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1

1.1

CONFIRMATION OF MINUTES OF THE COMMITTEE

Confirmation of minutes

The Director Community Services reports as follows:
“The minutes of the previous meeting of the Development Support Special Committee
held on 12 June 2018 have already been circulated. The minutes are required to be
confirmed for their accuracy.
The Local Government (Meeting Procedures) Regulations 2015 provide that in
confirming the minutes of a meeting, debate is allowed only in respect of the accuracy
of the minutes.
A suggested resolution is submitted for consideration.”
◼ “That the minutes of the previous meeting of the Development Support Special Committee
held on 12 June 2018 be confirmed.”

2

2.1

MAYOR’S COMMUNICATIONS

Mayor’s communications

The Mayor reports as follows:
“Under the terms of appointment of the Development Support Special Committee, it
acts in agreed circumstances as if it were the Council and, accordingly, as a planning
authority under the Land Use Planning and Approvals Act 1993.
Members are reminded that the Local Government (Meeting Procedures) Regulations
2015 provide that the general manager is to ensure that the reasons for a decision by
a council acting as a planning authority are recorded in the minutes.
In the event that items listed for consideration are referred, under the terms of the
Committee’s appointment, to the Council (e.g. any matter the Committee cannot
determine unanimously), or if the Committee is unable to make a determination within
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the relevant statutory time limit, such items will be referred to a meeting of the
Council for a decision.
A suggested resolution is submitted for consideration.”
◼ “That the Mayor’s report be received.”

3

3.1

DECLARATIONS OF INTEREST

Declarations of interest

The Mayor reports as follows:
“Members are requested to indicate whether they have, or are likely to have, a
pecuniary (or conflict of) interest in any item on the agenda.”
The Director Community Services reports as follows:
“The Local Government Act 1993 provides that a member must not participate at any
meeting of a special committee in any discussion, nor vote on any matter, in respect
of which the member has an interest or is aware or ought to be aware that a close
associate has an interest.
Members are invited at this time to declare any interest they have on matters to be
discussed at this meeting. If a declaration is impractical at this time, it is to be noted
that a member must declare any interest in a matter before any discussion on that
matter commences.
All interests declared will be recorded in the minutes at the commencement of the
matter to which they relate.”

4
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4

4.1

ADJOURNMENT OF MEETING

Adjournment of meeting

The Mayor reports as follows:
“In order to effectively consider the reports before this meeting of the Committee it
is appropriate that I adjourn the meeting to enable the related documents to be
workshopped prior to resumption of the meeting and formal resolution of the agenda
items.”

5

5.1

DEPUTATIONS

Deputations

The Director Community Services reports as follows:
“No requests for deputations to address the meeting or to make statements or deliver
reports have been made.”
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6

6.1

OPEN REPORTS

Residential (dwelling and outbuilding) – proximity to a rail line and Utility zone,
variation to rear and side boundary setbacks and variation to privacy standards at
7 Phoenix Court, Ulverstone - Application No. DA2018016

The Director Community Services reports as follows:
“The Land Use Planning Group Leader has prepared the following report:
‘DEVELOPMENT APPLICATION NO.:

PROPOSAL:

APPLICANT:
LOCATION:
ZONE:
PLANNING INSTRUMENT:

DA2018016
Residential (dwelling and outbuilding) –
proximity to a rail line and Utility zone,
variation to rear and side boundary
setbacks and variation to privacy
standards
Oramatis Studio
7 Phoenix Court, Ulverstone
General Residential

Central Coast Interim Planning Scheme
2013 (the Scheme)

ADVERTISED:
REPRESENTATIONS EXPIRY DATE:
REPRESENTATIONS RECEIVED:
42-DAY EXPIRY DATE:
DECISION DUE:

4 August 2018
20 August 2018
One
11 September 2018
10 September 2018

PURPOSE
The purpose of this report is to consider an application to construct a
484.42m2 two-storey, four-bedroom dwelling on General Residential land at
7 Phoenix Court, Ulverstone.
Application is also made for a 60m2 outbuilding (shed) that would be
constructed on the rear boundary of the lot.
Accompanying the report are the following documents:

.
.
.
.
.

6
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Annexure
Annexure
Annexure
Annexure
Annexure

1
2
3
4
5

–
–
–
–
–

location plan;
application documentation;
representation;
TasWater Submission to planning Authority Notice; and
photographs.
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BACKGROUND
Development description –
The development would result in a 484.42m2 two-storey, four-bedroom
dwelling and 60m2 shed.
The ground level floor plan comprises an open plan living/kitchen/dining
area, a two car internal garage and a north facing 117.23m2 alfresco deck
area. The upper level of the dwelling would comprise a master bedroom with
private sitting/lounge area, ensuite, walk-in wardrobe and a small north
facing deck, accessed via the bedroom. The dwelling would be clad with a
combination of brick, timber and Colorbond materials.

Site description and surrounding area –
The 1,146m2 allotment is located in central Ulverstone in a residential estate
that was registered in 2014. The site is an internal ‘triangle’ shaped allotment
that adjoins a Utility zone on the eastern rear boundary. The Utility zone
accommodates the Western Rail line. The land is flat and accommodates a
TasWater sewer line in a 3m wide easement that runs parallel to the southwestern side boundary of the lot. A second 3m wide drainage easement
transects the far north-eastern corner of the site.
The land has some development constraints, given the unusual shape of the
lot, the presence of the two infrastructure easements transecting the site and
proximity to the Western Rail line.
Surrounding land is zoned General Residential and is characterised by single
dwelling development.
The land is connected to reticulated stormwater, sewer and water systems.

History –
No history relevant to this application.

DISCUSSION
The following table is an assessment of the relevant Scheme provisions:
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General Residential
CLAUSE

COMMENT

10.3.1 Discretionary Permit Use
10.3.1-(P1) Discretionary permit use must:

Not applicable.

(a)

be consistent with local area objectives;

Residential use is Permitted.

(b)

be consistent with any applicable desired future character
statement; and

(c)

minimise likelihood for adverse impact on amenity for use
on adjacent land in the zone.

10.3.2 Impact of Use
10.3.2-(A1) Permitted non-residential use must adjoin at least
one residential use on the same street frontage.

Not applicable.

10.3.2-(A2) Permitted non-residential use must not generate
more than 40 average daily vehicle movements.

Not applicable.

8
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10.3.2-(A3) Other than for emergency services, residential, and
visitor accommodation, hours of operation must be between
6.00am and 9.00pm.

Not applicable.
Use is residential.

10.4.1 Residential density for multiple dwellings
10.4.1-(A1) Multiple dwellings must have a site area per dwelling
of not less than:
(a)

325m2;

(b)

if within a density area specified in Table 10.4.1 below and
shown on the planning scheme maps, that specified for
the density area.

Not applicable.
Not an application for multiple dwellings.

or

10.4.2 Setbacks and building envelope for all dwellings
10.4.2-(A1) Unless within a building area, a dwelling, excluding
protrusions (such as eaves, steps, porches, and awnings) that
extend not more than 0.6m into the frontage setback, must have
a setback from a frontage that is:

(a)

Compliant. Development would be setback 45m from
Phoenix Court – primary frontage.

(b)

Not applicable. No secondary frontage.

(a)

(c)

Not applicable. Satisfied by (a).

(d)

Not applicable. Land does not abut the Bass Highway.

if the frontage is a primary frontage, at least 4.5m, or, if
the setback from the primary frontage is less than 4.5m,
not less than the setback, from the primary frontage, of
any existing dwelling on the site; or
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(b)

if the frontage is not a primary frontage, at least 3.0m, or,
if the setback from the frontage is less than 3.0m, not less
than the setback, from a frontage that is not a primary
frontage, of any existing dwelling on the site; or

(c)

if for a vacant site with existing dwellings on adjoining
sites on the same street, not more than the greater, or less
than the lesser, setback for the equivalent frontage of the
dwellings on the adjoining sites on the same street; or

(d)

if the development is on land that abuts a road specified
in Table 10.4.2, at least that specified for the road.

10.4.2-(A2) A garage or carport must have a setback from a
primary frontage of at least:

(a)

Compliant. Garage would be setback 45m from Phoenix
Court.

(a)

5.5m, or alternatively 1.0m behind the façade of the
dwelling; or

(b)

Not applicable. Satisfied by (a).

(c)

Not applicable. Satisfied by (a).

(b)

the same as the dwelling façade, if a portion of the
dwelling gross floor area is located above the garage or
carport; or

(c)

1.0m, if the natural ground level slopes up or down at a
gradient steeper than 1 in 5 for a distance of 10.0m from
the frontage.

10
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10.4.2-(A3) A dwelling, excluding outbuildings with a building
height of not more than 2.4m and protrusions (such as eaves,
steps, porches, and awnings) that extend not more than 0.6m
horizontally beyond the building envelope, must:
(a)

Compliant. Dwelling would be contained within required
frontage setback and building envelope.

(a)(ii)

Non-compliant. Outbuilding would be constructed on the
rear boundary that adjoins the Utility zone.

be contained within a building envelope (refer to Diagrams
10.4.2A, 10.4.2B, 10.4.2C and 10.4.2D) determined by:
(i)

(ii)

(b)

(a)(i)

a distance equal to the frontage setback or, for an
internal lot, a distance of 4.5m from the rear
boundary of a lot with an adjoining frontage; and
projecting a line at an angle of 45 degrees from the
horizontal at a height of 3.0m above natural
ground level at the side boundaries and a distance
of 4.0m from the rear boundary to a building
height of not more than 8.5m above natural ground
level; and

Refer to “Issues” section of this report.
(b)(i)

Not applicable. No buildings on adjoining lots.

(b)(ii)

Compliant. Internal garage would be within 1m of the
northern side boundary for a length of 7m. Upper level
concrete deck would be setback 2m from northern side
boundary and outbuilding would be setback 3.36m from the
south-western side boundary.

only have a setback within 1.5m of a side boundary if the
dwelling:
(i)

does not extend beyond an existing building built
on or within 0.2m of the boundary or the adjoining
lot; or
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(ii)

does not exceed a total length of 9.0m or onethird the length of the side boundary (whichever is
the lesser).

10.4.3 Site coverage and private open space for all dwellings
10.4.3-(A1) Dwellings must have:

(a)

Compliant. Site coverage of proposed development would
be 42%.

(b)

Not applicable.
proposed.

(c)

Compliant. Area free from impervious surfaces would be
approximately 48%.

10.4.3-(A2) A dwelling must have an area of private open space
that:

(a)(i)

Compliant. The dwelling would have ample open space
area, exceeding 24m2.

(a)

is in one location and is at least:

(a)(ii)

Not applicable. Not a multiple dwelling.

(i)

(b)(i)

Compliant. Private open space area would have a minimum
horizontal dimension of 15m.

(b)(ii)

Not applicable. Satisfied by (b)(i).

(a)

a site coverage of not more than 50% (excluding eaves up
to 0.6m); and

(b)

for multiple dwellings, a total area of private open space of
not less than 60.0m2 associated with each dwelling, unless
the dwelling has a finished floor level that is entirely more
than 1.8m above the finished ground level (excluding a
garage, carport or entry foyer); and

(c)

12

No

multiple

dwelling

development

a site area of which at least 25% of the site area is free
from impervious surfaces.

⚫

24.0m2; or
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(ii)

(b)

12.0m2, if the dwelling is a multiple dwelling with a
finished floor level that is entirely more than 1.8m
above the finished ground level (excluding a
garage, carport or entry foyer); and

has a minimum horizontal dimension of:
(i)

4.0m; or

(ii)

2.0m, if the dwelling is a multiple dwelling with a
finished floor level that is entirely more than 1.8m
above the finished ground level (excluding a
garage, carport or entry foyer); and

(c)

is directly accessible from, and adjacent to, a habitable
room (other than a bedroom); and

(d)

is not located to the south, south-east or south-west of
the dwelling, unless the area receives at least three hours
of sunlight to 50% of the area between 9.00am and
3.00pm on 21 June; and

(e)

is located between the dwelling and the frontage, only if
the frontage is orientated between 30 degrees west of
north and 30 degrees east of north, excluding any
dwelling located behind another on the same site; and

(c)

Compliant. Private open space would be directly accessible
from habitable rooms.

(d)

Compliant. Private open space areas are to the north and
north-east of the dwelling.

(e)

Compliant. Private open space is not located between the
dwelling and the primary frontage.

(f)

Compliant. Land is flat.

(g)

Compliant. Private open space areas are clear of vehicle
access and parking areas.
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(f)

has a gradient not steeper than 1 in 10; and

(g)

is not used for vehicle access or parking.

10.4.4 Sunlight and overshadowing for all dwellings
10.4.4-(A1) A dwelling must have at least one habitable room
(other than a bedroom) in which there is a window that faces
between 30 degrees west of north and 30 degrees east of north
(see Diagram 10.4.4A).

Compliant.

10.4.4-(A2) A multiple dwelling that is to the north of a window
of a habitable room (other than a bedroom) of another dwelling
on the same site, which window faces between 30 degrees west of
north and 30 degrees east of north (see Diagram 10.4.4A), must
be in accordance with (a) or (b), unless excluded by (c):

Not applicable.

(a)

14

The multiple dwelling is contained within a line projecting
(see Diagram 10.4.4B):

⚫

(i)

at a distance of 3.0m from the window; and

(ii)

vertically to a height of 3.0m above natural ground
level and then at an angle of 45 degrees from the
horizontal.
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Not multiple dwelling development.
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(b)

The multiple dwelling does not cause the habitable room
to receive less than three hours of sunlight between
9.00am and 3.00pm on 21 June.

(c)

That part, of a multiple dwelling, consisting of:
(i)

an outbuilding with a building height no more than
2.4m; or

(ii)

protrusions (such as eaves, steps, and awnings)
that extend no more than 0.6m horizontally from
the multiple dwelling.

10.4.4-(A3) A multiple dwelling, that is to the north of the private
open space, of another dwelling on the same site, required in
accordance with A2 or P2 of subclause 10.4.3, must be in
accordance with (a) or (b), unless excluded by (c):
(a)

Not applicable.
Not multiple dwelling development.

The multiple dwelling is contained within a line projecting
(see Diagram 10.4.4C):
(i)

at a distance of 3.0m from the northern edge of the
private open space; and

(ii)

vertically to a height of 3.0m above natural ground
level and then at an angle of 45 degrees from the
horizontal.
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(b)

The multiple dwelling does not cause 50% of the private
open space to receive less than three hours of sunlight
between 9.00am and 3.00pm on 21 June.

(c)

That part, of a multiple dwelling, consisting of:
(i)

an outbuilding with a building height no more than
2.4m; or

(ii)

protrusions (such as eaves, steps, and awnings)
that extend no more than 0.6m from the multiple
dwelling.

10.4.5 Width of openings for garages and carports for all dwellings
10.4.5-(A1) A garage or carport within 12.0m of a primary
frontage (whether the garage or carport is free-standing or part
of the dwelling) must have a total width of openings facing the
primary frontage of not more than 6.0m or half the width of the
frontage (whichever is the lesser).

Not applicable. Garage is setback 45m from Phoenix Court.

10.4.6 Privacy for all dwellings
10.4.6-(A1) A balcony, deck, roof terrace, parking space, or
carport (whether freestanding or part of the dwelling), that has a
finished surface or floor level more than 1.0m above natural
ground level must have a permanently fixed screen to a height of
at least 1.7m above the finished surface or floor level, with a
uniform transparency of no more than 25%, along the sides
facing a:
16
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Non-compliant. Upper level balcony would be setback 2m
from the northern side boundary. The proposed deck would
not incorporate a permanently fixed screen 1.7m above
floor level along this elevation.
Refer to “Issues” section of this report.
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(a)

side boundary, unless the balcony, deck, roof terrace,
parking space, or carport has a setback of at least 3.0m
from the side boundary; and

(b)

rear boundary, unless the balcony, deck, roof terrace,
parking space, or carport has a setback of at least 4.0m
from the rear boundary; and

(c)

dwelling on the same site, unless the balcony, deck, roof
terrace, parking space, or carport is at least 6.0m:
(i)

from a window or glazed door, to a habitable room
of the other dwelling on the same site; or

(ii)

from a balcony, deck, roof terrace or the private
open space, of the other dwelling on the same site.

10.4.6–(A2) A window or glazed door, to a habitable room, of a
dwelling, that has a floor level more than 1.0m above the natural
ground level, must be in accordance with (a), unless it is in
accordance with (b):
(a)

The window or glazed door:
(i)

is to have a setback of at least 3.0m from a side
boundary; and

(ii)

is to have a setback of at least 4.0m from a rear
boundary; and

(b)

Not applicable.
standard.

Dwelling meets rear boundary setback

(c)(i)

Not applicable. Not a multiple dwelling.

(c)(ii)

Not applicable. Not a multiple dwelling.

(a)(i)

Compliant. Habitable rooms are setback 3m from northern
side boundary.

(a)(ii)

Compliant. Habitable rooms would be setback 6.8m from
rear boundary.

(a)(iii) Not applicable. Not a multiple dwelling.
(a)(iv) Not applicable. Not a multiple dwelling.
(b)(i)

Not applicable. Satisfied by (a).
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(iii)

(iv)

(b)

18

if the dwelling is a multiple dwelling, is to be at
least 6.0m from a window or glazed door, to a
habitable room, of another dwelling on the same
site; and
if the dwelling is a multiple dwelling, is to be at
least 6.0m from the private open space of another
dwelling on the same site.

The window or glazed door:

⚫

(i)

is to be offset, in the horizontal plane, at least
1.5m from the edge of a window or glazed door,
to a habitable room of another dwelling; or

(ii)

is to have a sill height of at least 1.7m above the
floor level or has fixed obscure glazing extending
to a height of at least 1.7 m above the floor level;
or

(iii)

is to have a permanently fixed external screen for
the full length of the window or glazed door, to a
height of at least 1.7m above floor level, with a
uniform transparency of not more than 25%.
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Not applicable. Satisfied by (a).

(b)(iii) Not applicable. Satisfied by (a).
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10.4.6-(A3) A shared driveway or parking space (excluding a
parking space allocated to that dwelling) must be separated from
a window, or glazed door, to a habitable room of a multiple
dwelling by a horizontal distance of at least:
(a)

2.5m; or

(b)

1.0m if:
(i)

(ii)

Not applicable.
No shared driveway or parking spaces.

it is separated by a screen of at least 1.7m in
height; or
the window, or glazed door, to a habitable room
has a sill height of at least 1.7m above the shared
driveway or parking space, or has fixed obscure
glazing extending to a height of at least 1.7m
above the floor level.

10.4.7 Frontage fences for all dwellings
10.4.7-(A1) A fence (including a free-standing wall) within 4.5m
of a frontage must have a height above natural ground level of
not more than:
(a)

1.2m if the fence is solid; or

(b)

1.8m, if any part of the fence that is within 4.5m of a
primary frontage has openings above a height of 1.2m
which provide a uniform transparency of not less than 30%
(excluding any posts or uprights).

Not applicable.
No front fence proposed.
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10.4.8 Waste storage for multiple dwellings
10.4.8-(A1) A multiple dwelling must have a storage area, for
waste and recycling bins, that is an area of at least 1.5m2 per
dwelling and is within one of the following locations:
(a)

in an area for the exclusive use of each dwelling,
excluding the area in front of the dwelling; or

(b)

in a communal storage area with an impervious surface
that:
(i)

has a setback of at least 4.5m from a frontage;
and

(ii)

is at least 5.5m from any dwelling; and

(ii)

is screened from the frontage and any dwelling by
a wall to a height of at least 1.2m above the
finished surface level of the storage area.

Not applicable.
Not multiple dwelling development.

10.4.9 Suitability of a site or lot for use or development
10.4.9-(A1) A site or each lot on a plan of subdivision must:

(a)

Compliant. Site area is 1,146m².

(a)

have an area of not less than 330m2 excluding any access
strip; and

(b)(i)

(b)

if intended for a building, contain a building area of not
less than 10.0m x 15.0m:

Non-compliant.
The dwelling would not satisfy side
boundary setback for the upper level deck and the
outbuilding would be constructed to the rear boundary.

20
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(i)

clear of any applicable setback from a frontage,
side or rear boundary;

(b)(ii)

Non-compliant. Outbuilding would be constructed on the
Utility zone boundary.

(ii)

clear of any applicable setback from a zone
boundary;

(iii)

clear of any registered easement;

(iv)

clear of any registered right of way benefiting
other land;

(v)

clear of any restriction imposed by a Utility;

(vi)

not including an access strip;

(b)(vi) Compliant. Development would be clear of access strip.

(vii)

accessible from a frontage or access strip; and

(b)(vii) Compliant. Land is accessible from Phoenix Court.

(viii)

if a new residential lot, with a long axis within the
range 30 degrees east of north and 20 degrees
west of north.

(b)(viii) Not applicable. Not a new residential lot.

Refer to “Issues” section of this report.
(b)(iii) Compliant.
easements.

Development would be clear of registered

(b)(iv) Not applicable. No registered right of way.
(b)(v)

Compliant. Development would be clear of TasWater sewer
line and drainage easement.

10.4.9-(A2) A site or each lot on a subdivision plan must have a
separate access from a road -

(a)

Compliant.
Phoenix Court.

Existing

access

(a)

across a frontage over which no other land has a right of
access; and

(b)

Not applicable. Satisfied by (a).

(c)(i)

Not applicable. Satisfied by (a).

(b)

if an internal lot, by an access strip connecting to a
frontage over land not required as the means of access to
any other land; or

(c)(ii)

Not applicable. Satisfied by (a).

and

frontage
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(c)

(d)

by a right of way connecting to a road -

(d)(i)

Compliant. Width of primary frontage is 7m.

(i)

over land not required as the means of access to
any other land; and

(d)(ii)

Not applicable.
development.

(ii)

not required to give the lot of which it is a part the
minimum properties of a lot in accordance with
the acceptable solution in any applicable standard;
and

(e)

Compliant.
Site
Phoenix Court.

has

existing

legal

with a width of frontage and any access strip or right of
way of not less than (i)

3.6m for a single dwelling development; or

(ii)

6.0m for multiple dwelling development or
development for a non-residential use; and

the relevant road authority in accordance with the Local
Government (Highways) Act 1982 or the Roads and Jetties
Act 1935 must have advised it is satisfied adequate
arrangements can be made to provide vehicular access
between the carriageway of a road and the frontage,
access strip or right of way to the site or each lot on a
proposed subdivision plan.

(e)

10.4.9-(A3) A site or each lot on a plan of subdivision must be
capable of connecting to a water supply provided in accordance
with the Water and Sewerage Industry Act 2008.

22

Not multiple dwelling or non-residential
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The site is connected to the reticulated water system.

access
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10.4.9-(A4) A site or each lot on a plan of subdivision must be
capable of draining and disposing of sewage and wastewater to
a sewage system provided in accordance with the Water and

Compliant.
The site is connected to the reticulated sewerage system.

Sewerage Industry Act 2008.
10.4.9-(A5) A site or each lot on a plan of subdivision must be
capable of draining and disposing of stormwater to a
stormwater system provided in accordance with the Urban

Compliant.
The site is connected to the reticulated stormwater system.

Drainage Act 2013.
10.4.10 Dwelling density for single dwelling development
10.4.10-(A1)
(a)

(a)(i)

Compliant. Site area is 1,146m2.

The site area per dwelling for a single dwelling must (i)

be not less than 325m2.

10.4.11 Development other than a single or multiple dwelling
10.4.11.1 Location and configuration of development
10.4.11.1-(A1) The wall of a building must be set back from a
frontage (a)

not less than 4.5m from a primary frontage; and

(b)

not less than 3.0m from any secondary frontage; or

Not applicable.
Proposed development is residential.
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(c)

not less than and not more than the setbacks for any
existing building on adjoining sites;

(d)

not less than for any building retained on the site;

(e)

in accordance with any building area shown on a sealed
plan; or

(f)

not less than 50.0m if the site abuts the Bass Highway.

10.4.11.1-(A2) All buildings must be contained within a building
envelope determined by (a)

the applicable frontage setback;

(b)

a distance of not less than 4.0m from the rear boundary or
if an internal lot, a distance of 4.5m from the boundary
abutting the rear boundary of the adjoining frontage site;

(c)

projecting a line at an angle of 45 degrees from the
horizontal at a height of 3.0m above natural ground level
at each side boundary and at a distance of 4.0m from the
rear boundary to a building height of not more than 8.5m
above natural ground level if walls are setback -

24
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(i)

not less than 1.5m from each side boundary; or

(ii)

less than 1.5m from a side boundary if -
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Not applicable.
Proposed development is residential.
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(d)

a.

built against an existing wall of an adjoining
building; or

b.

the wall or walls i.

have the lesser of a total length of
9.0m or one-third of the boundary
with the adjoining land;

ii.

there is no door or window in the
wall of the building; and

iii.

overshadowing does not result in
50% of the private open space of an
adjoining dwelling receiving less
than 3 hours of sunlight between
9.00am and 3.00pm on 21 June.

in accordance with any building envelope shown on a
sealed plan of subdivision.

10.4.11.1-(A3) Site coverage must:
(a)

not be more than 50%; or

(b)

not be more than any building area shown on a sealed
plan.

Not applicable.
Proposed development is residential.
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10.4.11.1-(A4) A garage, carport or external parking area and
any area for the display, handling, or storage of goods, materials
or waste, must be located behind the primary frontage of a
building.

Not applicable.

10.4.11.1-(A5) Other than for a dwelling, the total width of
openings in the frontage elevation of a garage or carport (whether
freestanding or part of any other building) must be the lesser of:

Not applicable.

(a)

6.0m; or

(b)

half the width of the frontage.

Proposed development is residential.

Proposed development is residential.

10.4.11.2 Visual and acoustic privacy for residential development
10.4.11.2-(A1) A door or window to a habitable room or any
part of a balcony, deck, roof garden, parking space or carport of a
building must:
(a)

26

if the finished floor level is more than 1.0m above natural
ground level:

⚫

(i)

be not less than 6.0m from any door, window,
balcony, deck, or roof garden in a dwelling on the
same site;

(ii)

be not less than 3.0m from a side boundary;

(iii)

be not less than 4.0m from a rear boundary; and
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Not applicable.
Proposed development is residential.
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(iv)

(b)

if an internal lot, be not less than 4.5m from the
boundary abutting a rear boundary of an adjacent
frontage site; or

if less than the setbacks in clause A1(a):
(i)

be off-set by not less than 1.5m from the edge of
any door or window of another dwelling;

(ii)

have a window sill height of not less than 1.8m
above floor level;

(iii)

have fixed glazing or screening with a uniform
transparency of not more than 25% in that part of a
door or window less than 1.7m above floor level; or

(iv)

have a fixed and durable external screen other
than vegetation of not less than 1.8m height above
the floor level with a uniform transparency of not
more than 25% for the full width of the door,
window, balcony, deck, roof garden, parking space,
or carport.

10.4.11.2-(A2) An access strip or shared driveway, including
any pedestrian pathway and parking area, must be separated by a
distance of not less than 1.5m horizontally and 1.5m vertically
from the door or window to a dwelling or any balcony, deck, or
roof garden in a dwelling.

Not applicable.
Proposed development is residential.
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10.4.11.3 Frontage fences
10.4.11.3-(A1) The height of a fence, including any supporting
retaining wall, on or within a frontage setback must be:
(a)

not more than 1.2m if the fence is solid; or

(b)

not more than 1.8m provided that part of the fence
above 1.2m has openings that provide a uniform
transparency of not less than 30%.

Not applicable.
Proposed development is residential.

10.4.12 Setback of development for sensitive use
10.4.12-(A1) A building containing a sensitive use must be
contained within a building envelope determined by:
(a)

the setback distance from the zone boundary as shown in
the Table to this clause; and

(b)

projecting upward and away from the zone boundary at an
angle of 45 degrees above the horizontal from a wall
height of 3.0m at the required setback distance from the
zone boundary.

10.4.12-(A2) Development for a sensitive use must be not less
than 50.0m from:
(a)

28
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(a)

Non-compliant. Dwelling would be setback 6.8m to Utility
zone boundary. The Scheme requires 10m.

(b)

Non-compliant. Building envelope of dwelling would be
6.8m to Utility zone boundary. The Scheme requires 10m.
Refer to “Issues” section of this report.

(a)

Compliant. Development would be approximately 1.48km
from the Bass Highway.

________________________________________________________________________________________________________________________

(b)

a railway;

(c)

land designated in the planning scheme for future road or
rail purposes; or

(d)

a proclaimed wharf area.

(b)

Compliant. Development would be approximately 6.8m
from a railway line.

(c)

Not applicable. No land designated for future road or rail.

(d)

Not applicable. The nearest proclaimed wharf area is in
Devonport approximately 15km to the east.

10.4.13 Subdivision
10.4.13-(A1) Each new lot on a plan of subdivision must be –

Not applicable.

(a)

intended for residential use;

No subdivision proposed.

(b)

a lot required for public use by the State government, a
Council, a Statutory authority or a corporation all the
shares of which are held by or on behalf of the State, a
Council or by a Statutory authority.

10.4.13-(A2) A lot, other than a lot to which A1(b) applies, must
not be an internal lot

Not applicable.
No subdivision proposed.

10.4.14 Reticulation of an electricity supply to new lots on a plan of subdivision
10.4.14-(A1) Electricity reticulation and site connections must be
installed underground.

Not applicable.
No subdivision proposed.
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CODES
E1 Bushfire-Prone Areas Code

Not applicable. Not a subdivision, hazardous or vulnerable use.

E2 Airport Impact Management Code

Not applicable. No Code in the Scheme.

E3 Clearing and Conversion of Vegetation Code

Not applicable. No clearing or conversion of vegetation.

E4 Change in Ground Level Code

Not applicable. No change in ground level greater than 1m or
retaining walls closer than 1m and higher than 0.5m.

E5 Local Heritage Code

Not applicable. No Local Heritage Code in the Scheme.

E6 Hazard Management Code

Not applicable. Not within a hazard mapped area.

E7 Sign Code

Not applicable. No signage proposed.

E8 Telecommunication Code

Not applicable. No telecommunications proposed.

E9 Traffic Generating Use and Parking Code
E9.2 Application of this Code

Code applies to all development.

E9.4 Use or development exempt from this Code

Not exempt.
No Local Area Parking Scheme applies to the site.
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E9.5 Use Standards
E9.5.1 Provision for parking
E9.5.1-(A1) Provision for parking must be:
(a)

the minimum number of on-site vehicle parking spaces
must be in accordance with the applicable standard for

(a)

Compliant. Table E9A requires two car parking spaces for a
residential dwelling.

Development comprises an internal

two car garage.

the use class as shown in the Table to this Code;
E9.5.2 Provision for loading and unloading of vehicles
E9.5.2-(A1) There must be provision within a site for:
(a)

on-site loading area in accordance with the requirement
in the Table to this Code; and

(b)

passenger vehicle pick-up and set-down facilities for
business, commercial, educational and retail use at the
rate of one space for every 50 parking spaces.

Not applicable for the development of a single dwelling.

E9.6 Development Standards
E9.6.2 Design of vehicle parking and loading areas
E9.6.2 A1.1 All development must provide for the collection,
drainage and disposal of stormwater; and

Compliant by a Condition to be placed on the Permit.
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E9.6.2 A1.2 Other than for development for a single dwelling in
the General Residential, Low Density Residential, Urban Mixed Use
and Village zones, the layout of vehicle parking area, loading
area, circulation aisle and manoeuvring area must (a)

Be in accordance with AS/NZS 2890.1 (2004) - Parking
Facilities – Off-Street Car Parking;

(b)

Be in accordance with AS/NZS 2890.2 (2002) Parking
Facilities – Off-Street Commercial Vehicles;

(c)

Be in accordance with AS/NZS 2890.3 (1993) Parking
Facilities - Bicycle Parking Facilities;

(d)

Be in accordance with AS/NZS 2890.6 Parking Facilities Off-Street Parking for People with Disabilities;

(e)

Each parking space must be separately accessed from the
internal circulation aisle within the site;

(f)

Provide for the forward movement and passing of all
vehicles within the site other than if entering or leaving a
loading or parking space; and

(g)

Be formed and constructed with compacted sub-base and
an all-weather surface.
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Not applicable for the development of a single dwelling.

________________________________________________________________________________________________________________________

E9.6.2-(A2) Design and construction of an access strip and
vehicle circulation, movement and standing areas for use or
development on land within the Rural Living, Environmental
Living, Open Space, Rural Resource, or Environmental
Management zones must be in accordance with the principles and
requirements for in the current edition of Unsealed Roads Manual
– Guideline for Good Practice ARRB.

Not applicable.

E10 Water and Waterways Code

Not applicable. Site is approximately 440m off Bass Strait.

Specific Area Plans

No Specific Area Plans apply to this location.

Land is zoned General Residential.
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Issues –
1

Setback of outbuilding from the rear boundary The Scheme’s Acceptable Solution 10.4.2-(A3) requires that a
dwelling, including outbuildings with a wall height greater than
2.4m, be contained within a building envelope incorporating a
setback distance of 4m from the rear boundary of a lot. The
proposal seeks a variation to this standard.
The proposed outbuilding would be located on the eastern rear
boundary of the allotment. The proposed setback means the
building would protrude outside the standard building envelope.
Performance Criteria 10.4.2-(P3) requires that the siting and scale
of a dwelling (including outbuildings) must:
(a)

(b)

not cause unreasonable loss of amenity by
(i)

reduction of sunlight to a habitable room of a
dwelling on an adjoining lot; or

(ii)

overshadowing the private open space of a dwelling
on an adjoining lot; or

(iii)

overshadowing of an adjoining vacant lot; or

(iv)

visual impacts caused by the apparent scale, bulk or
proportions of the dwelling when viewed from an
adjoining lot; and

provide separation between dwellings on adjoining lots that
is compatible with the prevailing in the surrounding area.

The proposal only has to satisfy either (i), (ii), (iii) or (iv) and must
satisfy (b) for this Performance Criteria.

Overshadowing The proposed construction of the outbuilding to the eastern rear
boundary would not have a material overshadowing impact on
adjoining allotments. The land at 7 Phoenix Court adjoins a Utility
zone to the east/south-east that accommodates the Western Rail
line. Any shadow effect after 12 noon would primarily fall on TasRail
land. A portion of morning shadow would fall on the adjoining
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allotment to the south-west, 6 Phoenix Court. However, the rear
portion of land at 6 Phoenix Court accommodates sewer and
stormwater infrastructure and the construction of a habitable
dwelling on that portion of the lot would be unlikely.
Subsequently, any morning overshadowing that did occur would not
result in an unreasonable loss of sunlight to habitable rooms or
north facing private open space areas of adjoining property.

Visual Impact The outbuilding would have a final wall height of 2.7m when viewed
from adjoining land to the south-west. It is considered the location
would not impose a negative visual impact, over and above the
height of a standard outbuilding in this location.

Pattern of Separation The pattern of separation between residential buildings would not
be materially different to other urban residential development
approved in this area. Dwellings and associated outbuildings in the
area are constructed to achieve maximum site coverage and have
also sought, and have been granted, variations to rear boundary line
setbacks, prior to construction. The proposed outbuilding would
not be disparate from the established pattern of development in the
Ulverstone urban area.
Note - even though only one aspect of part (a) for this Performance
Criteria needs to be satisfied for the development, all elements have
been addressed.

2

Privacy standards for upper level deck The Scheme’s Acceptable Solution 10.4.6-(A1) requires that
“a balcony, deck, roof terrace, parking space, or carport (whether
freestanding or part of the dwelling), that has a finished surface or
floor level more than 1.0m above natural ground level must have a
permanently fixed screen to a height of at least 1.7m above the
finished surface or floor level, with a uniform transparency of no
more than 25%, along the sides”.
The proposed upper level master bedroom has access to a north
facing deck that would be setback 2m from the northern side
boundary of adjoining land at 56 and 58 Water Street. The Scheme
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requires a 3m setback. No permanently fixed screen, 1.7m above
floor level along the north side of the deck, is proposed.
The Scheme’s Performance Criteria 10.4.6-(P1) requires that the
deck must be screened, or otherwise designed, to minimise
overlooking of:
(a)

a dwelling on an adjoining lot or its private open space; or

(b)

another dwelling on the same site or its private open space;
or

(c)

an adjoining vacant residential lot.

Allotments 56 and 58 Water Street are both vacant and are
orientated north/south, with the southern portion of the lots
adjoining 7 Phoenix Court. The proposed development would need
to satisfy 10.4.6-(P1)(c) as the other two options are not applicable.
The architect has proposed that the upper level deck have solid
balustrading constructed to a height of 1.2m (to approximately
chest height) above floor level. This would, in effect, screen the
bedroom from adjoining land and the deck itself would be private
when occupiers were sitting on the deck. A person standing on the
deck would have views projecting out to adjoining land and beyond
to parkland.
The proposed balustrading design is considered to be a reasonable
privacy solution, satisfying the Scheme’s Performance Criteria. Solid
balustrading 1.2m high would offer a higher level of screening
compared to that of a standard glass balustrade or a standard 1m
high solid balustrade.
Further, the owners of adjoining lots at 56 Water Street and
58 Water Street may, in the future, apply for outbuildings to be
located on the southern rear portions of their land, with the
likelihood that future dwellings on 56 Water Street and
58 Water Street would be constructed to the northern areas of the
lots.

3

Suitability of site for development and setback of sensitive use and
development from a rail line and a Utility zone boundary Two of the General Residential zone’s Acceptable Solutions are
equally relevant to this matter.
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Acceptable Solution 10.4.9-(A1)(b)(ii) requires that development in
the General Residential zone be clear of the applicable setbacks
from front, rear and side boundaries. As discussed in point 1 of the
“Issues”, it is proposed the outbuilding be constructed on the rear
boundary, not meeting the 4m rear boundary setback standard.
Performance Criteria 10.4.9-(P1)(a) has a different set of setback
tests from that discussed in point 1 of the “Issues” section.
Performance Criteria 10.4.9–(P1)(a) requires the Planning Authority
to be satisfied there is sufficient area for the intended use and
development without the likely constraint or interference for a.

the erection of a building;

b.

access to the site;

c.

use or development of adjacent land;

d.

a utility; and

e.

any easement.

Further, Acceptable Solutions 10.4.12-(A2) and (A3) require that
sensitive development be setback 50m from a railway line and 10m
from a Utility zone boundary. The proposed dwelling (sensitive use)
would be approximately 6.8m from a Utility zone boundary and
TasRail’s Western Rail line that passes through Ulverstone.
Performance Criteria 10.4.12-(P2) requires the Planning Authority
to be satisfied the development:
a.

has minimal impact on safety and efficiency of the transport
infrastructure; and

b.

incorporates measures to mitigate light, noise odour etc; or

c.

be a temporary use or development.

The relevant Performance Criteria are addressed as follows:
The proposed outbuilding would not constrain the erection of a
building, access to the site and would be clear of both easements
on the land.
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However, the issue of constraint or interference of the use of
adjoining land by TasRail, a State owned enterprise, needs to be
examined. The application was referred to Tasmanian Railway Pty
Limited (TasRail) who have submitted a letter outlining their
concerns that development be permitted within 50m of the rail line.
In its representation, TasRail states that a setback less than 50m
from the rail corridor is insufficient. They express concern that
dwellings are being constructed closer than 50m. They query why
the design does not incorporate measures to reduce noise impacts
and vibration damage to property. They also highlight the likely
impact of noise, as a train driver is required to use the train horn
twice at each level crossing.
TasRail also questions whether the 6.8m setback of the dwelling and
outbuilding would impact on a clear line of sight for the railway.
TasRail suggests that Council and TasRail conduct a ‘risk
assessment’ to identify any issues that may arise from the
development.
TasRail also require that no stormwater be directed into the rail
corridor.
The residential estate was approved for subdivision in 2014. The
proposal for the construction of a dwelling and outbuilding is
consistent with the pattern of development that characterises
residential developments that adjoin the TasRail Western Rail line in
Ulverstone.
It is reasonable to conclude the proposal would have no impact on
the safety and efficiency of the TasRail railway network.
It is also reasonable that a note be applied to a Permit issued,
requesting consideration be given to the use of double glazed
windows in construction, to mitigate noise and odour impacts, and
to advise of other matters identified in the TasRail representation.

Referral advice –
Referral advice from the various Departments of the Council and
other service providers is as follows:
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SERVICE

COMMENTS/CONDITIONS

Environmental Health

No comment.

Infrastructure Services

No comment.

TasWater

Submission to Planning Authority
Notice TWDA 2018/01364-CC.

Department of State Growth

Referral not required.

Environment Protection Authority

Referral not required.

TasRail

Refer to Representation received.

Heritage Tasmania

Referral not required.

Crown Land Services

Referral not required.

Other

Referral not required.

CONSULTATION
In accordance with s.57(3) of the Land Use Planning and Approvals Act 1993:

.

a site notice was posted;

.

letters to adjoining owners were sent; and

.

an advertisement was placed in the Public Notices section of
The Advocate.

Representation –
One representation was received within the prescribed time, a copy of which
is provided at Annexure 3.
The representation is summarised and responded to as follows:
MATTER RAISED
1

TasRail considers the 6.8m
setback of the dwelling from
the rail corridor to be an

RESPONSE
The residential subdivision was
sealed in 2014. The creation of the
residential estate was not opposed
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insufficient setback distance,
given the Scheme requires a
50m setback. TasRail is
concerned that more dwellings
will locate close to the rail
corridor.

by TasRail at the time of application
and the land, zoned General
Residential, is able to be developed
in accordance with the provisions set
out in the Scheme.
Where development is not able to
meet a Scheme standard, such as a
50m setback from the rail line, then
the
applicant
can
apply
for
consideration of the proposal
against the Scheme’s Performance
Criteria.
Refer to Issue 3 where the setback of
the dwelling and its resulting impact
on the rail corridor is discussed.

2

The application does not
demonstrate how the
development will mitigate the
impacts of noise and vibration.

A note is to be applied to any Permit
issued, recommending that double
glazed windows be employed in
construction to mitigate noise
impacts.

3

What consideration has been
given as to whether the siting
of the dwelling will reduce or
obstruct a clear line of sight
for the railway.

TasRail recommends Council and
TasRail undertake a risk assessment
to identify any issues that may arise
from the development.
This is not a Council matter. Line of
sight issues would ordinarily be a
matter between the developer and
TasRail.
If TasRail required the
developer to undertake such a study,
then a request should have been
made to Council under s.54 of the

Land Use Planning and Approvals Act
1993, requesting Council “stop the
clock” until such a
submitted.
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4

TasRail advises that no
authority would be given to
direct stormwater into the rail
corridor.

Stormwater will be directed to
Council’s stormwater network. A
drainage easement is located on the
land and the easement directs
stormwater to an underground pipe
that runs along the rail corridor.

RESOURCE, FINANCIAL AND RISK IMPACTS
The proposal has no likely impact on Council resources outside those usually
required for assessment and reporting, and possibly costs associated with an
appeal against the Council’s determination should one be instituted.

CORPORATE COMPLIANCE
The Central Coast Strategic Plan 2014-2024 includes the following strategies
and key actions:
The Environment and Sustainable Infrastructure
.
Develop and manage sustainable built infrastructure.

CONCLUSION
The representation does not contain sufficient merit to justify the addition of
any restrictive condition to a Permit issued, or refusal of the development.
Notes are to be applied to the Permit, advising of matters raised by TasRail.
The variation to the rear setback of the outbuilding would not result in a
negative impact on the amenity of adjoining land.
The matter of privacy and overlooking from the upper level balcony is
considered to have been satisfactorily addressed by the proposed design of a
solid 1.2m high balustrade to the upstairs deck.
The land is zoned General Residential.
In summary, the development satisfies the key Local Area Objectives for the
zone:
1

Suburban residential areas make efficient use of land and optimise
available and planned infrastructure provision through a balance of
infill and redevelopment of established residential areas and the
incremental release of new land.
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2

Suburban residential areas provide equivalent opportunity for single
dwelling and multiple dwelling developments and for shared and
supported accommodation through private, public and social
investment.

It is considered the relevant Performance Criteria of the Scheme have been
addressed and adequately satisfied and the issue of a Permit is justified,
subject to conditions.

Recommendation It is recommended that the application for Residential (dwelling and
outbuilding) – proximity to a rail line and Utility zone, variation to rear and
side boundary setbacks and variation to privacy standards at 7 Phoenix Court,
Ulverstone be approved subject to the following conditions and notes:
1

The development must be substantially in accordance with the plans
by Oramatis Studio, Reference No. A-382, Drawing Nos. 1 to 6 dated
27 July 2018.

2

The development must be in accordance with the conditions of
TasWater's Submission to Planning Authority Notice, Reference No.
TWDA 2018/01364-CC dated 24 August 2018 (copy attached).

3

Stormwater, including from vehicle parking and manoeuvring areas,
must be collected, drained and disposed of to an approved stormwater
system.

Please note:
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1

A Planning Permit remains valid for two years. If the use and/or
development has not substantially commenced within this period, an
extension of time may be granted if a request is made before this
period expires. If the Permit lapses, a new application must be made.

2

“Substantial commencement” is the submission and approval of a
Building Permit or engineering drawings and the physical
commencement of infrastructure works on the site or bank guarantee
to undertake such works.

3

The proposed development fits within the criteria of Category 4 Building Permit Work and Category 3 - Notifiable Plumbing Work when
assessed against the Director’s Determinations issued under the
Building Act 2016. Accordingly, an application for a Building Permit is
to be made to the Council’s Building Permit Authority, and an
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application for a Certificate of Likely Compliance - Plumbing Work is
to be made to the Council’s Plumbing Permit Authority.
4

The outbuilding is approved for use ancillary to Residential use of the
land. If the outbuilding is intended to be used for a purpose other
than this, then a further Permit for a change of use would be required.

5

Side boundary fencing is to angle down to the public road reserve
boundary in accordance with AS/NZS 2890 Figure 3.3 "Minimum Sight
Lines for Pedestrian Safety".

6

Consideration is to be given to the use of double glazed windows in
the construction of the dwelling to mitigate noise and odour impacts.

7

No obstruction is permitted inside the rail corridor including
vegetation, structures, drainage, electrical or service infrastructure.’

The report is supported.”
The Director Community Services reports as follows:
“A copy of the Annexures referred to in the Town Planner’s report having been
circulated to all Councillors, a suggested resolution is submitted for consideration.”
◼ “That the application for Residential (dwelling and outbuilding) – proximity to a rail line
and Utility zone, variation to rear and side boundary setbacks and variation to privacy
standards at 7 Phoenix Court, Ulverstone be approved subject to the following conditions
and notes:
1

The development must be substantially in accordance with the plans by Oramatis
Studio, Reference No. A-382, Drawing Nos. 1 to 6 dated 27 July 2018.

2

The development must be in accordance with the conditions of TasWater's Submission
to Planning Authority Notice, Reference No. TWDA 2018/01364-CC dated 24 August
2018 (copy attached) (a copy appended to and forming part of these minutes).

3

Stormwater, including from vehicle parking and manoeuvring areas, must be
collected, drained and disposed of to an approved stormwater system.

Please note:
1

A Planning Permit remains valid for two years. If the use and/or development has not
substantially commenced within this period, an extension of time may be granted if a
request is made before this period expires. If the Permit lapses, a new application
must be made.
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2

“Substantial commencement” is the submission and approval of a Building Permit or
engineering drawings and the physical commencement of infrastructure works on the
site or bank guarantee to undertake such works.

3

The proposed development fits within the criteria of Category 4 - Building Permit
Work and Category 3 - Notifiable Plumbing Work when assessed against the Director’s
Determinations issued under the Building Act 2016. Accordingly, an application for
a Building Permit is to be made to the Council’s Building Permit Authority, and an
application for a Certificate of Likely Compliance - Plumbing Work is to be made to
the Council’s Plumbing Permit Authority.

4

The outbuilding is approved for use ancillary to Residential use of the land. If the
outbuilding is intended to be used for a purpose other than this, then a further Permit
for a change of use would be required.

5

Side boundary fencing is to angle down to the public road reserve boundary in
accordance with AS/NZS 2890 Figure 3.3 "Minimum Sight Lines for Pedestrian Safety".

6

Consideration is to be given to the use of double glazed windows in the construction
of the dwelling to mitigate noise and odour impacts.

7

No obstruction is permitted inside the rail corridor including vegetation, structures,
drainage, electrical or service infrastructure.”
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Associated Reports
And Documents

Annexure 1

DA2018016

Annexure 2
CENTRALCOASTCOUNCIL
POBox 220
19 King Edward Street
ULVERSTONE TASMANIA 7315
Ph: (03) 6429 8900
Email: planning@centralcoast.tas.gov.au
www: centralcoast.tas.gov.au

Land Use Planning and Approvals Act 1993

Office Use Only
Application No

Central Coast Interim Planning Scheme 2013

Date Received

PLANNINGPERMITAPPLICATION

Zone_____________________________
Fee $____________________________
Permitted
Discretionary
NPR

Use or Development Site:
Site Address

Certificate of
Title Reference

Land Area

Heritage Listed Property

Applicant/ s
First Name
Surname or
Company name

Postal Address:

Middle
Name
Mobile

Phone No:

Email address:

Owner (Note – if more than one owner, all namesmust be indicated)
First
Name
Surname
Postal Address:

Middle
Name
Phone No

YES

NO

PERMIT APPLICATION INFORMATION

(If insufficient space, please attach separate documents)

“USE” is the purpose or manner for which land is utilised.
Proposed Use:

Proposed Use

Use Class
Office use only

“Development” isthe worksrequired to facilitate the proposed use of the land, including the construction or alteration or demolition of
buildingsand structures, signs, any change in ground level and the clearing of vegetation.

Proposed Development

Value of the development – (to include all works on site such as outbuildings, sealed driveways and fencing)
$......................................... Estimate/ Actual
Total floor area of the development …………………….m2

Notification of Landowner
If land is NOTin the applicant’ ownership
I,
, declare that the owner/ each of the owners
of the land has been notified of the intention to make this permit application.
Signature of Applicant

Date

If the application involves land owned or administered by the CENTRALCOAST COUNCIL
Central Coast Council consents to the making of this permit application.
General Managers Signature _______________________________________

Date

If the permit application involves land owned or administered by the CROWN

I, __________________________________________________________the Minister
responsible for the land, consent to the making of this permit application.
Minister (Signature) _________________________________________

Date

Applicants Declaration
I/ we _____________________________________________________________________________________
declare that the information I have given in this permit application to be true and correct to the best of my
knowledge.

Signature of Applicant/ s ____________________________________________

Date ___________________

__________________________________________________________________________________________

NB: If the site includesland owned or administered by the Central Coast Council or by a State government agency,
the consent in writing (a letter) from the Council or the Minister responsible for Crown land must be provided at the
time of making the application - and this application form must be signed by the Council or the Minister responsible.

Office Use Only
Planning Permit Fee

$ ................................................

Public Notice Fee

$ ................................................

Permit Amendment / Extension Fee

$ ................................................

No Permit Required Assessment Fee

$ ................................................

TOTAL

$ ................................................

Validity Date

Oramatis Studio
212 Elizabeth Street
Hobart, TAS 7000
0407 846 430
karyn@oramatis.com.au
27th July 2018

Executive Summary
Proposed dwelling at 7 Phoenix Court, Ulverstone, Tasmania
Ref: DA2018016
Zone – 10.0 General Residential Zone
Attention: Mary-ann Edwards, Land Use Planning Group Leader, Central Coast Council
Mary-ann,
As the applicant acting on behalf of the owners Brent Capel and Danielle Kate Mitchell of
7 Phoenix Court Ulverstone, I would like to provide my supporting statement regarding the
development, in regard to additional information requested advised by council on the 25th July
2018.
I have prepared the following information to clarify any queries:
1)

a) As requested the name on the Title has been transferred to the owners, so are now
consistent with the application, please find a copy of the new title to verify the
ownership and the application form will not need to be amended.
b) The axonometric and ground floor plans have been amended to remove a lower
storey roof (that extended to 0mm of the boundary) that was connected to the
upper storey deck. I have also updated the side boundary set backs on the site plan
and ground floor plans.
c) We would like to retain the present upper storey deck location, although as you
noted it does not satisfy the Planning Scheme’s privacy Performance Criteria 10.4.6.

On the basis that:
. The upper storey deck is to make use of views to the ocean, and would provide great delight
to the clients, as part of the design of the upstairs retreat area of their home.

1

. The side boundary on the neighbouring property facing the deck is presently vacant and
facing south so unlikely to be utilised for living spaces of a well-considered design proposal.
. The materials of the deck’s balustrade have been modified to an increase in height to 1200,
and materials adjusted to opaque timber silver top ash cladding to compliment the house
cladding materials, which reduce visibility from the rest of the façade.
. The balustrade covers and reduces the impact of full height glazing on the neighbouring
property.
2) The payment of the planning fee has been made by the client.

Please contact us if you require any additional information to support this statement.
Regards

Karyn Melissa Bogus
on behalf of Alexander Hill Oramatis Studio
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ALL welcome to tradi-

HC Services each
Crayfishing tional
Sund , 9.30 am, 150
W
Rd,
Don.
Vessel

KENTISH COUNCIL
APPLICATION FOR PLANNING PERMIT
APPLICATIONS FOR PLANNING PERMITS The following applications have been received under

ANGLICAN CHURCH
DEVONPORT
Sectïon 57 of the Land Use Planning &40provals
The following applications have been received under
EXPRESSIONS OF INTEREST - TIP SHOP
Sunday, August 5,
Ac/ 1993:
8.45 am St John's HC Expressions of interest are invited from registered Not Section 57 of the LandUse Planning & Approvals Act 1993:
/well-tank, 3C Survey, 10.30 am St Paul's HC for Profit (charity) organisations to operate the Tip Shop
Application No.: DA 124/2018
APPLICATION NO.: DA 2018/052
good condition, great Wednesday, August 8,
work
boat. POA. Ph. 10 am St John's HC . located at the Central Coast Council Resource Recovery
Sile: 28s Port Sorell Road, Wesley Vale SITE: Native Rock Road, Great Bend Road,
0459 123 653.
Phone 6424 6420
. Centre, Lobster Creek, west Ulverstone.
Proposal: Proposed bus storage shed with Railton (CT 130270/2 & 130270/1) and 101 Cement
Full details and expression of interest documents are

Single handed, f/w
steel, 11.98M, 6BT
Cummins/twin disc

fo let & Wanted

Works Road, Raikon (CT 163664/4)

available at www.centralcoast.tas.gov.au

reliance on Peiformance Criteria

Home Unit 2 bed with

Expressions of interest should be on the Council
submission form and lodged at the Administration
Centre, 19 King Edward Street, ulverstone 7315.

under Clause 9.1 (extension ofPROPOSAL: Proposed mountain bike trails
existing non-conforming use)
with reliance on Performance Criteria under the

area
45
p.w.
§ 0428
841
120.

A ust 5, 2018

Expressions of interest close at 4.30 p.m. on Friday,
31 August 2018.

DEVONPORT, large 3

nport
9.30am Path to Ufe

DEVONPORT

lock up age, Bluff
bedroom house,

For further information please contact the
Administrative Assistant - Infrastructure Services on
tel. 6429 8970.

22 Nicholls rest

spot, seaviews, 30

Rev. Ettiene de Wilzem

pw. Ph. 0419 103 958.

www.pathwaytolife.org.au APPLICATIONS FOR PLANNING PERMITS

Penguin

WANT to rent Ulver- 10 am Sanctuary Hill
stone area 2 br house Christian Fellowship
/unit, would like to be Main Road, Penguin

S.57 Land Use Planning and Approvals Act 1993
The following applications have been received:

able to have small out- Rev. Johann Joubert
ulverstone

door
Ph.
0400 022dog.
254.

. Location: 7 Phoenix Court, ulverstone

Proposal: Residential (dwelling and
outbuilding) - proximity to a rail
line and utility zone. variation to
rear and side boundary setbacks
and variation to privacy standards

9.30 am Christian
Reformed Church of
Ulverstone
36 John Street
Rev. Julian Dykman

? WYNYARD
Sunny, 3 br home, with

built in, small garden,
deck oft dining room,
heat pump and wood
heater, close to town,

$285
pw. Phone
043B 454 276.

. Applicatlen No.: DA2018016

e

. Location: 7 Sandhaven Crescent, Sulphur
Creek

Proposal: Residential (outbuilding) - variation
to rear boundary setback standard
Application No.: DA2o18025

DEVONPORT UNITING
CHURCH
. Location: 32 Short Street, ulverstone
Proposal: Resource processing (brewery with
10 am Wors

Livestock

At
Pinegrove apel
(entrance off Tasman St). ancillary cellar door) - discretionary

Ulverstoon Pet Food
Stock wanted, suitable
for pet food.
Ph. 6425 5822 or
0408 141 972 (AH).

SAVE TIME,

SilBMIT
ONLINE

By pMcmg your etessikw
so through our

use of land and variation to on-site
vehicle manoeuvrability
AppIlcation No : DÁ2018o28

www.devonportuniting
church.org.au

The applications may be inspected at the Administradon

Applioation No.: DA 126/2018

Rural Resource zone provisions (use), Clearing
and Conversion of Vegetation code (removal
Proposal: Shipping container with reliance of vegetation) and Water and Waterways code
on Performance Criteria under (proximity to a watercourse)

liite: 254 Gilbert Street, Latrobe

the General Residential zone

provisions (reduced setback)

available for inspection at the Council office during
normal office hours or at www.kentish.tas.gov.au for
a period of 14 days from the date of publication of
Proposal: Proposed 2 unit development this notice. During this time any person may make
with reliance on Performance
representation in relation to the proposal by letter
Criteria under the General addressed to the General Manager or email addressed
Residential zone provisions
to councll@kentish.tes.gov.au
(horizontal dimension of private
open space) and E9 Traffic Dated at Sheffield this 4th day of
Generating lise and Parking August 2018.
Code (reduction in parking) Gerald Monson

Applioation No.: DA 128/2018

Site: 1 Darling Street, Port Sorell

The applications and associated materials will be

MERSEY BLUFF

CHURCH OF CHRIST
232 William Street,
Devonport
Winter DVD Series
Truth about ANGELS
This Sdnday 6 pm

for a period of 14 days from the date of publication
of this notice. During this time any person may make
representation in relation to the proposals by letter
addressed to the General Manager or email addressed
to council@latrobe.tas.gov.au
The following application for use and development of
land has been received
Dated at Latrobe this

Application No: DA 2018/84

Site: 4 Bellavista Road ROMAINE

General Manager

CT 104196/9

Proposal: Outbuilding (Garage)
Discretionary Matters: Reliant on assessment against

PO Box 220, ulverstone 7315 or by email to

perforrnance criteria for grant

adminocentralcoast.tas.gov.au and quoting the
Application No. Any representations received by the
Hal
se6ser vice portah
Council
are classed as public documents and will be
The Origin and Nature
advertisers.com.au
made available to the public where applicable under the
of Satan
Connect with Classifieds So and sandwiches Loat Genernment (Meeting 1%scedures) Reguladans
APPU ONFORPLAN AM
Planning applications have been made for
P one 6424 7573
2015. Representations must be made on or before
the following proposals:
rherseybluffcofc.com.au 20 August 2018.

10.30 am H.C. ervice
Rev. Bill Magor

of permit - Clause 13.4.1 (P1),
Gause 13.4.2 (Pt) and Clause
13.4.3 (P2)

The application and documentation may be
viewed at the Burnie City Council Ofñces, Ground

Floor, 80 Wilson Street, Bumie between 8.30am S.00pm Monday to Friday inclusive or on Council's

Application No: PA2018.0120

SASSAFRAS BAPTIST Date of notification: 4 August 2018.

9.30 am Sund School

GENERAL MANAGER -

available for inspection at the Council office during
normal office hours or at www.latrobe.tas.gov.au

LATROBE BAPTIST
4* day of August 2018,
10am Rev R Terry
. Centre, 19 King Edward Street, ulverstone during
office hours (Monday to Friday 8.ooam to 4.30pm) Gerald Monson
Phone 6426 1220.
and on the Council's website. Any person. may
make representation in relation to the applications iln
- accordance with s.57(5) of the Act] by writing to the
General Manager, Central Coast Council,

The application and associated materials will be

Proposal: Residential (2

SANDRA AYTON

website at www.bumie.net .

outbuildings) assessment against

General Manager

Livestock Auctions
Address:

Any person may make representation relating to
an application. Representations regarding the
proposal should be in writing addressed to the

performance criteria for
building envelope and
rear setback

General Manager, Bumie City Council, PO Box 973,

34a Nicholls Street,

Burnie 7320 or bumie@bumle.net to be received
no later than S.00pm on 20 August 201e.
Dated: 4 August 2018

Devonport

Application No:
Proposal:

PA2018.0122

Residential (multiple
dwellings) - assessment

Generating Use and
Address:

Application No:
Proposal:

Account: Pinewood Park

Abovb linesNEEANG/NA 1

Enquirles:BISAldrid8e0478R&B$16 d
Account: Barrington Downe

GENERAL MANAGER

all dwellings and Traffic

d LG

se Angos weeneesteer onlvee
90 Hereford Angue seened helfer calves
18 Arlgus weened helfer calves

AndrewWardlaw 8

against performance
criteria for Privacy for

L5nd pround sum e & Wynyard ar u

r Address:

BURNIE

Parking Code
14 Tedmon Street,
Spreyton
PA2018.0123

Subdivision and

CITY COUNCIL

Public Notices

consolidation (no
additional lots
193 Steele Street.

Devonport
30-32, 34, 38 & 40 Don

Road, Devonport
Application No:

PA2018.0124

Proposal:

Residential (multiple
dwellings) ? assessment

against performance
criteria for rail line
setback for sensitive

Enquirles: Devld Heyse 0488 616 448

15 Yearling AnguefArjgus cross .
elling Angue/Af$te 0!0ee ?

Ab0ve Unse NEE, NGMA & VB

E quiries:AndrewPorterettT1498N
PLEASE NOTE:
N!!/e that have be9n Sdt49eg for

FDparheetthgJelQigrdspeopfo

Address:

use
65 James Street.

Devonport
The applications can be viewed at the
Council offices or on Council's website.
Section 57(5) of the Land Use Planning
and Approvals Act 1993 provides that '

representations can be made in writing to

Reece High School

Reece High School Parent
Information Evening for 2019

Parents/Guardians and Grade 6 students are
invited to attend an information session to be
held in the Performing Arts Centre at Reece
High School, Devonport

The SeSSIOn will be held On

THURSDAY, AUGUST 9, 6.30 PM
All families are invited to attend

if you have any queries about the night please
don't hesitate to contact the school on 6420
8100

the undersigned at PO Box 604. Devonport

or council@devonport.tas.gov.au by close of
business on 20 August 2018.

Matthew Atkins
ACTING GENERAL MANAGER

Department of Education .s....

Annexure 3
Kellie Malone

From: Jennifer Jarvis <JenniferJarvis@tasrail.com.au>

Sent: Monday, 20 August 2018 3:15 PM

To: switch

Subject: Application for Planning Permit - 7 Pheonix Court, Ulvertstone - DA2018016

I write with respect to Planning Permit Application DA2018016 -7 Pheonix Court, Ulverstone.
TasRail submits the following response:

? Based on a review of the documents TasRail notes the proposal is for a dwelling and outbuilding with a
setback distance from the rail corridor boundary and the closest dwelling shown as only 6.822
metres. TasRail considers this to be an insufficient setback distance, noting the recommended attenuation
zone is 50 metres as per the Road and Rail Assets Code. If the permit application is approved, the
establishment of further/continuing precedent for dwellings to be located this close to the rail line is a
concern to TasRail, and these concerns will only be further exacerbated if neighbouring properties within
this subdivision seek to do likewise.

? There is no evidence to show that the applicant has incorporated appropriate engineering and design
measures so as to mitigate potential vibration damage and noise exposure that will likely occur as a
consequence of the dwelling being sited so close to the railway line. Council is aware that TasRail freight
services operate 24/7 and its operating procedures require the train horn to be sounded twice per level
crossing (on approach and on entry) and at any time the driver perceives there to be a risk.

? TasRail notes there is a level crossing at Water Street and asks what consideration has been given to
understanding whether or not the siting of a dwelling only 6.822 metres from the rail boundary will reduce
or obstruct clear line of sight for the railway as is required under the Rail infrastructure Act 2007. TasRail
notes that there are an increasing number of locations where development has been permitted in close
proximity to the rail line with a resulting sight obstruction that has been raised as an issue by the Office of
the National Rail Safety Regulator. For this reason, TasRail recommends that Council and TasRail conduct a
Risk Assessment to assess/identify any issues that may arise from the development.
? TasRail was not able to identify from the documents where the stormwater drainage is proposed to connect
to. Please note TasRail will not authorise discharge of stormwater or any water into or via the rail corridor.
? Should Council be inclined to approve this application in its current form, TasRail recommends the
conditions of the permit include provision for the following:
(1) An acknowledgement by the applicant that the dwelling and buildings will be sited at a setback
distance that is significantly less than the recommended 50 metre attenuation zone, exposing the buildings
and inhabitants to vibration and noise;
and acknowledging TasRail's Train Horn is a safety device that is required to be sounded in
accordance with operating procedures and at any time the train driver perceives a risk. This may best be
achieved through a Part V Agreement.

(2) An acknowledgement by the applicant that no obstruction is permitted inside railway land for any
purpose including vegetation/trees, structures, drainage, water pipes, electrical or service
infrastructure etc.

(2) TuRail dos not give authorisati0n f0r any stormwater or other form of discharge to enter the
corridor or to connect into the rail drainage system.

Please don't hesitate to contact me if you have any questions or require any additional information.

Jennifer Jarvis
Manager Group Property & Compliance |
Phone: 03 6335 2603 | Mobile: 0428 139 238
11Techno Park Drive, Kings Meadows, Tasmania, 7249
JenniferJarvis@tasrail.com.au

This e-mail and any attachments may contain confidential and privileged information. If you are not the intended
recipient, please notify the sender immediately by return e-mail, delete this e-mail and destroy any copies. Any dissemination
or use of this information by a person other than the intended recipient is unauthorised and may be illegal. Opinions,
conclusions, views and other information in this message that do not relate to the official business of the Tasmanian Railway Pty
Ltd are the views of the individual sender and shall be understood as neither given nor endorsed by Tasmanian Railway Pty Ltd.
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Annexure 4

Submission to Planning Authority Notice
Council Planning
DA2018016
Permit No.
TasWater details
TasWater
TWDA 2018/01364-CC
Reference No.
TasWater
David Boyle
Contact
Response issued to
Council name
CENTRAL COAST COUNCIL

Council notice
date

Date of response 24/08/2018
Phone No. 6345 6323

Contact details
planning.cmw@centralcoast.tas.gov.au
Development details
Address
7 PHOENIX CT, ULVERSTONE
Description of
New dwelling
development
Schedule of drawings/documents
Prepared by
Drawing/document No.
Oramatis Studio
Conditions

21/08/2018

Property ID (PID)

3325089

Revision No.

A-382 02

Date of Issue
27/07/2018

56W CONSENT
1.

Prior to the issue of the Certificate for Certifiable Work (Building) and/or (Plumbing) by TasWater
the applicant or landowner as the case may be must make application to TasWater pursuant to
section 56W of the Water and Sewerage Industry Act 2008 for its consent in respect of that part of
the development which is built within a TasWater easement or over or within two metres of
TasWater infrastructure.
The plans submitted with the application for the Certificate for Certifiable Work (Building) and/or
(Plumbing) must show footings of proposed buildings located over or within 2.0m from TasWater
pipes and must be designed by a suitably qualified person to adequately protect the integrity of
TasWater’s infrastructure, and to TasWater’s satisfaction, be in accordance with AS3500 Part 2.2
Section 3.8 to ensure that no loads are transferred to TasWater’s pipes. These plans must also
include a cross sectional view through the footings which clearly shows;
a. Existing pipe depth and proposed finished surface levels over the pipe;
b. The line of influence from the base of the footing must pass below the invert of the pipe and
be clear of the pipe trench and;
c. A note on the plan indicating how the pipe location and depth were ascertained.

DEVELOPMENT ASSESSMENT FEES
2.

The applicant or landowner as the case may be, must pay a development assessment fee of $211.63
to TasWater, as approved by the Economic Regulator and the fees will be indexed, until the date
paid to TasWater:
The payment is required within 30 days of the issue of an invoice by TasWater.

Issue Date: August 2015
Uncontrolled when printed

Page 1 of 3
Version No: 0.1

Advice
General
For information on TasWater development standards, please visit
http://www.taswater.com.au/Development/Development-Standards
For application forms please visit http://www.taswater.com.au/Development/Forms
SEWER LOCATIONS FOR CCW PLANS
TasWater records indicate a DN150mm sewer main is located in the property in the vicinity of the
proposed garage and the sewer main in the neighbouring property to the north in the vicinity of the
proposed dwelling. (refer to attached TasWater Infrastructure Plan). Section 56W of the Water and
Sewerage Industry Act 2008 prohibits the construction of prescribed structures within TasWater
easements and/or over or within two metres of TasWater infrastructure without consent. In this instance
TasWater may not consent to a partial relaxation of this requirement. Please submit amended plans
which show the following:
a. The exact location of the DN150mm diameter sewer main and easement (if applicable)
accurately dimensioned on the plans relative to both the boundaries and the proposed garage
& dwelling.;
b. A note added on the plan stating how the pipe was located (eg. TasWater infrastructure
located on site by private contractor/registered surveyor etc.).
c. The proposed dwelling & garage including eaves and gutters must be located outside of the
TasWater easement (if applicable) and no closer than 1.0 metres to the outside of the sewer
pipe wall;
d. A preliminary driveway long section over the top of the DN150mm sewer main outlining the
existing and proposed surface levels relative to the pipe.
e. Drawing title block(s) amended to show revision number, revision date & revision description;
Service Locations
Please note that the developer is responsible for arranging to locate the existing TasWater infrastructure
and clearly showing it on the drawings. Existing TasWater infrastructure may be located by a surveyor
and/or a private contractor engaged at the developers cost to locate the infrastructure.
A copy of the GIS is included in email with this notice and should aid in updating of the documentation.
The location of this infrastructure as shown on the GIS is indicative only.
 A permit is required to work within TasWater’s easements or in the vicinity of its infrastructure.
Further information can be obtained from TasWater
 TasWater has listed a number of service providers who can provide asset detection and location
services should you require it. Visit www.taswater.com.au/Development/Service-location for a list
of companies
 TasWater will locate residential water stop taps free of charge
 Sewer drainage plans or Inspection Openings (IO) for residential properties are available from
your local council.
Metering Vacant Lot
TasWater records indicate this property does not have a water meter installed on the connection to the
TasWater water supply.
Prior to obtaining Building/Plumbing Approvals from council, the owner should make application to
TasWater for the supply & installation of a water meter. TasWater will proceed to install a water meter on
the water connection and forward an invoice for $266.72.
NOTE: In accordance with the WATER AND SEWERAGE INDUSTRY ACT 2008 - SECT 56ZB A regulated entity
may charge a person for the reasonable cost of –

Issue Date: August 2015
Uncontrolled when printed

Page 2 of 3
Version No: 0.1

(a) a meter; and
(b) installing a meter.
Advice to Planning Authority (Council) and developer on fire coverage
TasWater cannot provide a supply of water for the purposes of firefighting to the lots on the plan.
Advice to the Drainage Authority
The combined system is at capacity in this area. TasWater cannot accept additional flows of stormwater
into this area within the combined system over those currently discharged.
The Drainage Authority will be required to either refuse or condition the development to ensure the
current service standard of the combined system is not compromised.
TasWater have a small number of townships that are on Boil Water and Do Not Consume Alerts. Please
visit http://www.taswater.com.au/News/Outages---Alerts for a current list of these areas.
Trade Waste
Prior to any Building and/or Plumbing work being undertaken, the applicant will need to make an
application to TasWater for a Certificate for Certifiable Work (Building and/or Plumbing). The Certificate
for Certifiable Work (Building and/or Plumbing) must accompany all documentation submitted to Council.
Documentation must include a floor and site plan with:
Location of all pre-treatment devices i.e. Oil Water Separator;
Schematic drawings and specification (including the size and type) of any proposed pre-treatment device
and drainage design; and
Location of an accessible sampling point in accordance with the TasWater Trade Waste Flow Meter and
Sampling Specifications for sampling discharge.
At the time of submitting the Certificate for Certifiable Work (Building and/or Plumbing) a Trade Waste
Application form is also required.
If the nature of the business changes or the business is sold, TasWater is required to be informed in order
to review the pre-treatment assessment.
The application forms are available at http://www.taswater.com.au/Customers/Liquid-TradeWaste/Commercial.
Declaration
The drawings/documents and conditions stated above constitute TasWater’s Submission to Planning
Authority Notice.
Authorised by

Jason Taylor
Development Assessment Manager
TasWater Contact Details
Phone
13 6992
Mail
GPO Box 1393 Hobart TAS 7001

Email
Web

Issue Date: August 2015
Uncontrolled when printed

development@taswater.com.au
www.taswater.com.au
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Annexure 5

Aerial View - 7 Phoenix Court, Ulverstone

Looking towards 7 Phoenix Court, Ulverstone

Other residential development in this area

