sam.Volkeri@stategrowth.tas.gov.au>
Sent: Tuesday, 28 November 2023 2:04 PM

To: Craig Terry <Craig.Ter da.com.aus>

Subject: 1688 Arthur Hwy proposed junction

Craig,
Traffic engineering have no in-principle objections to the proposed junction subject to an amended TIA and confirmation that sight distance requirements will be achieved from all legs.
| am unsure who you are currently communicating with at Sorell Council please feel free to forward this email to them.

Sam Volker | Traffic Engineering Liaisen

Network Management | Department of State Growth

76 Federal Street, North Hobart TAS 7000 | GPO Box 536, Hobart TAS 7001
Phone: (03) 6165 5205

www.stategrowth.tas.gov.au

Courage to make a difference through
TEAMWORK | INTEGRITY | RESPECT | EXCELLENCE

In recognition of the deep history and culture of this island, | acknowledge and pay my
respects to all Tasmanian Aberiginal people; the past, and present custediens of the Land.
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Contact

For any enquiries, please contact one of our offices:

HOBART

A: 127 Bathurst Street, Hobart Tasmania 7000
P: (03) 6234 3217

E: pda.hbt@pda.com.au

KINGSTON

A: 6 Freeman Street, Kingston, TAS 7050
P: (03) 6229 2131

E: pda.ktn@pda.com.au

HUONVILLE

A: 8/16 Main Street, Huonville, TAS 7109 - (By appointment)
P: (03) 6264 1277

E: pda.huon@pda.com.au

EAST COAST

A: 3 Franklin Street, Swansea TAS 7190 - (By appointment)
P: (03) 6130 9099

E: pda.east@pda.com.au

LAUNCESTON

A: 3/23 Brisbane Street, Launceston, TAS 7250
P: (03) 6331 4099

E: pda.lth@pda.com.au

BURNIE

A: 6 Queen Street, Burnie, TAS 7320
P: (03) 6431 4400

E: pda.bne@pda.com.au

DEVONPORT

A: 77 Gunn Street, Devonport, TAS 7310
P: (03) 6423 6875

E: pda.dpt@pda.com.au

WALTER SURVEYS

A: 127 Bathurst Street, Hobart, TAS 7000 (Civil Site Surveying and Machine Control)
P: 0419 532 669 (Tom Walter)

E: tom.walter@waltersurveys.com.au

i:;PDA www.pda.com.au
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1. Background

1.1. Introduction

PDA Surveyors Engineers and Planners have conducted a field visit, to address points 6 and 11
from the RFI from Sorell Council dated 28 March 2024, for the proposed subdivision and road
construction at 1668 Arthur Highway, Copping. The site location is provided in Figure 1.

Examination of the Landslide Hazard Band Map from The LIST revealed areas of ‘low hazard’ and
‘'medium hazard’ within the property. The proposed road briefly intercepts the ‘low hazard’ band.
However, the proposed works are to be performed predominantly in areas with no identified
landslide risk. Similarly, water courses crossing the road or any property access were identified
and assessed for potential flood hazards.

During the recent field investigation, the site surrounding the proposed road was assessed and
the findings are presented in this report.

Arthur Highway ¥ p
- . Copping

‘*\b \

Figure 1: Location of Site

1.2. Purpose of this report

The primary objectives of this report are as follows:
- To present findings from field visit conducted on the 19 July 2024;
- To provide a Landslide Risk Assessment in accordance with E3.8.1 Landslide Hazard Code
of the Sorell Interim Planning Scheme 2015;
- Toidentify and discuss any potential flood hazards and water courses affecting the road
or property access;
- To provide initial mitigation measures to address any potential risks.
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1.3. Site Investigation

Seven points of interest were identified, and labelled on the site plan. Refer to Annexure A for
photos of landmarks indicated on Figure 2.

A field investigation was conducted on 19 July 2024 and consisted of the following:
e Visual inspection of site conditions;
¢ Geological overview;
e Visual slope assessment;
e Visual assessment of watercourse crossings along the proposed road and property
accesses.

General site observations:

e Reference to the Mineral Resources Tasmania indicates that the site is predominantly
underlain by Dolerite and Sandstone.

e Vegetation consists mainly of low eucalypt forest and softwood pine trees with dense
vegetation throughout the site.

e Visit was conducted after several days with consistent rainfall. High moisture was
observed in the soil, with some runoff still ponding over the soil in some areas.

e Site topography is mostly gentle/mild to moderate slopes. No visible signs of erosion or
previous landslides were observed during the site investigation.

e The existing road is a long-standing, gravel, forestry road covered with a thin, vegetal
layer and few bushes. Previously, this road served as the path for trucks carrying
substantial loads. Therefore, the road and the soil underneath might be highly
compacted.
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2. Landslide Risk Assessment

Inspection of the Hazard Band Map in Figure 3 (below) shows the two existing accesses to the
1668 Arthur Highway property. The proposed road is to connect the western access with the
central forestry road and is to be constructed in areas where no landslide hazard is indicated. The
proposed connecting section of road is shown below in red to curve around and avoid the ‘low
hazard' landslide areas.

A walkover inspection of the site provided no evidence of previous or current landslides.
Assessment of the Landslide Planning Map provided by Mineral Resources Tasmania indicates
‘Low & Medium’ hazard bands throughout the site.

During the field investigation, photographs were acquired at locations where the proposed road
is to briefly intercept the ‘low hazard’ band. The slope appears to be Mild at the location where

the connecting road runs adjacent to the creek, evidence for this can be found in Photo 19 in
Appendix A.

45922CT | 1668 Arthur Highway, Copping - Landslide and Flood Risk Assessment Page | 7



OPDA

SURVEYORS, ENGINEERS & PLANNERS

4| Unbuilt Road Section

T S ]

Exnstm Forestry Roads —,
2 7 i Refer to Appendix for photo

|| 7

,"‘ Picke
Hill

kL o
l‘“:“‘ﬁ- -#’ln‘*ﬁ - g

Figure 3: Landslide Hazard Bands (source: LISTmap)

The existing forestry roads shown above are currently accessible by car although minor track
widening is required prior to road construction. Both existing forestry roads/tracks appear to
have good compaction likely due to traffic from forestry trucks. The conducted field investigation
allowed visual inspection of slopes in areas of proposed works.

Mild erosion is observed (Photo 20) along the central forestry road in areas where table drain
excavations have been performed. This can be prevented by ensuring sufficient batters for
slopes surrounding table drains and culverts during the detailed design stage.

In terms of Clause E3.8.1 P1, the condition is satisfied for all lots as building areas, services and

accesses remain outside of ‘High Hazard' Landslide areas. The landslide risk associated with the
subdivision is deemed to have acceptable risk.

2.1. Clause E3.8.1 P1

The road alignment will satisfy Performance Criterion P1 (c) i, in that the landslide risk is
acceptable.
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E3.8 Development Standards for Subdivision
E3.81 Subdivision
Objective:

To ensure that landslide risk associated with subdivision in Landslide Hazard Areas, is:

(a) acceptable risk; or

(b) tolerable risk, having regard to the feasibility and effectiveness of any measures required to
manage the landslide hazard.

Acceptable Solutions Performance Criteria
Al P1
Mo acceptable solution. Subdivision of a lot, all or part of which is within

a Landslide Hazard Area must be for the purpose
of one of the following:

(a) separation of existing dwellings;

(b) creation of a lot for the purposes of public
open space, public reserve or utilities;

(c) creation of a let in which the building area,
access and services are outside the High
Landslide Hazard Area and the landslide risk
associated with the subdivision is either:

(i) acceptable risk, or

(i) capable of feasible and effective
treatment through hazard
management measures, 5o as to be
tolerable risk.

Figure 4: TPS Clause E3.8.1. Landslide Hazard Code
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3. Flood Risk Assessment

Flood hazards associated with water courses crossing the proposed road were assessed during
the field visit. Each crossing is labelled in Figure 2. An analysis of each crossing is presented
below, with references to photos in Annexure A:

e Water course crossing 1:

No visible culvert was found at this crossing. Although a water course is shown on The
LIST map, there is no clearly defined creek section on-site, either upstream or
downstream from the road (photos 3 and 4). Thus, it is likely that runoff flowing through
this point is primarily overland flow. The presence of a small pond (photo 2) suggests the
possibility of runoff crossing the road at this point. It is recommended that a properly
designed culvert be included at this point during detailed design stage to manage
stormwater runoff from Pickety Hill.

e Water course crossing 2:
Similar to crossing 1, no culvert or clearly defined creek section was found on-site (photos
5 and 6). Debris was observed both upstream and downstream of the road (photos 7 and
8). It is recommended that a properly designed culvert be included at this point during the
detailed design stage to manage stormwater runoff from Pickety Hill.

e Between crossings 2 and 3:
Starting from crossing 1, a table drain with a few culverts was observed between
crossings 2 and 3, most probably to manage overland flows from Pickety Hill (western
side of the road). Verification of these culvert sizes is recommended during detailed
design stage.

e Water course crossing 3:
A 375 mm diameter culvert was found at this crossing (photos 10 and 11). No signs of
flood or runoff spilling over the road were observed. Verification of this culvert size is
recommended during detailed design stage.

e Water course crossing 4:
At this location, the road crosses above Tanners Creek. Two culverts were found at this
crossing (photo 12) with water flowing at the time of the visit (photos 13 and 14). Signs
of water spilling from the road and flowing to a secondary crossing (i.e, crossing 4.1) were
observed, including bent bushes on the ground (photo 15). It is recommended that
properly sized culverts be included at this point during detailed design stage.

e Water course crossing 4.1:
A secondary crossing adjacent to crossing No. 4 was found (photo 16). Water was
ponding upstream from the road, and a culvert was observed below water level at the
time of the visit (photo 17). The road show signs of flows crossing over. No fine particles
in the soil were observed on the surface, possibly due to overland flows washing them

away. Bent bushes in the direction of the flow also suggest the presence of flows crossing
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over the road. It is recommended that a properly sized culvert be included at this point
during the detailed design stage.

Considering the size of the catchments and steepness of the slopes, flood risks to the road may
be appreciable and culverts will need to be sized correctly. Crossings 2 and 4 are the critical
crossings.

4. Summary

The findings of the site investigation are provided below.

Summary of the Landslide Risk Assessment:
e Assessment of the Landslide Hazard Band Map shows that proposed works are to occur
in areas with no indicated landslide risk.
e The walkover site investigation provided no evidence of previous or current landslides.
¢ Visual slope assessments were mild to moderate throughout areas of proposed works.

e This Landslide Risk Assessment complies with Clause E3.8.1 P1 (Performance Criteria) of
the Sorell Interim Planning Scheme 2015. The landslide risk associated with the proposed
works is an acceptable risk.

Summary of the Flood Risk Assessment:

e The assessment suggests appreciable risk of flooding for the proposed road. Culverts will
need to be adequately sized. Recommendations were made to mitigate possible risks
associated with heavy rainfall events;

e A preliminary verification on The LIST map of water courses crossing the road was done,
where four crossings were identified;

e Aclearly defined creek section was not found in both crossings 1 and 2. Signs of overland
flows were observed. The inclusion of properly designed culverts is recommended to
manage runoff from Pickety Hill.

e A 375 mm diameter culvert was found at crossing 3. A verification of the size of this
culvert is recommended at detailed design stage.

e At water course crossing 4 the road crosses Tanners Creek. Two culverts and signs of
water spilling to a secondary crossing (crossing 4.1) were observed. At Crossing 4.1,
ponding upstream and a submerged culvert were observed, with evidence of overland
flows crossing the road. Properly sized culverts are recommended for both crossings
during the detailed design stage.

5. Qualifications

This document is intended solely for the purpose of documenting the findings of the field visit
conducted on 19 July 2024 and should not be used for any other purpose without proper
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consultation. It is to be used by qualified professionals in conjunction with their professional
judgement.

The comments presented are based on the data available at the time of writing and reflects site-
specific conditions observed at the time the field visit. Data available may include information
provided by third parties. While this information is believed to be accurate, no warrant is given
as to its completeness and or reliability.

While every effort has been made to ensure the accuracy of this report, PDA and the authors

assume no liability for any direct, indirect, or consequential damages resulting from the use of
this document.

Annexures

ANNEXURE A - Photos from site visit
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ANNEXURE A - Photos from site visit

Photo 2 - Water course crossing 1
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Photo 14 - Water course crossmg 4 upstream
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Contact

For any enquiries, please contact one of our offices:

HOBART

A: 127 Bathurst Street, Hobart Tasmania 7000
P: (03) 6234 3217

E: pda.hbt@pda.com.au

KINGSTON

A: 6 Freeman Street, Kingston, TAS 7050
P: (03) 6229 2131

E: pda.ktn@pda.com.au

HUONVILLE

A: 11/16 Main Street, Huonville, TAS 7109 - (By appointment)
P: (03) 6264 1277

E: pda.huon@pda.com.au

EAST COAST

A: 3 Franklin Street, Swansea TAS 7190 - (By appointment)
P: (03) 6130 9099

E: pda.east@pda.com.au

LAUNCESTON

A: 3/23 Brisbane Street, Launceston, TAS 7250
P: (03) 6331 4099

E: pda.lth@pda.com.au

BURNIE

A: 6 Queen Street, Burnie, TAS 7320
P: (03) 6431 4400

E: pda.bne@pda.com.au

DEVONPORT

A: 77 Gunn Street, Devonport, TAS 7310
P: (03) 6423 6875

E: pda.dpt@pda.com.au

WALTER SURVEYS
A: 127 Bathurst Street, Hobart, TAS 7000 (Civil Site Surveying and Machine Control)

P: 0419 532 669 (Tom Walter)
E: tom.walter@waltersurveys.com.au
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1. Introduction

1.1 Background

Midson Traffic were engaged by Justin Orr to prepare a traffic impact assessment for a proposed 13-lot
residential subdivision development at 1668 Arthur Highway, Copping.

1.2 Traffic Impact Assessment (TIA)

A traffic impact assessment (TIA) is a process of compiling and analysing information on the impacts that
a specific development proposal is likely to have on the operation of roads and transport networks. A TIA
should not only include general impacts relating to traffic management, but should also consider specific
impacts on all road users, including on-road public transport, pedestrians, cyclists and heavy vehicles.

This TIA has been prepared in accordance with the Department of State Growth (DSG) publication, 7raffic
Impact Assessment Guidelines, August 2020. This TIA has also been prepared with reference to the
Austroads publication, Guide to Traffic Management, Part 12: Integrated Transport Assessments for
Developments, 2020.

Land use developments generate traffic movements as people move to, from and within a development.
Without a clear understanding of the type of traffic movements (including cars, pedestrians, trucks, etc),
the scale of their movements, timing, duration and location, there is a risk that this traffic movement may
contribute to safety issues, unforeseen congestion or other problems where the development connects to
the road system or elsewhere on the road network. A TIA attempts to forecast these movements and
their impact on the surrounding transport network.

A TIA is not a promotional exercise undertaken on behalf of a developer; a TIA must provide an impartial
and objective description of the impacts and traffic effects of a proposed development. A full and detailed
assessment of how vehicle and person movements to and from a development site might affect existing
road and pedestrian networks is required. An objective consideration of the traffic impact of a proposal is
vital to enable planning decisions to be based upon the principles of sustainable development.

This TIA also addresses the relevant clauses of C2.0, Parking and Sustainable Parking Code, and C3.0,
Road and Railway Assets Code, of the Tasmanian Planning Scheme — Sorell, 2021.

1.3 Statement of Qualification and Experience

This TIA has been prepared by an experienced and qualified traffic engineer in accordance with the
requirements of Council’s Planning Scheme and The Department of State Growth's, Traffic Impact
Assessment Guidelines, August 2020, as well as Council’s requirements.

The TIA was prepared by Keith Midson. Keith’s experience and qualifications are briefly outlined as follows:
= 28 years professional experience in traffic engineering and transport planning.
= Master of Transport, Monash University, 2006
= Master of Traffic, Monash University, 2004
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= Bachelor of Civil Engineering, University of Tasmania, 1995

= Engineers Australia: Fellow (FIEAust); Chartered Professional Engineer (CPEng); Engineering
Executive (EngExec); National Engineers Register (NER)

14 Project Scope

The project scope of this TIA is outlined as follows:

= Review of the existing road environment in the vicinity of the site and the traffic conditions on the
road network.

= Provision of information on the proposed development with regards to traffic movements and
activity.

= Identification of the traffic generation potential of the proposal with respect to the surrounding
road network in terms of road network capacity.

= Review of the parking requirements of the proposed development. Assessment of this parking
supply with Planning Scheme requirements.

= Traffic implications of the proposal with respect to the external road network in terms of traffic
efficiency and road safety.

1.5 Subject Site

The subject site is located at 1668 Arthur Highway, Copping. The existing site consists of three titles with
a combined area of 686.7 hectares. An existing ex-forestry access road connects the site to the Arthur
Highway.

The subject site is located within the Rural Resource Zone.

The subject site and surrounding road network is shown in Figure 1.

5 1668 Arthur Hwy, Copping - Traffic Impact Assessment
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Figure1l Subject Site & Surrounding Road Network
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ARTHUR HIGHWAY

SUBJECT SITE

Image Source: LIST Map, DPIPWE

1.6 Reference Resources
The following references were used in the preparation of this TIA:
= Tasmanian Planning Scheme — Sorell, 2021 (Planning Scheme)

= Austroads, Guide to Traffic Management, Part 12: Integrated Transport Assessments for
Developments, 2020

= Austroads, Guide to Road Design, Part 4A: Unsignalised and Signalised Intersections, 2021

= Department of State Growth, 7raffic Impact Assessment Guidelines, 2020

= Roads and Maritime Services NSW, Guide to Traffic Generating Developments, 2002 (RMS Guide)
= Roads and Maritime Services NSW, Updated Traffic Surveys, 2013 (Updated RMS Guide)

= Australian Standards, AS2890.1, Off-Street Parking, 2004 (AS2890.1)

6 1668 Arthur Hwy, Copping - Traffic Impact Assessment



|

MIDSON

traffic
pty Itd

2.  Existing Conditions

2.1 Transport Network
For the purposes of this report, the transport network consists of Arthur Highway only.

Arthur Highway is classified as a Category 3 ‘Regional Access Road under the Department of State
Growth’s State Road Hierarchy 2007. Regional Access Roads are of strategic importance to regional and
local communities and economies; they link important towns to the Category 1 and Category 2 roads.
While they are used by heavy freight vehicles, this use is less than that of Regional Freight Roads. Together
with Regional Freight Roads, the Regional Access Roads also provide safe and efficient access to
Tasmania’s Regions.

Arthur Highway has a posted speed limit of 100-km/h and carries approximately 3,000 vehicles per day in
Copping!. Peak flows are typically 280 vehicles per hour. Hourly traffic flows by day of week is shown in

Figure 2 Arthur Highway Hourly Traffic Flow

C———JIMon [ Tue Wed [ ] Thu | ] Fri Sat [ Sun
300

Volume

Source: Department of State Growth

The posted speed limit of Arthur Highway is 100-km/h near the subject site. A small sample of vehicle
speeds were obtained using a hand-held radar device. The speed recordings confirmed that the 85™
percentile speed? is likely to be 100-km/h adjacent to the site in both directions.

! Department of State Growth — 2022 traffic data, Arthur Hwy 360 metres west of Kellevie Rd.
2 The 85% percentile speed is the speed not exceeded by 85 percent of all vehicles.
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A G-Turn junction is located adjacent to the subject site, which currently accesses an ex-forestry access
road through the site. Arthury Highway at the G-Turn facility that accesses the subject site is shown in
Figure 3.

Figure 3 Arthur Highway

2.2 Road Safety Performance

Crash data can provide valuable information on the road safety performance of a road network. Existing
road safety deficiencies can be highlighted through the examination of crash data, which can assist in
determining whether traffic generation from the proposed development may exacerbate any identified
issues.

Crash data was obtained from the Department of State Growth for a 5+ year period between 1% January
2019 and 30 April 2024 for Arthur Highway between Sugarloaf Road and Kellevie Road.

The findings of the crash data is summarised as follows:
= A total of 35 crashes were reported during this time.

= Severity. 2 crashes involved fatalities (both head-on collisions); 2 crashes involved serious injury;
7 crashes involved minor injury; 6 crashes involved first aid at the scene; 18 crashes involved
property damage only.

= Time of day. 25 crashes were reported between 9:00am and 5:00pm. 4 crashes were reported
between midnight and 7:00am. 6 crashes were reported between 5:00pm and 9:00pm.

= Day of week. Crashes were relatively evenly distributed by day of week. 6 crashes were reported
on Tuesdays, Wednesdays and Fridays; 5 crashes were reported on Saturdays; 4 crashes were
reported on Mondays, Thursdays and Sundays.

= Crash types. 9 crashes involved a ‘rear-end’ collision; 9 crashes involved a single vehicle losing
control on the carriageway (consisting of left-bends, right-bends and straight alignment crashes);
3 crashes involved a ‘right-rear’ collision; 2 crashes involved ‘left-near’ collisions; 2 crashes involved
a ‘head-on’ collision; 2 crashes involved ‘cross-traffic’ collisions.

8 1668 Arthur Hwy, Copping - Traffic Impact Assessment
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= Crash locations. 10 crashes were reported at the Sugarloaf Road junction; 4 crashes were reported
at the Kellevie Road junction; 1 crash was reported at the Blue Hills Road junction; 19 crashes
were reported at mid-block locations. The crash locations are shown in Figure 4.

= Vulnerable road users. No crashes involved vulnerable road users (pedestrians, bicyclists or
motorcyclists).

The crash data is consistent with a rural highway. The incidence of two fatalities within the study area is
of concern. Both fatal crashes were head-on collisions (March 2020 and April 2023), which is a crash type
that typically has a severe injury outcome.

Figure 4 Crash Locations
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3. Proposed Development

3.1 Development Proposal

The proposed development involves a 13-lot residential subdivision. Access to the site is via an upgraded
existing junction, which is proposed to be modified from an existing G-Turn facility to a full channelised
road junction.

Lot sizes will vary between 40.1 hectares to 133.0 hectares.
The proposed subdivision layout is shown in Figure 5. The concept design of the proposed channelised

road junction is shown in Figure 7.

Figure 5 Proposed Subdivision Layout Plans
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4.  Traffic Impacts

4.1 Trip Generation

Traffic generation rates were sourced from the RMS Guide. The RMS Guide (and RMS updated surveys)
states that residential dwellings generate 7.4 trips per day per dwelling, with a peak generation of 0.78
trips per hour.

This equates to a total traffic generation of 96 two-way vehicle movements per day, with a peak of 10
vehicle per hour.

4.2 Trip Assignment

All subdivision traffic generation will access the site at the Arthur Highway. It is proposed that a new
channelised right turn facility be constructed on the Highway to facilitate safe and efficient access to the
subdivision.

The dominant movements at the site’s access at Arthur Highway will be right-in/ left-out due to the
connectivity of the highway with areas such as Sorell.

4.3 Junction Assessment

The Austroads publication, Guide to Traffic Management, Part 6: Intersections, Interchanges and
Crossings, 2020, provides the guiding technical requirements for junction treatments.

In a rural context (100-km/h), the requirements for junction treatments are reproduced in Figure 6.

The major road volume is 280 vehicles per hour3, with a peak turn volume estimated to be up to 7 vehicles
per hour*. The turning volumes warrant a short channelised right-turn lane facility into the site. Given
that the installation of a turn lane would be adjacent to an eastbound overtaking lane, a full channelised
right turn lane is recommended.

Similarly, channelised left-turn and channelised acceleration lanes are recommended due to the high-speed
operating environment of the Arthur Highway adjacent to the subject site. A concept design of the
proposed channelised turn lanes are shown in Figure 7.

3 Department of State Growth, 2022 traffic data
4 Sourced from Table 1, assuming 70% evening peak inward trips, of which 100% of this inward generation turns right into the site.
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4.4

Access Impacts

The subdivision will utilise and upgrade an existing access at Arthur Highway. The Acceptable Solution
Al1.4 of Clause C3.5.1 of the Planning Scheme states “ Vehicular traffic to and from the site, using an
existing vehicle crossing or private level crossing, will not increase by more than the amounts in Table

3.1

Table C3.1 specifies a maximum increase of 10% or 10 vehicles per day for a major road. The subdivision
will generate an increase in excess of Table C3.1 requirements. The access therefore does not comply
with the requirements of Acceptable Solution A1.4 of Clause C3.5.1 of the Planning Scheme.

The Performance Criteria P1 of Clause C3.5.1 of the Planning Scheme states:

"Vehicular traffic to and from the site must minimise any adverse effects on the safety of a junction,
vehicle crossing or level crossing or safety or efficiency of the road or rail network, having regard
to:

(a) any increase in traffic caused by the use;

(b) the nature of the traffic generated by the use;
(c) the nature of the road,

(d) the speed limit and traffic flow of the road,
(e) any alternative access to a road;

(f) the need for the use;

(g) any traffic impact assessment; and

(h) any advice received from the rail or road authority”.

The following is relevant with respect of the proposed subdivision:

a.

Increase in traffic. The daily increase in traffic will be 96 vehicles per day (assuming the existing
use of the access is effectively zero vehicles per day). The peak increase is likely to be 10 vehicles
per hour. The increase in traffic can be accommodated by the upgraded junction at a high level
of efficiency and safety.

Nature of traffic generation. The traffic generation will be residential in nature, which is consistent
with traffic generation from the surrounding area.

Nature of road. Arthur Highway is a Category 3 road under State Growth’s road hierarchy. It has
infrequent vehicle access near the subject site.

Speed limit and traffic flow. The posted speed limit of Arthur Highway is 100-km/h. The traffic
volume is 3,000 vehicles per day. The speed limit and traffic flow are compatible with the traffic
generation associated with the proposed subdivision, particularly in light of the proposed junction
upgrade to access the site.

Alternative access. No alternative access is considered possible or necessary.
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f. Need for use. The access is required to service the lots within the subdivision.

Traffic impact assessment. This report documents the findings of a traffic impact assessment.

Road authority advice. Council, as road authority, require a TIA to be prepared for the proposed
subdivision.

Based on the above assessment, the proposed subdivision meets the requirements of Performance Criteria
P1 of Clause C3.5.1 of the Planning Scheme.

4.5 Sight Distance
Austroads Part 4A provides the sight distance requirements for road junctions.

Safe Intersection Sight Distance (SISD) is the minimum sight distance which should be provided on the
major road at any intersection. SISD is measured along the carriageway from the approaching vehicle to
the conflict point; the line of sight having to be clear to a point 7.0 metres (5.0 metres minimum) back
along the side road from the conflict point as shown in Figure 8.

Figure 8 Austroads SISD Requirements
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The posted speed limit of Arthur Highway is 100-km/h near the subject site. A small sample of vehicle
speeds were obtained using a hand-held radar device. The speed recordings confirmed that the 85"
percentile speed® is likely to be 100-km/h adjacent to the site in both directions.

Austroads requires a SISD of 248 metres for a design speed of 100-km/h. The available sight distance to
the west of the access exceeds 248 metres (approximately 350 metres). The available sight distance to
the east of the access is approximately 220 metres, thus not complying with Austroads SISD requirements.

5> The 85% percentile speed is the speed not exceeded by 85 percent of all vehicles.

14 1668 Arthur Hwy, Copping - Traffic Impact Assessment



—

MIDSON

traffic
pty Itd

The proposed junction upgrades include the installation of a channelised acceleration lane for westbound
traffic existing the subdivision. This facilitates safe access onto the Arthur Highway, compensating for the
reduced sight distance at the junction location.

4.6 Internal Road Design

Council relies on the design criteria of LGAT Tasmanian Standard Drawings and Subdivision Guidelines,
2020. The requirements for residential subdivision roads are reproduced in Table 1. The following
standards are applicable:

= Road junction design should be in accordance with Austroads Guidelines.

*= LGAT Standard Drawings and Tasmanian Subdivision Guidelines.

Table 1 LGAT Standard Drawings — Road Requirements, Rural Unsealed

(w) TRAFFIC | GRAVEL PAVEMENT | LOGGING HEAVY BUS  |Bends with <
CODE* | AAD.T. WIDTH SHOULDER VERGE WIDTH ROUTE VEHICLES ROUTE  FOm sight line
us1 <30 4000 (S) 500 NO S5 NO < 5% NO w + 1000
US2 | 30 - 100 | 4000 (S) 1000 NO 6 YES < 5% <5% YES w + 1000
US3 | 100 — 300 | 5500 (D) 1000 NO 7.5 YES <10% YES w + 500
Us4 > 300 6000 (D) 1000 NO 8 YES > 10% YES w + 500

*To saotisfy a Rood Closs (eg. US3) the caopability to comply with A.A.D.T, LOGGING ROUTE, HEAVY VEHICLE ond BUS ROUTE
is necessary.

(S) — SINGLE LANE

(D) = DUAL LANE

The estimated AADT traffic volume of the subdivision is 96 vehicles per day (ie. close to the upper limit of
US2 and lower limit of US3 standards). The most suitable road design through lots 1 and 2 is an US3
design, which will accommodate volumes higher than 100 vehicles per day if necessary. This requires an
unsealed width of 5.5 metres, with gravel shoulders of 1 metre and an overall carriageway width of 7.5
metres.

Other sections of road designed in accordance with US2 design standards (between lots 3 and 12).

All road gradients and corner radii associated with the internal subdivision roads are generally in
accordance with LGAT rural road standards. The new section of road through lots 2 and 3 has been
located such that the average grade is at less than 14% per the subdivision standards. The maximum
grade through the balance of the subdivision is 17.8%.
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4.7 Road Safety Impacts

There are no significant detrimental road safety impacts foreseen for the proposed development. This is
based on the following:

= The surrounding road network is able to adequately absorb the small amount of traffic generated
by the development proposal (noting a low peak hour traffic generation of 10 vehicles per hour).

= The access to the site is proposed to be significantly upgraded to facilitate safe and efficient access
to and from the site. The junction upgrade is appropriate for the high-speed operating
environment of the Highway to facilitate safe movements into and out of the proposed subdivision.

= Adequate sight distance is available in accordance with Austroads requirements in relation to the
prevailing vehicle speeds at the site’s access.
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5. Conclusions

This traffic impact assessment (TIA) investigated the traffic and parking impacts of a proposed 13-lot
residential subdivision at 1668 Arthur Highway, Copping.

The key findings of the TIA are summarised as follows:

= The traffic generation of the development is likely to be 96 vehicles per day with a peak generation
of 10 vehicles per hour.

= The development’s access is proposed to be upgraded from an existing G-Turn facility to a
channelised road junction on the Arthur Highway. The maodifications include a channelised right
turn lane entry adjacent to the existing overtaking lanes; channelised left turn entry; and
channelised acceleration lane exit.

= The junction with Arthur Highway satisfies the requirements of Performance Criteria P1 of Clause
C3.5.1 of the Planning Scheme.

= The internal road design will be unsealed, designed in accordance with LGAT Standard Drawing
requirements.

Based on the findings of this report the proposed development is supported on traffic grounds.
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Executive Summary

This bushfire hazard report for a new lot subdivision at 1668 Arthur Highway, Copping (Title
Reference: 139620/1) meets the requirement of a subdivision application within a bushfire prone
area under the Sorell Interim Planning Scheme 2015 and E1.0 Bushfire Prone Areas Code (the
Code).

The Code requires a new subdivision to achieve a minimum BAL 19 rating for all habitable buildings
on the newly formed lots. To illustrate the bushfire hazard management and protection measures
needed to achieve the rating, a Bushfire Hazard Management Plan (BHMP) is also required by the
Code.

Based on the plan of subdivision, the neighbouring land uses and separation distances to classified
vegetation, the assessment has determined new habitable buildings within the designated building

areas on all lots will be able to achieve BAL 19 provided the following conditions are achieved:

¢ Building areas are designed for all proposed lots as indicated on the BHMP.

e Each lot will have a designated Hazard Management Area (HMA) established at the time of
construction as per the Bushfire Hazard Management Plan (Attachment 1).

e Future habitable buildings (Class 1a building) on all lots will comply with minimum
construction standards for BAL 19 as per AS 3959 -2009 (Sections 3 and 6).

e Subdivision internal roads will meet all requirements of PD5.1 E1.6.2, Table E1.

e Property access to will generally be greater than 30 m long and will comply with E1.6.2 and
Table E2 Element B and C of PD5.1. Property access to lots less than 30 m long will not be
subject to any specified design and construction requirements.

e Provision of fire-fighting water supply will meet the requirements PD5.1 E1.6.3 and Table E5
static water for firefighting for all future residences established on the new Lots. The building
area to be protected must be located within a 90 m hose lay of the firefighting water point of
a static supply. Indicative water supply locations are provided in the Bushfire Hazard
Management Plan (Attachment 1).

e Subdivision roads must meet all requirements of E1.6.2, Table E1 of the Code.

e Property Access to all lots are >30m long and must comply with E1.6.2 and Table E2 Element
B of the Code. Property access to lots that are less than 30m are subject to no specified

design and construction requirements.
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Provision of fire-fighting water supply will meet the requirements PD5.1 E1.6.3 and Table E5
static water for firefighting for all future residences established on the new Lots. The building
area to be protected must be located within a 90 m hose lay of the firefighting water point of
a static supply. Indicative water supply locations are provided in the Bushfire Hazard

Management Plan (Attachment 1).

iii
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Disclaimers

The assessor has taken all reasonable steps to ensure that the information provided in this
assessment is accurate and reflects the conditions on and around the site and allotment on the date
of this assessment.

Whilst measures outlined in this report are designed to reduce the bushfire risk to the habitable
buildings, due to the unpredictable nature of wildfires and impacts of extreme weather conditions the
survival of the structure during a fire event cannot be guaranteed.

Planning Scheme provisions

This report and the attached Bushfire Hazard Management Plan (BHMP) address the requirements
of the Code. In so doing, they define ‘indicative building areas’ which demonstrate the capacity of
the proposed subdivision to support habitable buildings which can meet the requirements of BAL-
19. It is the owners’ responsibility to address any other planning requirements relating to use and
development of the subject land. Nothing in this report or the attached BHMP should be taken to
suggest or imply that the indicative building areas will:

satisfy all relevant provisions of the Scheme in respect of the current application for subdivision; or

at the time of any future applications to build on lots arising from the subdivision, satisfy any relevant
provisions of the planning scheme in force at that time.

Australian Standards

AS3959 — 2009 Construction of Buildings in Bushfire-Prone Areas has recently been superseded by
AS3959:2018. AS3959 2009 remains relevant for this report and will remain relevant until the Code
has been updated to reference the new standard.

In respect of Bushfire Attack Level (BAL) determinations based on vegetation type and slope, the
content of Table 2.4.4 in AS3959-2009 is the same as Table 2.6 in AS3959:2018. The new standard
does include some changes to the description of ‘low threat vegetation’ and the Classification of
Vegetation, but these changes do not materially affect the analysis contained in this report. As a
result, to the best of the author's knowledge and understanding, the conclusions and prescribed
separation distances contained in this report and the attached Bushfire Hazard Management Plan
are consistent with the provisions of both AS3959-2009 and AS3959:2018.

Andy Welling - ENVIRO-DYNAMICS PTY LTD
ACCREDITED BUSHFIRE ASSESSOR (BFP-1395)
CERTIFICATE No: ED0402  DATE: 10/12/2021

PN

Signed
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1 Introduction

The following Bushfire Hazard Assessment Report has been developed as part of the planning
requirements of the Sorell Interim Planning Scheme 2015 and Planning Directive No. 5.1 (PD5.1)
Bushfire-Prone Areas Code for subdivision of 13 lots located within a bushfire prone area. The Code
requires that a new subdivision achieves a minimum BAL rating of BAL 19 for all future habitable
buildings on newly formed lots within a bushfire prone area. Under the Code, development
standards must be certified by the Tasmania Fire Service (TFS) or an accredited person.

This report provides an assessment of the Bushfire Attack Level (BAL) and outlines protective
features and controls that must be incorporated into the design and layout of the subdivision to
ensure compliance with AS 3959-2009 Construction of Buildings in Bushfire Prone Areas and the

Tasmania Fire Service publication: Guidelines for Development in Bushfire Prone Areas 2005.

1.1 Site Details

Landowner: Robert Downie

Location: 1668 Arthur Highway, Copping

Title reference: 139620/1 PID: 7840117

Municipality: Sorell

Zoning: 26.0 Rural Resource — Sorell Interim Planning Scheme 2015

Planning Scheme Overlays: Bushfire Prone Area, Biodiversity Protection Area, Potential

Dispersive Soils, Waterway and Coastal Protection Area, Landslide

Hazard Area

Type of Development: 13 lot subdivision
Date of Assessment: 22 September 2021
Assessment Number: ED0402

1.2 Subdivision Proposal

The proposed subdivision will see the formation of 13 lots and the construction of one new internal
road. The subdivision will occur in a single stage, with bushfire hazard management areas (HMAs)

established from the outset of the development and maintained continuously during development.
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The proposed development will see three lots formed across the northern boundary (each
approximately 40 ha), a further four lots along the western boundary (each 40 — 45 ha), four central

lots (ranging from 39 to 61) and two lots along the eastern boundary, (60 ha and 131 ha).

The main road of the subdivision will connect to existing roads. The main road will connect to the
Arthur Highway to the north and end in a cul-de-sac between lots 10 and 13. A private access road

will be established from the cul-de-sac to reach lot 12.

No property access will be directly onto the Arthur Highway (Figure 1, Photos in Appendix 1 and
subdivision plan in Figure 2).]

1.3 Site Description

The 680 ha property is located at 1668 Arthur Highway, Copping, approximately 5 km north of
Connelly’s Marsh and 7.5 km east of Forcett (Figure 1). The site is topographically diverse,
encompassing hills to the north, west and southeast, and a valley floor running north-south through

the centre of the property. The elevation ranges between 17 to 277 m above sea level.

The Carlton River, its tributary Tanners Creek and subsequent minor tributaries run through the
property extending from a fork towards the south. The vegetation on the lot is comprised mostly of
dense regenerating plantation species, particularly radiata pine (Pinus radiata) and shining gum

(Eucalyptus nitens), with some small sections of native forest and cleared agricultural land.
The lot is currently not serviced with power and reticulated water; nor is there a nearby fire hydrant.

Under the Sorell Interim Planning Scheme 2015, the land is zoned as Rural Resource. The site has
Biodiversity Protection Area and Waterway and Coastal Protection Area overlays (LISTmap 2021)
which have been considered in the selection of the proposed habitable buildings site and the BAL

assessment.
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- FORCETT

SURVEY SITE:
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Enviro-dynamics Pty Ltd — info@enviro-dynamics.com.au

COPPING
DODGES FERRY
DUNALLEY
» PRIMROSE

SANDS
0 2 km
Pt

Figure 1 Site Location (Source: LISTmap 2021)
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Figure 2 - Subdivision plan(adapted for PDA drawing 45922CT-1C).
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2 Bushfire Attack Level Assessment

The following is a summary of the bushfire risk at the property.

Bushfire Hazard: Slope, forest, and grassland vegetation, and fuel loads.

Bushfire Attack Mechanisms: Radiant heat, ember attack, wind, direct flame and smoke.

Bushfire Threat Direction: The highest bushfire threat to the proposed subdivision is from the forest

vegetation from the north, northeast and northwest which are the prevailing wind directions during

fire weather. The entire property burnt during Dunalley bushfire in January 2013 (TheLIST 2021).

Fire Danger Index: FDI 50 (this index applies across Tasmania).

Vegetation & Slope:

Vegetation was assessed within 100 m of the indicative building areas in all directions (see Figure
4Figure 7). Forest vegetation (actual and potential, in the form of plantations and native forest)
covers lots 1, 2, 5 — 8, 12 and 13, while patches of grassland also occur among forest on lots 3, 4
and 9 —11.

Significant Natural Values:

No threatened flora species were recorded on the site (LISTmap 2021). Two vegetation communities
listed as threatened under the Nature Conservation Act 2002 were identified within 100 m of
indicative building areas on the lots- Eucalyptus ovata forest and woodland (DOV) at lot 12, and

Eucalyptus globulus dry forest (DGL) at Lot 8.

The minimum width of the hazard management areas in this report are recommended for lots 8, 9,
10, 12 and 13 to protect the DOV and DGL communities and ensure impacts resulting from bushfire

hazard management measures will be minimal.

Refer to Table 1 for the summary of the BAL Assessment and Figure 2 for the BAL Assessment
Area for the proposed habitable buildings.
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Table 1 — Summary of Bushfire Site Assessment

Lot 1
Direction of slope North East South West
Veget_a Flon_ A Forest Forest Forest Woodland
Classification
Dlstapge 1o . Om Om Om Om
classified vegetation
Effectlv_e slope under >0-5° across slope >10-15° >5-10°
vegetation
Current BAL value
for each side of the BAL — FZ BAL - FZ BAL — FZ BAL - FZ
site
Width of HMA to
achieve BAL-19 27 -<38m 23-<32m 27 -<38m 23-<32m
Lot 2
Direction of slope North East South West
Veget_a Flon_ A Forest Forest Forest Forest
Classification
DI . |30m om om om
classified vegetation
Effectlv_e slope under upslope 0_5¢° >10- 15 ° >5_10 °
vegetation
Current BAL value
for each side of the BAL — FZ BAL - FZ BAL — FZ BAL - FZ
site
Gl Gifle Ll 23-<32m 27 -<38m 41 -<56m 34 — <46 m

achieve BAL-19
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Lot 3
Direction of slope North East South West
Veget_a Flon_ A Forest Forest Forest Forest
Classification
Distanceto =~ |4, Om 30 m Om
classified vegetation
Effective slope under o o
vegetation upslope >5-10 >10- 15 upslope
Current BAL value
for each side of the BAL - FZ BAL - FZ BAL — 29 BAL - FZ
site
Width of HMA to
achieve BAL-19 23-<32m 34 —-<46m 41-<56m 23-<32m
Lot 4
Direction of slope North East South West
Rl e Forest (potential) Forest Forest Forest
Classification #
Distapge 1o . Om Om Om Om
classified vegetation
Effectiv_eslope under >5_10 ° >10 - 15° >5_10° >5_10°
vegetation
Current BAL value
for each side of the BAL — FZ BAL - FZ BAL — FZ BAL - FZ
site
Width of HMA to
achieve BAL-19 34 -<46 m 41 -<56m 34 -<46 m 34 -<46 m
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Lot 5
Direction of slope Northeast Southeast Southwest Northwest
Veget_a Flon_ A Forest Forest Forest Forest
Classification
Distapge 1o . Om Om Om Om
classified vegetation
Effective slope under o o
vegetation upslope >5-10 >0-5 upslope
Current BAL value
for each side of the BAL — FZ BAL - FZ BAL — FZ BAL — FZ
site
Width of HMA to
achieve BAL-19 23-<32m 34 -<46 m 27 -<38m 23-<32m
Lot 6
Direction of slope North East South West
Veget_a Flon_ A Forest Forest Forest Forest
Classification
Distanceto =~ |4, Om Om 30 m
classified vegetation
Effectiv_e slope under >5_10° >15 — 20° >5_10° >5_10°
vegetation
Current BAL value
for each side of the BAL — FZ BAL - FZ BAL — FZ BAL — 29
site
Width of HMA to 34 — <46 m 51-<67m 34 — <46 m 34 — <46 m

achieve BAL-19
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Lot 7
Direction of slope North East South West
Veget_a_tlor! A Forest Forest Forest Forest
classification
DI _|om om om 30m
classified vegetation
Effective slope under o o
vegetation >5-10 >5-10 upslope upslope
Current BAL value
for each side of the BAL — FZ BAL - FZ BAL - FZ BAL —FZ
site
Width of HMA to
achieve BAL-19 34 —-<46m 34—-<46m 23-<32m 23-<32m
Lot 8
Direction of slope Northeast Southeast Southwest Northwest
Veget_a_tlor! A Forest Forest Forest Forest
classification
DI _|om om om 30m
classified vegetation
B 5 _ 1) ° 510~ 15° upslope >10-15°
vegetation
Current BAL value
for each side of the BAL — FZ BAL - FZ BAL - FZ BAL —FZ
site
Gl Gifle Ll 34 — <46 m 41— <56 m 23-<32m 41— <56 m

achieve BAL-19
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Lot 9
Direction of slope North East South West
Veget_a Flon_ A Forest Forest Forest Forest
Classification
Dlstapge 1o . Om Om Om Om
classified vegetation
Effectlv_e slope under across slope >5-10° >across slope upslope
vegetation
Current BAL value
for each side of the BAL — FZ BAL - FZ BAL - FZ BAL - FZ
site
Width of HMA to
achieve BAL-19 23-<32m 34 -<46 m 23-<32m 23-<32m
Lot 10
Direction of slope North East South West
Veget_a Flon_ A Forest Forest Forest Forest
Classification
Distapge 1o . Om Om Om Om
classified vegetation
Effectlv_e slope under across slope >10-15° across slope upslope
vegetation
Current BAL value
for each side of the BAL — FZ BAL - FZ BAL - FZ BAL - FZ
site
Gl Gifle Ll 23-<32m 41-<56m 23-<32m 23-<32m

achieve BAL-19
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Lot 11
Direction of slope North East South West
Veget_a_tlor! A Forest Forest Forest Forest
classification
Distapge 1o . Om Om Om Om
classified vegetation
Effectlv_e slope under >0—_5° >0—_5° >5_10° upslope
vegetation
Current BAL value
for each side of the BAL — FZ BAL - FZ BAL - FZ BAL - FZ
site
Width of HMA to
achieve BAL-19 27 -<38m 27 -<38m 34 -<46 m 23-<32m
Lot 12
Direction of slope North East South West
Veget_a_tlor! A Forest Forest Forest Forest
classification
Distapge 1o . Om Om Om Om
classified vegetation
Effectlv_e slope under >5_10° >0_5° >5_10° upslope
vegetation
Current BAL value
for each side of the BAL — FZ BAL - FZ BAL - FZ BAL - FZ
site
Gl Gifle Ll 34 - <46m 27 -<38m 34 - <46m 23-<32m

achieve BAL-19

Enviro-dynamics Pty Ltd — info@enviro-dynamics.com.au
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Lot 13
Direction of slope North East South West
Veget_a Flon_ A Forest Forest Forest Forest
Classification
Distapf:e 1o . Om Om Om Om
classified vegetation
Effectlv_e slope under upslope >0_5° >5_10° >5_10°
vegetation
Current BAL value
for each side of the BAL - FZ BAL - FZ BAL - FZ BAL - FZ
site
olein@rlali/s 1 23-<32m 27 -<38m 34 - <46 'm 34 - <46 'm

achieve BAL-19

Enviro-dynamics Pty Ltd — info@enviro-dynamics.com.au
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Legend

[ Property boundary Classified vegetation
[] Lot boundary Grassland
[ Indicative building area Native forest

[] 100 m BAL assessment area [/ Plantation
7] Woodland

200 m

Figure 3 — Aerial photo of site showing vegetation types within 100m radius BAL Assessment area and slopes for Lots 1, 2 and 3.

Enviro-dynamics Pty Ltd — info@enviro-dynamics.com.aqu
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Legend

[ Property boundary

[ Lot boundary

[ Indicative building area
[] 100m BAL assessment area

Classified vegetation
Grassland
Native forest

[ Plantation

Figure 4 - Aerial photo of site showing vegetation types within 100 m radius BAL Assessment area and slopes

for Lots 4 and 5. (Source: thelLIST 2021).

Enviro-dynamics Pty Ltd — info@enviro-dynamics.com.aqu

14



Bushfire Hazard Report for subdivision at 1668 Arthur Highway, Copping — December 2021

Legend

[ Lot boundary Classified vegetation
[ indicative building area Grassland

Native forest

D 100m BAL assessment area
| Plantation

Figure 5 - Aerial photo of site showing vegetation types within 100 m radius BAL assessment area and slopes
for Lots 6-11 and 13. (Source thelIST 2021)
15
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Legend
D Property boundary D 100m BAL assessment area

[ Lot boundary Classified vegetation

[ Indicative building area Grassland
Native forest

Figure 6 - Aerial photo of site showing vegetation types within 100 m radius BAL assessment area and slopes
for Lot 12. (Source thelIST 2021, Google Satellite 2021)
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3 Bushfire Protection Measures

The site is within a defined Bushfire-Prone Area as defined by the Sorell Interim Planning Scheme

2015. The forest, grassland and woodland vegetation require ongoing management as it is

recognised as having the potential to become an elevated bushfire risk.

As such, a subdivision development at the site must meet minimum development standards. These
development standards are set out under clause E1.6.1 of the code and include: Provision of HMA
(E1.6.1), Public access (E1.6.2) and Provision of water supply for fire-fighting purposes (E1.6.3).

The subdivision development must comply with the following clauses of E1.0 — Bushfire-Prone Areas

Code (shaded clauses in Table 2).

Table 2— Compliance with E1.0

CLAUSE ISSUE

E1.2 Application of Code

E1.3 Definition of terms in this Code

E1.4 Use or development exempt from this Code

E1.5 Use Standards

E1.5.1 Vulnerable Uses

E1.5.2 Hazardous Uses

E1.6 Developments Standards

E1.6.1 Subdivision: Provision of hazard management areas (HMA) for
habitable buildings

E1.6.2 Subdivision: Public and fire-fighting access

E1.6.3 Subdivision: Provision of water supply for fire-fighting purposes

3.1 Hazard Management Areas

Bushfire hazard management areas (HMA) provide a cleared space between buildings and the
bushfire hazard. Any vegetation in this area needs to be strategically modified and then maintained

in a low fuel state to protect buildings from direct flame contact and intense radiant heat thereby

Enviro-dynamics Pty Ltd — info@enviro-dynamics.com.au
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allowing them to be defended from lower intensity bushfires. Fine fuel loads must be minimal to
reduce the quantity of windborne sparks and embers reaching buildings, to reduce the radiant heat

at the building, and to halt or check direct flame attack.

Further information on the maintenance of the equivalent ‘defendable space’ are provided on the

Tasmania Fire Service website: http://www.fire.tas.gov.au/Show?pageld=colBuildingForBushfire.

The current conditions and the compliance of the lots affected by potential bushfire-prone vegetation

are described below.

The TFS guidelines and the Requirements for Building in Bushfire-Prone Areas require the HMA to
be contained within the development site or a formal agreement entered into with the owner of any

adjoining land that needs to be managed as part of the HMA.

3.1.1 Requirements:

To comply with Acceptable solutions under E1.6.1 — A1. Acceptable solutions A1 the plan of

subdivision must;

show building areas* for each lot;

¢ indicate HMAs which separate building areas from bushfire prone vegetation with separation
distances required for BAL 19 as a minimum as per Table 2.4.4 of AS 3959-2009
Construction of Buildings in Bushfire Prone Areas;

e provide protection for lots at any stage of a staged subdivision; and

o formal agreement with Council for ongoing management of vegetation in HMAs located on

public land.
* refer to disclaimer re setback requirements for planning.

3.1.2 Current conditions:

e There are no existing habitable buildings on any of the lots.

e Woodland vegetation exists to the west of the indicative building area on Lot 1, and the
remainder of the lot is surrounded by Forest.

e Grassland vegetation is found to the east of the indicative building area on Lot 3, and the
remainder of the lot is surrounded by forest.

e Forest vegetation surrounds the indicative building areas of the remaining Lots.

3.1.3 Compliance:

o All lots have a designated building area.

19
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e Each lot will be managed with separation distances to ensure BAL 19 as a minimum.

e The vegetation across HMAs must be strategically maintained with short grass (<100mm),
horizontal separation between tree canopies and the removal of low branches to create
vertical separation between the ground and the canopy to reduce fuel loads and protect future
habitable buildings from direct flame contact and intense radiant heat. In addition, clearing

and clean-up of leaf litter, branches and bark is required as on-going management.

3.1.4 Staging Requirements:

The proposed subdivision will not be staged. As all new lots contain building areas and associated
hazard management areas within their lot boundaries, the establishment and maintenance of HMA’s
on adjoining lots is not required until individual lots are developed and maintained from the

establishment of new lot titles.

3.1.5 Maintenance of Hazard Management Areas

The HMAs around the future habitable buildings must be maintained in a minimal fuel condition once
buildings are constructed. An annual inspection and maintenance of the HMA should be conducted

prior to the bushfire season and any flammable material such as leaves, litter, wood piles removed.

3.2 Construction Standards

All future habitable buildings (Class 1a buildings) are to comply with minimum construction standards
for BAL 19 on all lots, to be constructed to as per AS3959-2009 (Sections 3 and 6).

3.3 Public and Fire-fighting Access

3.3.1 Requirements:

Proposed roads will be designed and constructed in compliance with E1.6.2 and Table E1 of PD5.1,

as follows, unless the development standards in the zone require a higher standard:

o two-wheel drive, all-weather construction;

¢ load capacity of at least 20 t, including for bridges and culverts;

e minimum carriageway width is 7 m for a through road, or 5.5 m for a dead-end or cul-de-sac
road;

e minimum vertical clearance of 4 m;

e minimum horizontal clearance of 2 m from the edge of the carriageway;

e cross falls of less than 3 degrees (1:20 or 5%);

20
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maximum gradient of 15 degrees (1:3.5 or 28%) for sealed roads, and 10 degrees (1:5.5 or
18%) for unsealed roads;

curves have a minimum inner radius of 10 m;

dead-end or cul-de-sac roads are not more than 200 m in length unless the carriageway is 7
m in width;

dead-end or cul-de-sac roads have a turning circle with a minimum 12 m outer radius; and
carriageways less than 7 m wide have ‘No Parking’ zones on one side, indicated by a road

sign that complies with AS1743 — 2001 Road Signs — Specifications.

Property access will generally be greater than 30 m long and as such must meet the following

design and construction requirements as per Table E2 Element B of PD5.1:

all- weather construction;

load capacity of at least 20 t, including for bridges and culverts;

minimum carriageway width of 4 m;

minimum vertical clearance of 4 m;

minimum horizontal clearance of 0.5 m from the edge of the carriageway;

cross falls of less than 3 degrees (1:20 or 5%);

dips less than 7 degrees (1:8 or 12.5%) entry and exit angle;

curves with a minimum inner radius of 10 m;

maximum gradient of 15 degrees (1:3.5 or 28%) for sealed roads, and 10 degrees (1:5.5 or
18%) for unsealed roads; and

terminate with a turning area for fire appliances provided by one of the following:
a turning circle with a minimum outer radius of 10m; or

a property access encircling the building; or

a hammerhead “T” or “Y” turning head 4 m wide and 8 m long

Current conditions:

The Arthur Highway is a public road and for the purposes of this report is deemed to provide
adequate access for firefighting access.
There are existing access roads on the parent title which may be upgraded to provide road

access to the new lots.

21
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3.3.3 Compliance:

The new road in the proposed subdivision is to be constructed or exiting access road upgraded to
comply with E.1.6.2 and Table E1 of PD5.1 as described above.

Access to building area on the lots are to comply with E.1.6.2 and Table E1 of PD5.1 as described

above.

3.4 Fire-fighting Water Supply

An adequate, accessible and reliable water supply for fire-fighting purposes must be supplied to

allow for the protection of life and property from the risks associated with bushfire.

3.4.1 Requirements:

The development occurs in an area not serviced with reticulated water supply, and static water
supplies will be required for firefighting purposes. The requirements for provision of static water
supplies for firefighting purposes are detailed in E1.6.3 A1. The TFS or an accredited person certifies
that a proposed plan of subdivision demonstrates that a static water supply, dedicated for firefighting,

will be provided and located compliant with Table ES5.

The following summarises the requirements for static water supplies for firefighting pursuant to Table
E5 of the Code.

Distance between building area to be protected and water supply:

e The building area to be protected must be located within 90 m of the firefighting water point
of a static water supply, and
¢ The distance must be measured as a hose lay, between the firefighting water point and the

furthest part of the building area.
Static water supply requirements:

¢ May have a remotely located off-take connected to the static water supply,

e May be a supply for combined use (firefighting and other uses) but the specified minimum
quantity of firefighting water must be available at all times,

e Must be a minimum of 10,000 litres per building area to be protected; this volume of water
must not be used for any other purpose including firefighting sprinkler or spray systems,

e Must be metal, concrete or lagged by non-combustible materials if above ground, and

22
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e If a tank can be located so it is shielded in all directions in compliance with Section 3.5 of

AS3959-2009, the tank may be constructed of any material provided that the lowest 400 mm

of the tank exterior is protected by: metal, non-combustible material, or fibre-cement a

minimum of 6 mm thickness.

Fittings and pipework and accessories requirements:

o Fittings and pipework associated with a water connection point for a static water supply must:

O

O

O

Have a minimum nominal internal diameter of 50 mm,

Be fitted with a valve with a minimum nominal internal diameter of 50 mm,

Be metal or lagged by non-combustible materials if above ground,

If buried, have a minimum depth of 300 mm (compliant with AS/NZS 3500.1-2003
Clause 5.23),

Provide a DIN or NEN standard forged Storz 65 mm coupling fitted with a suction
washer for connection to firefighting equipment,

Ensure the coupling is accessible an available for connection at all times,

Ensure the coupling is fitted with a blank cap and securing chain (minimum 220 mm
length),

Ensure underground tanks have either an opening at the top of not less than 250 mm
diameter or coupling compliant with Table 4.3B, and

If a remote offtake is installed, ensure the offtake is in a position that is visible;
accessible to allow connection by firefighting equipment; at working height of 450—
600 mm above ground level; and protected from possible damage, including damage

by vehicles.

Signage for static water connections requirements:

e The firefighting water point for a static water supply must be identified by a sign permanently

fixed to the exterior of the assembly in a visible location. The sign must comply with:

O

Water tank signage requirements within AS 2304-2011 Water storage tanks for fire
protection systems, or

the Tasmania Fire Service Guideline — be marked with the letter “W” contained with
a circle with the letter in upper case of not less than 100 mm in height; marked in
fade-resistant material with white reflective lettering and circle on a red background;
be located within one metre of the water connection point in a situation which will not

impede access or operation; and be no less than 400 mm above the ground.
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Hardstand area for fire appliances requirements:

3.4.2

3.4.3

No more than 3 m from the firefighting water point, measured as a hose-lay (including the
minimum water level in dams, swimming pools and the like),

No closer than 6 m from the building area to be protected,

A minimum width of 3 m constructed to the same standard as the carriageway, and
Connected to the property access by a carriageway equivalent to the standard of the property

access.

Current conditions:

There is currently no water infrastructure servicing the site.

Compliance:

The indicative locations of water tanks for firefighting shown on the BHMP (Attachment 1)
must be provided with adjacent hardstands. The BHMP demonstrates the capacity of all lots
to support static water supplies compliant with the Code.

Static water supplies for firefighting to service the lots must be provided at the time of building
on the lots and must be completed and be compliant in all respects with the provisions of

E1.6.3 Table E5, as outlined above prior to occupancy of any habitable buildings.

4 Conclusions

The assessment of the bushfire risk of a proposed 13 Lot subdivision at 1668 Arthur Highway,

Copping indicates that it can achieve the requirements of PD5.1, E1.0 Bushfire-Prone Areas Code

provided compliance with the following measures:

Building areas are designed for all proposed lots.

Each lot will have a designated Hazard Management Area (HMA) established at the time of
construction of habitable buildings on each lot as per the Bushfire Hazard Management Plan
(Attachment 1).

Future habitable buildings (Class 1a building) on all lots will comply with minimum
construction standards for BAL 19 as per AS 3959 -2009 (Sections 3 and 6).

Subdivision internal roads will meet all requirements of PD5.1 E1.6.2, Table E1.

24
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e Property access to will generally be greater than 30 m long and will comply with E1.6.2 and
Table E2 Element B and C of PD5.1. Property access to lots less than 30 m long will not be
subject to any specified design and construction requirements.

e Provision of fire-fighting water supply will meet the requirements PD5.1 E1.6.3 and Table E5
static water for firefighting for all future residences established on the new Lots. The building
area to be protected must be located within a 90 m hose lay of the firefighting water point of
a static supply. Indicative water supply locations are provided in the Bushfire Hazard

Management Plan (Attachments 1 - 4).

5 Recommendations

The recommendation is to adopt the BHMP as per Attachment 1.

5.1 Limitations of Plan

The bushfire protection measures outlined in the Bushfire Hazard Management Plan (Attachment 1)
are based on a Fire Danger Index of 50 (FDI 50) which relates to a fire danger rating of ‘very high’.
Defending the property or sheltering within a structure constructed to AS3959-2009 on days when

the fire danger rating is greater than 50 (i.e. ‘severe’ or higher) is not recommended.

Due to the unpredictable nature of bushfire behaviour and the impacts of extreme weather no
structure built in a bushfire-prone area can be guaranteed to survive a bushfire. The safest option in

the event of a bushfire is to leave the area early and seek shelter in a safe location.
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6 Glossary and Abbreviations

AS — Australian Standard

BAL - Bushfire Attack Level — a means of measuring the severity of a building’s potential exposure
to ember attack, radiant heat and direct flame contact, using increments of radiant heat expressed
in kilowatts per metre squared, and the basis for establishing the requirements for construction to
improve protection of building elements from attack by bushfire (AS3959-2009).

BFP - Bush Fire Practitioner — An accredited practitioner recognised by Tasmania Fire Service.

BHMP - Bushfire Hazard Management Plan — plan for individual habitable buildings or subdivision
identifying separation distances required between a habitable buildings(s) and bushfire prone
vegetation based on the BAL for the site. The BHMP also indicates requirements for construction,

property access and fire fighting water.

Class 1a building — is a single habitable buildings being a detached house; or one of a group of
attached habitable buildingss being a town house, row house or the like (NCC 2016).

FDI - fire danger index — relates to the chance of a fire starting, its rate of spread, its intensity and
the difficulty of its suppression, according to various combinations of air temperature, relative
humidity, wind speed and both the long- and short-term drought effects (AS3959-2009).

HMA - Hazard Management Area — the area, between a habitable building or building area and
the bushfire-prone vegetation, which provides access to a fire front for fire fighting, which is
maintained in a minimal fuel condition and in which there are no other hazards present which will

significantly contribute to the spread of a bushfire.
m — metres
ha — hectares

NASH - National Association of Steel Framed Housing
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APPENDIX 1 — Photos of site, surrounds and vegetation

555 558712 5258288 1 103m

22/09/21

W 4604mils TRUE

Photo 2 - Looking west from proposed building area of Lot 1 at woodland downslope 5 - 10
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Photo 4 - Representative photo of forest vegetation surrounding lots 2, 3, 6, 7, 9, 10, 11 and 13
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555559342 5257172 1 100m

11.57.25

e s ‘. pEX T | \ Lt E-\\‘
282°N78W :5013mils TRUI%
- vl # & Bl |

Photo 6 - Looking south along proposed access to Lot 12
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55 5558843 5258501 1 103m

22/09121

Photo 8 - Looking along proposed access road to lots through forest
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APPENDIX 2 — Subdivision Plan — PDA Surveyors Nov 2021
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Bushfire Hozard Revort for subdivision at 1668 Arthur Highway, Coping—Decamber 2021

ATTACHVENT 1—Bushfire Hazard Vanagement Plan—Lots 1, 2 and 3—Decamber 2021
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For: R. Downie — 1668 Arthur Highway, Copping

Title: 139620/1 PID: 7840117

December 2021 Assessment #: ED0402

Andy Welling - ENVIRO-DYNAMICS
ACCREDITED BUSHFIRE ASSESSOR (BFP-135)
CERTIFICATE No: ED0402  DATE: 10/12/2021
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NOTES
Hazard Management Zone

e HMA to be established on lots as indicated in this plan and as
set out in Table 1 of Bushfire Attack Level Assessment for BAL
19 as minimum.

e Vegetation in the HMA needs to be strategically modified and
then maintained in a low fuel state to protect future habitable
buildings from direct flame contact and intense radiant heat.
An annual inspection and maintenance of the HMA should be
conducted prior to the bushfire season. All grasses or pastures
must be kept short (<100 mm) within the HMA. Fine fuel loads
at ground level such as leaves, litter and wood piles must be
minimal to reduce the quantity of windborne sparks and
embers reaching buildings; and to halt or check direct flame
attack.

e Some trees can be retained provided there is 6 m horizontal
separation between the canopies; and low branches are
removed to create vertical separation between the ground and
the canopy. Small clumps of established trees and/or shrubs
may act to trap embers and reduce wind speeds.

e No trees to overhang houses to prevent branches or leaves
from falling on the building.

e Non-combustible elements including driveways, paths and
short cropped lawns are recommended within the HMA.

e  Fine fuels (leaves bark, twigs) should be removed from the
ground periodically (pre-fire season) and all grasses or
pastures must be kept short (<100 mm).

Construction Standards

e Any future habitable buildings on the balance lot to be
constructed to comply with BAL 19 as a minimum and as per
AS3959-2018 (Sections 3 and 6).

Public and Fire-fighting Access Requirements

e The public access road must comply with E1.6.2 of PD 5.1
e Access to all lots will be greater than 30 m long and must
comply with Table E2 Element B of PD 5.1.

Static Fire-fighting Water Supply

e 10,000 L static fire fighting water supply must be provided for
any new habitable buildings and is recommended for existing
habitable buildings as indicated on this plan, and meet
requirements of Section 3.5 of the Bushfire Hazard Report.

This plan is to be printed at A3 and read in conjunction with the
preceding Bushfire Hazard Assessment Report (enviro-dynamics
December 2021).



Bushfire Hozard Revort for subdivision at 1668 Arthur Highway, Coping—Decamber 2021

ATTACHVENT 2—Bushfire Hazard Vianagement Plan—Lots 4 and 5—Decermboer 2021
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December 2021 Assessment #: ED0402
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ACCREDITED BUSHFIRE ASSESSOR (BFP-159)
CERTIFICATE No: ED0402  DATE: 10/12/2021
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NOTES
Hazard Management Zone

e HMA to be established on lots as indicated in this plan and as set out in
Table 1 of Bushfire Attack Level Assessment for BAL 19 as minimum.

e Vegetation in the HMA needs to be strategically modified and then
maintained in a low fuel state to protect future habitable buildings from
direct flame contact and intense radiant heat. An annual inspection and
maintenance of the HMA should be conducted prior to the bushfire
season. All grasses or pastures must be kept short (<100 mm) within the
HMA. Fine fuel loads at ground level such as leaves, litter and wood piles
must be minimal to reduce the quantity of windborne sparks and embers
reaching buildings; and to halt or check direct flame attack.

e Some trees can be retained provided there is 6 m horizontal separation
between the canopies; and low branches are removed to create vertical
separation between the ground and the canopy. Small clumps of
established trees and/or shrubs may act to trap embers and reduce wind
speeds.

e No trees to overhang houses to prevent branches or leaves from falling on
the building.

e Non-combustible elements including driveways, paths and short cropped
lawns are recommended within the HMA.

e  Fine fuels (leaves bark, twigs) should be removed from the ground
periodically (pre-fire season) and all grasses or pastures must be kept
short (<100 mm).

Construction Standards

e Any future habitable buildings on the balance lot to be constructed to
comply with BAL 19 as a minimum and as per AS3959-2018 (Sections 3
and 6).

Public and Fire-fighting Access Requirements

e The public access road must comply with E1.6.2 of PD 5.1
e Access to all lots will be greater than 30 m long and must comply with
Table E2 Element B of PD 5.1

Static Fire-fighting Water Supply

e 10,000 L static fire fighting water supply must be provided for any new
habitable buildings and is recommended for existing habitable buildings as
indicated on this plan, and meet requirements of Section 3.5 of the
Bushfire Hazard Report.

This plan is to be printed at A3 and read in conjunction with the preceding Bushfire
Hazard Assessment Report (enviro-dynamics December 2021).
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Bushfire Hozard Report for subdivision att 1668 Arthur Highway, Cogping—Decamber 2021

ATTACHVENT 3—Bushfire Hazard VManagement Plan—Lots 6-11 and 13 - Decamber 2021
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NOTES
Hazard Management Zone

e HMA to be established on lots as indicated in this
plan and as set out in Table 1 of Bushfire Attack
Level Assessment for BAL 19 as minimum.

e Vegetation in the HMA needs to be strategically
modified and then maintained in a low fuel state
to protect future habitable buildings from direct
flame contact and intense radiant heat. An annual
inspection and maintenance of the HMA should be
conducted prior to the bushfire season. All grasses
or pastures must be kept short (<100 mm) within
the HMA. Fine fuel loads at ground level such as
leaves, litter and wood piles must be minimal to
reduce the quantity of windborne sparks and
embers reaching buildings; and to halt or check
direct flame attack.

e Some trees can be retained provided there is 6 m
horizontal separation between the canopies; and
low branches are removed to create vertical
separation between the ground and the canopy.
Small clumps of established trees and/or shrubs
may act to trap embers and reduce wind speeds.

e No trees to overhang houses to prevent branches
or leaves from falling on the building.

e Non-combustible elements including driveways,
paths and short cropped lawns are recommended
within the HMA.

e Fine fuels (leaves bark, twigs) should be removed
from the ground periodically (pre-fire season) and
all grasses or pastures must be kept short (<100
mm).

Construction Standards

e Any future habitable buildings on the balance lot
to be constructed to comply with BAL 19 as a
minimum and as per AS3959-2018 (Sections 3 and
6).

Public and Fire-fighting Access Requirements

e The public access road must comply with E1.6.2 of
PD5.1

e Access to all lots will be greater than 30 m long
and must comply with Table E2 Element B of PD
5.1.

Static Fire-fighting Water Supply

e 10,000 L static fire fighting water supply must be
provided for any new habitable buildings and is
recommended for existing habitable buildings as
indicated on this plan, and meet requirements of
Section 3.5 of the Bushfire Hazard Report.

This plan is to be printed at A3 and read in conjunction with
the preceding Bushfire Hazard Assessment Report (enviro-
dynamics December 2021).
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Bushfire Hozard Revort for subdivision at 1668 Arthur Highway, Coping—Decamber 2021

ATTACHVENT 4—Bushfire Hazard Management

Plan—Lot 12 - Decamber 2021
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NOTES
Hazard Management Zone

e HMA to be established on lots as indicated in this plan and as set out in Table 1 of Bushfire Attack Level
Assessment for BAL 19 as minimum.

e Vegetation in the HMA needs to be strategically modified and then maintained in a low fuel state to protect
future habitable buildings from direct flame contact and intense radiant heat. An annual inspection and
maintenance of the HMA should be conducted prior to the bushfire season. All grasses or pastures must be
kept short (<100 mm) within the HMA. Fine fuel loads at ground level such as leaves, litter and wood piles must
be minimal to reduce the quantity of windborne sparks and embers reaching buildings; and to halt or check
direct flame attack.

e Some trees can be retained provided there is 6 m horizontal separation between the canopies; and low
branches are removed to create vertical separation between the ground and the canopy. Small clumps of
established trees and/or shrubs may act to trap embers and reduce wind speeds.

e No trees to overhang houses to prevent branches or leaves from falling on the building.

e Non-combustible elements including driveways, paths and short cropped lawns are recommended within the
HMA.

e Fine fuels (leaves bark, twigs) should be removed from the ground periodically (pre-fire season) and all grasses
or pastures must be kept short (<100 mm).

Construction Standards
e Any future habitable buildings on the balance lot to be constructed to comply with BAL 19 as a minimum and
as per AS3959-2018 (Sections 3 and 6).
Public and Fire-fighting Access Requirements

e The public access road must comply with E1.6.2 of PD 5.1.
e Access to all lots will be greater than 30 m long and must comply with Table E2 Element B of PD 5.1

Static Fire-fighting Water Supply

e 10,000 L static fire fighting water supply must be provided for any new habitable buildings and is
recommended for existing habitable buildings as indicated on this plan, and meet requirements of Section 3.5
of the Bushfire Hazard Report.

This plan is to be printed at A3 and read in conjunction with the preceding Bushfire Hazard Assessment Report (enviro-
dynamics December 2021).

Andy Welling - ENVIRO-DYNAMICS
ACCREDITED BUSHFIRE ASSESSOR (BFP-135)
CERTIFICATE No: ED0402  DATE: 10/12/2021

VRN

For: R. Downie — 1668 Arthur Highway, Copping

Title: 139620/1 PID: 7840117

December 2021 Assessment #: ED0402
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BUSHFIRE-PRONE AREAS CODE

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

\ 1. Land to which certificate applies

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

Street address: 1668 Arthur Highway

Certificate of Title / PID: C.T.: 139620/1 PID: 7840117

2. Proposed Use or Development

Description of proposed Use Thirteen lot subdivision.

and Development: Lot 1 (40.8 ha), Lot 2 (43.9 ha), Lot 3 (44.4 ha), Lot
4 (51.6 ha), Lot 5 (43.1 ha), Lot 6 (47.2 ha), Lot 7
(40.2 ha), Lot 8 (40.1 ha), Lot 9 (4.7 ha), Lot 10
(45.6 ha), Lot 11 (59.4 ha), balance Lot 12 (133.0
ha) and Lot 13 (41.2 ha).

All lots will be accesses from a new road from the
Arthur Highway. Access to building areas will be via
access roads from >30m ot >30m.

Building areas have been designated for all new
lots. The development will not be staged.

Bushfire hazard management areas can achieve
BAL 19 for all lots.

Applicable Planning Scheme: Sorell Interim Planning Scheme 2015

3. Documents relied upon

This certificate relates to the following documents:

Title Author Date Version

Plan of Subdivision — 45922CT-1C PDA Surveyors 05/11/2021 C

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

Planning Certificate from a Bushfire Hazard Practitioner v5.0
Page 1 of 4



Bushfire Hazard Report for a six-lot
subdivision at 1668 Arthur Highway,
Copping.

Enviro-dynamics Pty Ltd | 10/12/2021 V2

Arthur Highway, Copping.

Bushfire Hazard Management Plan 1668

Enviro-dynamics Pty Ltd | 10/12/2021 V2

4. Nature of Certificate

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

[1 | E1.4/ C13.4 — Use or development exempt from this Code

Compliance test

Compliance Requirement

[0 | E1.4(a)/ C13.4.1(a)

Insufficient increase in risk

1| E1.5.1/ C13.5.1 — Vulnerable Uses

Acceptable Solution

Compliance Requirement

[J|E1.5.1P1/C13.5.1 P1

Planning authority discretion required. A
proposal cannot be certified as compliant with
P1.

[]|E1.5.1 A2/C13.5.1 A2

Emergency management strategy

[]|E1.5.1A3/C13.5.1 A2

Bushfire hazard management plan

1| E1.5.2/ C13.5.2 — Hazardous Uses

Acceptable Solution

Compliance Requirement

[]|E1.52P1/C13.5.2P1

Planning authority discretion required. A
proposal cannot be certified as compliant with
P1.

[]| E1.52A2/C13.5.2A2

Emergency management strategy

[]| E1.52A3/C13.5.2A3

Bushfire hazard management plan

[]| E1.6.1/ C13.6.1 Subdivision: Provision of hazard management areas

Acceptable Solution

Compliance Requirement

[]|E1.6.1P1/C13.6.1 P1

Planning authority discretion required. A
proposal cannot be certified as compliant with
P1.

Planning Certificate from a Bushfire Hazard Practitioner v5.0

Page 2 of 4




E1.6.1 A1 (a)/ C13.6.1 Al(a)

Insufficient increase in risk

E1.6.1 A1 (b)/ C13.6.1 A1(b) Provides BAL-19 for all lots.
(1| E1.6.1 A1(c)/C13.6.1 A1(c) Consent for Part 5 Agreement
[ | E1.6.2 / C13.6.2 Subdivision: Public and fire fighting access
Acceptable Solution Compliance Requirement
Planning authority discretion required. A
]| E1.6.2P1/C13.6.2 P1 proposal cannot be certified as compliant with
P1.
[1|E1.6.2A1(a)/ C13.6.2 A1 (a) Insufficient increase in risk
E1.6.2 A1 (b)/ C13.6.2 A1 (b) Access complies with relevant Tables
0 E1.6.3 / C13.1.6.3 Subdivision: Provision of water supply for fire fighting
purposes
Acceptable Solution Compliance Requirement
[1|E1.6.3A1(a)/C13.6.3 A1 (a) Insufficient increase in risk
O | E1.6.3 A1 (b)/ C13.6.3 A1 (b) _I?:E)llceulated water supply complies with relevant
]| E1.6.3A1(c)/C13.6.3A1(c) Water supply consistent with the objective
[1|E1.6.3A2(a)/ C13.6.3 A2 (a) Insufficient increase in risk
E1.6.3 A2 (b)/ C13.6.3 A2 (b) Static water supply complies with relevant Table
]| E1.6.3A2(c)/C13.6.3 A2 (c) Static water supply consistent with the objective

Planning Certificate from a Bushfire Hazard Practitioner v5.0
Page 3 of 4




5. Bushfire Hazard Practitioner

Name: Andrew Welling Phone No: | 0400 151 205

Email | andy.welling@enviro-

Postal .
16 Collins Street, Hobart 7000 Address: | dynamics.com.au

Address:

Accredited person under
Accreditation No: | BFP — 135 Scope: | Part 4A of the Fire
Service Act 1979

6. Certification

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

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

The Bushfire Hazard Management Plan/s identified in Section 3 of this certificate

is/are in accordance with the Chief Officer’s requirements and compliant with the
relevant Acceptable Solutions identified in Section 4 of this Certificate.

Signed:
certifier J

Name: Andy Welling Date: | 10/12/2021
Cilrtlflcatc-? ED_0402
umber:

(for Practitioner Use only)

Planning Certificate from a Bushfire Hazard Practitioner v5.0
Page 4 of 4
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ireneinc

PLANNING & URBAN DESIGN

SORELL g
COUNCIL] |
26 Februrary 2025 & Sorell Council e 1
Development Application: 5.2025.51.1 - Scheme J
Amendment - Primrose Sands Road, Primrose t,-_ﬁg =
Sands P1.pdf P\
Sorell Council Plans Reference: P1 LI ggﬁgﬁ
Date Received: 26/02/2025 /

PO BOX 126 : .
SORELL TAS 7172 !\' / ,

email: sorell.council@sorell.tas.gov.au

To whom it may concern,

PLANNING SCHEME AMENDMENT - PRIMROSE SANDS ROAD, PRIMROSE SANDS
(CT 139347/1)

Ireneinc Planning and Urban Design have been engaged by Boland Development Co Pty. Ltd., as their
agent, to lodge a request seeking the Councils consideration of an amendment to the Tasmanian
Planning Scheme - Sorell pursuant to section 37 of the Land Use Planning and Approvals Act 1993 (the

Act) at the abovementioned property.

This amendment proposes to rezone a portion of the existing Rural Living Zoned property to be
included within the Local Business Zone and is intended to provide for future commercial growth in

Primrose Sands.

Detailed investigations of how the proposed amendment will support the relevant objectives of the
planning framework under the State legislation, State policies and Council objectives are provided in

the accompanying planning report.

This amendment request is being made by Boland Development Co Pty. Ltd. as the owners of the

subject property.

The following is an overview of the materials provided to support this request:
e Planning Report
e Attachment 1: Proposal Plans

e Titles documents

smithstreetstudio | ireneinc

49 Tasma St, North Hobart, TAS 7000
Tel (03) 6234 9281

Fax (03) 6231 4727

Mob 0418 346 283

Email planning@ireneinc.com.au

PLANNING TAS PTY LTD TRADING AS IRENEINC PLANNING & SMITH STREET STUDIO PLANNING & URBAN DESIGN ABN 78 114 905 074



| trust that these materials provide sufficient information to support councils consideration of this
request. However, if any further information or clarification is sought, please do not hesitate to
contact me at kate®ireneinc.com.au or by phone on 6234 9281.

Yours sincerely,

K e

Kate Heckelmann
Senior Planner
IRENEINC PLANNING & URBAN DESIGN

1IréNe1nNC PLANNING & URBAN DESIGN Primrose Sands Road, Primrose Sands
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PRIMROSE SANDS ROAD, PRIMROSE SANDS

Planning Scheme Amendment Submission

Tasmanian Planning Scheme - Sorell

Last Updated - 25 February 2025
Author - Kate Heckelmann
Reviewed - Irene Duckett

This report is subject to copyright the owner of which is Planning Tas Pty Ltd, trading as Ireneinc and Smith Street
Studio. All unauthorised copying or reproduction of this report or any part of it is forbidden by law and is subject to
civil and criminal penalties as set out in the Copyright Act 1968. All requests for permission to reproduce this report or
its contents must be directed to Irene Duckett.

TASMANIA

49 Tasma Street, North Hobart TAS 7000
Tel 03 6234 9281

Fax 03 6231 4727

Mob 0418 346 283

Email planning@ireneinc.com.au
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EXECUTIVE SUMMARY

Ireneinc Planning and Urban Design have been engaged by Boland Development Co Pty. Ltd. to prepare a
request for an amendment to the planning provisions in relation to land described as CT 139347/1 at
Primrose Sands Road, Primrose Sands (PID: 3334858) (the site).

This site is approximately 11.47ha and is currently identified within the Rural Living Zone (Rural Living
Area D) under the Tasmanian Planning Scheme - Sorell (the planning scheme).

This report supports a request seeking consideration of an amendment to the Tasmanian Planning Scheme
- Sorell pursuant to section 37 of the Land Use Planning and Approvals Act 1993 (the Act) for the
introduction of a portion of Local Business Zoned land on the site which is intended to provide for future
commercial growth in Primrose Sands. The portion of proposed Local Business Zone is shown on proposal
plans prepared by Rogerson & Birch Surveyors provided as Attachment 1 to this report.

This report includes the strategic background and historical context of the site and provides a
consideration of the requested planning scheme amendment against the requirements of the Act and the
relevant state policies. It provides an assessment of the strategic rationale for the proposed rezoning of
the subject site. The following documents have been referenced as part of this analysis:

e Guideline No.1 Local Provisions: Zone and Code Application

e Southern Tasmanian Regional Land Use Strategy, 2023
e Sorell Council Strategic Plan 2019-2029
e Sorell Land Supply Strategy 2019.
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1. INTRODUCTION

This report supports a request to council for consideration of an amendment to the Tasmanian Planning
Scheme - Sorell (the planning scheme) pursuant to section 37 of the Land Use Planning and Approvals Act
1993 (the Act).

1.1 SITE DESCRIPTION

The site is located at Primrose Sands Road, Primrose Sands. Having a total site area of
approximately 114,700m? (11.47ha) the site is formally identified as CT 139347/1 (PID3334858).
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Figure 1: Primrose Sands Road site identified on topographic map. (source: State of Tasmania
www.theLIST.tas.gov.au)
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Figure 2: Primrose Sands Road site identified on aerial map. (source: State of Tasmania
www.theLIST.tas.gov.au)

1.1.1 Existing use
The site is currently vacant.
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1.1.2 Topography

As shown in the following figures, the site has a sloping topography, that falls from the north
east to the southwest of the site.

mmEnoooog,

Figure 4 and 5: Hillshade Colour and slope in degrees with subject site identified. (source: State of
Tasmania www.theLIST.tas.gov.au)

1.1.3 Infrastructure and services

The site is not identified as being serviced by reticulated water services or sewerage services.

Overhead powerlines adjoin the site along its Primrose Sands Road frontage in the existing road
reserve. A telephone payphone is also located in this same road reserve.

1.1.4 Movement Network

There is no current formalised vehicle access to the site from the section of Primrose Sands Road
which fronts the site. Primrose Sands Road is identified as a sealed public collector road, with
Council as the identified road authority. Aerial mapping indicates that access to the site is in
part currently gained through the adjoining 'Primrose Sands Community Centre' at 570 Primrose
Sands Road.

More broadly, the subject site also adjoins a number of different roads which also appear to
provide access points to the site. This includes Tecoma Road, Myrica Street and Spiraea Street
and Abelia Street which are also identified as sealed public local roads, with Council as the
identified road authority.

Primrose Sands has limited access to public transport. The area is currently served by a connector
bus service which operates two days a week and provides home pick up and drop off to Primrose
Sands to Sorell Connector Service.

1.1.5 Natural Values

TasVeg 4.0 mapping of the site indicates that the land is partially classified as an Urban Area
(FUR), with the balance of the site being classified as having Eucalyptus amygdalina coastal
forest and woodland (DAC) and a small slither of land along the eastern boundary of the site
being classified as Agricultural Land (FAG).

The area identified within the DAC classification under the TasVeg mapping generally aligns with
the extent of land which is identified as being affected by the Priority Vegetation Area Overlay
under the planning scheme.
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Figure 6: State aerial photo with Tas Veg 4.0 overlay and subject site identified. (source: State of
Tasmania www.theLIST.tas.gov.au)

Priority vegetation

Figure 7: Priority Vegetation Area Overlay. (source: State of Tasmania www.theLIST.tas.gov.au)
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1.1.6 Bushfire-Prone Area

The site is identified within the bushfire-prone area under the planning scheme as shown in the
figure below.

Bushfire-prone areas

Figure 8: Bushfire Prone Area Overlay with subject site identified. (source: State of Tasmania
www.theLIST.tas.gov.au)

1.1.7 Flood-Prone Area

The site is identified as being partially affected by the Flood-Prone Area Overlay, in which future
development will trigger assessment against the Flood-Prone Area code.

E Flood-prone areas

e A

Figure 9: Site identified in the Flood-Prone Area overlay mapping. (source: State of Tasmania
www.theLIST.tas.gov.au)
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1.1.8 Obstacle Limitation Area

The subject site is identified as being affected by the Obstacle limitation area for the Hobart
International Airport. The Safeguarding of Airports Code applies to development within an
airport obstacle limitation area which exceeds the 152m AHD.

[_] Airport obstacle limitation area

Figure 10: Site identified in the Airport Obstacle Limitation Area Overlay mapping. (source: State of
Tasmania www.theLIST.tas.gov.au)

1.1.9 Agricultural Values

Land capability classification is an internationally accepted method of ranking the ability of the
land to support a range of broadacre agricultural activities on a sustainable basis. In Tasmania
the system comprises seven classes ranked in order of agricultural virility, with Class 1 land
being identified as the best and Class 7 as the poorest.

The subject site is identified within this land capability mapping as being within the Class 6 +5
category in recognition that the site has low agricultural values and that it is not considered as
prime agricultural land'.

Within this context, agricultural land means all land that is in agricultural use or has the
potential for agricultural use, that has not been zoned or developed for another use or would
not be unduly restricted for agricultural use by its size, shape and proximity to adjoining non-
agricultural uses.

The site is also identified within the Rural Living Zone and is considered to be indicating that it
would not be considered to be agricultural land to be considered under this policy as it is
significantly restricted for future provision of agricultural uses due to its limited agricultural
capability and the sites proximity to established urbanised uses which extend along the eastern
boundary of the site.

' “Prime agricultural land” means agricultural land classified as Class 1, 2 or 3 land based on the class definitions
and methodology from the Land Capability Handbook, Second Edition, C J Grose, 1999, Department of Primary
Industries, Water and Environment, Tasmania.
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Figure 11: Land Capability mapping with subject site identified. (Source: State of Tasmania
www.theLIST.tas.gov.au)

1.1.10Aboriginal heritage

There are no registered aboriginal heritage sites on the property and no identified apparent
risk of impacting registered Aboriginal relics (Aboriginal Heritage Tasmania, 2025). However,
any works on the site may be subject to the Aboriginal Heritage Act 1975.

1.1.11European Heritage

The site is not listed on the Tasmanian Heritage Register and is not subject to the local Historic
Heritage Code.

1.2 ADJOINING LAND USES

The following provides an overview of the uses and development generally surrounding the
subject site.

‘ Direction Land uses and activities

North Immediately adjacent to the site is a parcel of land which contains the Primrose
Sands Community Centre, Playground and Public Toilet facilities.

Further to the north of the site is predominantly made up of detached single
dwelling houses.

The Primrose Sands RSL is approximately 800m travelling along Primrose Sands
Road from the site.

East Vacant rural living parcels as well as vacant rural holdings.

South Some vacant large lot rural living parcels, predominantly made up of detached
single dwelling houses.

iIreneinc pPLANNING & URBAN DESIGN CT 139347/1 Primrose Sands Road, Primrose Sands




West 579 Primrose Sands Road is an irregular shaped 3716.2m? vacant lot. This lot is
proposed to be used for residential purposes, approved through a decision of the
Tribunal. ?

573 Primrose Sands Road has an area of 1100m2? and contains a residential
dwelling.

574 Primrose Sands Road has an area of 1753m? and contains a service station with
convenience store, a residence and a general store.

Other nearby uses area predominantly made up of detached single dwelling
houses.

Primrose Sands Beach is less than 90m from the site as accessed along Grevillea
Street.

The Primrose Sands Fire Station is approximately 500m travelling along Primrose
Sands Road and Esplanade from the site.

The above activities are described in the figure below:

- Primrose Sands RSL

L

Figure 12: Subject site identified with surrounding uses identified on aerial mapping. (source: State of
Tasmania www.theLIST.tas.gov.au)

1.3 CURRENT ZONING

The site exists within the Rural Living Zone under the planning scheme. The site is further
identified in the Rural Living Zone Area D, which provides for 10ha minimum lot sizes. The land
immediately surrounding this site is allocated into a variety of zoned including the Rural Living
Zone, Low Density Residential Zone, Community Purpose Zone, Local Business Zone and Rural
Zone.

2 Carthew-Wakefield v Sorell Council (No 2) [2024] TASCAT 188 (10 October 2024) [2024] TASCAT 188)
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Figure 13: Subject site identified within the planning schemes zoning mapping. (source: State of
Tasmania www.theLIST.tas.gov.au)

Adjacent to the site is a parcel of Community Purpose zoned land which is then surrounded
predominantly by Low Density Residential zoned land. Immediately to the west of the site is also
three parcels of land identified within the Local Business zone. This adjoined by Primrose Sands
Beach further the west which is identified within the Environmental Management zone.

To the north east of the site there is land within the Rural Zone and land to the south of the site
is predominantly identified within the Rural Living and Low Density Residential zone.

ZONING HISTORY

Sorell Planning Scheme 1993

Under the Sorell Planning Scheme 1993, which was in effect until 2015, the subject site was
identified within the Reserved Residential (Unserviced) Zone.
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Figure 14: Sorell Planning Scheme 1993 Zoning with subject site identified. (source: Sorell Planning
Scheme 1993)

1.4.2 Sorell Interim Planning Scheme 2015

The Sorell Interim Planning Scheme 2015 commenced in August 2015. Under the interim scheme
the subject site was identified within the Rural Living Zone, and further identified within the
Rural Living Zone Area B, which provided for 10ha lots.
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B Genecsl Ressgortal Il Ereonmenta Liveg [l Open Space. I Uit industrial Il Eronmental Management
El inner Resadential vtz N Liss Locsl Business [l General indusirial elaor Toasrinm
B iow Denaty itssicaras T Vilage B Gececsl Busness Rl Raaourcn B Port and Marios
[ sumiviing Community Pupose [l Ceniesi Business [l Sagnificant Agriowitoral [ ) Pariicular Purpose
B recrmston Bl Commervial Utiises i

Figure 15: Sorell Interim Planning Scheme 1993 Zoning with subject site identified. (source: Sorell
Planning Scheme 2015)
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In preparing interim planning schemes all Tasmanian councils were required to apply Planning
Directive No.1 - The Format and Structure of Planning Schemes, which includes a standard set
of 23 zones. None of these zones provide a ‘like-for-like’ translation in the case of the Reserved
Residential Unserviced zone.

Although not a ‘like-for-like’ zoning, the Tasmanian Planning Commission considered at that time
of considering the Interim Planning Scheme, that it was appropriate to zone all land formerly
zoned Reserved Residential Unserviced at Lewisham, Dodges Ferry and Primrose Sands to ‘Rural
Living Area B’ on the basis that this zone would provide the similar development potential as the
former zone and that these areas did not have structure plans or strategic planning that could
underpin the translation of these areas into urbanised residential or other zones the Interim
Planning Scheme. Interim Planning Scheme was in effect until 20 December 2021.

1.4.3 Transition to the Tasmanian Planning Scheme - Sorell

The proposed Sorell draft Local Provisions Schedule, when released for public consultation,
identified the subject site within the Rural Living Zone within the Rural Living Zone D category
which provided for 10ha lots.

In 2020, representations were made as part of the planning scheme process seeking to have this
site be revised from the Rural Living Zone D to the Rural Living Zone A or the Low Density
Residential Zone.

At the time, council were not supportive of this representation and in its consideration of this
site and the representations, the Tasmanian Planning Commission ultimately supported the
Councils recommendation that no modifications were required and as a result no rezoning of
the subject site was undertaken.

Further details relating to these representations and the Tasmanian Planning Commission’s
decision are set out in section 4.1.1 of this report.

1.5 OTHER MATTERS

1.5.1 Proposed Open Space Zone

There is portion of the site which adjoins the eastern boundary of the Community Purpose Zoned
Land that is currently going through a separate process to become council land that is intended
to be included within the Open Space Zone (providing a local dog park). This represents
approximately 2692m?of the overall 11.47ha site. This change does not form part of this request.

Owner: Sorell Council
C.T.1289231

Figure 16: Likely extent of Open Space Zone within the subject site. (source: Rogerson & Birch
Surveyors 2024)
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1.5.2 Southern Beaches On-site Waste Water Management Specific Area Plan

The Southern Beaches On-site Waste Water Management Specific Area Plan (SAP) provides
localised provisions which are intended to ensure Stormwater quality and quantity is managed
to protect natural assets, infrastructure and property and that on-site waste water management
for residential or business uses do not cause any adverse environmental impact or impact on
public health.

The site is currently identified as adjoining the boundary of the SAP along the sites western
boundary, however at this time the site is outside the extent of the SAP.

.gu-.\\rl.l FWE\F‘I.”"\
”&\{ }\7,\

- x
1 _ISpeciric Area Plan

Figure 17: Subject site identified beyond extent of Spec1f1c Area Plan. (source: State of Tasmania
www.theLIST.tas.gov.au)
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2. PROPOSED PLANNING SCHEME AMENDMENT

The proposed planning scheme amendment request seeks to change the existing zoning Rural
Living Zoning of a portion of the subject site to provide for an identified 6,767m? portion of the
site to be included within the Local Business Zone, with the balance of the site to remain as
Rural Living Zone.

The portion of proposed Local Business Zone is shown on proposal plans prepared by Rogerson &
Birch Surveyors provided as Attachment 1 to this report. This portion is intentionally located
toward the frontage of Primrose Sands Road on a relatively unconstrained part of the site which
is well located to function as part of the Primrose Sands local activity centre.

The introduction of a portion of Local Business zoned land on the site is intended to provide for
future commercial growth in Primrose Sands. Uses that would be associated with future
commercial activities services occurring on this portion of the site would be subject to future
planning approval which would be considered against the relevant standards of the Local Business
Zone.

As a consequential change, the proposal also seeks to include the extent of the proposed Local
Business Zone within the Southern Beaches On-site Waste Water Management Specific Area Plan,
to ensure effective operation of the planning scheme.

No changes are proposed to apply to the balance of the remaining Rural Living Zoned land.

Owner: Sorell Council
C.T.128923/1

Owner: Boland Development Co. Pty Lid
C.T.139347/1
11.47ha

Proposed land to be rezoned fo
14.0 - Local Business

\ A

Figure 18: Proposed extent of Local Business Zone with balance of site remaining within the Rural
Living Zone. (source: Rogerson & Birch Surveyors 2024)
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3. EXISTING STATUTORY CONTROLS

The following considers the applicable statutory controls as per the Tasmanian Planning Scheme
- Sorell. The following provides the provisions of the planning scheme relevant to the site and
use and development proposed for the land.

3.1 ZONING

The site exists within the Rural Living Zone under the planning scheme. The land immediately
surrounding this site is also located within the Rural Living Zone. The site is further identified in
the Rural Living Zone Area D, which provides for 10ha minimum lot sizes.

. Low Density Residential
[ ] Rural Living
Local Business
Rural
B Agriculture
. Landscape Conservation
B Environmental Management
Community Purpose

Figure 19: Subject site identified within the planning schemes zoning mapping. (source: State of
Tasmania www.theLIST.tas.gov.au)

The following Rural Living Zone Purpose Statements in the planning scheme are a relevant
consideration.

11.1.1 To provide for residential use or development in a rural setting where:
(a) services are limited; or

(b) existing natural and landscape values are to be retained.
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11.1.2 To provide for compatible agricultural use and development that does not
adversely impact on residential amenity.

11.1.3 To provide for other use or development that does not cause an unreasonable loss
of amenity, through noise, scale, intensity, traffic generation and movement, or other
off site impacts.

11.1.4 To provide for Visitor Accommodation that is compatible with residential
character.

This zone seeks to ensure that development does not cause unreasonable loss of residential
amenity.

The following Local Business Zone Purpose Statements in the planning scheme are also a relevant
consideration.

14.1.1 To provide for business, retail, administrative, professional, community and
entertainment functions which meet the needs of a local area.

14.1.2 To ensure that the type and scale of use and development does not compromise
or distort the activity centre hierarchy.

14.1.3 To encourage activity at pedestrian levels with active frontages and shop
windows offering interest and engagement to shoppers.

14.1.4 To encourage Residential and Visitor Accommodation use if it supports the
viability of the activity centre and an active street frontage is maintained.

This zone seeks to ensure that development provides for local functions that do not distort or
compromise the centre hierarchy, which will be a relevant consideration in a planning scheme
amendment application.

It is anticipated that the proposed rezoning would result in development outcomes which are in
alignment with the Local Business Zone and that would remain compatible with the intended
purpose of the balance of the site which will remain within the Rural Living Zone.

3.1.1 Zone Uses

The following table outlines the uses which are permitted, discretionary and prohibited within
the Rural Living Zone. The envisaged use of the subject land would primarily provide for local
scale commercial activities which would exceed the limitations of the use qualifications that are
applied to General Retail and Hire and Business and Professional Services within this zone and as
such would be considered prohibited uses.

Rural Living Zone Use Table

No Permit Required

e Natural and Cultural Values Management

e Passive Recreation

e Residential - where for a single dwelling

e Resource Development - where for grazing

o Utilities - where for minor utilities
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Permitted

e Residential - where for a home-based business

e Visitor Accommodation

Discretionary

o Business and Professional Services - where for a veterinary centre

o Community Meeting and Entertainment - where for a place of worship, art and craft
centre or public hall

e Domestic Animal Breeding, Boarding or Training

e Education and Occasional Care - where for a childcare centre or primary school; or
an existing respite centre.

o Emergency Services
o Food Services - where a gross floor area of not more than 200m?.

o General Retail and Hire where for: primary produce sales; sales related to Resource
Development; or a local shop

e Manufacturing and Processing - where for alterations or extensions to existing
Manufacturing and Processing

e Resource Development - where not for intensive animal husbandry or plantation
forestry; or not listed as No Permit Required

e Resource Processing - where not for an abattoir, animal saleyards or sawmilling
e Sports and Recreation - where for an outdoor recreation facility
o Utilities - where not listed as No Permit Required

e Vehicle Fuel Sales and Service

Prohibited

e All other uses

3.1.2 Use Standards

The Rural Living Zone establishes Use Standards that apply to discretionary uses which regulate
hours of operation, external lighting and commercial vehicle movements, and to visitor
accommodation uses. These Standards would continue to apply to the Rural Living Zoned portion
of the site but would be replaced by the Use Standards of the Local Business Zone for the
identified portion of the site. The Local Business Zone has similar regulatory controls in relation
to hours of operation, external lighting and commercial vehicle movements, but provides for
slightly longer operating hours.

However, it is acknowledged that the intended local scale commercial activities intended for
the Local Business Zoned portion of the site are likely to be prohibited uses, and as such these
standards under the Rural Living Zone would not be applicable.
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3.1.3 Development Standards

The Rural Living Zone establishes Development Standards which regulate site coverage, building
height, setback and siting of development proposals. These Standards would continue to apply
to the Rural Living Zoned portion of the site but would be replaced by the Development Standards
of the Local Business Zone for the identified portion of the site which seek to regulate building
height, setbacks, design, fencing, outdoor storage and additional controls for dwellings.

However, it is acknowledged that the intended local scale commercial activities intended for
the Local Business Zoned portion of the site are likely to be prohibited uses, and as such these
standards under the Rural Living Zone would not be applicable.

3.2 OTHER PLANNING SCHEME CODES

The land is identified as being affected by additional codes and overlays under the planning
scheme. These have been considered in the below.

3.2.1 Road And Railway Assets Code

The code applies where any new accesses are proposed, or intensification of existing accesses is
likely. Given the existing use of the site, any future development of the site would result in an
intensification which would result be considered in the same way, regardless of whether the site
was zoned in the Rural Living or Local Business Zone.

3.2.2 Parking and Sustainable Transport Code

The standards of the parking access code provide requirements for the provision of car parking
based on the uses being undertaken on the site. All uses require assessment against this code.

These standards also require compliance with Australian Standards in regard to car parking areas,
accesses and turning sufficient in number and design.

The Parking and access code in the planning scheme will apply to any proposed future
development including where development will intensify or change the use of the site. This
would apply regardless of whether the site was zoned in the Rural Living or Local Business Zone.
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3.2.3 Bushfire-Prone Areas Code

Bushfire-prone areas

I
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Figure 20: Site identified in the Bushfire-Prone Area Code overlay mapping. (source: State of Tasmania
www.theLIST.tas.gov.au)

The extent of the site subject to the proposed rezoning represents the least vegetated portion
of the site and is topographically the lowest portion of the site which elevates moving towards
the east and south east across the balance of the site. The portion of the site relevant to the
Local Business Zone is also identified in the Greater Hobart Wildfire index as having a low
exposure rating (see Figure 21).

The extent of Local Business Zone proposed also intends to ensure that the site is of a sufficient
size such that future development can adequately provide for and ensure any relevant bushfire
management or mitigation can occur on site.

Any future subdivision will require consideration of the bushfire provisions, and any future
development will need to be designed with consideration of the risk in order to satisfy further
building requirements at a building stage.
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Exposure Index 2024
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Figure 21: Approximate extent of land subject to proposed rezoning identified in Greater Hobart
Wildfire Exposure Index 2024. (source: Geoneon Pty Ltd 2024 https://hobart.geoneon.com/explore-

the-map)
Rezoning of the identified portion of the site would not alter future developments consideration
against the provisions of this code.

3.2.4 Flood-Prone Area Code

The site is identified as being partially affected by the Flood-Prone Area Overlay, in which future
development will trigger assessment against the Flood-Prone Area code.

W

)
SN

[:‘ Flood-prone areas

Figure 4: Subject site and approximate extent of land subject to proposed rezoning identified in the
Flood-Prone Area overlay mapping. (source: State of Tasmania www.theLIST.tas.gov.au)
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Further interrogation of Flood Hazard modelling supplied by the council (see Figure 23 and
Figure 24) establishes that the portion of the site subject to the Local Business Zone rezoning
would see a 2cm inundation depth at slow velocity at 1% Annual Exceedance Probability (AEP)
flood event, which is recognised as a major flood event.

On this basis, this portion the site is considered unlikely to cause significant inundation risk and
it would be anticipated that future development proposals would be capable of being developed
in accordance with and responding to the relevant provisions of the Flood-Prone Area code.

Rezoning of the site would not alter a future development proposals consideration against the
provisions of this code, as it is applicable to both the Rural Living and Local Business Zones.
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Figure 235: Flood Hazard Modelling of a 1%AEP flood event - velocity - with subject site identified.
(source: Council supplied)
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Figure 24: Flood Hazard Modelling of a 1%AEP flood event - depth - with subject site identified. (source:
Council supplied)
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3.2.5 Natural Assets Code

The site is identified as being partially affected by the Priority Vegetation Area. The extent of
the site which is affected by the Priority Vegetation Area is to be fully retained within the
existing Rural Living portion of the site, and as such future development occurring on the
proposed Local Business Zoned portion would not trigger assessment of the Natural Assets Code
in relation to Priority Vegetation Area. The Natural Assets Code would continue to apply to the
Rural Living portion of the site in the same way in which it would be triggered under the current
planning scheme provisions.

Priority vegetation

Figure 6: Subject site and approximate extent of land subject to proposed rezoning identified within
the Priority Vegetation Area Overlay. (source: State of Tasmania www.theLIST.tas.gov.au)

3.2.6 Obstacle Limitation Area

The subject site is identified as being affected by the Obstacle limitation area for the Hobart
International Airport. The Safeguarding of Airports Code applies to development within an
airport obstacle limitation area which exceeds the 152m AHD. It is unlikely development of this
site will trigger assessment under this code. Therefore, proposed development would not be
anticipated to exceed this requirement.

3.2.7 Southern Beaches On-site Waste Water Management Specific Area Plan

The site is currently identified as being outside of the extent of Southern Beaches On-site Waste
Water Management SAP. This planning scheme amendment request seeks to have the Local
Business Zone portion of the site be included within the extent of this SAP. This will result in the
intended controls of the SAP applying to future development of the proposal and ensure
alignment with the intended operation of the planning scheme.
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Figure 26: Land subject to rezoning as identified beyond extent of Specific Area Plan. (source: State
of Tasmania www.theLIST.tas.gov.au)
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4. OTHER RELEVANT MATTERS

4.1 TRANSITION TO THE TASMANIAN PLANNING SCHEME - SORELL

In 2020, representations were made about the subject site in response to council’s public
consultation on the proposed Sorell draft Local Provisions Schedule, which now form part of the
current planning scheme. The draft scheme identified the subject site within the Rural Living
Zone within the Rural Living Zone D category which provides for 10ha lots.

These representations requested that this site be revised from the Rural Living Zone D to the
Rural Living Zone or the Low Density Residential Zone. The reasons included:

the land has long been planned for higher density residential development and was
previously zoned un-serviced residential.

other similar land in Primrose Sands within the Rural Living Zone, but with a one hectare
minimum lot size, has been developed, demonstrating demand for this land type;

the basis for the back-zoning was a land supply report which argued an oversupply of land,
however current data shows a shortage of available residential land, which has led to an
increase in prices;

the land could have supported 1500m? lots, however lots of a minimum of one hectare
would be more consistent with the regional strategy; and

allowing low density residential development in Primrose Sands sis consistent with good
planning principles and affordable housing goals.

In Councils response to representations received through public consultation, the Council
considered the representation did not warrant modification to the draft LPS as Primrose
Sands is identified as a Dormitory Suburb with very low consolidated growth scenario, which
means no new potential dwellings are provided for except single dwellings on existing lots
or where there is existing subdivision potential.

At the hearing, the representor submitted:

if the land was developed to one hectare lots, it would provide only 10 new lots, which is
not a significant increase; and

the land could also potentially be developed for commercial purposes due to its location
and characteristics.

At the hearing, the planning authority submitted:

e a 10 lot subdivision of the site into one hectare parcels would represent about a
15% increase in the number of lots, which is not insubstantial;
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e the application of the Rural Living Zone D is a like-for-like translation from the
current zone applying under the interim planning scheme; and

e if Council prepared a structure plan for Primrose Sands, the site could potentially
be considered for the Local Business Zone.

In its consideration of this site and the representations, the Tasmanian Planning Commission
ultimately supported the Councils recommendation that no modifications were required and as
a result no rezoning of the subject site was undertaken.

The Tasmanian Planning Commission’s recommendation include the following statement (with
our bolding for emphasis):

146. The Commission notes that at the hearing, the representor requested either the Rural
Living Zone, with a minimum lot size of one hectare (Rural Living Zone A), and/or to
allow part of the site to be developed for commercial purposes.

147. The Commission recognises that the land is opposite the existing small cluster of land
within the Local Business Zone and may be an appropriate location for expansion of
that cluster. However, the Commission notes the submission of the planning authority
that further structure planning work for the settlement would be required to
determine the demand for additional commercial land. The Commission considers that
at this time, insufficient strategic analysis has been undertaken to support a revision to
the Local Business Zone.

148. The Commission considers that the land is located within the settlement of Primrose
Sands. The Commission agrees with the planning authority that the potential increase in
lots is not insignificant in the context of the very low growth strategy allocated to
Primrose Sands in the regional strategy. The Commission considers the application of the
Rural Living Zone with higher lot yield than Rural Living Zone D, or the Low Density
Residential Zone, to the land partially or fully, would therefore be inconsistent with the
regional strategy, namely SRD 1.1 and SRD 1.6.

While council have not prepared a structure plan in relation to this matter, further planning and
legal processes which have occurred subsequent to these recommendations, have resulted in
further exploration of future need and demand for additional commercial land in Primrose Sands
and have created strengthened the basis for which inclusion of the identified portion of Local
Business Zone on the subject site should be considered.

This is further explored in the following sections as well as within section 6.1 of this report.

4.2 579 PRIMROSE SANDS ROAD

579 Primrose Sands Road is an irregular shaped 3716.2m? vacant lot. This site is situated at the
south of the junction of Grevillea Street with Primrose Sands Road. To the northwest of the
junction 573 and 574 Primrose Sands Road. 573 Primrose Sands Road has an area of 1100m? and
contains a residential dwelling. 574 Primrose Sands Road has an area of 1753m? and contains a
service station, a residence and a general store.

Under the current planning scheme 579, 574 and 573 Primrose Sands Road are all identified
within the Local Business Zone. These properties comprise the entirety of the Local Business
Zone within Primrose Sands.

579 Primrose Sands Road was previously zoned Low Density Residential under the Sorell Interim
Planning Scheme 2015 and was rezoned to the Local Business Zone during transition to the
Scheme, which commenced on 21 December 2022.
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4.3

This rezoning was based largely on the 2019 Sorell Land Supply Strategy Report recommendations
which have been explored in section 4.2.1 below.

Although initially intended by council that this rezoning 579 Primrose Sands Road would provide
for expansion of local business activities in Primrose Sands, a recent planning decision made by
TASCAT, which approved a residential use over the 579 Primrose Sands site, means it is now
unlikely that this land will now be capable of providing for this commercial expansion. This is
further explored in section 4.2.2 below.

SORELL LAND SUPPLY STRATEGY 2019

The Sorell Land Supply Strategy Report Stage 2, commissioned by the Council and dated 21June
2019, identified Primrose Sands as one of eight local centres. This report considered the need for
additional commercial land and recommended the minor expansion of the local commercial area
of Primrose Sands.

The report identified the existing Local Business Zoned parcels as the only local centre in Primrose
Sands, consisting of two land parcels, one of which contained a convenience store with petrol
station facilities and the other of which contains a dwelling. The report considered that the centre
could expand onto the latter residential site, and also onto the southern corner of the intersection
where there is a vacant site.

This strategy recommended that 579 Primrose Road be removed from the Low Density Residential
zone and instead be included within the Local Business Zone. This strategy recognised land to the
north of 579 Primrose Road as the only local centre in Primrose Sands and that the centre could
expand on to the 579 Primrose Road property.

As part of Stage 3 of the report, a master plan was prepared to support the recommendation which
included the following:
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Figure 27: Sorell Land Supply Strategy - Primrose Sands Local Centre Masterplan. (source: Sorell-Land-
Supply-Strategy-2019-Update-Stage-3-Report. pdf)

Within the draft Sorell Local Provisions Schedule council provided for this site to be included
within the Local Business Zone. This change was accepted by the Tasmanian Planning
Commission who approved its inclusion within planning scheme.

4.4 CARTHEW-WAKEFIELD DECISION
The 579 Primrose Sands Road site has been subject to a development permit for a residential
dwelling on the site, which would significantly compromise the sites ability to provide for further
commercial development.
Although initially refused by council, this decision was overturned by TASCAT on 10 October 2024
- instead determining that the approval should be granted for the residential dwelling.

In consideration of the limited detail included in the councils Land Supply Strategy which
supported the rezoning of 579 Primrose Sands Road, the Carthew-Wakefield decision recognised:

47. ... zoning is a mechanism used in land use planning to encompass current and future
use and to reflect intended future use and development. The report claimed a need for
expansion of the Primrose Sands activities centre by rezoning, although it provided no
analysis of supply and demand. Notwithstanding that, and contrary to Mr Boardman'’s
opinion, Mr Wells identified trends in the ABS data that indicate the potential for some

population growth.

48. Although the commercial activity in the area is modest, that area includes all of the
retail, commercial and service activities in Primrose Sands, other than the Primrose Sands
RSL. The re-zoning indicates a strategic intention to increase the land available for future

business activity in Primrose Sands.

IrenelinC PLANNING & URBAN DESIGN CT 139347/1 Primrose Sands Road, Primrose Sands



https://www.sorell.tas.gov.au/wp-content/uploads/2021/09/Sorell-Land-Supply-Strategy-2019-Update-Stage-3-Report.pdf
https://www.sorell.tas.gov.au/wp-content/uploads/2021/09/Sorell-Land-Supply-Strategy-2019-Update-Stage-3-Report.pdf

49. For these reasons, and the reasons advanced by the Council, we are satisfied that
notwithstanding the limited current commercial activity in the area and the existing
residential uses, the area is a local centre within the activity centre network in STRLUS.

This decision effectively found that while the proposed residential use of 579 Primrose Sands Road
would likely distort the activity centre envisaged for Primrose Sands by the Council, the planning
scheme provisions restricted the decision making relating to the relevant provisions of the scheme
were the directed at compromise or distortion of the activity centre hierarchy, not the activity
centre itself.

Future development undertaken in accordance with this approval, will result in residential
development comprising 63% of the 579 Primrose Sands Road property. The siting and extent of
the residential development is considered by council to render the site effectively unusable for
any other purpose®. As a result, councils intention of providing for expansion of local business
activities sought in its previous Land Supply Strategy in Primrose Sands will be lost.

4.5 POPULATION AND DWELLING FORECAST

Primrose Sands had a population of 1,209 persons at the 2021 census®. This figure uses the Urban
Centres and Localities Geography from the Australian Bureau of Statistics (UCL615019). At the
2016° census the population was 1,050. Between 2016 and 2021, the population increased by 15%.

The unoccupied private dwelling count at the 2021 census was 447 being 44.5% of all dwellings®.
In 2016, the unoccupied private dwelling count was 476 being 49.9% of all dwellings’. That is,
over that time period the unoccupied private dwelling count fell by 29. Unoccupied private
dwellings are typically associated with shacks or holiday homes.

Between August 2016 and the start of the 2021 census period (July 2021), Sorell Council had issued
building approvals for 64 dwellings in Primrose Sands®.

As at February 2024, there were 265 vacant residential lots in Primrose Sands.® The 2021 census
found that the average numbers of persons per dwelling is Primrose Sands is 1.9 persons. At this
ratio of 1.9 persons per dwelling, these vacant lots would be expected to accommodate a further
503 persons.

3 Carthew-Wakefield v Sorell Council (No 2) [2024] TASCAT 188 (10 October 2024):

50. ....The Council contends that the proposal will result in the majority of the site being occupied as the
residential use will render the site effectively unusable for any other purpose. In this respect, the Council notes
that the proposed dwelling is located close to the middle of the site and that Mr Boardman has calculated the area
dedicated to residential use would be 2359m? of the total 3721m? of the site, being 63% of the site.

42021 Primrose Sands, Census All persons QuickStats | Australian Bureau of Statistics SAL60522

52016 Primrose Sands, Census All persons QuickStats | Australian Bureau of Statistics UCL615019

6 2021 Primrose Sands, Census All persons QuickStats | Australian Bureau of Statistics SAL60522

72016 Primrose Sands, Census All persons QuickStats | Australian Bureau of StatisticsUCL615019

8 Data supplied by Sorell Council

° Data supplied by Sorell Council
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INTENT OF THE PROPOSED AMENDMENT

5.

1

5.

1

A

The intent of the proposed amendment to provide for future commercial growth in Primrose
Sands through the inclusion of a portion of Local Business zoned land at the Primrose Road site.

SPECIFIC AMENDMENT

Rezone the below identified portion of CT 139347/1 (PID3334858), Primrose Sands Road,
Primrose Sands to provide 6,767m? of Local Business Zoned land, with the balance of the lot is
intended to remain within the Rural Living Zone.

Owner: Sorell Council
C.T.128923/1
Owner: Boland Development Co. Pty Ltd
C.T.139347/1
11.47ha

Proposed fand to be rezoned fo
14.0 - Local Business

&
&

&
$N\

Figure 28: Proposed extent of Local Business Zone. (source: Rogerson & Birch Surveyors 2024)

As an additional associated and consequential amendment, this amendment also seeks to include
the extent of the proposed Local Business Zone within the Southern Beaches On-site Waste Water
Management Specific Area Plan, to ensure effective operation of the planning scheme.

Proposed Zone

The proposed rezoning request seeks to have approximately 6,767m? of the site included within
the Local Business Zone. The overall site is approximately 11.47ha and this this change will
result in approximately 6% of the total site being affected by Local Business Zone. The remaining
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10.77ha of Rural Living Zone is of a size which will not limit the potential for uses and
development anticipated within the Rural Living Zone from occurring on the site.

5.1.2 Inclusion within Southern Beaches On-site Waste Water Management
Specific Area Plan
The site is currently identified as being outside of the extent of Southern Beaches On-site Waste
Water Management SAP. This planning scheme amendment request seeks to have the Local
Business Zone portion of the site be included within the extent of this SAP. This will result in
the intended controls of the SAP applying to the in away which is consistent with its surrounds.
The change will result in future development proposals within the Local Business Zoned portion
of the site needing to be considered against the relevant provisions of the SAP.

Without this change, the provisions of the SAP would not apply as intended for business zoned
land within this localised area.
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STRATEGIC ANALYSIS AND STATUTORY CONSIDERATIONS

6.

1

6.

1

A

The following provides a strategic analysis of the proposed rezoning and has considered it against
the strategic documents that are relevant to the future use of the subject land. This includes
consideration of the Southern Tasmania Regional Land Use Strategy 2010-2035 (as amended in
2023) (STRLUS) and strategic plans and other land use strategies prepared by the Sorell Council
as key strategic documents.

STRATEGIC ANALYSIS

The proposed amendment effectively seeks to ensure there is sufficient land available for future
commercial activities within the Primrose Sands locality. This amendment primarily recognises
that previous work undertaken by the council to provide additional land to support future growth
may no longer be realised through the 579 Primrose Sands Road which had been rezoned for the
purpose of accommodating this growth.

The proposed rezoning seeks to provide an integrated and effective land use planning outcome
that:

o resolves a potential undersupply of local business zoned land which has resulted from
recent planning decision on surrounding sites;

o provides a sufficient amount of Local Business Zoned land that it is capable of providing
for future commercial uses to occur in Primrose Sands, in manner that can facilitate an
adequate development area that ensures parking and storm water and waste water
management is able to occur and be appropriately managed on site.

The following analysis demonstrates that the proposed rezoning provides a sound alternative
approach to ensure there is sufficient land appropriately zoned future commercial use within the
Primrose Sands locality.

Extent of Local Business Zone land proposed

The proposed rezoning request seeks to have approximately 6,767m? of the site included within
the Local Business Zone. The overall site is approximately 11.47ha and this this change will
result in approximately 6% of the total site being affected by Local Business Zone. The remaining
10.79ha of Rural Living Zone is of a size which will not limit the potential for uses and
development anticipated within the Rural Living Zone from occurring on the site.

In considering the current planning scheme controls which will apply to future development
proposals on the site, there are various factors including waste water management, parking and
bushfire management, that are present across the site and its surrounding area, which will limit
the actual extent of a commercial activities footprint on the site.

In determining the proposed extent of Local Business Zoned land this proposal intends to reach
a balance that will allow for a viable commercial development to service the local area that
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can achieve the intended development outcomes sought by the planning scheme such that a
future development is able to appropriately manage its impacts on site.

The 6,767m? extent of the Local Business Zone is intended to provide sufficient area for:

o effective and efficient storm water and wastewater management for future development
to occur within the bounds of the site;

o parking and access arrangements to be accommodated within the site;

o appropriate bushfire management arrangements, as required, to be accommodated
within the site.

This also considers limitations which exist within some of the existing commercial land within
Primrose Sands that may affect their future ability to be utilised for commercial development.
For example, it is understood that the existing wastewater for the service station at 574 Primrose
Sands Road is managed on the adjoining foreshore via a lease arrangement as the land at 1753m?
is too small to accommodate wastewater management within its boundaries.

Acknowledging that the existing dwelling on 573 Primrose Sands Road is on a smaller title than
the service station site, it is considered that there is a strong likelihood that this site would not
be of sufficient size to support a commercial use on the site unless the commercial use was as an
expansion to the existing service station site or was a very low intensity activity (e.g. operating
within the capacity and extent of the existing dwelling). This may be considered a further
limitation on the supply of Local Business Zoned land within the locality.

While the proposed extent of Local Business Zone is larger than the 3716.2m? of Local Business
Zoned land which had been provided for 579 Primrose Sands Road, it is considered that the
proposed size is appropriate within the context of the Primrose Sand settlement and
commensurate to the intended expansion of Local Business Zoned land which has been
contemplated in the local centre.

6.1.2 Commercial Need

The Sorell Land Supply Strategy Report June 2019 identified Primrose Sands as one of eight local
centres. This report considered the need for additional commercial land and recommended the
minor expansion of the local commercial area of Primrose Sands. This strategy recommended
that 579 Primrose Road be removed from the Low Density Residential zone and instead be
included within the Local Business Zone.

Based on this recommendation 579 Primrose Sands Road was rezoned to the Local Business Zone
during transition to the current planning scheme, which commenced on 21 December 2022.

Although initially intended by council that this rezoning 579 Primrose Sands Road would provide
for expansion of local business activities in Primrose Sands, a recent planning decision made by
TASCAT, which approved a residential use over the 579 Primrose Sands site, means it is now
unlikely that this land will now be capable of providing for this commercial expansion.

This in effect, results in the reemergence of the need for additional commercial land within
Primrose Sands that had been initially identified within the 2019 Land Supply Strategy Report.

In considering the growth which has occurred in Primrose Sands (see section 4.2.3 of this report)
since the Land Supply Strategy Report was prepared it is likely that this need would have also
grown over time. Considering the continued uptake of vacant residential land and the

10 At least 11 vacant residential land parcels have been identified as having been sold in the last 12 months on with 6
of those within the last 6 months. (Source: realestate.com.au)
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continuation of an emerging trend of transitioning unoccupied private dwellings into occupied
dwellings (i.e. holiday shacks being transitioned to permeant principle place of residence) it is
reasonable to assume that continued minor population growth within the Primrose Sands area
would continue to further grow the need for additional commercial land to service the local area.

6.1.3 Function of the existing Local Centre

Under the current planning scheme 579, 574 and 573 Primrose Sands Road are all identified within
the Local Business Zone. Those properties comprise the entirety of the Local Business Zone within
Primrose Sands, which is the identified extent of the Primrose Sands Local Centre. The
Community Purpose Zoned land which is adjacent to Local Business Zoned land is also considered
to contribute to the function of the local centre. These properties are all identified in the below
figure.

573 Primrosa Sands Road &

| 574 Primrose Sands Road
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Figure 29: Approximate extent of proposed rezoning and location of surrounding Community Purpose
Zone and Local Business Zoned land. (source: State of Tasmania www.theLIST.tas.gov.au)

The local centre is considered to be a very minor centre with minimal commercial offerings;
while having limited offerings, the local centre still does provide a significant function for the
local area in servicing local convenience needs. In considering the function of the local centre,
each of the above mentioned sites have been further explored in the following where it is evident
that there is to some regard an underutilisation of commercial land.
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579 Primrose Sands Road

579 Primrose Sands Road is an irregular shaped 3716.2m? vacant lot. This site is situated at the
south of the junction of Grevillea Street with Primrose Sands Road.

Figure 30: Frontage of 579 Primrose Sands Road viewed from Grevillea Street. (source: Ireneinc
Planning & Urban Design, December 2024)

574 Primrose Sands Road

574 Primrose Sands Road has an area of 1753m?2 and contains an operational service station, a
residence and a general store.

Figure 31: Frontage of 574 Primrose Sands Road. (source: Ireneinc Planning & Urban Design, December
2024)

573 Primrose Sands Road

This property is immediately to the north of 574 Primrose Sands Road and has an area of 1100m2.
In contains a residential dwelling which is understood to be occupied as a permanent residence.

iIreneinc pPLANNING & URBAN DESIGN CT 139347/1 Primrose Sands Road, Primrose Sands




Figure 32: Frontage of 573 Primrose Sands Road. (source: Ireneinc Planning & Urban Design, December
2024)

Community Centre

In addition to the Local Business Zoned land, there is also a significant 1.6ha property
immediately to the north of the portion of the subject site, which is relevant to the proposed
rezoning, that is identified as the Primrose Sands Community Centre - 570 Primrose Sands Road.

The community centre has a large community hall which is utilised for various community, sport
and recreation functions including a children’s play group. The site also provides a variety of
other amenities including public toilets located along the Primrose Sands Road Frontage, a
halfpipe and BMX bike track, BBQ and picnic area and playground.

Figure 33 and Figure 34: Frontage of Community Centre viewed from Primrose Sands Road showing

toilet facilities (left) and the access and centre viewed from the front of the subject sites boundary.
(source: Ireneinc Planning & Urban Design, December 2024)
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6.2

6.3

REQUEST FOR AMENDMENT OF LPS UNDER THE ACT

The Local Provisions Schedules indicate how the State Planning Provisions (zones and codes) apply
in each local municipal area. They contain zone maps and overlay maps or descriptions of places
where the codes apply. Section 37 of the Act outlines the form of requests to amend a Local
Provisions Schedule (LPS), including changes to zonings, as:

(1) A person may request a planning authority to amend an LPS that applies to the municipal
area of the planning authority.

(2) A request under subsection (1) is to be in a form approved by the planning authority or, if
a form has been approved by the Commission, is to be in that form.

(3) A request under subsection (1) by a person to a planning authority to amend the zoning
or use or development of one or more parcels of land specified in an LPS must, if the
person is not the owner, or the sole owner, of the land -

(i) be signed by each owner of the land; or
(ii) be accompanied by the written permission of each owner of the land to the
making of the request.

This request under section 37 of the Act is being made to Sorell Council as the relevant planning
authority. It is understood that there is no approved form relevant to this request. The planning
scheme amendment request is made by the owners of the site and as such no Local Government
or State Government consent is required as part of this application.

LPS CRITERIA

Section 34(2) of the Act sets out the LPS Criteria, for which proposed amendments to the Local
Provisions Schedules must satisfy. These criteria have been considered against the proposed
planning scheme amendment in the following.

THE LPS CRITERIA TO BE MET PROPOSAL RESPONSE

(a) contains all the provisions that the SPPs | The proposed planning scheme amendment
specify must be contained in an LPS; and seeks a change to zoning (using zoning already
utilised within the planning scheme). The
change does not alter the status of the
planning scheme as made having satisfied
34(2)(a) of the Act.

(b) is in accordance with section 32 ; and The proposed planning scheme amendment
seeks a change to zoning (using zoning already
utilised within the planning scheme and on the
site). The change ensures the planning scheme
continues to satisfy section 32 of the Act.

(c) furthers the objectives set out in | The proposed amendment is consistent with
Schedule 1; and and furthers the objectives of the Act. See
section 5.4 of this report.

(d) is consistent with each State policy; and | The proposed amendment is consistent with
each State Policy. See section 5.5 of this
report.

(da) satisfies the relevant criteria in relation | N/A - There are currently no Tasmanian
to the TPPs; and Planning Provisions in operation.
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(e) as far as practicable, is consistent with
the regional land use strategy, if any, for the
regional area in which is situated the land to
which the relevant planning instrument
relates; and

The proposed amendment is not inconsistent
with the relevant goals and strategic directions
of the Southern Tasmanian Regional Land Use
Strategy. See section 5.6 of this report.

(f) has regard to the strategic plan, prepared
under section 66 of the Local Government
Act 1993, that applies in relation to the land
to which the relevant planning instrument
relates; and

This is considered in section 5.7 and 5.8 of this
report.

() as far as practicable, is consistent with
and co-ordinated with any LPSs that apply to
municipal areas that are adjacent to the
municipal area to which the relevant
planning instrument relates; and

N/A - Given the localised and site-specific
nature of the proposed rezoning there is
limited effect on adjacent local council areas.

(h) has regard to the safety requirements set
out in the standards prescribed under the
Gas Safety Act 2019.

The rezoning proposed by this request to
amend the planning scheme does not affect
the overall schemes previous consideration
and regard for the standards prescribed under
the Gas Safety Act 2019.
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Section 34(3) of the Act, then further establishes that:

. a draft amendment of an LPS, is taken to meet the LPS criteria if ... The draft
amendment of the LPS, if made, will not have the effect that the LPS, as amended, will
cease to meet the LPS criteria.

6.4 SCHEDULE 1 OBJECTIVES OF THE ACT

The objectives are considered in the following tables:

PART 1 - OBJECTIVES OF THE RESOURCE MANAGEMENT AND PLANNING SYSTEM OF

TASMANIA

PROVISION

RESPONSE

(a) to promote the sustainable development
of natural and physical resources and the
maintenance of ecological processes and
genetic diversity; and

The proposal seeks to include land within the
Local Business Area to ensure there is
sufficient supply of commercial land
available to support Primrose Sands in the
future.

(b) to provide for the fair, orderly and
sustainable use and development of air, land
and water: and

The development will provide for sustainable
land use as it represents a logically
continuation of the existing local centre of
Primrose Sands.

(c) to encourage public involvement in
resources management and planning; and

The process required for the assessment of
amendments to planning schemes provides
interested parties with an opportunity to
make  representations  during  public
exhibition as well as attending subsequent
hearings. This process additionally provides
council and subsequently the Tasmanian
Planning Commission the opportunity to
consider issues raised during their
assessment.

(d) to facilitate economic development in
accordance with the objectives set out in
paragraphs (a), (b) and (c): and

The proposed rezoning seeks to provide an
integrated and effective land use planning
outcome that resolves a potential
undersupply of local business zoned land
which has resulted from recent planning
decision on surrounding sites. It also intends
to provide a portion Local Business Zoned
land which is of a size that it is capable of
providing for future commercial uses to
occur in Primrose Sands, in manner that can
facilitate an adequate development area
that ensures parking and storm water and
waste water management is able to occur
and be appropriately managed on site.

(e) to promote the sharing of responsibility for
resource management and planning between

The assessment process promotes the
involvement of the public as well as local and
state government.
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the different spheres of Government, the
community and industry in the State.

PART 2 - OBJECTIVES OF THE PLANNING PROCESS ESTABLISHED BY THE ACT

PROVISION

RESPONSE

(a) to require sound strategic planning and co-
ordinated action by State and local
government; and

The proposal demonstrates strategic
compliance with policy at both State and
Local government and considers all the
relevant strategic documents.

(b) to establish a system of planning
instruments to be the principle way of setting
objectives, policies and controls for the use,
development and protection of land;

The system as per the Act provides the
instruments to achieve these objectives.

(c) to ensure that the effects on the
environment are considered and provide for
explicit consideration of social and economic
effects when decisions are made about the use
and development of land;

All  matters related to the future
development of the site will be considered
through provisions of the planning scheme as
part of future applications.

(d) to require land use and development
planning and policy to be easily integrated
with  environmental, social, economic,
conservation and resource management
policies at State, regional and municipal
levels;

Not directly applicable to the proposed
amendment.

(e) to provide for the consolidation of
approvals for land use and development and
related matters, and to co-ordinate planning
approvals with related approvals;

This is achieved through the existing planning
mechanisms and amendment process.

(f) to promote the health and wellbeing of all
Tasmanians and visitors to Tasmania by
ensuring a pleasant, efficient and safe
environment for working, living and
recreation;

The proposed amendment will support a
pleasant, efficient and safe living
environment, by ensuring that Primrose
Sands is provided sufficient capacity to
operate as an intended local centre for the
area in the future.

(g) to conserve those buildings and areas or
other places which are of scientific, aesthetic,
architectural or historical interest, or
otherwise of special cultural value;

The proposed amendment does not alter any
matter related to any area of scientific,
aesthetic, architectural, historic or cultural
significance.

(h) to protect public infrastructure and other
assets and enable the orderly provision and co-
ordination of public utilities and other

The proposed amendment is not anticipated
to adversely effect public infrastructure or
assets.
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facilities for the benefit of the community;
and

(i) to provide a planning framework which
fully considers land capability.

The land is not considered to have any
agricultural potential and land capability will
not be affected by future use and
development.

6.5 GUIDELINE NO.1 LOCAL PROVISIONS (LPS): ZONE AND CODE APPLICATION

This guideline provides an easy reference guide for the application of all zones and codes for the
preparation of draft Local Provisions Schedules (LPSs) and amendments to an LPS.

The zone guidelines relevant to the Local Business Zone have been considered and responded to

in the following:

LOCAL BUSINESS ZONE

ZONE APPLICATION GUIDELINES

RESPONSE

LBZ 1 The Local Business Zone should be
applied to land within urban settlements
which provides, or is intended to provide, for
the business, commercial and community
functions within:

(a) local shopping strips; or

(b) town centres for some smaller
settlements.

The background available from the council’s
Land Supply Strategy 2019 outlines a clear
intention for additional land to be made
available for future local business expansion
opportunities to support the existing local
centre of Primrose Sands.

This intention has been further reaffirmed
through the information provided by council
which formed part of the recent Carthew-
Wakefield decision.

Although initially intended by council that
this expansion would occur at 579 Primrose
Sands Road, it is now unlikely that this land
will now be capable of providing for this type
of commercial expansion. This represents a
significant opportunity for the identified
portion of the subject site to instead provide
for this local centre expansion.

The location of the subject site is directly
across Primrose Sands Road from the balance
of Local Business Zoned land and is directly
adjacent to the Primrose Sands Community
Hall, making it a logical extension of the
local centre.

LBZ 2 The Local Business Zone may be applied
to:

(a) Local Centres and the lower order
Minor or Neighbourhood Centres in the

The recent Carthew-Wakefield decision
confirms a view that the area is a local
centre within the activity centre network in
STRLUS™M.

" Carthew-Wakefield v Sorell Council (No 2) [2024] TASCAT 188 (10 October 2024):For these reasons, and the
reasons advanced by the Council, we are satisfied that notwithstanding the limited current commercial activity in
the area and the existing residential uses, the area is a local centre within the activity centre network in STRLUS.
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Activity Centre Network under the
Southern Tasmania Regional Land Use
Strategy;

(b) Local or Minor Centres and the
Neighbourhood or Rural Town Centres in
the Regional Activity Centre Hierarchy
under the Regional Land Use Strategy of
Northern Tasmania; and

(c) the main retail and business areas of Local
Service Centres and Localities in the activity
centres description in the Cradle Coast
Regional Land Use Strategy.

This provision would not be applicable as the
rezoning would not relate to groups of local
shops and businesses in existing residential
areas.

LBZ 3 The Local Business Zone may be used for
groups of local shops and businesses in existing
residential areas where there is a strategic
intention to maintain such uses, and the
provisions of the surrounding residential zone
are not appropriate.

The inclusion of the identified portion of the
subject site does not result in the use of the
Local Business Zone for individual, isolated
local shops or businesses, as the proposed
(a) they are a use, or are of a scale, | rezoning is adjacent to land already included
that is more appropriate for the Local | within the Local Business Zone. This rezoning

Business Zone and there is an | provides for a logical extension to the local
intention to maintain the use; or activity centre.

LBZ 4 The Local Business Zone should not be
used for individual, isolated local shops or
businesses within residential areas, unless:

(b) there is a strategic intention to
expand the existing retail or business
area in this locality consistent with
the relevant regional land use
strategy or supported by more
detailed local strategic analysis
consistent with the relevant regional
land use strategy and endorsed by the
relevant council.

6.6 STATE POLICIES

The following are State Policies that have been considered as part of this application.

6.6.1 The State Coastal Policy 1996

The Tasmanian State Coastal Policy 1996 applies to all land within 1km of the high-water mark.
The purpose of the policy is to ensure that:

e Natural and cultural values of the coast shall be protected;

e The coast shall be used and developed in a sustainable manner;
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e Integrated management and protection of the coastal zone is a shared responsibility.

Given its proximity to the coastline, a request to amend the planning scheme will need to
demonstrate the proposal is consistent with the principles of this policy.

Specifically, in relation to the proposal, the following principles are relevant:
PRINCIPLE RESPONSE

Natural and Cultural values of the coast shall The current provisions of the planning

be protected. scheme manage and protect the
sustainability of coastal ecosystems and
natural processes through the application of
appropriate Zones and Codes.

The subject land is approximately 130m from
the nearest coastline, however it is
anticipated that the proposed amendment
would not change the matters by which
proposed development would be required to
be considered against under the existing
planning provisions that protect the natural
and cultural values of the coast.

The coast shall be used and developed in a The current provisions of the planning

sustainable manner. scheme manage and protect the
sustainability of coastal ecosystems and
natural processes through the application of
appropriate Zones and Codes.

The subject land is approximately 130m from
the nearest coastline from the nearest
coastline, however it is not anticipated that
the proposed amendment would not result in
changes to the consideration of planning
provisions that protect the natural and
cultural values of the coast.

Integrated management and protection of the The planning processes for the amendment

coastal zone is a shared responsibility. proposed involve both local and state
government as well as providing
opportunities for interested or affected
community members to be involved.

6.6.2 The State Policy on Water Quality Management 1997
The purpose of this Policy is:

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

PRINCIPLE

RESPONSE

a)

focus water quality management on the
achievement of water quality objectives
which will maintain or enhance water
quality and further the objectives of
Tasmania’s Resource Management and
Planning System;

Any future use or development will consider
water quality objectives in its design.

b) Ensure that diffuse source and point Any future development will consider diffuse
source pollution does not prejudice the and point source pollution and ensure that no
achievement of water quality objectives, new sources of pollution will occur. Any
and that pollutants discharged into change to the way water is discharged from
waterways are reduced as far as possible the site will consider water quality
by the use of best practice environmental objectives.
management;

¢) Ensure that efficient and effective water Any future development on the site resulting
quality monitoring programs are carried in pollution will be responsible for any
out and that the responsibility for monitoring required.
monitoring is shared by those who use and
benefit from the resource, including
polluters, who should bear an appropriate
share of the costs arising from their
activities, water resource managers and
the community

d) facilitate and promote integrated Any future proposed development on the site
catchment management through the Will need to meet the requirements for
achievement of objectives (a) to (c) above; Catchment management.
and

e) Apply the precautionary principle to Part The precautionary principle will be applied.

4 of this Policy.

The purpose of this Policy is:

6.6.3 The State Policy on the Protection of Agricultural Land 2009

To conserve and protect agricultural land so that it remains available for the sustainable
development of agriculture, recognising the particular importance of prime agricultural

land.

The Objectives of the Policy are:

To enable the sustainable development of agriculture by minimising:

(a) conflict with or interference from other land uses; and

(b) non-agricultural use or development on agricultural land that precludes the return of
that land to agricultural use.

In accordance with this policy “Agricultural land” means all land that is in agricultural use or
has the potential for agricultural use, that has not been zoned or developed for another use or
would not be unduly restricted for agricultural use by its size, shape and proximity to adjoining
non-agricultural uses.
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The subject site is identified within this land capability mapping as being within the Class 6 +5
category in recognition that the site has low agricultural values and that it is not considered as
prime agricultural land'.

The site is also identified within the Rural Living Zone and is considered to be indicating that it
would not be considered to be agricultural land to be considered under this policy as it is
significantly restricted for future provision of agricultural uses due to its limited agricultural
capability and the sites proximity to established urbanised uses which extend along the eastern
boundary of the site.

6.6.4 National Environment Protection Measures (NEPMs)

NEPMs are taken to be State Policies in Tasmania. NEPMs are made under Commonwealth
legislation and given effect in Tasmania through the State Policies and Projects Act 1993.

The current NEPMs are:
e Air Toxics
e Ambient Air Quality
e Assessment of Site Contamination
e Diesel Vehicle Emissions
e Movement of Controlled Waster
¢ National Pollutant Inventory
e Used Packaging

The proposed amendment is intended to allow for commercial activities to occur on a portion of
the site to service future commercial growth in Primrose Sands, with the balance of the site
remaining within the Rural Living Zone.

It is highly unlikely and not intended that dangerous substances or emissions will occur as a result
of these activities. It is not intended that the site would support commercial activities which will
result in the above environmental impacts.

The Codes within the planning scheme addresses the relevant matters (noise and air quality) and
the assessment of the submitted application can be undertaken against the appropriate Use and
Development Standards.

6.7 SOUTHERN REGIONAL LAND USE STRATEGY

The Southern Tasmania Regional Land Use Strategy 2010-2035 (STRLUS), most recently amended
in May 2023, is a statutory regional plan that sets out the strategy and policy framework to
manage change and support growth in Southern Tasmania. The document provides in-depth
strategic policies, directions and actions to guide economic, social and cultural growth
throughout the region.

The purpose of the STRLUS is to guide land use and development in the region and as such the
contents of the STRLUS needs to be considered in relation to the proposal.

The strategic foundations are the vision and strategic directions. These are provided in Part B.
The specific policies by which the strategic directions and then the vision will be achieved are

12 “prime agricultural land” means agricultural land classified as Class 1, 2 or 3 land based on the class definitions
and methodology from the Land Capability Handbook, Second Edition, C J Grose, 1999, Department of Primary
Industries, Water and Environment, Tasmania.
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outlined in Part C: Regional Policies. Each regional policy is supported by sub- policies.
Compliance with the sub-policies is not intended to imply achievement of the overall policy. The
sub-policies are intended to highlight critical matters to be achieved in the future.

The following outlines the components of the STRLUS which are relevant considerations in
relation to the proposed planning scheme amendment.

6.7.1 Activity Centres

Chapter 18 of the STRLUS establishes an Activity Centre Network which is intended to provide
the foundation for the activity centres policy under the Regional Land Use Strategy. The ‘Activity
Centre Network’ establishes an ordering of centres to provide for a regionally planned and
defined hierarchy to ensure complementarities and efficiencies, rather than creating
unnecessary competition, between centres.

Section 18.5 of the STRLUS establishes the Activity Centre network by identifying the activity
centre types and provides descriptions of the intended function of activity centres within the
network as well as identifying the localities within region that reflect the intended centre type.

Under the STRLUS the Activity Centre network, is described in descending order to include:
(a) Primary activity centre - Hobart CBD and immediate surrounds.

(b) Principle activity centre - Central Glenorchy, Rosny Park and Kingston.
(c) Major activity centre - Moonah and Bridgewater.

)

(d) Rural Services Centre - Brighton, Huonville, New Norfolk, Oatlands and Sorell.

(e) Minor or neighbourhood centre - to be determined at the local level, examples include
Claremont, Howrah, Shoreline, Lauderdale, Margate, Sandy Bay Shopping Centre and Triabunna.

(f) Local centre - to be determined at the local level.

Although Primrose Sands is not specifically identified within the network a recent decision of the
Tribunal (Carthew-Wakefield v Sorell Council (No 2) [2024] TASCAT 188) has determined that the
Primrose Sands is a local centre in the context of the Activity Centre Network established by the
STRLUS.

The STRLUS further establishes a Local Centre as:
e Role: To provide a focus for day-to-day life within an urban community

e Commercial including retail Government Services & Community infrastructure: Offer at
least one grocery/convenience store and a range of small specialty shops (i.e. newsagents,
pharmacy, gift store) or small-scale eating establishments. Local community services,
including Child Health Centre.

o Residential: Some residential may be interspersed.

o Entertainment: May have some dining in the evening or local bar, but residential amenity
should be preserved.

e Access: Should be highly accessible by cycling or walking from surrounding area to enhance
local access. In an urban context should be serviced by existing public transport.

e Catchment: Locality.
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Relevant policies:

AC1 Focus employment, retail and commercial uses, community services and opportunities for
social interaction in well-planned, vibrant and accessible regional activity centres that are
provided with a high level of amenity and with good transport links with residential areas.

e AC1.2 Utilise the Central Business, General Business, Local Business Zones to deliver the

activity centre network through planning schemes, providing for a range of land uses in each
zone appropriate to the role and function of that centre in the network.
The proposed rezoning will be well placed in the context of surrounding Local Business Zoned
and Community Purpose Zoned land and will support this focus. The location of the subject
site is directly across Primrose Sands Road from the balance of Local Business Zoned land and
is directly adjacent to the Primrose Sands Community Hall, making it a logical extension of the
local centre.

e AC1.4 Promote a greater emphasis on the role of activity centres, particularly neighbourhood
and local activity centres, in revitalising and strengthening the local community.

The proposed rezoning will provide a parcel of relatively unconstrained and vacant Local
Business Zoned land which will be of a size that is sufficient to provide for future commercial
development that can strengthen the role of the Primrose Sands activity centre.

e AC1.11 Provide for 10 - 15 years growth of existing activity centres through appropriate
zoning within planning schemes.

The proposed rezoning will resolve a potential undersupply of local business zoned land by
ensuring there is sufficient land available to provide for future growth.

6.7.2 Settlement and Residential Development

Chapter 19 of the STRLUS establishes a Regional Settlement Strategy and growth management
strategies that establishes the intended network of settlements across the region and identifies
intended growth manage strategies for each settlement.

This chapter of the STRLUS establishes that residential growth will be primarily managed through
an Urban Growth Boundary that will set the physical extent for a 20 year supply of residential
land for the metropolitan area. Under this chapter, Primrose Sands is not identified as being
included within the Urban Growth Boundary. Under the STRLUS smaller dormitory suburbs have
been excluded from the Urban Growth Boundary and are managed through the Growth Strategy
articulated elsewhere in the STRLUS. The following attributes are identified as the intended
growth management strategy for Primrose Sands in the STRLUS:

e Proposed regional function: Dormitory Suburb. The STRLUS defines Dormitory Suburbs as
Physically isolated suburbs that have high social and economic dependence upon the
metropolitan area of Greater Hobart, and which are listed as such under Table 3.

o Growth Strategy: Very Low
e Growth Scenario: Consolidation

Parts of Primroses Sands are identified within the Existing Urban Area under the STRLUS, there
is limited detailed mapping to show the extent of this layer, however it is assumed that the
subject site is not included within the current Existing Urban Area.
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[[] Greater Hobart Statistical Local Areas (ABS 2006)
B Existing Urban Area

® Approximate location of site

Figure 35: Greater Hobart Area and existing Urban Area with subject site approximately identified.
(source: STRLUS)

Relevant Policies:

SRD 2 seeks to Manage residential growth for Greater Hobart on a whole of settlement basis and
in a manner that balances the needs for greater sustainability, housing choice and affordability.

SRD2.2 Manage greenfield growth through an Urban Growth Boundary, which sets a 20 year
supply limit with associated growth limits on dormitory suburbs.

This site represents an opportunity for alternate land to be considered for inclusion within the
Local Business Zone, to ensure future needs of the Primrose Sands community can be
appropriately catered for. The portion of land subject to exploration in this report represents
a logical extension of the local centre that could be provided in place of land originally
intended for this purpose which is now likely to be unavailable for commercial uses in the
future. It will ensure sufficient capacity in commercial activities to support the small amount
of future growth that is expected in Primrose Sands, which has been previously intended to be
supplied through another nearby property.

SRD 2.12

Notwithstanding SRD 2.2 and SRD 2.8, and having regard to the strategic intent of the Urban
Growth Boundary under SRD 2 to manage and contain growth across greater Hobart, land outside
the Urban Growth Boundary shown in Map 10 may be considered for urban development if it:

(a) shares a common boundary with land zoned for urban development within the Urban
Growth Boundary and:

The site shares a common boundary with land within the Low density Residential zone and
Community Purpose Zone and is also understood to adjoin land identified as existing urban
area under the STRLUS.

i only provides for a small and logical extension, in the context of the immediate area, to
land zoned for urban development beyond the Urban Growth Boundary; or

ii. does not constitute a significant increase in land zoned for urban development in the
context of the suburb, or the major or minor satellite as identified in Table 3, and is
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6.8

(b)

()

(d)

identified in a contemporary settlement strategy or structure plan produced or endorsed

by the relevant planning authority; and
Although initially it was intended that expansion of the Primrose Sands activity centre would
occur at 579 Primrose Sands Road, recent development decisions make it now highly unlikely
that this land will now be capable of providing for this type of commercial expansion. The
rezoning of a portion of the subject site represents a significant opportunity for the identified
portion of the subject site to instead provide for this local centre expansion and positively
contribute to planning for future local commercial growth in Primrose Sands.

can be supplied with reticulated water, sewerage and stormwater services; and

The rezoning would not be capable of satisfying this section - however the site of the lot
proposed would likely provide for uses which are able to provide sufficient water storage and
onsite wastewater and stormwater management.

can be accommodated by the existing transport system, does not reduce the level of service
of the existing road network, and would provide for an efficient and connected extension of
existing passenger and active transport services and networks; and

The proposed rezoning looks to replace a previously allocated piece of Local Business Zoned
land which will be unable to be utilised as initially intended. It is anticipated that given the
scale of the rezoning and the existing arrangements for the Primrose Sands area, the proposal
would result in an outcome where the existing transport system would not be significantly
altered.

results in minimal potential for land use conflicts with adjoining uses.

The location of the subject site is directly across Primrose Sands Road from the balance of
Local Business Zoned land and is directly adjacent to the Primrose Sands Community Hall,
making it a logical extension of the local centre.

SORELL COUNCIL STRATEGIC PLAN 2019-2029

The Sorell Council Strategic Plan 2019-2029 has been reviewed as part of this assessment.

This Strategic Plan establishes a strategic framework for a ten year horizon and is intended to
drive multiple processes and functions across council. It establishes councils focus areas and
strategies for guiding the councils direction in achieving community objectives and operational
priorities. This strategic plan focuses on four key objectives including:

To Facilitate Regional
Growth

Increased
Community
Confidence in
Council

Responsible
Stewardship
anda
Sustainable
Organisation

Figure 36: Objectives set out in Sorell Council Strategic Plan 2019-2029. (source: Sorell Council Strategic
Plan 2019-2029)
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The proposed rezoning does not appear to conflict with outcomes sought by the plan and could be
considered to align with and support outcomes sought by the plan. Particularly:

e Objective 1 - to facilitate Regional Growth which seeks to increase business investment and
employment opportunities with local jobs for local people.

e Objective 3 - Ensure a liveable and inclusive community -maintaining the community, coast
and country lifestyle and by improving access to regional services.

The proposed rezoning is generally consistent with and will objectively contribute to the
objectives and overall outcomes of the Sorell Council Strategic Plan.
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7.  CONCLUSION

This report supports a request relating to the site identified as CT 139347/1 Primrose Sands Road, Primrose
Sands seeking consideration of an identified 6,767m? portion of the site to be included within the Local
Business Zone, with the balance of the site to remain as Rural Living Zone.

Uses that would be associated with future commercial activities services occurring on this portion of the
site would be subject to future planning approval which would be considered against the relevant
standards of the Local Business Zone. No changes are proposed to apply to the balance of the remaining
Rural Living Zoned land.

As an additional consequential change, the proposal also seeks to include the extent of the proposed Local
Business Zone within the Southern Beaches On-site Waste Water Management Specific Area Plan, to ensure
effective operation of the planning scheme.

The intent of this proposed amendment is to resolve an identified potential undersupply of commercial
zoned land within the Primrose Sands local area.

This report has considered the strategic background and historical context of the site and provides a
consideration of the requested planning scheme amendment against the requirements of the Act and the
state policies.

The following documents have been referenced as part of this analysis:
e Guideline No.1 Local Provisions: Zone and Code Application
e Southern Tasmanian Regional Land Use Strategy, 2023
e Sorell Council Strategic Plan 2019-2029
e Sorell Land Supply Strategy 2019.

The proposal will provide an integrated and effective land use planning outcome that will provide for
future intended commercial activities and will strengthen the role of the Primrose Sands activity centre

by:

e resolving a potential undersupply of local business zoned land which has resulted from recent
planning decision on surrounding sites; and

e ensuring there is a sufficient amount of Local Business Zoned land that it is capable of providing
for future commercial uses to occur in Primrose Sands, in manner that can facilitate an adequate
development area that ensures parking and storm water and waste water management is able to
occur and be appropriately managed on site.
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SPIREA

VIVRICA STREEL

Owner: Sorell Council

C.T.128923/1

STREET

20.1

L

ROG E RSON UNIT 1, 2 KENNEDY DRIVE
CAMBRIDGE 7170
& B I RC H PHONE: (03)6248 5898
EMAIL: admin@rbsurveyors.com

SURVEYORS

WEB: www.rbsurveyors.com

Note: Public Open Space does not form part of the
proposed planning scheme amendment -
see section 1.5.1 of Planning Report

Public Open
Space

I 100
2,692m

L€S

Owner: Boland Development Co. Pty Ltd
C.T.139347/1

11.47ha

Proposed land to be rezoned to
14.0 - Local Business

SORELL
[COUNCIL]

>lm|lojo|m

REV

AMENDMENTS

DRAWN

DATE

APPR.

OWNER:
TITLE REFERENCE:
LOCATION:

Boland Development Co. Pty Ltd
C.T.139347/1
Primrose Sands Road

PRIMROSE SANDS

Proposal

Date: Reference:

27-9-2024 SIMMP05 9398-50

Scale: Municipality:
1:2000 (A3) SORELL
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SoreII Council I r e n e I n C

PLANNING & URBAN DESIGN

Development Application: 5.2025.51.1 -
Response to Request For Information -
Primrose Sands Road, Primrose Sands -

BB ECevea: siosi2025

8 May 2025

Sorell Council

PO BOX 126

SORELL TAS 7172

email: sorell.council@sorell.tas.gov.au

Attention: Shane Wells, Manager - Planning

Dear Shane,

INFORMATION REQUEST RESPONSE - DA 2025/ 51 - PRIMROSE SANDS
ROAD, PRIMROSE SANDS - PLANNING SCHEME AMENDMENT

I am writing in response to Councils letter of 26 March 2025 seeking additional information to support
Councils assessment and consideration of our request for an amendment to the Tasmanian Planning
Scheme - Sorell in relation to the above mentioned site. The following provides a response to each of

the matters raised.

Provide a Site & Soil Evaluation Report in accordance with AS/NZS 1547-2012 detailing the
site and soil conditions and the suitability for onsite wastewater disposal. The Report
should be prepared by a suitably qualified person such as an Engineer, Geologist,
Environmental Health Officer or a Soil Scientist.

Provided as Attachment 1 to this response is a Site and Soil Evaluation Report prepared by
Rock Solid Geotechnics Pty Ltd which details the site and soil conditions of the site and the

suitability for onsite waste water treatment.

Demonstrate that future development is capable of copying with SOR - S2.7.1 A1 or P1 and
§2.7.2 P1 or P2- Southern Beaches On-Site Wastewater Management Code of the Tasmanian
Planning Scheme.

smithstreetstudio | ireneinc

49 Tasma St, North Hobart, TAS 7000
Tel (03) 6234 9281

Fax (03) 6231 4727

Mob 0418 346 283

Email planning@ireneinc.com.au

PLANNING TAS PTY LTD TRADING AS IRENEINC PLANNING & SMITH STREET STUDIO PLANNING & URBAN DESIGN ABN 78 114 905 074



As a consequential change, the proposed amendment seeks to include the extent of the
proposed Local Business Zone within the Southern Beaches On-site Waste Water Management
Specific Area Plan. This will result in the intended controls of the SAP applying to future
development of the proposal and ensure alignment with the intended operation of the

planning scheme.

The 6767m? of proposed Local Business Zone is intended to provide a sufficient site area to be
capable of providing for future commercial uses to occur in Primrose Sands, in manner that
provides an adequate development area is reasonably capable of ensuring storm water and
waste water management is able to occur and be appropriately managed on site. This is
confirmed through the Site and Soil Evaluation Report prepared by Rock Solid Geotechnics Pty
Ltd - provided as Attachment 1.

The following is an overview of the materials provided to support this response:

Attachment 1: Site and Soil Evaluation Report prepared by Rock Solid Geotechnics Pty Ltd.

| trust that this information provides sufficient detail to allow Council to proceed with its assessment
and consideration of this application. If further information or clarification is sought, please do not

hesitate to contact me at kate@ireneinc.com.au or by phone on 6234 9281.

Yours sincerely,

Kie—"

Kate Heckelmann
Senior Planner
IRENEINC PLANNING & URBAN DESIGN

1IréNeiNC PLANNING & URBAN DESIGN Primrose Sands Road, Primrose Sands




SORELL
COUNCIL

COUNC .
e Sorell Council

Development Application: 5.2025.51.1 -
Response to Request For Information -

Primrose Sands Road, Primrose Sands -

eference: P2
eived: 8/05/2025

GEOTECH 25-043

10/4/2025 ROCK SOLID GEOTECHNICS PTY LTD
Peter Hofto
Boland Development Co Pty Ltd 163 Orielton Road
Orielton
c/o Peter Simmonds TAS 7172
primroseeleven@icloud.com 0417 960 769

peter@rocksolidgeotechnics.com.au

CT139347/1 Primrose Sands Road, Primrose Sands

Mr Peter Simmonds, on behalf of Boland Development Co Pty Ltd, has requested that site soil conditions be obtained for the

southwestern portion of the land at CT139347/1 Primrose Sands Road, Primrose Sands (Figure 1).

The Tasmanian Geological Survey 1:50000 Geological Atlas — ‘Sorell', indicates the site is underlain by Quaternary aged

windblown sandy sediments.

A site investigation was completed on Friday 28 March, 2025. The investigation included the mechanical augering of three test
holes using a 4WD mounted SAMPLA25 Auger drill with 100mm diameter solid flight augers. The positions of the Auger Holes

are marked on Figure 1. The information from the test holes forms the basis of this report.

The site lies on the northeastern side of Primrose Sands Road (Plate 1). The southwestern portion of CT139347/1 slopes to the
west/northwest at between 6 and 9 degrees. Most of the block is covered in grass pasture, with shrubs and semi-mature trees

present on the upper eastern portion of the site.

The proposal provides a site area of approximately 6767m?2 which is considered to be of sufficient size to provide for future
commercial development to occur on the site in manner that can facilitate an adequate development area that would be capable
of ensuring storm water and waste water management is able to occur and be appropriately managed on site which would be
anticipated to be able to comply with the relevant provisions of the Southern Beaches On-site Waste Water Management

Specific Area Plan.

The extent of proposed area of Local Business Zoned land is considered sufficient to provide for future development that will be
capable of providing sufficient area for the management of on-site wastewater, which would generally be capable of aligning with

the intended outcomes associated with SOR-2.7.1 P1.

Additionally, the proposed extent, topography, and soil evaluation of this portion of the site demonstrates that future
development will be capable of complying with the intended stormwater management outcomes associated with SOR-2.7.2.



Plate 1 — Subject Land — looking to the southwest.

The profile encountered in Auger Hole #1 consisted of:

0- 0.20m

0.20- 0.85m

0.85- 1.30m

1.30- 2.10m

2.10m+

SAND: fine grained, greyish brown, trace rootlets - TOPSOIL

SAND: fine grained, grey, dry

clayey SAND: fine to medium grained, yellowish brown, 20% clay, slightly moist

clayey SAND: fine to medium grained, light brown, 20% clay, moist

Hole terminated at required depth 2.10m.



The profile encountered in Auger Hole #2 consisted of:

0- 0.20m SAND: fine grained, greyish brown, trace rootlets - TOPSOIL
0.20- 0.70m SAND: fine grained, grey, dry

0.70- 2.10m clayey SAND: fine to medium grained, light brown, 25% clay, moist
2.10m+ Hole terminated at required depth 2.10m.

The profile encountered in Auger Hole #3 consisted of:

0- 0.20m SAND: fine grained, greyish brown, trace rootlets - TOPSOIL

0.20- 0.80m SAND: fine grained, grey, dry

0.80- 2.10m clayey SAND: fine to medium grained, light brown, 25-30% clay, moist
2.10m+ Hole terminated at required depth 2.10m.

Groundwater was not encountered in any of the test holes.



SITE AND SOIL EVALUATION REPORT

Soil Category:
(as stated in AS/NZS 1547-2000)

1,284,556

Geology:

Modified Emerson Test Required

Quaternary sediments.

No

If Yes, Emerson Class NoO. ......... ............

Slope:

Drainage lines / water courses:

Vegetation:

Site History: (land use)

Aspect:

Pre-dominant wind direction:

Site Stability:  Will on-site wastewater disposal affect site stability?

Is geological advice required?

Drainage/Groundwater:

Depth to seasonal groundwater (m):

Are surface or sub-surface drains required upslope of the land application area

Water Supply:

Rainwater Tanks

Date of Site Evaluation:

Weather Conditions:

6-9 degrees

Nil

Grass, semi-mature trees

Vacant block / grazing?

W/SW

Northwest to southwest

No

No

Not encountered

Not Encountered

Yes

28/3/2025

Fine




CONDITIONS OF INVESTIGATION

This report remains the property of Rock Solid Geotechnics Pty. Ltd. (RSG). It must not be reproduced in part or full, or used for
any other purpose without written permission of this company. The investigations have been conducted, & the report prepared,
for the sole use of the client or agent mentioned on the cover page. Where the report is to be used for any other purpose RSG
accepts no responsibility for such other use. The information in this report is current and suitable for use for a period of two
years from the date of production of the report, after which time it cannot be used for Building or Development Application.

This report should not be used for submission for Building or Development Application until RSG has been paid in full for its
production. RSG accepts no liability for the contents of this report until full payment has been received.

The results & interpretation of conditions presented in this report are current at the time of the investigation only. The
investigation has been conducted in accordance with the specific client's requirements &/or with their servants or agent’'s

instructions.

This report contains observations & interpretations based often on limited subsurface evaluation. Where interpretative
information or evaluation has been reported, this information has been identified accordingly & is presented based on
professional judgement. RSG does not accept responsibility for variations between interpreted conditions & those that may be

subsequently revealed by whatever means.

Due to the possibility of variation in subsurface conditions & materials, the characteristics of materials can vary between sample
& observation sites. RSG takes no responsibility for changed or unexpected variations in ground conditions that may affect any
aspect of the project. The classifications in this report are based on samples taken from specific sites. The information is not
transferable to different sites, no matter how close (ie. if the development site is moved from the original assessment site an

additional assessment will be required).

Itis recommended to notify the author should it be revealed that the sub-surface conditions differ from those presented in this

report, so additional assessment & advice may be provided.

Copyright: The concepts & information contained in this report are the Copyright of Rock Solid Geotechnics Pty. Ltd.

()
PETER HOFTO
ROCK SOLID GEOTECHNICS PTY LTD
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| TASMANIAN PLAMNING COMMISSION

-— - ——

| Form No. 1

J
Owners’ consent
Requests for amendments of a planning scheme or Local Provisions Schedule and applications for
combined permits require owners’ consent. This form must be completed if the person making the
request is not the owner, or the sole owner.

The person making the request must clearly demonstrate that all owners have consented.

Please read the notes below to assist with filling in this form.

1. Request made by:

Name(s): Ireneinc Planning & Urban Design

Email address planning@ireneinc.com.au

Contact number: 03 6234 9281

2. Site address:
Address:

Primrose Sands Road
PRIMROSE SANDS

Property identifier (folio of the Register for all lots, PIDs, or affected lot numbers on a strata plan):

C.T.139347/1




3. Consent of registered land owner(s):

Every owner, joint or part owner of the land to which the application relates must sign this form (or
a separate letter signed by each owner is to be attached).

Consent to this request for a draft amendment/and combined permit application is given by:

Registered owner: | Boland Development Co. Pty Ltd

Property identifier (folio of the Register for all lots, PIDs, or affected lot numbers on a strata plan):

C.T.139347/1

Yerz=n, Swmimos

Position ¢
(if applicable): S TR ETA R\ ) Bl RTCAD f\
Signature: { Date:
m 26™ May wns
o .0 s
Registered owner N
(please print): Aol Add ‘k\lé' Lapment € § \ L

Property identifier (folio of the Register for all lots, PIDs, or affected lot numbers on a strata plan):

Position
(if applicable):

Signature:; Date:

Registered owner
(please print):

Property identifier (folio of the Register for all lots, PIDs, or affected lot numbers on a strata plan):

Position
(if applicable):

Signature: Date:




NOTES:
a. When is owners’ consent required?
Owners' consent is required for:

¢ amendments to an interim planning scheme or to a Local Provisions Schedule®; or
e combined permits and amendmentsZ2.

Owners’ consent must be provided before the planning authority determines to initiate, certify or
prepare the amendment.

b. Who can sign as owner?

Where an owner is a natural person they must generally sign the owner's consent form personally.

Where an owner is not a natural person then the signatory must be a person with legal authority to
sign, for example company director or company secretary.

If the person is acting on behalf of the owner under a legal authority, then they must identify their
position, for example trustee or under a power of attorney. Documentary evidence of that authority
must also be given, such as a full copy of the relevant Trust Deed, Power of Attorney, Grant of
Probate; Grant of Letters of Administration; Delegation etc.

Please attach additional pages or separate written authority as required.
c. Strata title lots

Permission must be provided for any affected lot owner and for common property for land undér a
strata title under the Strata Titles Act 1998. For common property, permission can be provided in one
of the following ways:

i. a letter affixed with the body corporate’s common seal, witnessed by at least two members of
the body corporate (unless there is only one member, in which case the seal must be
witnessed by that membeér) and which cites the date on which the body corporate or its
committee of management met and resolved to give its consent to the application: or,

ii.  the consent of each owner of each lot on the strata plan.
d. Companies

If the land is owned by a company the form is to be signed by a person with authority in accordance
with the Corporations Act 2001 (Cwih).

e. Associations

If the land is owned by an incorporated association the form is to be signed by a person with authority
in accordance with the rules of the association.

f. Council or the Crown

If the land is owned by a council or the Crown then form is to be signed by a person authorised by the
relevant council or, for Crown land, by the Minister responsible for the Crown land, or a duly
authorised delegate.

The name and positions of those signing must be provided.
Effective Date: September 2021

1 under section 33(1) of the former provisions of the Land Use Planning and Approvals Act 1993 or section 37 of the
current provisions.
2 under section 43A of the former provisions or section 40T of the current provisions of the Act
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