
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Notice of Ordinary Council Meeting and 

Agenda 
 

 

 

 

20 JUNE 2022 

 



PO Box 220 

19 King Edward Street 

Ulverstone Tasmania 7315 

Tel 03 6429 8900 

 

admin@centralcoast.tas.gov.au 

www.centralcoast.tas.gov.au 

 

  

 

 

 

 

 

 

 

 

To all Councillors 

NOTICE OF MEETING 

 

 

In accordance with the Local Government (Meeting Procedures) Regulations 

2015, notice is given of the next ordinary meeting of the Central Coast Council 

which will be held in the Council Chamber at the Administration Centre, 

19 King Edward Street, Ulverstone on Monday, 20 June 2022.  The meeting 

will commence at 6.00pm.   

This meeting will be open to limited public attendance (five persons), in order 

to adhere to current COVID-19 safety measures, however a live stream of the 

meeting will be available via the Council’s website and Facebook page.  To 

register your attendance at the meeting. please contact the Executive Services 

Officer on 03 6429 8900 or admin@centralcoast.tas.gov.au 

An agenda and associated reports and documents are appended hereto. 

A notice of meeting was published in The Advocate newspaper, a daily 

newspaper circulating in the municipal area, on 8 January 2022. 

Dated at Ulverstone this 15th day of June 2022.  

This notice of meeting and the agenda is given pursuant to delegation for and 

on behalf of the General Manager. 

 

 

Ian Brunt  

EXECUTIVE SERVICES OFFICER 



 

  

 

 

 

 

 

QUALIFIED PERSON’S ADVICE 

The Local Government Act 1993 (the Act), Section 65 provides as follows: 

“(1) A general manager must ensure that any advice, information or 

recommendation given to the council or a council committee is given 

by a person who has the qualifications or experience necessary to give 

such advice, information or recommendation. 

(2) A council or council committee is not to decide on any matter which 

requires the advice of a qualified person without considering such 

advice unless – 

(a) the general manager certifies, in writing – 

(i) that such advice was obtained; and 

(ii) that the general manager took the advice into account 

in providing general advice to the council or council 

committee; and 

(b) a copy of that advice or, if the advice was given orally, a written 

transcript or summary of that advice is provided to the council 

or council committee with the general manager's certificate.” 

In accordance with Section 65 of the Act, I certify: 

(i) that the reports within this agenda contain advice, information and 

recommendations given by persons who have the qualifications and 

experience necessary to give such advice, information or 

recommendation; 

(ii) where any advice is directly given by a person who did not have the 

required qualifications or experience that person has obtained and 

taken into account another person’s general advice who is 

appropriately qualified or experienced; and 

(iii) that copies of advice received from an appropriately qualified or 

experienced professional have been provided to the Council. 

 

 

 

 

Sandra Ayton 

GENERAL MANAGER 
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AGENDA 
 

 

COUNCILLORS ATTENDANCE 

 

 

COUNCILLORS APOLOGIES 

 

 

EMPLOYEES ATTENDANCE 

 

 

GUEST(S) OF THE COUNCIL 

 

 

MEDIA ATTENDANCE 

 

 

PUBLIC ATTENDANCE 

 

 

ACKNOWLEDGEMENT OF COUNTRY 

The Central Coast Council acknowledges the palawa-pakana people as the 

Traditional Custodians of lutrawita (Tasmania), including the land, community, 

sea and waters where we live and work. 

Our community respectfully acknowledges the Punnilerpanner tribe of the 

Northern Country of Tasmania, their continuing relationship to this land and 

their ongoing living culture. 

We recognise that we have much to learn from the First Nations Peoples who 

represent one of the world’s oldest continuing cultures, and we pay our 

respects to Elders past and present and to all First Nations Peoples living in 

and around the Central Coast Community. 
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OPENING PRAYER 

May the words of our lips and the meditations of our hearts be always 

acceptable in Thy sight, O Lord. 

 

 

BUSINESS 

See Contents - Page 2 
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1 CONFIRMATION OF MINUTES OF THE COUNCIL 

The Executive Services Officer reports as follows: 

“The minutes of the ordinary meeting of the Council held on 16 May 2022 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. 

◼  “That the minutes of the ordinary meeting of the Council held on 16 May 2022 be 

confirmed.” 

 

  

 

  

 

  

2 COUNCIL WORKSHOPS 

2.1 Council workshops 

The Executive Services Officer reports as follows: 

“The following council workshops have been held since the last ordinary meeting of 

the Council. 

. 23 May 2022 –Penguin Foreshore and Perry-Ling Gardens redevelopment; 

Proposed Capital budget 

. 30 May 2022 - Complete Street re Placescore findings (Reibey Street); Footpath 

Design Policy and Turners Beach streetscape, traffic management and 

pathways plan; Rates and Charges for 2022-2023 

. 6 June 2022 – Review of website content and functionality ideas; Monthly 

updates; Cradle Coast Authority agenda review 

. 14 June 2022 - Corporate Folder review. 

1.1 Confirmation of minutes 

A suggested resolution is submitted for consideration.” 
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This information is provided for the purpose of record only.  A suggested resolution 

is submitted for consideration.” 

◼  “That the Officer’s report be received.” 

  

 

  

 

  

3 MAYOR’S COMMUNICATIONS 

3.1 Mayor’s communications 

The Mayor to report: 

 

  

 

  

 

  

3.2 Mayor’s diary 

The Mayor reports as follows: 

“I have attended the following events and functions on behalf of the Council: 

. Central Connect Community Engagement Workshop – Ulverstone 

. TasWater/Community Meeting – Beach Hut 

. Switch Tasmania Strategic Planning Workshop – Ulverstone 

. Radio Interview – Ulverstone 

. Switch Tasmania Board Meeting – Ulverstone 

. Mersey-Leven Emergency Management Committee Meeting – Ulverstone 

. Cradle Coast Authority Representatives Meeting – Burnie 

. Ulverstone Primary School – Q&A 

. Tasmanian Leaders Linking with a Leader Panel Discussion – Ulverstone.” 
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The Deputy Mayor reports as follows: 

“I have attended the following events and functions on behalf of the Council: 

▪ Melbourne-Evans Memorial Service.” 

The Executive Services Officer reports as follows: 

“A suggested resolution is submitted for consideration.” 

◼  “That the Mayor’s and Deputy Mayor’s reports be received.” 

 

  

 

  

 

  

3.3 Declarations of interest 

The Mayor reports as follows: 

“Councillors 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 Executive Services Officer reports as follows: 

“The Local Government Act 1993 provides that a councillor must not participate at 

any meeting of a council in any discussion, nor vote on any matter, in respect of which 

the councillor has an interest or is aware or ought to be aware that a close associate 

has an interest. 

Councillors 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 councillor 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.” 
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4 COUNCILLOR REPORTS 

4.1 Councillor reports 

The Executive Services Officer reports as follows: 

“Councillors who have been appointed by the Council to community and other 

organisations are invited at this time to report on actions or provide information 

arising out of meetings of those organisations. 

Any matters for decision by the Council which might arise out of these reports should 

be placed on a subsequent agenda and made the subject of a considered resolution.” 

 

  

 

  

 

  

5 APPLICATIONS FOR LEAVE OF ABSENCE 

5.1 Leave of absence 

The Executive Services Officer reports as follows: 

“The Local Government Act 1993 provides that the office of a councillor becomes 

vacant if the councillor is absent without leave from three consecutive ordinary 

meetings of the council. 

The Act also provides that applications by councillors for leave of absence may be 

discussed in a meeting or part of a meeting that is closed to the public. 

There are no applications for consideration at this meeting.” 
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6 DEPUTATIONS 

6.1 Deputations 

The Executive Services Officer reports as follows: 

“No requests for deputations to address the meeting or to make statements or deliver 

reports have been made.” 

 

  

 

  

 

  

7 PETITIONS 

7.1 Petitions 

The Executive Services Officer reports as follows: 

“No petitions under the provisions of the Local Government Act 1993 have been 

presented.” 

 

  

 

  

 

  

8 COUNCILLORS’ QUESTIONS 

8.1 Councillors’ questions without notice 

The Executive Services Officer reports as follows: 

“The Local Government (Meeting Procedures) Regulations 2015 provide as follows: 

’29 (1) A councillor at a meeting may ask a question without notice – 
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(a) of the chairperson; or 

(b) through the chairperson, of – 

(i) another councillor; or 

(ii) the general manager. 

 (2) In putting a question without notice at a meeting, a councillor must 

not – 

(a) offer an argument or opinion; or 

(b) draw any inferences or make any imputations – 

except so far as may be necessary to explain the question. 

 (3) The chairperson of a meeting must not permit any debate of a 

question without notice or its answer. 

 (4) The chairperson, councillor or general manager who is asked a 

question without notice at a meeting may decline to answer the 

question. 

 (5) The chairperson of a meeting may refuse to accept a question without 

notice if it does not relate to the activities of the council. 

 (6) Questions without notice, and any answers to those questions, are 

not required to be recorded in the minutes of the meeting. 

 (7) The chairperson may require a councillor to put a question without 

notice in writing.’ 

If a question gives rise to a proposed matter for discussion and that matter is not 

listed on the agenda, Councillors are reminded of the following requirements of the 

Regulations: 

‘8 (5) Subject to subregulation (6), a matter may only be discussed at a 

meeting if it is specifically listed on the agenda of that meeting. 

(6) A council by absolute majority at an ordinary council meeting, …, may 

decide to deal with a matter that is not on the agenda if – 

(a) the general manager has reported the reason it was not possible 

to include the matter on the agenda; and 
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(b) the general manager has reported that the matter is urgent; and 

(c) in a case where the matter requires the advice of a qualified 

person, the general manager has certified under section 65 of 

the Act that the advice has been obtained and taken into 

account in providing general advice to the council.’ 

Councillors who have questions without notice are requested at this time to give an 

indication of what their questions are about so that the questions can be allocated to 

their appropriate Departmental Business section of the agenda.” 

Councillor Question Department 

........................................... ............................................ ....................................... 

........................................... ............................................ ....................................... 

........................................... ............................................ ....................................... 

........................................... ............................................ ....................................... 

........................................... ............................................ ....................................... 

........................................... ............................................ ....................................... 

........................................... ............................................ ....................................... 

........................................... ............................................ ....................................... 

........................................... ............................................ ....................................... 

........................................... ............................................ ....................................... 

8.2 Councillors’ questions on notice 

The Executive Services Officer reports as follows: 

“The Local Government (Meeting Procedures) Regulations 2015 provide as follows: 

‘30 (1) A councillor, at least 7 days before an ordinary council meeting or a 

council committee meeting, may give written notice to the general 

manager of a question in respect of which the councillor seeks an 

answer at that meeting. 
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 (2) An answer to a question on notice must be in writing.’ 

It is to be noted that any question on notice and the written answer to the question 

will be recorded in the minutes of the meeting as provided by the Regulations. 

Any questions on notice are to be allocated to their appropriate Departmental 

Business section of the agenda. 

No questions on notice have been received.” 

 

  

 

  

 

  

9 PUBLIC QUESTION TIME 

9.1 Public question time 

The Mayor reports as follows: 

“At 6.40pm or as soon as practicable thereafter, a period of not more than 30 minutes 

is to be set aside for public question time during which any member of the public may 

ask questions relating to the activities of the Council. 

Public question time will be conducted as provided by the Local Government (Meeting 

Procedures) Regulations 2015 and the supporting procedures adopted by the Council 

on 19 May 2014 (Minute No. 133/2014). 

During Public Question Time, the Mayor will invite those public members in 

attendance to ask their two questions. Due to the Council’s COVID safety measures, 

the number of people who can physically attend Council Meetings is limited to five 

and requires registration, however, members of the public who are unable to attend, 

who would like to ask two questions to the Council, during Public Question Time, are 

advised to provide their questions on notice to the General Manager by 3.00pm 

Monday, 20 June 2022. 

Any questions received will be read out by the General Manager at the meeting and a 

response provided following the meeting.” 
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9.2 Public questions taken on notice 

The Executive Services Officer reports as follows: 

“No public questions were taken on notice from the 16 May 2022 meeting.” 
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10 DEPARTMENTAL BUSINESS 

GENERAL MANAGEMENT 

The General Manager reports as follows: 

“The following (non-confidential) minutes and notes of committees of the Council and 

other organisations on which the Council has representation have been received: 

. Central Coast Community Safety Partnership Committee – meeting held  

27 April 2022 

. Central Coast Community Shed Committee – meeting held 2 May 2022 

. Central Coast Youth Leaders Council – meeting held 5 May 2022 

. Forth Community Representatives Committee – meeting held 19 May 2022 

. Turners Beach Community Representatives Committee – meeting  

26 May 2022. 

Copies of the minutes and notes having been circulated to all Councillors, a suggested 

resolution is submitted for consideration.” 

◼  “That the (non-confidential) minutes and notes of committees of the Council be received.” 

 

  

 

  

 

  

10.2 Common seal 

The General Manager reports as follows: 

“A Schedule of Documents for Affixing of the Common Seal for the period  

17 May 2022 to 20 June 2022 is submitted for the authority of the Council to be given.  

Use of the common seal must first be authorised by a resolution of the Council. 

The Schedule also includes for information advice of final plans of subdivision sealed 

in accordance with approved delegation and responsibilities.” 

 

10.1 Minutes and notes of committees of the Council and other organisations 
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The Executive Services Officer reports as follows: 

“A copy of the Schedule having been circulated to all Councillors, a suggested 

resolution is submitted for consideration.” 

◼  “That the common seal (a copy of the Schedule of Documents for Affixing of the Common 

Seal being appended to and forming part of the minutes) be affixed subject to compliance 

with all conditions of approval in respect of each document, and that the advice of final plans 

of subdivision sealed in accordance with approved delegation and responsibilities be 

received.” 

 

  

 

  

 

  

10.3 Contracts and agreements 

The General Manager reports as follows: 

“A Schedule of Contracts and Agreements (other than those approved under the 

common seal) entered into for the period 17 May 2022 to 20 June 2022 is submitted 

to the Council for information.  The information is reported in accordance with 

approved delegations and responsibilities.” 

The Executive Services Officer reports as follows: 

“A copy of the Schedule having been circulated to all Councillors, a suggested 

resolution is submitted for consideration.” 

◼  “That the Schedule of Contracts and Agreements (a copy being appended to and forming 

part of the minutes) be received.” 
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10.4 Correspondence addressed to the Mayor and Councillors 

The General Manager reports as follows: 

“A Schedule of Correspondence addressed to the Mayor and Councillors for the period 

17 May 2022 to 20 June 2022 and which was addressed to the ‘Mayor and Councillors’ 

is appended.  Reporting of this correspondence is required in accordance with Council 

policy. 

Where a matter requires a Council decision based on a professionally developed report 

the matter will be referred to the Council.  Matters other than those requiring a report 

will be administered on the same basis as other correspondence received by the 

Council and managed as part of the day-to-day operations.” 

The Executive Services Officer reports as follows: 

“A copy of the Schedule having been circulated to all Councillors, a suggested 

resolution is submitted for consideration.” 

◼  “That the Schedule of Correspondence addressed to the Mayor and Councillors (a copy 

being appended to and forming part of the minutes) be received.” 
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COMMUNITY SERVICES 

10.5 Development application determinations 

The Director Community Services reports as follows: 

“A Schedule of Development Application Determinations made during the month of 

May 2022 is submitted to the Council for information.  The information is reported in 

accordance with approved delegations and responsibilities.” 

The Executive Services Officer reports as follows: 

“A copy of the Schedule having been circulated to all Councillors, a suggested 

resolution is submitted for consideration.” 

◼  “That the Schedule of Development Application Determinations (a copy being appended 

to and forming part of the minutes) be received.” 

 

  

 

  

 

  

10.6 Council acting as a planning authority 

The Mayor reports as follows: 

“The Local Government (Meeting Procedures) Regulations 2015 provide that if a 

council intends to act at a meeting as a planning authority under the Land Use 

Planning and Approvals Act 1993, the chairperson is to advise the meeting 

accordingly. 

The General Manager has submitted the following report: 

‘If any such actions arise out of Agenda Items 10.7, 10.8 and 10.9, they are to 

be dealt with by the Council acting as a planning authority under the Land Use 

Planning and Approvals Act 1993.’” 

The Executive Services Officer reports as follows: 
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“Councillors 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. 

A suggested resolution is submitted for consideration.” 

◼  “That the Mayor’s report be received.” 

 

  

 

  

 

  

The Director Community Services reports as follows: 

“The Manager Land Use Planning has prepared the following report: 

‘DEVELOPMENT APPLICATION NO.: DA2022089 

PROPOSAL: Visitor Accommodation - 3 Holiday 

Cabins - Discretionary uses and 

Setbacks  

APPLICANT: Adorn Drafting  

LOCATION: 517 Penguin Road, Penguin  

ZONE: Agriculture Zone 

PLANNING INSTRUMENT: Tasmanian Planning Scheme – Central 

Coast (the Planning Scheme) 

ADVERTISED: 16 April 2022 

REPRESENTATIONS EXPIRY DATE: 6 May 2022 

REPRESENTATIONS RECEIVED: One 

42-DAY EXPIRY DATE: 24 May 2022 (extension of time granted 

until 20 June 2022) 

DECISION DUE: 20 June 2022 

PURPOSE 

The purpose of this report is to consider an application to construct three 

holiday cabins on agricultural land at 517 Penguin Road, Penguin.  

Accompanying the report are the following documents: 

10.7 Visitor Accommodation - 3 Holiday Cabins - Discretionary uses and Setbacks at  

517 Penguin Road, Penguin - Application No. DA2022089 



C O M M U N I T Y   S E R V I C E S 

  

 

 

 

 

Central Coast Council Agenda – 20 June 2022   ⚫   20 

. Annexure 1 – location plan; 

. Annexure 2 – application documentation;  

. Annexure 3 – photographs, aerial image, landslip hazard map and land 

capability classification map; and  

. Annexure 4 – representation. 

BACKGROUND 

Development description – 

Application is made to construct three, one-bedroom holiday cabins on a rural 

property at 517 Penguin Road, Penguin.   

Each cabin would comprise of one bedroom with walk-in-wardrobe, a 

combined laundry/bathroom and open plan kitchen/living dining area.  Bi-

fold doors would open from the living area onto north-west facing decks that 

would offer an outdoor hot tub experience. 

The cabins would be located approximately 480m into the property, in a small 

woodland area that is identified as Class 5 and 6 land. 

The cabins would be located within 20m of the eastern side boundary of the 

property, with expansive views to Bass Strait and beyond.   

Each cabin would have a dedicated wastewater system and potable drinking 

water system. 

Site description and surrounding area – 

The land has an area of 45.98ha and is zoned Agriculture under the Planning 

Scheme. 

The land is primarily used for cropping and intensive grazing, with more than 

50% of the land identified as having a land capability of Class 3, which is prime 

agricultural land.  

The land accommodates an existing dwelling with outbuildings, located 

approximately 35m from the primary frontage to Penguin Road.  This area of 

the property has Class 5 and 6 land capability classification, due to the slope 

of the land, Low and Medium landslip characteristics and limited potential for 

an agricultural purpose. 

The adjoining property to the east has similar characteristics, with a portion 

of the land deemed to be “prime agricultural land” and a section, adjoining the 
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proposed cabins site, Class 5 and 6 land and with steep slopes and Medium 

landslip hazard characteristics.  The historic, Heritage listed home of “Lonah” 

forms part of the adjoining property, located on a separate title to the primary 

industry enterprise.  

Refer to Aerial Image, Zone Map and Landslip Maps at Annexure 3. 

History – 

No history relevant to this application. 

DISCUSSION 

The following table is the assessment against the Tasmanian Planning Scheme 

provisions: 
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21.0 Agriculture Zone 
 

21.1 Zone Purpose 
 

The purpose of the Agriculture Zone is: 

21.1.1 To provide for the use or development of land for agricultural use. 

21.1.2 To protect land for the use or development of agricultural use by minimising:  

(a) conflict with or interference from non-agricultural uses; 

(b) non-agricultural use or development that precludes the return of the land to 

agricultural use; 

and 

(c) use of land for non-agricultural use in irrigation districts. 

21.1.3 To provide for use or development that supports the use of the land for agricultural use. 

Planner’s comment  

21.1.1- Does not satisfy Zone Purpose.  The use is not for agricultural use of the land. 

21.1.2 - Does not adequately satisfy Zone Purpose. Proposed non-agricultural use may fetter 

adjoining use of agricultural land.  

21.1.3 - Satisfies Zone Purpose.  Visitor accommodation would provide additional supporting 

income for agricultural activity on the property. 

CLAUSE COMMENT 

21.3 Use Standards 

21.3.1 Discretionary uses Not applicable  Assessment 

21.3.1 –(A1) 

No acceptable solution. 

21.3.1 –(P1) 

A use listed as Discretionary, excluding 

Residential or Resource Development, 

must be required to locate on the site, 

for operational or security reasons or the 

need to contain or minimise impacts 

arising from the operation such as noise, 

☐ No Acceptable Solution. 

Refer to the “Issues” section of this 

report. 
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dust, hours of operation or traffic 

movements, having regard to: 

(a) access to a specific naturally 

occurring resource on the site or 

on land in the vicinity of the site; 

(b) access to infrastructure only 

available on the site or on land 

in the vicinity of the site; 

(c) access to a product or material 

related to an agricultural use; 

(d) service or support for an 

agricultural use on the site or on 

land in the vicinity of the site; 

(e) the diversification or value 

adding of an agricultural use on 

the site or in the vicinity of the 

site; and 

(f) provision of essential 

Emergency Services or Utilities. 

21.3.1 –(A2) 

No acceptable solution. 

21.3.1 –(P2) 

A use listed as Discretionary, excluding 

Residential, must minimise the 

conversion of agricultural land to non-

agricultural use, having regard to: 

(a) the area of land being converted 

to non- agricultural use; 

(b) whether the use precludes the 

land from being returned to an 

agricultural use; 

(c) whether the use confines or 

restrains existing or potential 

agricultural use on the site or 

adjoining sites. 

☐ No Acceptable Solution. 

Refer to the “Issues” section of this 

report.   
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21.3.1 –(A3) 

No acceptable solution. 

21.3.1 –(P3) 

A use listed as Discretionary, excluding 

Residential, located on prime 

agricultural land must: 

(a) be for Extractive Industry, 

Resource Development or 

Utilities, provided that: 

(i) the area of land 

converted to the use is 

minimised; 

(ii) adverse impacts on the 

surrounding agricultural 

use are minimised; and 

(iii) the site is reasonably 

required for operational 

efficiency; or 

(b) be for a use that demonstrates a 

significant benefit to the region, 

having regard to the social, 

environmental and economic 

costs and benefits of the 

proposed use. 

☐ No Acceptable Solution. 

Refer to the “Issues” section of this 

report.   

21.3.1 –(A4) 

No acceptable solution. 

21.3.1 –(P4) 

A Residential use listed as Discretionary 

must:  

(a) be required as part of an 

agricultural use, having regard 

to: 

(i) the scale of the 

agricultural use; 

☒ Not a Residential use.   
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(ii) the complexity of the 

agricultural use;  

(iii) the operational 

requirements of the 

agricultural use; 

(iv) the requirement for the 

occupier of the dwelling 

to attend to the 

agricultural use; and 

(v) proximity of the dwelling 

to the agricultural use; 

or 

(b) be located on a site that: 

(i) is not capable of 

supporting an 

agricultural use; 

(ii) is not capable of being 

included with other 

agricultural land 

(regardless of 

ownership) for 

agricultural use; and 

(iii) does not confine or 

restrain agricultural use 

on adjoining properties. 

21.4 Development Standards for Buildings and Works 

21.4.1 Building height Not applicable Assessment 

21.4.1 –(A1) 

Building height must be not more than 

12m. 

☐ Compliant.   

Cabins would be 3.17m high. 

21.4.2 Setbacks Not applicable Assessment 

21.4.2 –(A1) 

Buildings must have a setback from all 

boundaries of: 

☐ (a) Compliant.  Cabins would be 

setback a minimum of 20m 

from all boundaries. 
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(a) not less than 5m; or 

(b) if the setback of an existing 

building is within 5m, not less 

than the existing building. 

(b) Not applicable.  Satisfied by 

(a).   

21.4.2 –(A2) 

Buildings for a sensitive use must have 

a setback from all boundaries of: 

(a) not less than 200m; or 

(b) if the setback of an existing 

building for a sensitive use on 

the site is within 200m of that  

 boundary, not less than the 

existing building. 

☐ (a) Non-compliant. Visitor 

Accommodation is a sensitive 

use.   

 Cabins would be setback 20m 

from eastern boundary of 

adjoining land that is 

Agriculture Zone. 

(b) Non-compliant.  Existing 

dwelling is greater than 200m 

from nearest Agriculture Zone.  

Proposed 

(c) Cabins would be 20m from 

nearest Agriculture Zone.   

Refer to the “Issues” section of this 

report.   

21.4.3 Access for new dwellings Not applicable Assessment 

21.4.3 –(A1) 

New dwellings must be located on lots 

that have frontage with access to a road 

maintained by a road authority. 

☒ Not a new dwelling. 

21.5 Development Standards for Subdivision 

21.5.1 Lot design Not applicable Assessment 

21.5.1 –(A1) 

Each lot, or a lot proposed in a plan of 

subdivision, must: 

(a) be required for public use by the 

Crown, a council or a State 

authority; 

☒ Not a subdivision.   
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(b) be required for the provision of 

Utilities or irrigation 

infrastructure; or 

(c) be for the consolidation of a lot 

with another lot provided both 

lots are within the sane zone. 

21.5.1 –(A2) 

Each lot, or a lot proposed in a plan of 

subdivision, must be provided with a 

vehicular access from the boundary of 

the lot to a road in accordance with the 

requirements of the road authority. 

☒ Not a subdivision.   

 
 

CODES NOT APPLICABLE APPLICABLE 

C1.0 Signs Code ☒  

C2.0 Parking and Sustainable Transport 

Code 

☐ ☒Refer to table below 

C3.0 Road and Railway Assets Code ☒  

C4.0 Electricity Transmission 

Infrastructure Protection Code 

☒  

C5.0 Telecommunications Code ☒  

C6.0 Local Historic Heritage Code ☒  

C7.0 Natural Assets Code ☒  

C8.0 Scenic Protection Code ☒  

C9.0 Attenuation Code ☒  

C10.0 Coastal Erosion Hazard Code ☒  

C11.0 Coastal Inundation Hazard Code ☒  

C12.0 Flood-Prone Areas Hazard Code ☒  
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C13.0 Bushfire-Prone Areas Code ☒  

C14.0 Potentially Contaminated Land 

Code 

☒  

C15.0 Landslip Hazard Code ☒  

C16.0 Safeguarding of Airports Code ☒  

 

C2.0   Parking and Sustainable Transport Code 

 

CLAUSE COMMENT 

C2.5  Use Standards 

C2.5.1  Car parking numbers Not Applicable Assessment 

A1 

The number of on-site car parking 

spaces must be no less than the 

number specified in Table C2.1, 

excluding if: 

(a) the site is subject to a parking 

plan for the area adopted by 

council, in which case parking 

provision (spaces or cash-in-

lieu) must be in accordance 

with that plan; 

(b) the site is contained within a 

parking precinct plan and 

subject to Clause C2.7; 

(c) the site is subject to Clause 

C2.5.5; or 

(d) it relates to an intensification of 

an existing use or development 

or a change of use where: 

(i) the number of on-site 

car parking spaces for 

the existing use or 

☐ Compliant.  Provision is made for one 

car parking space per cabin.  

(a)–(d) Not applicable.  
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development specified 

in Table C2.1 is greater 

than the number of car 

parking spaces 

specified in Table C2.1 

for the proposed use or 

development, in which 

case no additional on-

site car parking is 

required; or 

(ii) the number of on-site 

car parking spaces for 

the existing use or 

development specified 

in Table C2.1 is less 

than the number of car 

parking spaces 

specified in Table C2.1 

for the proposed use or 

development, in which 

case on-site car parking 

must be calculated as 

follows: 

  N = A + (C- B) 

 N = Number of on-site 

car parking spaces 

required 

 A = Number of existing 

on site car parking 

spaces 

 B = Number of on-site 

car parking spaces 

required for the existing 

use or development 

specified in Table C2.1 

 C = Number of on-site 

car parking spaces 

required for the 

proposed use or 



C O M M U N I T Y   S E R V I C E S 

  

 

 

 

 

Central Coast Council Agenda – 20 June 2022   ⚫   30 

development specified 

in Table C2. 

C2.5.2  Bicycle parking numbers Not Applicable Assessment 

A1 

Bicycle parking spaces must: 

(a) be provided on the site or 

within 50m of the site; and  

(b) be no less than the number 

specified in Table C2.1. 

☒ Not required for Visitor 

Accommodation use.    

C2.5.3  Motorcycle parking numbers Not Applicable Assessment 

A1 

The number of on-site motorcycle 

parking spaces for all uses must: 

(a) be no less than the number 

specified in Table C2.4; and; 

(b) if an existing use or 

development is extended or 

intensified, the number of on-

site motorcycle parking spaces 

must be based on the proposed 

extension or intensification 

provided the existing number of 

motorcycle parking spaces is 

maintained. 

☒ Not required for this number of 

cabins.    

C2.5.4  Loading bays Not Applicable Assessment 

A1 

A loading bay must be provided for uses 

with a floor area of more than 1000m² in 

a single occupancy. 

☒ Not required for proposed 

development.    
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C2.5.5  Number of car parking spaces 

within General Residential Zone and 

Inner Residential Zone 

Not Applicable Assessment 

A1 

Within existing non-residential buildings 

in the General Residential Zone and 

Inner Residential Zone, on-site car 

parking is not required for: 

(a) Food Services uses up to 

100m2 floor area or 30 seats, 

whichever is the greater; and 

(b) General Retail and Hire uses up 

to 100m2 floor area, 

provided the use complies with the 

hours of operation specified in the 

relevant Acceptable Solution for the 

relevant zone. 

☒ Not General Residential Zone.    

C2.6  Development Standards for Buildings and Works 

C2.6.1  Construction of parking areas Not Applicable Assessment 

A1 

All parking, access ways, manoeuvring 

and circulation spaces must: 

(a) be constructed with a durable all 

weather pavement; 

(b) be drained to the public 

stormwater system, or contain 

stormwater on the site; and 

(c) excluding all uses in the Rural 

Zone, Agriculture Zone, 

Landscape Conservation Zone, 

Environmental Management 

Zone, Recreation Zone and 

Open Space Zone, be  

surfaced by a spray seal, 

asphalt, concrete, pavers or 

☐ (a) Compliant by Condition.  

(b) Compliant by Condition.  

(c) Not applicable.  Land is 

Agriculture Zone.  
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equivalent material to restrict 

abrasion from traffic and 

minimise entry of water to the 

pavement. 

C2.6.2  Design and layout of parking 

areas 

Not Applicable Assessment 

A1.1 

Parking, access ways, manoeuvring and 

circulation spaces must either: 

(a) comply with the following: 

(i) have a gradient in 

accordance with 

Australian Standard AS 

2890 – Parking 

facilities, Parts 1-6; 

(ii) provide for vehicles to 

enter and exit the site in 

a forward direction 

where providing for 

more than 4 parking 

spaces; 

(iii) have and access width 

not less than the 

requirements in Table 

C2.2; 

(iv) have car parking space 

dimensions which 

satisfy the requirements 

in Table C2.3; 

(v) have a combined 

access and 

manoeuvring width 

adjacent to parking 

spaces not less than 

the requirements in 

Table C2.3 where there 

☐ A1 

(a)(i) Not applicable.  Refer to (b).    

(a)(ii) Not applicable.  Refer to (b).    

(a)(iii) Not applicable.  Refer to (b).    

(a)(iv) Not applicable.  Refer to (b).    

(a)(v) Not applicable.  Refer to (b).    

(a)(vi) Not applicable.  Refer to (b).    

(a)(vii) Not applicable.  Refer to (b).    

(b)  Compliant by Condition.  

A1.2 

(a) Not required for size of 

development.   

(b) Not required for size of 

development.    

(c) Not required for size of 

development.    
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are 3 or more car 

parking spaces; 

(vi) have a vertical 

clearance of not less 

than 2.1m above the  

parking surface level; 

and 

(vii) excluding a single 

dwelling, be delineated 

by line marking or other 

clear physical means; 

or 

(b) comply with Australian Standard 

AS 2890- Parking facilities, 

Parts 1-6. 

A1.2 

Parking spaces provided for use by 

persons with a disability must satisfy the 

following: 

(a) be located as close as 

practicable to the main entry 

point to the building; 

(b) be incorporated into the overall 

car park design; and 

(c) be designed and constructed in 

accordance with Australian/New 

Zealand Standard AS/NZS 

2890.6:2009 Parking facilities, 

Off-street parking for people 

with disabilities.1 

1 Requirements for the number of 

accessible car parking spaces are 

specified in part D3 of the National 

Construction Code 2016. 
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C2.6.3  Number of accesses for 

vehicles 

Not Applicable Assessment 

A1 

The number of accesses provided for 

each frontage must:  

(a) be no more than 1; or 

(b) no more than the existing 

number of accesses,  

whichever is the greater. 

☐ (a) Compliant.  Site has one 

access.   

(b) Not applicable.  Refer to (a).  

A2 

Within the Central Business Zone or in a 

pedestrian priority street no new access 

is provided unless an existing access is 

removed. 

☒ Not applicable.  

Land is Agriculture Zone.    

C2.6.4  Lighting of parking areas 

within the General Business Zone 

and Central Business Zone 

Not Applicable Assessment 

A1 

In car parks within the General Business 

Zone and Central Business Zone, 

parking and vehicle circulation roads 

and pedestrian paths serving 5 or more 

car parking spaces, which are used 

outside daylight hours, must be 

provided with lighting in accordance with 

clause 3.1 “Basis of Design” and Clause 

3.6 “Car parks” in Australian Standards/ 

New Zealand Standard AS/NZS 

1158.3.1:2005 Lighting for roads and 

public spaces Part 3.1: Pedestrian area 

(Category P) lighting – Performance and 

design requirements. 

☒ Not applicable.  

Land is Agriculture Zone.       
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C2.6.5  Pedestrian access Not Applicable Assessment 

A1.1 

Uses that require 10 or more car 

parking spaces must: 

(a) have a 1m wide footpath that is 

separated from the access ways 

or parking aisles, excluding 

where crossing access ways or 

parking aisles by: 

(i) a horizontal distance of 

2.5m between the edge 

of the footpath and the 

access way or parking 

aisle; or 

(ii) protective devices such 

as bollards, guard rails 

or planters between the 

footpath and the access 

way or parking aisle; 

and  

(b) be signed and line marked at 

points where pedestrians cross 

access ways or parking aisles. 

☒ Not applicable.  Three car parking 

spaces are proposed.   

A1.2 

In parking areas containing accessible 

car parking spaces for use by persons 

with a disability, a footpath having a 

width not less than 1.5m and a gradient 

not steeper than 1 in 14 is required from 

those spaces to the main entry point to 

the building. 

☒ Not required for the number of cabins 

proposed.    

C2.6.6  Loading bays Not Applicable Assessment 

A1 

The area and dimensions of loading 

bays and access way areas must be 

☒ Not required for Visitor 

Accommodation.    
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designed in accordance with Australian 

Standard AS 2890.2–2002 Parking 

Facilities Part 2: Parking facilities- Off-

street commercial vehicle facilities, for 

the type of vehicles likely to use the site. 

A2 

The type of commercial vehicles likely to 

use the site must be able to enter, park 

and exit the site in a forward direction in 

accordance with Australian Standard 

AS2890. 2- 2002 Parking Facilities Part 

2: Parking facilities- Off-street 

commercial vehicle facilities. 

☒ Not required for Visitor 

Accommodation.    

C2.6.7  Bicycle parking and storage 

facilities within the General Business 

Zone and Central Business Zone 

Not Applicable Assessment 

A1 

Bicycle parking for uses that require 5 or 

more bicycle spaces in Table C2.1 

must: 

(a) be accessible from a road, cycle 

path, bicycle lane, shared path 

or access way; 

(b) be located within 50m from an 

entrance; 

(c) be visible from the main 

entrance or otherwise signed; 

and 

(d) be available and adequately lit 

during the times they will be 

used, in accordance with Table 

2.3 of  

(e) Australian/New Zealand 

Standard AS/NZS 1158.3.1: 

2005 Lighting for roads and 

public spaces – Pedestrian area 

☒ Not required for Visitor 

Accommodation.    
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(Category P) lighting - 

Performance and design 

requirements. 

A2 

Bicycle parking spaces must: 

(a) have dimensions not less than: 

(i) 1.7m in length; 

(ii) 1.2m in height; and  

(iii) 0.7m in width at the 

handlebars; 

(b) have unobstructed access with 

a width of not less than 2m and 

a gradient not steeper than 5% 

from a road, cycle path, bicycle 

lane, shared path or access 

way; and 

(c) include a rail or hoop to lock a 

bicycle that satisfies Australian 

Standard AS 2890.3-2015 

Parking facilities - Part 3: 

Bicycle parking. 

☒ Not required for Visitor 

Accommodation.    

C2.6.8  Siting of parking and turning 

areas 

Not Applicable Assessment 

A1 

Within an Inner Residential Zone, 

Village Zone, Urban Mixed Use Zone, 

Local Business Zone or General 

Business Zone, parking spaces and 

vehicle turning areas, including garages 

or covered parking areas must be 

located behind the building line of 

buildings, excluding if a parking area is 

already provided in front of the building 

line. 

☒ Not applicable.  

Land is Agriculture Zone. 
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A2 

Within the Central Business Zone, on-

site parking at ground level adjacent to 

a frontage must: 

(a) have no new vehicle accesses, 

unless an existing access is 

removed; 

(b) retain an active street frontage; 

and 

(c) not result in parked cars being 

visible from public places in the 

adjacent roads. 

☒ Not applicable.  

Land is Agriculture Zone. 

C2.7  Parking Precinct Plan 

C2.7.1  Parking precinct plan Not Applicable Assessment 

A1 

Within a parking precinct plan, on-site 

parking must: 

(a) not be provided; or  

(b) not be increased above existing 

parking numbers. 

☒ Not in a parking precinct plan area.  

 

SPECIFIC AREA PLANS NOT APPLICABLE APPLICABLE 

CCO-S1.0 Forth Specific Area Plan ☒  

CCO-S2.0 Leith Specific Area Plan ☒  

CCO-S3.0 Penguin Specific Area Plan ☒  

CCO-S4.0 Revell Lane Specific Area 

Plan 

☒  

CCO-S5.0 Turners Beach Specific 

Area Plan 

☒  
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CCO CODE LISTS 

CCO-Table C3.1 Other Major Roads This table is not used in this Local Provisions 

Schedule. 

CCO-Table C6.1 Local Heritage Places This table is not used in this Local Provisions 

Schedule. 

CCO-Table C6.2 Local Heritage Precincts This table is not used in this Local Provisions 

Schedule. 

CCO-Table C6.3 Local Historic Landscape 

Precincts 

This table is not used in this Local Provisions 

Schedule. 

CCO-Table C6.4 Places or Precincts of 

Archaeological Potential 

This table is not used in this Local Provisions 

Schedule. 

CCO-Table C6.5 Significant Trees This table is not used in this Local Provisions 

Schedule. 

CCO-Table C8.1 Scenic Protection Areas Not applicable to this application. 

CCO-Table 8.2 Scenic Road Corridors This table is not used in this Local Provisions 

Schedule. 

CCO-Table C11.1 Coastal Inundation Hazard 

Bands AHD levels 

Not applicable to this application. 

CCO-Applied, Adopted or Incorporated 

Documents 

This table is not used in this Local Provisions 

Schedule. 

CCO-Site-Specific Qualifications This table is used in this Local Provisions 

Schedule. 
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Issues – 

1 Preliminary information - classification of land in the Agriculture and 

Rural Zones - 

Land in Tasmania is ranked under a land capability classification 

system.  The “Land Capability Handbook - Guidelines to the 

Classification of Agricultural Land in Tasmania” and was written by 

CJ Grose in 1992 (republished in 1999).  

The land capability classification system is an internationally accepted 

method of assessing, classifying, ranking and mapping land according 

to its ability to support a range of agricultural pursuits on a long term, 

sustainable basis.   

The Tasmanian system comprises seven classes, ranked in order of 

agricultural versatility.  Class 1 is the best class of land and together, 

Classes 1, 2 and 3 are deemed to be “prime agricultural land”.  Class 7 

land is the poorest of land, offering limited land potential.  

The subject site is identified as having a land capability of Class 3 over 

more than 50% of the property’s land area.  The remainder, toward the 

northern, sloped, landslip area that fronts Penguin Road, and in the 

area that is subject to the development proposal, is Class 5 and 6 land, 

with limited potential for an agricultural purpose, and a small area of 

Class 5 that is unsuited to cropping, with slight to moderate limitations 

to pastoral use. 

2 Clause 21.3.1 - Discretionary uses - 

The Planning Scheme’s Clauses under 21.3.1 “Discretionary uses” set 

out a range of Performance Criteria that are to be examined for the 

establishment of a Discretionary Use Class in the Agriculture Zone.   

There are no Acceptable Solutions to be applied.  

The subject application, for Visitor Accommodation Use Class (holiday 

cabins), is a Discretionary use of land in the Agriculture Zone.  An 

exercise of discretion is required for the use to proceed. 

The relevant Performance Criteria for a discretionary use are examined 

as follows: 

Performance Criteria 21.3.1–(P1) states: 
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“A use listed as Discretionary, excluding Residential or Resource 

Development, must be required to locate on the site for operational or 

security reasons or the need to contain or minimise impacts arising 

from the operation such as noise, dust, hours of operation or traffic 

movements, having regard to: 

(a) access to a specific naturally occurring resource on the site or 

on land in the vicinity of the site; 

Comment: Use is not required to access a naturally occurring 

resource on the site. 

(b) access to infrastructure only available on the site or on land in 

the vicinity of the site; 

Comment: Use is not required to access infrastructure only 

available on the site or on land in the vicinity. 

(c) access to a product or material related to an agricultural use; 

Comment: Use is not required to access a product or material 

related to agricultural use. 

(d) service or support for an agricultural use on the site or on land 

in the vicinity of the site; 

Comment: Use would provide financial support for the 

agricultural activity on the site. 

(e) the diversification or value adding of an agricultural use on the 

site or in the vicinity of the site; and 

Comment: Use would diversify the existing agricultural use of 

the land. 

(f) provision of essential Emergency Services or Utilities” 

Comment: Use would not be for the provision of essential 

Emergency Services or Utilities. 

Summary: Generally, the proposal does not satisfy the above 

Performance Criteria, other than (d) and (e), whereby the Visitor 

Accommodation use as proposed would provide a diversification of 
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land use over the non-productive portion of the land and, in doing so, 

provide financial support for the agricultural activity on the property. 

The Planning Scheme’s Performance Criteria 21.3.1–(P2) states: 

“A use listed as Discretionary, excluding Residential, must minimise the 

conversion of agricultural land to non-agricultural use, having regard 

to: 

(a) the area of land being converted to non-agricultural use; 

Comment: The total area of land that would accommodate the 

3 cabins is approximately 2,000m2, taking into account the area 

required for on-site wastewater management.  The portion of 

land is a Class 5 and Class 6 classification, defined as having 

limited potential for an agricultural purpose.  A prominent 

feature of the portion of land is the extensive vistas of Bass 

Strait to the east and north and views of the Dial Range to the 

south-west. 

(b) whether the use precludes the land from being returned to an 

agricultural use; 

Comment: The land that would be converted to Visitor 

Accommodation use (3 holiday cabins) is a small, wooded area 

with a land capability of Class 5 and 6.  The access road to the 

cabins would also be over Class 5 and 6 land.  The application 

states the cabins would be demountable.  The development 

would not preclude the land from being returned to vacant land 

for an agricultural use, if required. 

(c) whether the use confines or restrains existing or potential 

agricultural use on the site or adjoining sites; 

Comment: Council has received representation from adjoining 

landowners who state the proposed use would confine and/or 

restrain their agricultural activity on adjoining land.  

Conflicting, adjoining forms of land uses, such as Residential or 

Visitor Accommodation “sensitive uses”, can give rise to 

concern and conflict between adjoining landowners and, in 

some cases, there may be a future loss of potential on adjoining 

land, due to conflict or a perceived nuisance. 



C O M M U N I T Y   S E R V I C E S 

  

 

 

 

 

Central Coast Council Agenda – 20 June 2022   ⚫   43 

The application is accompanied by an Agricultural Assessment 

and Compliance Report by Pinion Advisory Pty Ltd.  The report 

concludes that the land proposed for development is unsuitable 

for cropping and has limited grazing potential.  The report 

states the proposal would not create any constraints or reduce 

the agricultural capacity of neighbouring land.  Council staff 

and the Planning Authority should consider the statements and 

assessments made by the qualified person within this area of 

expertise.   

A site visit by planning staff has also revealed that, due to the 

steep slope of the land in this area, falling away to the east from 

the development site, the adjoining rural enterprise cannot be 

seen from the proposed sites for Cabin Nos. 1 and 2.  Views 

from the proposed cabin sites look directly out to Bass Strait 

and along Tasmania’s North-West coastline.  If one moves 

towards/onto the Title boundary, downslope, then the 

adjoining land and activity below becomes visible.  Cabin No. 3 

would have views of the adjoining property, with the “pyrethrum 

paddock” located downslope, approximately 98m to the south-

east of the Cabin No. 3 location.  Refer to photographs of cabin 

sites at Annexure 3.    

It is a common mitigation strategy that, where conflict may 

arise, a vegetation screen/buffer be required along the 

adjoining boundary of rural land, to assist in reducing any land 

use perceptions.  This requirement can be applied as a 

condition to a permit, or may be required under a Part 5 

Agreement, under s.71 of the Land Use Planning and Approvals 

Act 1993.  The buffer would be downslope of Cabin Nos. 1 and 

2 and would not impede/alter vistas.  Views from Cabin No. 3, 

the cabin closest to the “pyrethrum paddock”, would be reduced 

by a vegetation buffer, although views of the Dial Range, to the 

south-west, would be unimpeded. 

A Part 5 Agreement is a preferred option and would be between 

the subject landowner and the Central Coast Council.  The Part 

5 Agreement would be “stapled” to the Title of the parcel of land 

that is subject to development of a “sensitive use”, so that 

current and future owners would be aware of the issues that 

must be acknowledged when a “sensitive use” adjoins 

agricultural land. 
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Summary:  The proposed Visitor Accommodation use would result in a 

minimal conversion agricultural land to non-agricultural land.  The 

subject property has an area of 45.98ha.  The total area of land that 

would accommodate the 3 cabins is approximately 2,000m2, taking 

into account the area required for on-site wastewater management.  

The portion of land that would be developed is identified as having a 

Class 5 and 6 land classification.  Class 5 + 6 is defined in the “Land 

Capability Handbook - Guidelines to the Classification of Agricultural 

Land in Tasmania” as having limited potential for any agricultural 

purpose. 

Performance Criteria 21.3.1–(P3) states: 

A use listed as Discretionary, excluding Residential, located on prime 

agricultural land must: 

(a) be for Extractive Industry, Resource Development or Utilities, 

provided that: 

(i) the area of land converted to the use is minimised; 

(ii) adverse impacts on the surrounding agricultural use are 

minimised; and 

(iii) the site is reasonably required for operational efficiency; 

or 

Comment:  Not applicable to this application.  The land subject 

to the development proposal, whilst Agriculture Zone, is 

identified as having a Class 5 and 6 land classification and as 

such, is not ‘prime agricultural land’, as reference in 

Performance Criteria 21.3.1–(P3). 

(b) be for a use that demonstrates a significant benefit to the 

region, having regard to the social, environmental and 

economic costs and benefits of the proposed use. 

Comment: The use does not demonstrate a significant benefit 

to the region.  No social, environmental and economic cost 

benefit analysis supports the proposal. 

Summary: - The land subject to the development of Visitor 

Accommodation is not prime agricultural land, and, as such, 

Performance Criteria 21.3.1–(P3) does not apply.  
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3 Setback of “sensitive use” - 

The Planning Scheme’s Acceptable Solution 21.4.2–(A2) states that 

“buildings for a sensitive use must have a setback from all boundaries 

of: 

(a) not less than 200m; or 

(b) if the setback of an existing building for a sensitive use on the 

site is within 200m of that boundary, not less than the existing 

building.” 

Under the proposal, Cabin No. 1 would be setback 33.5m from the 

eastern boundary, Cabin No. 2 would be setback 33.5m from the 

eastern boundary and Cabin No. 3 would be setback 20m from the 

eastern boundary of adjoining land.  The Acceptable Solution is not 

satisfied.  An assessment against the relevant Performance Criteria and 

an exercise of discretion is required for the proposal to be approved. 

The Planning Scheme’s Performance Criteria 21.4.2–(P2) states - 

“Buildings for a sensitive use must be sited so as not to conflict or 

interfere with an agricultural use, having regard to: 

(a) the size, shape and topography of the site: 

Comment:  The topography of the subject site and that of the 

adjoining land, that is identified as comprising a Medium 

landslip hazard with steep slopes to the east away from the 

adjoining boundary line, means that the cabins would not 

overlook the activities on adjoining land.  Vista would extend 

out beyond, to Bass Strait and along the North-West coastline. 

(b) the prevailing setbacks of any existing buildings for 

sensitive uses on adjoining properties: 

Comment:  The adjoining title does not accommodate a 

dwelling.  However, the historic home of “Lonah”, on a separate 

title, forms part of the adjoining property.  “Lonah” is located 

approximately 318m downslope of the cabins’ site. 

(c) the location of existing buildings on the site;  

Comment:  An existing dwelling with outbuildings is located 

towards the front of the property, approximately 35m from 
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Penguin Road.  The existing dwelling at is 420m south-east of 

the proposed cabins’ site. 

(d) the existing and potential use of adjoining properties;  

Comment:  The adjoining property is used for primary industry 

activity.   Due to the separating impact of the topography in 

this area, the potential for conflict with the adjoining property 

is considered to be unlikely.  

The application is accompanied by an Agricultural Assessment 

and Compliance Report by Pinion Advisory Pty Ltd.  The report 

concludes that the land proposed for development is unsuitable 

for cropping and has limited grazing potential.  The report 

states the proposal would not create any constraints or reduce 

the agricultural capacity of neighbouring land.  Council staff 

and the Planning Authority should consider the 

statements/assessment made by the qualified person within 

this area of expertise.   

(e) any proposed attenuation measures; and 

Comment:  It is recommended that a Part 5 Agreement be 

applied to 517 Penguin Road, Penguin (CT101780/1).  The Part 

5 Agreement would be “stapled” to the Title of the parcel of land 

that is subject to development of a “sensitive use”, so that 

current and future owners would be aware of the issues that 

must be acknowledged when a “sensitive use” adjoins 

agricultural land. 

(f) any buffers created by natural or other features”. 

Comment:  The topography of the land is considered to be a 

reasonable, defining buffer between the two parcels of land.  The 

addition of a vegetation buffer along the boundary near the cabin 

locations, would add additional buffer between the “sensitive 

uses” and activity on adjoining land. 

Summary:  Visitor Accommodation is a ‘sensitive use’ of land.  The 

proposed three cabins would be sited so as not to conflict or interfere 

with an agricultural use.  The topography of the land is considered to 

be a reasonable, defining buffer between the two adjoining parcels of 

land and the potential for conflict with the adjoining property is 

considered to be unlikely.  
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The application is accompanied by an Agricultural Assessment and 

Compliance Report by Pinion Advisory Pty Ltd.  The report concludes 

that the land proposed for development is unsuitable for cropping and 

has limited grazing potential.  The report states the proposal would 

not create any constraints or reduce the agricultural capacity of 

neighbouring land.  Council staff have considered the statements and 

assessment made by the qualified person, within this area of expertise.   

4 Primary Industry Activities Protection Act 1995 - 

The Primary Industry Activities Protection Act 1995 (the PIAP Act), 

colloquially referred to as “the right to farm”, represents a legislative 

approach to protect the right of farmers to conduct their farming 

activities.  The PIAP Act protects persons engaged in primary industry 

by limiting the common law of nuisance in respect of certain activities 

that are incidental to efficient and commercially viable primary 

production.  This means viable farming activity is not subject to some 

areas of nuisance under common law.     

It is noted the PIAP Act does not have, at this point in time, a history of 

being challenged or defended in a court of law. 

It is also noted that, whilst a farmer must not shoot vermin with 250m 

of a “dwelling”, the provisions of the Tasmanian Planning Scheme does 

allow, as an Acceptable Solution, a ‘sensitive use’ to be located within 

200m of an adjoining agricultural activity.  

Referral advice – 

Referral advice from the various Departments of the Council and other service 

providers is as follows: 

SERVICE COMMENTS/CONDITIONS 

Environmental Health Not applicable.  

Building  Not applicable. 

Infrastructure Services Conditions and Notes provided. 

TasWater Not applicable.  

Department of State Growth Not applicable. 
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Environment Protection Authority Not applicable. 

TasRail Not applicable. 

Heritage Tasmania Not applicable. 

Crown Land Services Not applicable. 

Other Not applicable. 

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. 

Representations -  

One representation was received within the prescribed time, a copy of which 

is provided at Annexure 4.  

The representation is summarised and responded to as follows: 

MATTER RAISED RESPONSE 

1 The proposed cabins would be 

located 20m-35m from our 

adjoining boundary.  Berries are 

grown at the base of a steep 

slope.  The existing landform 

promotes a microclimate which 

allows for dryland cropping of 

berries and grazing of sheep 

and cattle at the base and 

across the slope.   

Pyrethrum is cropped further to 

the south.  

Conflicting, adjoining forms of land 

uses, such as Residential or Visitor 

Accommodation “sensitive uses”,  

can give rise to concern and conflict 

between adjoining landowners. 

A site visit by planning staff revealed 

that the adjoining rural enterprise 

cannot be seen from the proposed 

cabin site.  Views are directly out to 

Bass Strait and the North-West 

Tasmanian coastline.  Refer to  
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Concerns are: 

(a) Buffer zone - there is a 

minimal buffer zone 

between the cabins and the 

boundary.  Vegetation that 

was near the boundary has 

recently been removed. 

 Due to the topography, 

wind currents provide an 

up-lift in this area.  Noise, 

livestock odour, dust spray 

will be carried uphill to the 

proposed cabin site. 

(b) Spray drift - given the 

topographic feature of the 

land, there is a high risk of 

spray drift and dust being 

caried to the cabin sites.  

Pyrethrum is sprayed and 

harvested metres from the 

proposed cabins. 

photographs at Annexure 3.  If one 

moves closer to the Title boundary, 

then the downslope, adjoining berry 

farm activity below becomes visible. 

It is a common mitigation strategy 

that a vegetation screen/buffer be 

required along the adjoining 

boundary of rural land, to assist in 

reducing any land use conflicts.  This 

requirement can be applied as a 

condition to a permit, or may be 

required under a Part 5 Agreement, 

under s.71 of the Land Use Planning 

and Approvals Act 1993.    

A Part 5 Agreement is a preferred 

option and would be between the 

subject landowner and the Central 

Coast Council.  The Part 5 

Agreement would be “stapled” to the 

Title of the parcel of land that is 

subject to development of a 

“sensitive use”, so that current and 

future owners would be aware of the 

issues that must be acknowledged 

when a “sensitive use” land use 

adjoins agricultural land. 

2 Right to Shoot 

Wallabies live in the area near 

the proposed cabins.  The 

Firearms Act 1996 limits the 

discharge of a firearm to be 

greater than 250m from a 

dwelling.  The location of the 

cabins would limit our capacity 

to shoot pest wallabies, thereby 

limiting capacity to maximise 

production and earn and 

income.  

There is a conflict and lack of 

consistency between the Planning 

Scheme’s requirements that a 

“sensitive use” be setback 200m 

from a boundary to an agriculture 

use (Acceptable Solution) and the 

Firearms Act 1996 that requires a 

dwelling to be 250m from discharge 

of a firearm.  

There are several existing dwellings 

within 250m of the adjoining berry 

farm and cropping paddock.   
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The Department of Natural 

Resources and Environment 

Tasmania - Games Services division, 

distributes a brochure “Shooting and 

Hunting Effectively”.  The brochure 

states that while shooting is a 

common form of wildlife control, a 

survey found that only 1% of 

property owners find this method 

completely effective.  Eleven percent 

found it to be satisfactory.   

The brochure states the most 

effective method to control wallabies 

is by “wallaby proof fencing” around 

the perimeter of the property and 

paddocks.  It is noted that the 

adjoining property boundary with 

517 Penguin Road is not separated 

by wallaby proof fencing.  The berry 

farm on the adjoining land is 

enclosed, however the materials are 

unknown. 

3 Loss of reputation. 

The proposed cabins overlook 

our property.  Visitors may 

perceive what they observe/hear 

(such as the bleating of sheep) 

to be an animal in pain or 

distress.  

The use of sprays may be 

viewed as inconsiderate to 

neighbours and negative 

comments may be shared in the 

community.   

Not a matter for the Planning 

Authority. 

4 Protection of property. 

Visitors might tamper with the 

valves of a berry hydroponic 

watering system that is 40m 

from a proposed cabin. 

Not a matter for the Planning 

Authority.  These are matters for 

Tasmania Police. 
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Dogs that visit the cabins might 

attack livestock. 

The berry farm is within walking 

distance of the cabins.   Produce 

and machinery might be 

vandalised or stolen. 

5 Loss of Privacy. 

All cabins would face the 

adjoining land to the east. 

Visitors will be able to sit or 

stand on their deck and observe 

our livestock and critique us 

working on the farm.  This 

encroaches on our privacy and 

restricts our right to farm.  

There are other locations on the 

proponent’s property that would 

provide a similar experience and 

not constrain or conflict with 

our primary land use activities. 

Due to the topography of the subject 

site and the steeply sloping 

adjoining property, there would not 

be any loss of privacy due to the 

development.  Cabin Nos. 1 and 2 

would not overlook adjoining land, 

with vistas from the proposed site 

directed out to Bass Strait and along 

the North-West coastline.  

Cabin No. 3 would have a far distant 

view of the “pyrethrum paddock”, 

although the most dominant views 

would be directed straight out to 

Bass Strait and along the North-West 

coastline, and to the south-east, 

towards the Dial Ranges.  

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 received does not warrant the refusal of the proposed 

Visitor Accommodation development.  The proposal has demonstrated 
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satisfactory compliance with the Planning Scheme’s relevant Performance 

Criteria.   The proposal would provide a diversification of land use over the 

non-productive portion of the land and, in doing so, provide financial support 

for other agricultural activity on the property.  The 3 cabins would be sited so 

as not to conflict or interfere with an agricultural use.  The topography of the 

land is considered to be a reasonable, defining buffer between the two adjoining 

parcels of land and the potential for conflict with the adjoining property is 

considered to be unlikely.  

The grant of a Permit, subject to conditions, is considered to be justified.  It is 

reasonable that a Part 5 Agreement be applied to 517 Penguin Road, Penguin 

(CT101780/1).  The Part 5 Agreement would be “stapled” to the Title of the 

parcel of land that is subject to development of a “sensitive use”, so that 

current and future owners would be aware of the “right to farm” issues that 

must be acknowledged when a “sensitive use” is located less than 200m from 

the boundary of an agricultural activity. 

Recommendation – 

It is recommended that the application Visitor Accommodation - 3 Holiday 

Cabins - Discretionary uses and Setbacks at 517 Penguin Road, Penguin – 

Application No. DA2022089 be approved subject to the following conditions 

and restrictions:  

1 The development must be substantially in accordance with the plans 

by Adorn Drafting, Drawing No. 612, Sheets Nos. 1 to 17 dated  

25 March 2022.  

2 The use and development be in accordance with the Agricultural 

Assessment and Compliance Report by Pinion Advisory dated  

November 2021. 

3 The development must not result in a modification of surface 

stormwater water flow to increase -  

(i) surface water drainage onto adjacent land; or 

(ii) the pooling of water on the site or on adjacent land. 

4 The development must make provisions of a suitable rechargable 

drinking water system for the Visitor Accommodation use, with a 

storage capacity of not less than 10,000 litres. 
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5 A minimum of three car parking spaces must be provided on-site (one 

for each cabin) and enable the forward movement of vehicles entering 

and egressing the site. 

6 Prior to the commencement of works, the owner of the land must 

submit and enter into a Part 5 Agreement with the Central Coast 

Council under section 71 of the Land Use Planning and Approvals Act 

1993.  The Part 5 Agreement is to be on Certificate of Title 101780 

Folio 1 and set out the following matters to the satisfaction of the 

General Manager: 

(a) A vegetation buffer and screen must be established and 

maintained along the eastern boundary of 517 Penguin Road, 

immediately adjoining the site of each of the three cabins.  The 

buffer for each cabin must be planted prior to issue of any other 

permits for the occupancy of each cabin. 

(b) The Part 5 Agreement must list and acknowledge the 24 hours 

a day, 365 days a year resource development activities and 

operations that occur on adjoining land to the east, identified 

as CT35699/1, including cropping, grazing and the control of 

vermin and weeds, machinery noise, spray drift and dust; and 

make reference to the intent and purpose of the right to farm 

legislation under the Primary Industry Activities Protection Act 

1995.  

(c) Execution of the Part 5 Agreement, including drafting and 

registration of the Agreement with the Recorder of Titles 

against CT101780/1, must be at the developer’s expense.  

7 Driveways and vehicle parking and manoeuvring areas must be formed 

and constructed with a compacted sub-base and an all-weather 

surface. 

Infrastructure Services  

8 Existing crossover and driveways on Penguin Road to be used as a road 

access to the proposed development. 

9 The driveway, if required must be constructed in accordance with the 

Tasmanian Standard Drawing TSD-R04-v3 Rural Roads – Typical 

Driveway Profile by the owner/developer. 
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10 Sight triangle areas adjacent to the driveway access must be kept clear 

of obstructions to visibility, in accordance with the Tasmanian 

Standard Drawing TSD-RF-01-v3 Guide to Intersection and Domestic 

Access Sight Distance Requirements. 

11 An on-site stormwater management system must be designed and 

constructed by a suitably qualified professional addressing the 

Council’s stormwater detention criteria. 

12 Whilst site/building works are occurring and until all exposed soil 

areas are permanently stabilised against erosion, the developer must 

minimise on-site erosion and the release of sediment or sediment 

laden stormwater from the site and work areas in accordance with the 

“Soil and Water Management on Standard Building and Construction 

Sites – Fact Sheet 2” published by the Department of Natural Resource 

and Environment Tasmania.  

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 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 an arrangement 

of a Private Works Authority or bank guarantee to undertake such 

works. 

3 Prior to the commencement of work the applicant is to ensure that the 

category of work for any proposed building, plumbing and/or 

demolition work is defined using the Determinations issued under the 

Building Act 2016 by the Director of Building Control.  Any notifications 

or permits required in accordance with the defined category of work 

must be attained prior to the commencement of work.  It is 

recommended the Council's Building Permit Authority, or a Building 

Surveyor be contacted should clarification be required. 

4 Prior to commencement of works in the road reservation, if required, 

obtain a “Works in Road Reservation (Permit)” in accordance with the 

Council’s Work in Road Reservation Policy.’ 

The report is supported.” 
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The Executive Services Officer reports as follows: 

“A copy of the Annexures referred to in the Manager Land Use Planning’s report 

having been circulated to all Councillors, a suggested resolution is submitted for 

consideration.” 

◼  “That the application for Visitor Accommodation - 3 Holiday Cabins - Discretionary uses 

and Setbacks at 517 Penguin Road, Penguin – Application No. DA2022089 be approved 

subject to the following conditions and restrictions:  

1 The development must be substantially in accordance with the plans by Adorn 

Drafting, Drawing No. 612, Sheets Nos. 1 to 17 dated 25 March 2022.   

2 The use and development be in accordance with the Agricultural Assessment and 

Compliance Report by Pinion Advisory dated November 2021. 

3 The development must not result in a modification of surface stormwater water flow 

to increase -  

(i) surface water drainage onto adjacent land; or 

(ii) the pooling of water on the site or on adjacent land. 

4 The development must make provisions of a suitable rechargable drinking water 

system for the Visitor Accommodation use, with a storage capacity of not less than 

10,000 litres. 

5 A minimum of three car parking spaces must be provided on-site (one for each cabin) 

and enable the forward movement of vehicles entering and egressing the site. 

6 Prior to the commencement of works, the owner of the land must submit and enter 

into a Part 5 Agreement with the Central Coast Council under section 71 of the Land 

Use Planning and Approvals Act 1993.  The Part 5 Agreement is to be on Certificate 

of Title 101780 Folio 1 and set out the following matters to the satisfaction of the 

General Manager: 

(a) A vegetation buffer and screen must be established and maintained along the 

eastern boundary of 517 Penguin Road, immediately adjoining the site of each 

of the three cabins.  The buffer for each cabin must be planted prior to issue 

of any other permits for the occupancy of each cabin. 

(b) The Part 5 Agreement must list and acknowledge the 24 hours a day, 365 days 

a year resource development activities and operations that occur on adjoining 

land to the east, identified as CT35699/1, including cropping, grazing and the 
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control of vermin and weeds, machinery noise, spray drift and dust; and make 

reference to the intent and purpose of the right to farm legislation under the 

Primary Industry Activities Protection Act 1995.  

(c) Execution of the Part 5 Agreement, including drafting and registration of the 

Agreement with the Recorder of Titles against CT101780/1, must be at the 

developer’s expense.  

7 Driveways and vehicle parking and manoeuvring areas must be formed and 

constructed with a compacted sub-base and an all-weather surface. 

Infrastructure Services  

8 Existing crossover and driveways on Penguin Road to be used as a road access to the 

proposed development. 

9 The driveway, if required must be constructed in accordance with the Tasmanian 

Standard Drawing TSD-R04-v3 Rural Roads – Typical Driveway Profile by the 

owner/developer. 

10 Sight triangle areas adjacent to the driveway access must be kept clear of obstructions 

to visibility, in accordance with the Tasmanian Standard Drawing TSD-RF-01-v3 

Guide to Intersection and Domestic Access Sight Distance Requirements. 

11 An on-site stormwater management system must be designed and constructed by a 

suitably qualified professional addressing the Council’s stormwater detention criteria. 

12 Whilst site/building works are occurring and until all exposed soil areas are 

permanently stabilised against erosion, the developer must minimise on-site erosion 

and the release of sediment or sediment laden stormwater from the site and work 

areas in accordance with the “Soil and Water Management on Standard Building and 

Construction Sites – Fact Sheet 2” published by the Department of Natural Resource 

and Environment Tasmania.  

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 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 
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site, or an arrangement of a Private Works Authority or bank guarantee to undertake 

such works. 

3 Prior to the commencement of work the applicant is to ensure that the category of 

work for any proposed building, plumbing and/or demolition work is defined using 

the Determinations issued under the Building Act 2016 by the Director of Building 

Control.  Any notifications or permits required in accordance with the defined 

category of work must be attained prior to the commencement of work.  It is 

recommended the Council's Building Permit Authority, or a Building Surveyor be 

contacted should clarification be required. 

4 Prior to commencement of works in the road reservation, if required, obtain a “Works 

in Road Reservation (Permit)” in accordance with the Council’s Work in Road 

Reservation Policy.” 

  

  

  

The Director Community Services reports as follows: 

“The Manager Land Use Planning has prepared the following report: 

‘DEVELOPMENT APPLICATION NO.: DA2022112 

PROPOSAL: Residential - 3 carports and 

retrospective application for second 

vehicle access - Setbacks and building 

envelope for all dwellings and Number 

of accesses for vehicles  

APPLICANT: Optimo Awnings Northern Pty Ltd 

LOCATION: 7 Kywong Crescent, West Ulverstone  

ZONE: General Residential Zone 

PLANNING INSTRUMENT: Tasmanian Planning Scheme – Central 

Coast (the Planning Scheme) 

ADVERTISED: 4 May 2022 

REPRESENTATIONS EXPIRY DATE: 18 May 2022 

10.8 Residential - 3 carports and retrospective application for second vehicle access - 

Setbacks and building envelope for all dwellings and Number of accesses for vehicles 

at 7 Kywong Crescent, West Ulverstone  - Application No. DA2022112 
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REPRESENTATIONS RECEIVED: One  

42-DAY EXPIRY DATE: 10 June 2022 (extension of time 

granted until 20 June 2022) 

DECISION DUE: 20 June 2022 

PURPOSE 

The purpose of this report is to consider an application for Residential –  

3 carports and retrospective application for a second vehicle access (crossover) 

at 7 Kwyong Crescent, West Ulverstone.   

Accompanying the report are the following documents: 

. Annexure 1 – location plan; 

. Annexure 2 – application documentation; 

. Annexure 3 – representation; and 

. Annexure 4 – photographs.  

BACKGROUND 

Development description – 

Application is made to erect three awning type structures on land at  

7 Kywong Crescent, West Ulverstone. The development would result in three 

carports on the land. 

Awning No. 1 would have an area of 17.8m2 , resulting in a carport over an 

existing driveway.  The carport would be located 900mm off the western side 

boundary with a 3.6m height at the side boundary and a 3.2m high roofline 

where it connects to the dwelling (roof would have a reverse fall).  Awning No. 

1, together with existing dvelopment on the western side of the dwelling, 

would have a combined length of development of 14m (8.4m of existing and 

5.6m of proposed) within 1.5m of the side bounadry.  

Awning No. 2 would have an area of 27.04m2, resulting in a carport on the 

eastern side of the dwelling, adjoining (behind) Awning No. 3.  The carport 

would be used to house a caravan.  The carport would be located 200mm off 

the eastern side boundary, with a wall height of 3.2m and a roofline angling 

away from the boundary, sloping towards the dwelling.  The height of the 

carport would be less than that of the exsiting dwelling.  

Awning No. 3 would have an area of 20.61m2, resulting in a carport with a 

gable roof line, adjoining (in front of) Awning No. 2.  The carport would also 

be loctaed 200mm off the eastern side boundary, with a wall hight of 3m and 

a roofline angling away from the boundary at 45 degrees.  The carport would 
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be 3.2m high at the gables apex.  The height of the carport would be less than 

that of the exsiting dwelling. 

The total length of development on the eastern side boundary woud be 14.1m. 

Application is also made to legitimise a second vehcile crossover off Kywong 

Crescent.  The crossover was constructed in November 2021, after the 

Tasmanian Planning Scheme - Central Coast (the Planning Scheme) came into 

effect.  The establishment of a second crossover is a “Discreationary” matter 

under the Planning Scheme’s C2.0 Parking and Sustainable Transport Code. 

This was not known by the landowner or Council’s construction crew at the 

time of construction. 

Site description and surrounding area – 

Kywong Crescent in West Ulverstone is a road of cul-de -sac formation, 

accommodating 20 dwellings. 

The 705m2 property at 7 Kywong Crescent is zoned General Residential and 

accommodates a single dwelling. The surrounding area is also General 

Residential Zone and is characterised by single dwellings with associated 

outbuildings.  

The land in this area slopes towards the north east, with the dwelling at  

7 Kywong Crescent slightly elevated above the adjoining dwelling at 5 Kywong 

Crescent.  Refer to photographs in Annexure 4. 

History – 

An application for 3 carports was first lodged on 18 March 2022.  The proposal 

was placed on public exhibition and one representation was received.  The 

representation received highlighted inconsistencies with the documentation 

submitted and advised that a second vehicle crossover had been constructed 

on the site in late 2021.  As such, the second crossover on the property was a 

‘discretionary’ matter that had not formed part of the public notification.  The 

application was withdrawn by the applicant on 12 April 2022.   

A new set of documents was submitted on 22 April 2022 and the proposal for 

3 carports and a second vehicle crossover was placed on public exhibition on 

4 May 2022.  

DISCUSSION 

The following table is the Manager Land Use Planning’s assessment against 

the Planning Scheme provisions: 
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8.0 General Residential Zone 
 
8.1 Zone Purpose  

The purpose of the General Residential Zone is:  

8.1.1  To provide for residential use or development that accommodates a range of dwelling types 

where full infrastructure services are available or can be provided.  

8.1.2  To provide for the efficient utilisation of available social, transport and other service 

infrastructure.  

8.1.3  To provide for non-residential use that:  

(a) primarily serves the local community; and  

(b)  does not cause an unreasonable loss of amenity through scale, intensity, noise, 

activity outside of business hours, traffic generation and movement, or other off site 

impacts.  

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

Planner’s comment  

The proposal is for development appurtenant to a residence in a General Residential Zone area.   

The proposal satisfies the Zone Purpose in that it provides for residential use and development 

accommodating various dwelling types where full infrastructure services are available. 

CLAUSE COMMENT 

8.3 Use Standards 

8.3.1 Discretionary uses Not applicable Assessment  

8.3.1-(A1)  

Hours of operation of a use listed as 

Discretionary, excluding Emergency 

Services, must be within the hours of 

8.00am to 6.00pm. 

☒ Not a discretionary use. 

8.3.1-(A2)  

External lighting for a use listed as 

Discretionary: 

(a) must not operate within the hours 

of 7.00pm to 7.00am, excluding 

any security lighting; and 

☒ Not a discretionary use. 
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(b) security lighting must be baffled to 

ensure direct light does not 

extend into the adjoining property. 

8.3.1-(A3) 

Commercial vehicle movements and the 

unloading and loading of commercial 

vehicles for a use listed as Discretionary, 

excluding Emergency Services, must be 

within the hours of: 

(a) 7:00am to 7:00pm Monday to 

Friday; 

(b) 9:00am to 12 noon Saturday; and 

(c) nil on Sunday and public holidays. 

☒ Not a discretionary use. 

8.3.1-(A4)  

No acceptable solution. 

8.3.1 –(P4) 

A use listed as Discretionary must not 

cause an unreasonable loss of amenity to 

adjacent sensitive uses, having regard to: 

(a) the intensity and scale of the use; 

(b) the emissions generated by the 

use; 

(c) the type and intensity of traffic 

generated by the use; 

(d) the impact on the character of the 

area; and 

(e) the need for the use in that 

location. 

☒ Not a discretionary use. 
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8.3.2 Visitor Accommodation Not applicable Assessment  

8.3.2 –(A1) 

Visitor Accommodation must: 

(a) accommodate guests in existing 

habitable buildings; and 

(b) have a gross floor area of not 

more than 200m2. 

☒ Not Visitor Accommodation. 

8.3.2 – (A2) 

Visitor Accommodation is not for a strata 

lot that is part of a strata scheme where 

another strata lot within that strata 

scheme is used for a residential use. 

☒ Not Visitor Accommodation. 

8.4 Development Standards for Dwellings 

8.4.1 Residential density for multiple 

dwellings 

Not applicable Assessment  

8.4.1 –(A1) 

Multiple dwellings must have a site area 

per dwelling of not less than 325m2. 

☒ Not multiple dwelling development. 

8.4.2 Setbacks and building envelope 

for all dwellings 

Not applicable Assessment  

8.4.2 –(A1) 

Unless within a building area on a sealed 

plan, a dwelling, excluding garages, 

carports and protrusions that extend not 

more than 0.9m into the frontage setback, 

must have a setback from a frontage that 

is: 

(a) if the frontage is a primary 

frontage, not less than 4.5m, or, if 

the setback from the primary 

frontage is less than 4.5m, not 

less than the setback, from the 

☐ (a) Compliant.  Development 

would be approximately 7.13m 

from Kywong Crescent 

frontage. 

(b) Not applicable.  No secondary 

frontage.  

(c) Not applicable.  Not a vacant 

site. 

(d) Not applicable.  Not located 

above a non-residential use. 
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primary frontage, of any existing 

dwelling on the site; 

(b) if the frontage is not a primary 

frontage, not less than 3m, or, if 

the setback from the frontage is 

less than 3m, not less than the 

setback, from a frontage that is 

not a primary frontage, of any 

existing dwelling on the site; 

(c) if for a vacant site and there are 

existing dwellings on adjoining 

properties 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 located above a non-residential 

use at ground floor level, not less 

than the setback from the frontage 

of the ground floor level. 

8.4.2 –(A2) 

A garage or carport for a dwelling must 

have a setback from a primary frontage of 

not less than: 

(a) 5.5m, or alternatively 1m behind 

the building line; 

(b) the same as the building line, if a 

portion of the dwelling gross floor 

area is located above the garage 

or carport; or 

(c) 1m, if the existing ground level 

slopes up or down at a gradient 

steeper than 1 in 5 for a distance 

of 10m from the frontage. 

☐ (a) Compliant.  Nearest carport 

would be approximately 7.13m 

from Kywong Crescent 

frontage. 

(b) Not applicable.  Satisfied by 

(a). 

(c) Not applicable.  Satisfied by 

(a). 
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8.4.2 –(A3) 

A dwelling, excluding outbuildings with a 

building height of not more than 2.4m and 

protrusions that extend not more than 

0.9m horizontally beyond the building 

envelope, must: 

(a) be contained within a building 

envelope (refer to Figures 8.1, 8.2 

and 8.3) determined by: 

(i) a distance equal to the 

frontage setback or, for an 

internal lot, a distance of 

4.5m from the rear 

boundary of a property 

with an adjoining frontage; 

and 

(ii) projecting a line at an angle of 45 

degrees from the horizontal at a 

height of 3m above existing 

ground level at the side and rear 

boundaries to a building height of 

not more than 8.5m above 

existing ground level; and 

(b) only have a setback of less than 

1.5m from a side or rear boundary 

if the dwelling: 

(i) does not extend beyond 

an existing building built 

on or within 0.2m of the 

boundary of the adjoining 

property; or 

(ii) does not exceed a total 

length of 9m or one third 

the length of the side 

boundary (whichever is 

the lesser). 

☐ (a)(i) Compliant.  Setback to the rear 

boundary would be 12.64m.  

(a)(ii) Non-compliant.  Awning No. 1 

with an area of 17.8m2 would 

be a carport over an existing 

driveway.  The carport would 

be located 900mm off the 

western side boundary.  The 

carport woud have a 3.6m 

height at the side boundary 

and be 3.2m high where it 

would connect to the dwelling 

(roofline would be reverse fall). 

 Awning No. 2 would have a 

side boundary height of 3.2m, 

with a roofline angling away 

from the boundary, towards the 

dwelling.  

 Refer to the “Issues” section of 

this report. 

 Awning No.3 would have a 

height of 3m at the side 

boundary, angling at 45 

degrees away from the 

boundary. The aped of the 

gable roof would be 3.2m high. 

(b)(i) Not applicable.  No existing 

building built on or within 0.2m 

of the boundary of the 

adjoining property. 

(b)(ii) Non-compliant.  Total length of 

development (existing and 

proposed) on the western 

boundary would be 

approximately 14m (8.4m of 

existing, angled development 

and 5.6m of proposed) and the 

total length of development on 
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the eastern boundary would be 

14.1m. 

 Refer to the “Issues” section of 

this report. 

8.4.3 Site coverage and private open 

space for all dwellings 

Not applicable Assessment  

8.4.3 –(A1) 

Dwellings must have: 

(a) a site coverage of not more than 

50% (excluding eaves up to 0.6m 

wide); and 

(b) for multiple dwellings, a total area 

of private open space of not less 

than 60m2 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). 

☐ (a) Compliant.  Site coverage 

would be 32.04%.   

(b) Not applicable.  Not multiple 

dwelling development.    

8.4.3 –(A2) 

A dwelling must have private open space 

that:  

(a) is in one location and is not less 

than: 

(i) 24m2; or 

(ii) 12m2, 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); 

(b) has a minimum horizontal 

dimension of not less than: 

(i) 4m; or 

☐ (a)(i) Compliant.  The proposal 

would not change existing 

private open space that is in 

one location and is not less 

than 24m2.  

(a)(ii) Not applicable.  Not a multiple 

dwelling development.  

(b)(i) Compliant.  The proposal 

would not change existing 

private open space that has a 

horizontal dimension greater 

than 4m.  

(b)(ii) Not applicable.  Not multiple 

dwelling development.  

(c) Compliant.  Existing private 

open space is located to the 

rear of the dwelling.  
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(ii) 2m, 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); 

(c) is located between the dwelling 

and the frontage only if the 

frontage is orientated between 30 

degrees west of true north and 30 

degrees east of true north; and 

(d) has a gradient not steeper than 1 

in 10. 

(d) Compliant.  The site is 

reasonably flat.  

8.4.4 Sunlight to private open space of 

multiple dwellings 

Not applicable Assessment  

8.4.4 –(A1) 

A multiple dwelling, that is to the north of 

the private open space of another dwelling 

on the same site, required to satisfy A2 or 

P2 of clause 8.4.3, must satisfy (a) or (b), 

unless excluded by (c): 

(a) the multiple dwelling is contained 

within a line projecting (see Figure 

8.4): 

(i) at a distance of 3m from 

the northern edge of the 

private open space; and 

(ii) vertically to a height of 3m 

above existing ground 

level and then at an angle 

of 45 degrees from the 

horizontal; 

(b) the multiple dwelling does not 

cause 50% of the private open 

space to receive less than 3 hours 

☒ Not applicable. Not multiple dwelling 

development. 



C O M M U N I T Y   S E R V I C E S 

  

 

 

 

 

Central Coast Council Agenda – 20 June 2022   ⚫   67 

of sunlight between 9.00am and 

3.00pm on 21st June; and 

(c) this Acceptable Solution excludes 

that part of a multiple dwelling 

consisting of: 

(i) an outbuilding with a 

building height not more 

than 2.4m; or 

(ii) protrusions that extend 

not more than 0.9m 

horizontally from the 

multiple dwelling. 

8.4.5 Width of openings for garages 

and carports for all dwellings 

Not applicable Assessment  

8.4.5 –(A1) 

A garage or carport for a dwelling within 

12m 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 6m or half the width of the 

frontage (whichever is the lesser). 

☐ Non-compliant.  Total width of carport 

openings would be 6.08m. 

Refer to the “Issues” section of this 

report. 

8.4.6 Privacy for all dwellings Not applicable Assessment  

8.4.6 –(A1) 

A balcony, deck, roof terrace, parking 

space, or carport for a dwelling (whether 

freestanding or part of the dwelling), that 

has a finished surface or floor level more 

than 1m above existing ground level must 

have a permanently fixed screen to a 

height of not less than 1.7m above the 

finished surface or floor level, with a 

uniform transparency of not more than 

25%, along the sides facing a: 

(a) side boundary, unless the 

balcony, deck, roof terrace, 

☒ Not applicable. 

No balcony, deck, roof terrace, parking 

space, or carport for a dwelling 

(whether freestanding or part of the 

dwelling), with a finished surface or 

floor level more than 1m above existing 

ground level. 
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parking space, or carport has a 

setback of not less than 3m from 

the side boundary; 

(b) rear boundary, unless the 

balcony, deck, roof terrace, 

parking space, or carport has a 

setback of not less than 4m from 

the rear boundary; and 

(c) dwelling on the same site, unless 

the balcony, deck, roof terrace, 

parking space, or carport is not 

less than 6m: 

(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. 

8.4.6 –(A2) 

A window or glazed door to a habitable 

room of a dwelling, that has a floor level 

more than 1m above existing ground 

level, must satisfy (a), unless it satisfies 

(b): 

(a) the window or glazed door: 

(i) is to have a setback of not 

less than 3m from a side 

boundary; 

(ii) is to have a setback of not 

less than 4m from a rear 

boundary; 

(iii) if the dwelling is a multiple 

dwelling, is to be not less 

than 6m from a window or 

glazed door to a habitable 

☒ Not applicable.  

No window or glazed door to a 

habitable room of a dwelling, that has a 

floor level more than 1m above existing 

ground level. 
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room, of another dwelling 

on the same site; and 

(iv) if the dwelling is a multiple 

dwelling, is to be not less 

than 6m from the private 

open space of another 

dwelling on the same site. 

(b) the window or glazed door: 

(i) is to be offset, in the 

horizontal plane, not less 

than 1.5m from the edge 

of a window or glazed 

door, to a habitable room 

of another dwelling; 

(ii) is to have a sill height of 

not less than 1.7m above 

the floor level or have 

fixed obscure glazing 

extending to a height of 

not less than 1.7m 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 not less than 

1.7m above floor level, 

with a uniform 

transparency of not more 

than 25%. 

8.4.6 –(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 not less than: 

(a) 2.5m; or 

☒ Not applicable.  

No shared driveway. 
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(b) 1m if: 

(i) it is separated by a screen 

of not less than 1.7m in 

height; or 

(ii) the window, or glazed 

door, to a habitable room 

has a sill height of not 

less than 1.7m above the 

shared driveway or 

parking space, or has 

fixed obscure glazing 

extending to a height of 

not less than 1.7m above 

the floor level. 

8.4.7 Frontage fences for all dwellings Not applicable Assessment  

8.4.7 –(A1) 

No Acceptable Solution. 

An exemption applies for fences in this 

zone – see Table 4.6. 

8.4.7 –(P1) 

A fence (including a free-standing wall) for 

a dwelling within 4.5m of a frontage must: 

(a) provide for security and privacy 

while allowing for passive 

surveillance of the road; and 

(b) be compatible with the height and 

transparency of fences in the 

street, having regard to: 

(i) the topography of the site; 

and 

(ii) traffic volumes on the 

adjoining road. 

☒ No frontage fence proposed. 
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8.4.8 Waste storage for multiple 

dwellings 

Not applicable Assessment  

8.4.8–(A1) 

A multiple dwelling must have a storage 

area, for waste and recycling bins, that is 

not less than 1.5m2 per dwelling and is 

within one of the following locations: 

(a) an area for the exclusive use of 

each dwelling, excluding the area 

in front of the dwelling; or 

(b) a common storage area with an 

impervious surface that: 

(i) has a setback of not less 

than 4.5m from a 

frontage; 

(ii) is not less than 5.5m from 

any dwelling; and 

(iii) is screened from the 

frontage and any dwelling 

by a wall to a height not 

less than 1.2m above the 

finished surface level of 

the storage area. 

☒ Not applicable. 

Not multiple dwelling development. 

8.5 Development Standards for Non-Dwellings 

8.5.1 Non-dwelling development Not applicable Assessment  

8.5.1–(A1) 

A building that is not a dwelling, excluding 

for Food Services, local shop, garage or 

carport, and protrusions that extend not 

more than 0.9m into the frontage setback, 

must have a setback from a frontage that 

is: 

(a) if the frontage is a primary 

frontage, not less than 4.5m, or if 

the setback from the primary 

☒ Development is associated with a 

dwelling. 
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frontage is less than 4.5m, not 

less than the setback, from the 

primary frontage, of any existing 

dwelling on the site; 

(b) if the frontage is not a primary 

frontage, not less than 3.0m, or if 

the setback from the primary 

frontage is less than 3.0m, not 

less than the setback, from the 

primary frontage, of any existing 

dwelling on the site; or 

(c) if for a vacant site and there are 

existing dwellings on adjoining 

properties 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 

properties on the same street. 

8.5.1 –(A2) 

A building that is not a dwelling, excluding 

outbuildings with a building height of not 

more than 2.4m and protrusions that 

extend not more than 0.9m horizontally 

beyond the building envelope, must: 

(a) be contained within a building 

envelope (refer to Figures 8.1, 8.2 

and 8.3) determined by: 

(i) a distance equal to the 

frontage setback or, for 

an internal lot, a distance 

of 4.5m from the rear 

boundary of a property 

with an adjoining 

frontage; and 

(ii) projecting a line at an 

angle of 45 degrees from 

the horizontal at a height 

of 3m above existing 

☒ Development is associated with a 

dwelling. 
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ground level at the side or 

rear boundaries to a 

building height of not 

more than 8.5m above 

existing ground level; and 

(b) only have a setback less than 

1.5m from a side or rear 

boundary if the building: 

(i) does not extend beyond 

an existing building built 

on or within 0.2m of the 

boundary of the adjoining 

property; or 

(ii) does not exceed a total 

length of 9m or one-third 

of the length of the side 

or rear boundary 

(whichever is lesser). 

8.5.1 –(A3) 

A building that is not a dwelling, must 

have: 

(a) a site coverage of not more than 

50% (excluding eaves up to 

0.6m); and 

(b) a site area of which not less than 

35% is free from impervious 

surfaces. 

☒ Development is associated with a 

dwelling. 

8.5.1–(A4) 

No Acceptable Solution. 

An exemption applies for fences in this 

zone – see Table 4.6. 

8.5.1–(P4) 

A fence (including a free-standing wall) for 

a building that is not a dwelling within 

4.5m of a frontage must: 

☒ Development is associated with a 

dwelling. 
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(a) provide for security and privacy 

while allowing for passive 

surveillance of the road; and 

(b) be compatible with the height and 

transparency of fences in the 

street, having regard to: 

(i) the topography of the site; 

and 

(ii) traffic volumes on the 

adjoining road. 

8.5.1 –(A5) 

Outdoor storage areas, for a building that 

is not a dwelling, including waste storage, 

must not: 

(a) be visible from any road or public 

open space adjoining the site; or 

(b) encroach upon parking areas, 

driveways or landscaped areas. 

☒ Development is associated with a 

dwelling. 

8.5.1 –(A6) 

Air extraction, pumping, refrigeration 

systems or compressors, for a building 

that is not a dwelling, must have a setback 

from the boundary of a property 

containing a sensitive use not less than 

10m. 

An exemption applies for heat pumps and 

air conditioners in this zone – see Table 

4.6. 

☒ Development is associated with a 

dwelling. 

8.5.2 Non-residential garages and 

carports 

Not applicable Assessment  

8.5.2 –(A1) 

A garage or carport not forming part of a 

dwelling, must have a setback from a 

primary frontage of not less than: 

☒ Development is associated with a 

dwelling. 
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(a) 5.5m, or alternatively 1m behind 

the building line; 

(b) the same as the building line, if a 

portion of the building gross floor 

area is located above the garage 

or carport; or 

(c) 1m, if the existing ground level 

slopes up or down at a gradient 

steeper than 1 in 5 for a distance 

of 10m from the frontage. 

8.5.2 –(A2) 

A garage or carport not forming part of a 

dwelling, within 12m of a primary frontage 

(whether the garage or carport is free-

standing) must have a total width of 

openings facing the primary frontage of 

not more than 6m or half the width of the 

frontage (whichever is the lesser). 

☒ Development is associated with a 

dwelling. 

8.6 Development Standards for Subdivision 

8.6.1 Lot design Not applicable Assessment  

8.6.1–(A1) 

Each lot, or a lot proposed in a plan of 

subdivision, must: 

(a) have an area of not less than 

450m2 and: 

(i) be able to contain a 

minimum area of 10m x 

15m with a gradient not 

steeper than 1 in 5, clear 

of: 

a. all setbacks 

required by 

clause 8.4.2 A1, 

A2 and A3, and 

☒ Not a subdivision. 
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8.5.1 A1and A2; 

and 

b. easements or 

other title 

restrictions that 

limit or restrict 

development; and 

(ii) existing buildings are 

consistent with the 

setback required by 

clause 8.4.2 A1, A2 and 

A3, and 8.5.1 A1 and A2; 

(b) be required for public use by the 

Crown, a council or a State 

authority; 

(c) be required for the provision of 

Utilities; or 

(d) be for the consolidation of a lot 

with another lot provided each lot 

is within the same zone. 

8.6.1–(A2) 

Each lot, or a lot proposed in a plan of 

subdivision, excluding for public open 

space, a riparian or littoral reserve or 

Utilities, must have a frontage not less 

than 12m. 

☒ Not a subdivision. 

8.6.1–(A3) 

Each lot, or a lot proposed in a plan of 

subdivision, must be provided with a 

vehicular access from the boundary of the 

lot to a road in accordance with the 

requirements of the road authority. 

☒ Not a subdivision. 

8.6.1–(A4) 

Any lot in a subdivision with a new road, 

must have the long axis of the lot between 

☒ Not a subdivision. 
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30 degrees west of true north and 30 

degrees east of true north. 

8.6.2 Roads Not applicable Assessment  

8.6.2–(A1) 

The subdivision includes no new roads. 

8.6.2–(P1) 

The arrangement and construction of 

roads within a subdivision must provide an 

appropriate level of access, connectivity, 

safety and convenience for vehicles, 

pedestrians and cyclists, having regard to: 

(a) any road network plan adopted by 

the council;  

(b) the existing and proposed road 

hierarchy; 

(c) the need for connecting roads and 

pedestrian and cycling paths, to 

common boundaries with 

adjoining land, to facilitate future 

subdivision potential; 

(d) maximising connectivity with the 

surrounding road, pedestrian, 

cycling and public transport 

networks; 

(e) minimising the travel distance 

between key destinations such as 

shops and services and public 

transport routes; 

(f) access to public transport; 

(g) the efficient and safe movement 

of pedestrians, cyclists and public 

transport; 

(h) the need to provide bicycle 

infrastructure on new arterial and 

collector roads in accordance with 

the Guide to Road Design Part 

☒ Not a subdivision. 
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6A: Paths for Walking and Cycling 

2016; 

(i) the topography of the site; and 

(j) the future subdivision potential of 

any balance lots on adjoining or 

adjacent land. 

8.6.3 Services Not applicable Assessment  

8.6.3 –(A1) 

Each lot, or a lot proposed in a plan of 

subdivision, excluding for public open 

space, a riparian or littoral reserve or 

Utilities, must have a connection to a full 

water supply service. 

☒ Not a subdivision. 

8.6.3 –(A2) 

Each lot, or a lot proposed in a plan of 

subdivision, excluding for public open 

space, a riparian or littoral reserve or 

Utilities, must have a connection to a 

reticulated sewerage system. 

☒ Not a subdivision. 

8.6.3 –(A3) 

Each lot, or a lot proposed in a plan of 

subdivision, excluding for public open 

space, a riparian or littoral reserve or 

Utilities, must be capable of connecting to 

a public stormwater system. 

☒ Not a subdivision. 

 
 

CODES 

CODES NOT APPLICABLE APPLICABLE 

C1.0 Signs Code ☒ ☐ 

C2.0 Parking and Sustainable 

Transport Code 

☐ ☒ Refer to table below.  

C3.0 Road and Railway Assets Code ☒ ☐ 
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C4.0 Electricity Transmission 

Infrastructure Protection Code 

☒ ☐ 

C5.0 Telecommunications Code ☒ ☐ 

C6.0 Local Historic Heritage Code ☒ ☐ 

C7.0 Natural Assets Code ☒ ☐ 

C8.0 Scenic Protection Code ☒ ☐ 

C9.0 Attenuation Code ☒ ☐ 

C10.0 Coastal Erosion Hazard Code ☒ ☐ 

C11.0 Coastal Inundation Hazard Code ☒ ☐ 

C12.0 Flood-Prone Areas Hazard Code ☒ ☐ 

C13.0 Bushfire-Prone Areas Code ☒ ☐ 

C14.0 Potentially Contaminated Land 

Code 

☒ ☐ 

C15.0 Landslip Hazard Code ☒ ☐ 

C16.0 Safeguarding of Airports Code ☒ ☐ 

 

C2.0   Parking and Sustainable Transport Code 

CLAUSE COMMENT 

C2.5    Use Standards 

C2.5.1   Car parking numbers Not applicable Assessment  

C2.5.1–(A1) 

The number of on-site car parking 

spaces must be no less than the number 

specified in Table C2.1, excluding if: 

(a) the site is subject to a parking 

plan for the area adopted by 

☐ Compliant.  The proposal is to 

construct 3 carports on the land.  

(a)–(d) Not applicable.  
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council, in which case parking 

provision (spaces or cash-in-

lieu) must be in accordance with 

that plan; 

(b) the site is contained within a 

parking precinct plan and 

subject to Clause C2.7; 

(c) the site is subject to Clause 

C2.5.5; or 

(d) it relates to an intensification of 

an existing use or development 

or a change of use where: 

(i) the number of on-site 

car parking spaces for 

the existing use or 

development specified 

in Table C2.1 is greater 

than the number of car 

parking spaces specified 

in Table C2.1 for the 

proposed use or 

development, in which 

case no additional on-

site car parking is 

required; or 

(ii) the number of on-site 

car parking spaces for 

the existing use or 

development specified 

in Table C2.1 is less 

than the number of car 

parking spaces specified 

in Table C2.1 for the 

proposed use or 

development, in which 

case on-site car parking 

must be calculated as 

follows: 
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 N = A + (C- B) 

 N = Number of on-site 

car parking spaces 

required 

 A = Number of existing 

on site car parking 

spaces 

 B = Number of on-site 

car parking spaces 

required for the existing 

use or development 

specified in Table C2.1 

 C= Number of on-site 

car parking spaces 

required for the 

proposed use or 

development specified 

in Table C2. 

C2.5.2   Bicycle parking numbers Not applicable Assessment  

C2.5.2–(A1) 

Bicycle parking spaces must: 

(a) be provided on the site or within 

50m of the site; and  

(b) be no less than the number 

specified in Table C2.1. 

☒ Does not apply to dwelling 

development. 

C2.5.3   Motorcycle parking numbers Not applicable Assessment  

C2.5.3-(A1) 

The number of on-site motorcycle 

parking spaces for all uses must: 

(a) be no less than the number 

specified in Table C2.4; and; 

(b) if an existing use or 

development is extended or 

intensified, the number of on-site 

☒ Does not apply to dwelling 

development. 



C O M M U N I T Y   S E R V I C E S 

  

 

 

 

 

Central Coast Council Agenda – 20 June 2022   ⚫   82 

motorcycle parking spaces must 

be based on the proposed 

extension or intensification 

provided the existing number of 

motorcycle parking spaces is 

maintained. 

C2.5.4 - Loading bays Not applicable Assessment  

C2.5.4–(A1) 

A loading bay must be provided for uses 

with a floor area of more than 1000m² in 

a single occupancy. 

☒ Does not apply to dwelling 

development. 

C2.5.5 - Number of car parking spaces within General Residential Zone and Inner 

Residential Zone 

C2.5.5–(A1) 

Within existing non-residential 

buildings in the General Residential 

Zone and Inner Residential Zone, on-

site car parking is not required for: 

(a) Food Services uses up to 

100m2 floor area or 30 seats, 

whichever is the greater; and 

(b) General Retail and Hire uses up 

to 100m2 floor area, 

provided the use complies with the 

hours of operation specified in the 

relevant Acceptable Solution for the 

relevant zone. 

☒ Not an existing non-residential 

building. 

C2.6    Development Standards for Buildings and Works 

C2.6.1    Construction of parking 

areas 

Not applicable Assessment  

C2.6.1–(A1) 

(a) be constructed with a durable 

all weather pavement; 

☐ (a) Compliant by condition.  

(b) Compliant by condition. 

(c) Compliant by condition. 
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(b) be drained to a public 

stormwater system, or contain 

stormwater on the site; and 

(c) excluding all uses in the Rural 

Zone, Agriculture Zone, 

Landscape Conservation Zone, 

Environmental Management 

Zone, Recreation Zone and 

Open Space Zone, be surfaced 

by a spray seal, asphalt, 

concrete, pavers or equivalent 

material to restrict abrasion from 

traffic and minimise entry of 

water to the pavement. 

C2.6.2    Design and layout of parking 

areas 

Not applicable Assessment  

C2.6.2–(A1.1) 

Parking, access ways, manoeuvring and 

circulation spaces must either: 

(a) comply with the following: 

(i) have a gradient in 

accordance with 

Australian Standard AS 

2890 – Parking 

ffacilities, Parts 1-6; 

(ii) provide for vehicles to 

enter and exit the site in 

a forward direction 

where providing for 

more than 4 parking 

spaces; 

(iii) have and access width 

not less than the 

requirements in Table 

C2.2; 

(iv) have car parking space 

dimensions which satisfy 

☐ (a)(i) Compliant by (b).  

(a)(ii) Compliant by (b). 

(a)(iii) Compliant by (b). 

(a)(iv) Compliant by (b).  

(a)(v) Compliant by (b). 

(a)(vi) Compliant by (b).  

(a)(vii) Compliant by (b).  

(b)  Compliant by condition.  

A1.2 

(a) Not applicable for this 

application.  

(b) Not applicable for this 

application. 

(c) Not applicable for this 

application. 



C O M M U N I T Y   S E R V I C E S 

  

 

 

 

 

Central Coast Council Agenda – 20 June 2022   ⚫   84 

the requirements in 

Table C2.3; 

(v) have a combined access 

and manoeuvring width 

adjacent to parking 

spaces not less than the 

requirements in Table 

C2.3 where there are 3 

or more car parking 

spaces; 

(vi) have a vertical 

clearance of not less 

than 1m above the 

parking surface level; 

and 

(vii) excluding a single 

dwelling, be delineated 

by line marking or other 

clear physical means; or 

(b) comply with Australian Standard 

AS 2890- Parking facilities, 

Parts 1-6. 

C2.6.2–(A1.2) 

Parking spaces provided for use by 

persons with a disability must satisfy 

the following: 

(a) be located as close as 

practicable to the main entry 

point to the building; 

(b) be incorporated into the overall 

car park design; and 

(c) be designed and constructed in 

accordance with 

Australian/New Zealand 

Standard AS/NZS 2890.6:2009 

Parking facilities, Off-street 

parking for people with 

disabilities.1 
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1 Requirements for the number of 

accessible car parking spaces are 

specified in part D3 of the National 

Construction Code 2016 

C2.6.3    Number of accesses for 

vehicles 

Not applicable Assessment  

C2.6.3–(A1) 

The number of accesses provided for 

each frontage must:  

(a) be no more than 1; or 

(b) no more than the existing 

number of accesses whichever 

is the greater. 

☐ (a) Non-compliant.  Application 

is made for a retrospective, 

second access off Kywong 

Crescent.  

Refer to the “Issues” 

section of this report. 

(b) Not applicable.  Satisfied by 

(a).  

C2.6.3–(A2) 

Within the Central Business Zone or in a 

pedestrian priority street no new access 

is provided unless an existing access is 

removed. 

☒ Not Central Business Zone. 

C2.6.4    Lighting of parking areas 

within the General Business Zone 

and Central Business Zone 

Not applicable Assessment  

C2.6.4–(A1) 

In car parks within the General Business 

Zone and Central Business Zone, 

parking and vehicle circulation roads 

and pedestrian paths serving 5 or more 

car parking spaces, which are used 

outside daylight hours, must be provided 

with lighting in accordance with clause 

3.1 “Basis of Design” and Clause 3.6 

“Car parks” in Australian Standards/ 

New Zealand Standard AS/NZS 

1158.3.1:2005  

Lighting for roads and public spaces 

Part 3.1: Pedestrian area (Category P) 

☒ Site is General Residential Zone. 
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lighting – Performance and design 

requirements. 

C2.6.5    Pedestrian access Not applicable Assessment  

C2.6.5-(A1.1) 

Uses that require 10 or more car 

parking spaces must: 

(a) have a 1m wide footpath that is 

separated from the access ways 

or parking aisles, excluding 

where crossing access ways or 

parking aisles by: 

(i) a horizontal distance of 

2.5m between the edge 

of the footpath and the 

access way or parking 

aisle; or 

(ii) protective devices such 

as bollards, guard rails 

or planters between the 

footpath and the access 

way or parking aisle; 

and  

(b) be signed and line marked at 

points where pedestrians cross 

access ways or parking aisles; 

and 

C2.6.5-(A1.2) 

In parking areas containing accessible 

car parking spaces for use by persons 

with a disability, a footpath having a 

width not less than 1.5m and a gradient 

not steeper than 1 in 14 is required from 

those spaces to the main entry point to 

the building. 

☒ 10 or more car parking spaces are 

not required. 
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C2.6.6    Loading bays Not applicable Assessment  

C2.6.6-(A1) 

The area and dimensions of loading 

bays and access way areas must be 

designed in accordance with Australian 

Standard AS 2890.2–2002 Parking 

Facilities Part 2: Parking facilities- Off-

street commercial vehicle facilities, for 

the type of vehicles likely to use the site. 

☒ Loading bays are not required. 

C2.6.6-(A2) 

The type of commercial vehicles likely to 

use the site must be able to enter, park 

and exit the site in a forward direction in 

accordance with Australian Standard 

AS2890. 2- 2002 Parking Facilities Part 

2: Parking facilities- Off-street 

commercial vehicle facilities. 

☒ Loading bays are not required. 

C2.6.7    Bicycle parking and storage 

facilities within the General 

Business Zone and Central 

Business Zone 

Not applicable Assessment  

C2.6.7-(A1)  

Bicycle parking for uses that require 5 or 

more bicycle spaces in Table C2.1 must: 

(a) be accessible from a road, cycle 

path, bicycle lane, shared path 

or access way; 

(b) be located within 50m from an 

entrance; 

(c) be visible from the main 

entrance or otherwise signed; 

and 

(d) be available and adequately lit 

during the times they will be 

used, in accordance with Table 

☒ Site is General Residential Zone. 
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2.3 of Australian/New Zealand 

Standard AS/NZS 1158.3.1: 

2005 Lighting for roads and 

public spaces - Pedestrian area 

(Category P) lighting - 

Performance and design 

requirements. 

C2.6.7-(A2)  

Bicycle parking spaces must: 

(a) have dimensions not less than: 

(i) 1.7m in length; 

(ii) 1.2m in height; and  

(iii) 0.7m in width at the 

handlebars; 

(b) have unobstructed access 

with a width of not less than 

2m and a gradient not 

steeper than 5% from a road, 

cycle path, bicycle lane, 

shared path or access way; 

and 

(c) include a rail or hoop to lock 

a bicycle that satisfies 

Australian Standard AS 

2890.3-2015 Parking facilities 

- Part 3: Bicycle parking. 

☒ Site is General Residential Zone. 

C2.6.8    Siting of parking and turning 

areas 

Not applicable Assessment  

C2.6.8-(A1)  

Within an Inner Residential Zone, Village 

Zone, Urban Mixed Use Zone, Local 

Business Zone or General Business 

Zone, parking spaces and vehicle 

turning areas, including garages or 

covered parking areas must be located 

behind the building line of buildings, 

☒ Site is General Residential Zone. 
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excluding if a parking area is already 

provided in front of the building line. 

C2.6.8-(A2)  

Within the Central Business Zone, on-

site parking at ground level adjacent to a 

frontage must: 

(a) have no new vehicle accesses, 

unless an existing access is 

removed; 

(b) retain an active street frontage; 

and 

(c) not result in parked cars being 

visible from public places in the 

adjacent roads. 

☒  

C2.7    Parking Precinct Plan 

C2.7.1 Parking precinct plan Not applicable Assessment  

C2.7.1-(A1)  

Within a parking precinct plan, on-site 

parking must: 

(a) not be provided; or  

(b) not be increased above existing 

parking numbers. 

☒ Parking precinct plan does not 

apply. 

 

SPECIFIC AREA PLANS NOT APPLICABLE APPLICABLE 

CCO-S1.0 Forth Specific Area Plan ☒  

CCO-S2.0 Leith Specific Area Plan ☒  

CCO-S3.0 Penguin Specific Area Plan ☒  

CCO-S4.0 Revell Lane Specific Area 

Plan 

☒  
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CCO-S5.0 Turners Beach Specific 

Area Plan 

☒  

 

 

CCO CODE LISTS 

CCO-Table C3.1 Other Major Roads This table is not used in this Local 

Provisions Schedule. 

CCO-Table C6.1 Local Heritage Places This table is not used in this Local 

Provisions Schedule. 

CCO-Table C6.2 Local Heritage Precincts This table is not used in this Local 

Provisions Schedule. 

CCO-Table C6.3 Local Historic Landscape 

Precincts 

This table is not used in this Local 

Provisions Schedule. 

CCO-Table C6.4 Places or Precincts of 

Archaeological Potential 

This table is not used in this Local 

Provisions Schedule. 

CCO-Table C6.5 Significant Trees This table is not used in this Local 

Provisions Schedule. 

CCO-Table C8.1 Scenic Protection Areas Not applicable to this application. 

CCO-Table 8.2 Scenic Road Corridors This table is not used in this Local 

Provisions Schedule. 

CCO-Table C11.1 Coastal Inundation Hazard 

Bands AHD levels 

Not applicable to this application. 

CCO-Applied, Adopted or Incorporated 

Documents 

This table is not used in this Local 

Provisions Schedule. 

CCO-Site-Specific Qualifications This table is used in this Local Provisions 

Schedule. 
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Issues – 

1 Clause 8.4.2-(P3) – Setbacks and building envelope for all dwellings -  

The Planning Scheme’s Acceptable Solution for Clause 8.4.2-(A3) 

states that a dwelling (including outbuildings) must be contained 

within a building envelope projecting a line at an angle of 45 degrees 

from the horizontal, at a height of 3m above existing ground level at 

the side and rear boundaries, to a building height of not more than 

8.5m above existing ground level; and only have a setback of less than 

1.5m from a side or rear boundary if the dwelling (outbuilding) does 

not exceed a total length of 9m or one third the length of the side 

boundary (whichever is the lesser). 

The proposed development would result in a carport (Awning No. 1) 

located 900mm off the western side boundary.  The carport would have 

a 3.6m height at the side boundary and be 3.2m high at its connection 

to the dwelling (roofline would be reverse fall).   The height of the 

carport would be less than that of the exsiting dwelling.  The total 

length of development (existing and proposed) on the western side 

boundary, setback less than 1.5m from the boundary, would be 14m 

(8.4m of existing, angled development and 5.6m of proposed).   

The proposal would also result in two  carports (Awning Nos. 2 and 3) 

located 200mm off the eastern side boundary.  No. 2 would be located 

200mm off the eastern side boundary, with a wall height of 3.2m and 

a roofline angling away from the boundary, sloping towards the 

dwelling.  The height of the carport would be less than that of the 

exsiting dwelling.  

No. 3 would have a gable roof line, adjoining (in front of) Awning  

No. 2.  The carport would also be loctaed 200mm off the eastern side 

boundary, with a wall hight of 3m and a roofline angling away from the 

boundary at 45 degrees.  The carport would be 3.2m high at the gables 

apex. The height of the carport would be less than that of the exsiting 

dwelling. 

The total length of development on the eastern side boundary would 

be 14.1m. 
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The development as proposed would be outside the required building 

envelope.  Therefore, the development seeks a variation to this Clause 

and an exercise of discretion is required. 

The Planning Scheme’s Performance Criteria for Clause 8.4.2-(P3) 

states that the siting and scale of a dwelling must:  

(a) not cause an unreasonable loss of amenity, having regard to: 

(i) reduction in sunlight to a habitable room, excluding a 

bedroom, of a dwelling on an adjoining property; 

Comment:  The application includes shadow pattern diagrams 

(refer to Shadow Diagrams, prepared by Gowland Drafting, 

Drawing No 220206-1 dated 18 February 2022, in Annexure 2) 

that show the shadow pattern that would be cast from the 

existing dwelling and fence lines, and any additional shown cast 

from the proposed development.  The shadow diagrams are 

from 10.00am to 3.00pm on 21 June (shortest day of the year).  

The diagrams show the shadow impact that would move across 

the site as the day progresses.  Shadow would be cast onto the 

adjoining property to the west in the morning, onto the subject 

land at noon and onto the adjoining western property by 

3.00pm. 

The western side development would not result in any 

additional overshadowing of the habitable rooms of the 

adjoining dwelling at 9 Kywong Crescent, where the dwelling is 

setback well into the lot, beyond the area of the proposed 

carport. 

The 12.24m long eastern boundary development would result 

in some loss of sunlight to adjoining 5 Kywong Crescent by 

3.00pm.  However, due to the North/West orientation of the lots 

in this area, no shadow would be cast onto a habitable room for 

an extensive amount of time during the day, with a small 

increase in shadow impact felt across all lots as the day 

progresse, and the bulk of the shadow falling onto the subject 

site, at 7 Kywong Crescent.  The proposed development would 

not result in an unreasonable loss of amenity, over and above 

existing. 
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(ii) overshadowing the private open space of a dwelling on 

an adjoining property; 

Comment:  As stated above, the application includes shadow 

pattern diagrams (refer to Shadow Diagrams, prepared  

by Gowland Drafting, Drawing No 220206-1 dated  

18 February 2022, in Annexure 2) that show the shadow pattern 

that would be cast from the existing dwelling and fence lines, 

and any additional shadow cast from the proposed 

development.  The shadow diagrams are from 10.00am to 

3.00pm on 21 June (shortest day of the year).   

The diagrams show that a small portion of additional shadow, 

over and above that existing at the moment from the dwelling 

and fencing at 7 Kywong Crescent, would be cast onto  

5 Kywong Crescent.  However, the increase in shadow impact, 

as shown on the diagrams, is not considered to be 

unreasonable.  The shadow impact would move across the site 

as the day progresses.  Shadow would be cast onto the 

adjoining property to the west in the morning, onto the subject 

land at noon and onto the adjoining eastern property by 

3.00pm.  Due to the North/West orientation of the lots in this 

area, no shadow would be cast onto any single property for an 

extensive amount of time during the day.  The proposed 

development would have a final roof height less than that of the 

existing dwelling on the subject land and less than the roof 

height of the dwellings on adjoining land. The resulting shadow 

over all property is not considered to result in an unreasonable 

loss of amenity, over and above existing.  

(iii) overshadowing of an adjoining vacant property; or 

Comment:  Not applicable.  Shadow cast from the proposed 

development would not be onto vacant land.  

(iv) visual impacts caused by the apparent scale, bulk or 

proportions of the building when viewed from an 

adjoining property;  

Comment:  The proposed development would be seen from 

adjoining properties to the east and west.  The Planning Scheme 

allows for a 3m height of development, with the roof line to 
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then angle away from the boundary at 45 degrees.  Awning No. 

3 satisfies this Clause.  

The proposed Awning No. 2, on the eastern side of the property, 

would have a height on the boundary of 3.2m, with the roofline 

angling downwards, towards the dwelling, until 3m in height.  

The 200mm height greater than the state planning provision, 

when considered with the open presentation of the structures 

(not enclosed), is considered to not result in any significant 

visual impact.  

The Planning Scheme also allows for a 9m in length of 

development on the boundary. 

The total length of development on the eastern side boundary 

would be 14.1m, and 14m on the western side boundary.  

 It is considered that the combination of low rooflines, 

maximum heights less than the height of the dwelling on the 

subject lot and that on adjoining land, and the open, “see 

through” characteristics of the structures provide visual relief 

when viewed from adjoining properties.  No structure would be 

forward of the building line of the existing dwelling on the land.  

In summary, the proposed development would not result in an 

unreasonable loss of amenity to adjoining property.  Due to the 

north/west orientation of the lots in this area, no shadow would 

be cast onto any one property for an extensive amount of time 

during the day, with the bulk of the shadow falling onto the 

subject site, at 7 Kywong Crescent. The shadow pattern 

diagrams show the shadow impact that would move across the 

site as the day progresses.  Shadow would be cast onto the 

adjoining property to the west in the morning, onto the subject 

land at noon and onto the adjoining eastern property by 

3.00pm.  The combination of relatively low rooflines, maximum 

heights less than the height of the dwelling on the subject lot 

and that on adjoining land, and the open, “see through” 

characteristics of the structures, would combine to provide 

visual relief when viewed from adjoining properties.   

(b) provide separation between dwellings on adjoining properties 

that is consistent with that existing on established properties in 

the area; and  
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Comment:  Most development within the area includes single 

dwellings with an outbuilding. Directly opposite, at 8 Kywong 

Crescent, a shed has been constructed forward of the dwelling, 

with a boundary length of approximate 13.4m.   It is unusual to 

make application for 3 carports.  However, the Planning Scheme 

does not limit the number of buildings that can be placed on a 

site, rather the Planning Scheme examines the impact of a 

building.  As discussed above, it is considered that the 

combination of low rooflines, maximum heights less than the 

height of the dwelling on the subject lot and that on adjoining 

land, and the open, “see through” characteristics of the 

structures would provide visual relief when viewed from 

adjoining properties.   

(c) not cause an unreasonable reduction in sunlight to an existing 

solar energy installation on: 

(i) an adjoining property; or 

Comment:  As discussed in the overshadow impact section of 

this report, the application includes shadow pattern diagrams 

(refer to Shadow Diagrams, prepared by Gowland Drafting, 

Drawing No 220206-1 dated 18 February 2022, in Annexure 2) 

that show the shadow pattern that would be cast from the 

existing dwelling and fence lines, and any additional shadow 

cast from the proposed development.  The shadow diagrams 

are from 10.00am to 3.00pm on 21 June (shortest day of the 

year).   

The diagrams show that a small portion of additional shadow, 

over and above that existing at the moment from the dwelling 

and fencing at 7 Kywong Crescent, would be cast onto the 

roofline of 5 Kywong Crescent.  However, the increase in 

shadow impact, as shown on the diagrams, is not considered to 

be unreasonable.  The shadow impact would move across the 

site as the day progresses.  Shadow would be cast onto the 

adjoining property to the west in the morning, onto the subject 

land at noon and onto the adjoining eastern property by 

3.00pm.  Due to the north/west orientation of the lots in this 

area, no shadow would be cast onto any single property for an 

extensive amount of time during the day.  The proposed 

development would have a roof height less than that of the 

existing dwelling on the subject land and less than the roof 
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height of the dwelling on adjoining land. Further, any impact 

would be minimal, as the maximum heights of structures would 

be less than the gutter line height of the dwelling on the subject 

lot and the roof of the dwelling on adjoining land to the east. 

In summary, the resulting shadow impact over all property is 

not considered to result in an unreasonable reduction in 

sunlight to any existing solar energy installations. 

(ii) another dwelling on the same site.  

Comment:  Not applicable. The application is not for 

multiple dwellings.  

2 Clause 8.4.5-( P1) - Width of openings for garages and carports for all 

dwellings 

The Planning Scheme’s Acceptable Solution for Clause 8.4.5-(A1) 

states that “a garage or carport for a dwelling within 12m 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 6m or half the width of the frontage 

(whichever is the lesser)”. 

The combined openings of carports facing Kywong Crescent would be 

6.08m.  No. 1 would have an opening of 2.7m and No 3. Would have 

an opening of 3.38m.  The combined openings would be 6.08m, 

800mm wider than the state planning provision.  Both would be 

setback behind the building line of the existing dwelling.  

The Planning Scheme’s Performance Criteria for Clause 8.4.5-(P1) 

states that “a garage or carport for a dwelling must be designed to 

minimise the width of its openings that are visible from the street, so 

as to reduce the potential for the openings of a garage or carport to 

dominate the primary frontage”. 

The frontage of 7 Kywong Crescent is 17.4m wide.  The existing 

dwelling is setback 5.8m from the frontage.  The western carport 

would be setback equal to the dwelling’s setback.  The combined 

openings to the frontage would be 6.08m, 800mm wider than the state 

planning provision.  

Comment:  The carports would be of open construction and would be 

setback equal to or behind the building line of the existing dwelling. 
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The combined 6.08m wide openings would not dominate the 17.4m 

wide primary frontage of the lot.  

3 Clause C2.6.3-( P1) - Number of accesses for vehicles 

The Planning Scheme’s Acceptable Solution for Clause C2.6.3-(A1) 

states that the number of accesses provided for each frontage must: 

(a) be no more than 1; or 

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

greater. 

The proposal includes a retrospective application to legitimise a second 

vehcile crossover off Kywong Crescent, on the eastern side of  the lot.  

The crossover was constructed in November 2021, after the Tasmanian 

Planning Scheme - Central Coast (Planning Scheme) came into effect.  

The establishment of a second crossover is a “Discreationary” matter 

under the Planning Scheme’s C2.0 Parking and Sustainable Transport 

Code.  This matter was not know by the landowner or Council’s 

construction crew at the time of construction. 

The Planning Scheme’s Performance Criteria, to establish a second 

crossover under Clause C2.6.3-(P1), states “the number of accesses for 

each frontage must be minimised, having regard to: 

(a) any loss of on-street parking; and 

(b) pedestrian safety and amenity;  

(c) traffic safety; 

(d) residential amenity on adjoining land; and 

(e) the impact on the streetscape”. 

Comment:  It has been standard practice in the municipal area that a 

request for a second crossover be assessed and determined by 

Council’s Infrastructure Services department, as the Road Authority.  

Since the Tasmanian Planning Scheme - Central Coast (Planning 

Scheme) came into effect in August 2021, the matter of a second access 

to a lot must now be assessed under the Planning Scheme as a 

“discretionary” application.  The second access to 7 Kywong Crescent 

is retrospective, as the access was installed by the Council in  
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November 2021.  At that time, the legislative changes were not known 

by the landowner or the construction crew.  The Road Authority 

determined at that time that the second crossover would not impact on 

street parking or pedestrian or traffic safety.  Considering a second 

crossover has long been available to most landowner’s in the municipal 

area, the impact on the streetscape and adjoining residential amenity 

is compatible with that existing in Kywong Crescent (8 Kywong 

Crescent opposite has 2 accesses) and in other urban areas of 

Ulverstone. 

Referral advice –  

Referral advice from the various Departments of the Council and other service 

providers is as follows: 

SERVICE COMMENTS/CONDITIONS 

Environmental Health Not applicable.  

Building  Not applicable. 

TasWater Not applicable.  

Department of State Growth Not applicable. 

Environment Protection Authority Not applicable. 

TasRail Not applicable. 

Heritage Tasmania Not applicable. 

Crown Land Services Not applicable. 

Other Not applicable. 

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 
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. an advertisement was placed in the Public Notices section of  

The Advocate. 

Representations – 

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 

NOTE: SOME MATTERS RAISED ARE A 

RESUBMISSION OF MATTERS RAISED AGAINST 

AN APPLICATION THAT WAS WITHDRAWN IN IN 

APRIL 2022 

RESPONSE 

1 The applicant has failed to 

provide information to 

demonstrate compliance with 

the relevant Performance 

Criteria.  

The application includes Shadow 

Diagrams, prepared by Gowland 

Drafting, Drawing No 220206-1 

dated 18 February 2022. Refer to  

Annexure 2.  Shadow Diagrams 

depict the amount of shadow that 

would be cast by existing and 

proposed development at 9.00am, 

noon and 3.00pm on the 21 June 

(shortest day of the year).   

Shadow Diagrams are required by 

Council if a discretionary matter 

relates to development outside a 

required building envelope.  The 

Shadow Diagrams are relied upon 

and assist a planner to determine if 

a proposal would have an 

unreasonable overshadowing impact 

on adjoining land, or if the impact is 

considered to be reasonable.  

Refer to comments made in the 

“Issues” section regarding the 

shadow from the proposed 

development and analysis regarding 

surrounding property.  
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2 The BBQ area at 5 Kywong 

Crescent will be negatively 

impacted upon by 

overshadowing from the 

proposed development. 

The shadow plans do indicate  

a degree of shadow to  

5 Kywong Crescent.  The shadow 

diagrams indicate at 3.00pm there 

would be some loss of sunlight to 

adjoining 5 Kywong Crescent.  

However, due to the North/West 

orientation of the lots in this area, no 

shadow would be cast onto any one 

property for an extensive amount of 

time during the day. 

The proposed development would 

have a final roof height less than that 

of the existing dwelling on the 

subject land and less than the roof 

height of the dwelling on adjoining 

land. The resulting shadow over all 

property is not considered to result 

in an unreasonable loss of amenity, 

over and above existing.  

Refer to comments made in the 

“Issues” section regarding the 

shadow from the proposed 

development and analysis regarding 

surrounding property.   

3 The solar panels on the roof of 

5 Kywong Crescent will be 

negatively impacted upon by 

overshadowing from the 

proposed development.  

The (withdrawn) application 

does not show all the panels 

that are now on the roof. 

The application includes Shadow 

Diagrams, prepared by Gowland 

Drafting, Drawing No 220206-1 

dated 18 February 2022. Refer to 

Annexure 2.  The shadow diagrams 

depict impact from 10.00am to 

3.00pm on 21 June (shortest day of 

the year).   

The diagrams show that a small 

portion of additional shadow, over 

and above that existing at the 

moment from the dwelling and 

fencing at 7 Kywong Crescent, would 

be cast onto the roofline of  

5 Kywong Crescent.  However, the 
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increase in shadow impact, as shown  

in the diagrams, is not considered to 

be unreasonable.  Shadow would be 

cast onto the adjoining property to 

the west in the morning, onto the 

subject land at noon and onto the 

adjoining eastern property by 

3.00pm.  Due to the north/west 

orientation of the lots in this area, no 

shadow would be cast onto any 

single property for an extensive 

amount of time during the day.   

The proposed development would 

have a final roof height less than that 

of the existing dwelling on the 

subject land and less than the roof 

height of the dwelling at 5 Kywong 

Crescent. Further, any impact would 

be minimal, as the location of the 

solar panels varies across the roof of 

5 Kywong Crescent, with the 

majority of solar panels receiving no 

loss of sunlight due to the proposed 

carports. 

4 The storage of a boat and 

caravan is not a use of land that 

is ancillary to the residential use 

of the land 

The storage of a private caravan, 

boat, car or similar equipment on 

land that also accommodates your 

dwelling, is ancillary to the 

residential use of the land.  The 

construction of a carport or garage 

to keep such items is also a 

“Residential” use of land. 

5 An existing carport at 7 Kywong 

Crescent has been converted 

into a living area.  This has then 

resulted in the need to 

construct a new carport.  Did 

the conversion require a 

‘change of use permit’ from the 

Council? 

The conversion is not a planning 

matter, as there is no increase in the 

building footprint. However, the 

conversion would require approval 

under the Building Act 2016. The 

matter has been referred to 

Council’s Manager Regulatory 

Services. 
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6 Clause 8.4.3 -(A1) requires that 

site coverage not exceed 50%.   

No calculations have been 

provided to demonstrate that 

site coverage has been met. 

It is the planner’s responsibly to 

calculate and determine if an 

application satisfies the “Site 

Coverage” standard, although some 

designers assist with this and show 

the site converge on their plans.  

Nevertheless, all such calculations 

must be checked by the planning 

office.   

“Site Coverage” is defined in the 

Planning Scheme as “the proportion 

of a site, excluding assess strip, 

cover by roofed buildings.  Existing 

development on the land has a 

roofed area of 160m2.  The proposed 

3 carports would have a combined 

roofed area of 65.9m2. This equates 

to a total roofed area of 225.9m2, 

which is 32.04% coverage over the 

site. The Standard is satisfied. 

7 A new deck, more than 1m off 

the ground with a glass 

balustrade, has been 

constructed without planning 

permit. The deck is less than 

3m from a boundary, so the 

deck requires a privacy screen. 

Planning is not aware of any 

application for a deck. If the deck 

and balustrade in question is that 

located on the front and eastern side 

of the dwelling, then an aerial view 

shows the deck would be setback 

greater than 3m from the eastern 

boundary. If this is the case, the 

structure would be No Permit 

Required under the planning 

Scheme.  A letter has been sent to 

the owners to clarify the situation 

and is separate to this application.   

8 The development does not 

satisfy Clause 8.5.1- Standards 

for Non- dwellings. 

This Clause is not applicable.  The 

carports are “residential” 

development and form part of a 

“dwelling”.  

The Planning Scheme defines a 

“dwelling” as “a building, or part of a 
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building, used as a self-contained 

residence and which includes food 

preparation facilities, a bath or 

shower, laundry facilities, a toilet 

and sink, and any outbuilding and 

works normally forming part of a 

dwelling”. Carports and garages, and 

the domestic use of such, are 

included in the definition of a 

“Dwelling”. 

9 The new crossover seems to 

have been installed without 

Council’s approval.  

Refer to “Issues” section of this 

report where the second access is 

discussed.  

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 received does not warrant refusal of the proposed 

development for Residential – dwelling, secondary residence and garage.  The 

proposal has demonstrated satisfactory compliance with the Planning 

Scheme’s relevant Performance Criteria.    

The grant of a Permit, subject to conditions, is considered to be justified.   

Recommendation – 

It is recommended that the application for Residential - 3 carports and 

retrospective application for second vehicle access - Setbacks and building 

envelope for all dwellings and Number of accesses for vehicles at  
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7 Kywong Crescent, West Ulverstone – Application No. DA2022112 be 

approved, subject to the following conditions: 

1 The development must be in accordance with the Site Plans, Awning 

Plans and access photographs submitted by the Applicant date 

stamped 29 April 2022 and Shadow Diagrams by Gowland Drafting, 

Drawing No. 202206-1 dated 18 February 2022. 

2 Stormwater run-off from buildings and hard surfaces, including from 

vehicle parking and manoeuvring areas, must be collected and 

discharged to Council’s stormwater infrastructure in accordance with 

the National Construction Code 2019 and must not cause a nuisance 

to neighbouring properties. 

3 All parking spaces must: 

(a) be constructed with a durable all weather pavement; 

(b) be drained to the public stormwater system, or contain 

stormwater on the site; and 

(c) be surfaced by a spray seal, asphalt, concrete, pavers or 

equivalent material to restrict abrasion from traffic and 

minimise entry of water to the pavement. 

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 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 an arrangement 

of a Private Works Authority or bank guarantee to undertake such 

works. 

3 Prior to the commencement of work, the applicant is to ensure that the 

category of work for any proposed building, plumbing and/or 

demolition work is defined using the Determinations issued under the 

Building Act 2016 by the Director of Building Control.  Any notifications 

or permits required in accordance with the defined category of work 

must be attained prior to the commencement of work.  It is 
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recommended the Council's Building Permit Authority or a Building 

Surveyor be contacted should clarification be required.’ 

The report is supported.” 

The Executive Services Officer reports as follows: 

“A copy of the Annexures referred to in the Town Planners’ report having been 

circulated to all Councillors, a suggested resolution is submitted for consideration.” 

◼  “That the application for Residential - 3 carports and retrospective application for second 

vehicle access - Setbacks and building envelope for all dwellings and Number of accesses for 

vehicles at 7 Kywong Crescent, West Ulverstone – Application No. DA2022112 be approved, 

subject to the following conditions: 

1 The development must be in accordance with the Site Plans, Awning Plans and access 

photographs submitted by the Applicant date stamped 29 April 2022 and Shadow 

Diagrams by Gowland Drafting, Drawing No. 202206-1 dated 18 February 2022. 

2 Stormwater run-off from buildings and hard surfaces, including from vehicle parking 

and manoeuvring areas, must be collected and discharged to Council’s stormwater 

infrastructure in accordance with the National Construction Code 2019 and must not 

cause a nuisance to neighbouring properties. 

3 All parking spaces must: 

(a) be constructed with a durable all weather pavement; 

(b) be drained to the public stormwater system, or contain stormwater on the site; 

and 

(c) be surfaced by a spray seal, asphalt, concrete, pavers or equivalent material to 

restrict abrasion from traffic and minimise entry of water to the pavement. 

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 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 
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site, or an arrangement of a Private Works Authority or bank guarantee to undertake 

such works. 

3 Prior to the commencement of work, the applicant is to ensure that the category of 

work for any proposed building, plumbing and/or demolition work is defined using 

the Determinations issued under the Building Act 2016 by the Director of Building 

Control.  Any notifications or permits required in accordance with the defined 

category of work must be attained prior to the commencement of work.  It is 

recommended the Council's Building Permit Authority or a Building Surveyor be 

contacted should clarification be required.” 

  

  

  

10.9 LPS2022001 - Combined Draft Amendment to the Central Coast Local Provisions 

Schedul

The Director Community Services reports as follows:  

“The Manager Land Use Planning has prepared the following report: 

‘DRAFT AMENDMENT NUMBER: LPS2022001 

PROPOSED AMENDMENT: Rezone land from Low Density 

Residential to Local Business and apply 

a Specific Area Plan (SAP) over the South 

Road site 

PLANNING INSTRUMENTS: Land Use Planning and Approvals Act 

1993 (the Act) and Central Coast Local 

Provisions Schedule (the LPS) 

DEVELOPMENT APPLICATION NO.: DA2022010 

PROPOSAL: Vehicle Fuel Sales and Service (service 

station with truck refuelling station) and 

Food Services (two drive-through take 

e to rezone lan

 Plan over the South Road site and Development Application 

DA2022010 - Vehicle Fuel Sales and Service (service station with truck refuelling 

station) and Food Services (two drive-through take away outlets) and Signs (24 x 

illuminated signs, including two x pylon signs, billboard, five x canopy signs, seven 

wall signs, three ground based signs and several other wayfinding signs) on the site 

at South Road, West Ulverst

d from Low Density Residential to Local Business and apply  

a Specific Area

one (CT's 141816/1, 141816/7, 141816/8, 8023/110 & 

8024/108) 
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away restaurants) and Signs (24 x 

illuminated signs, including two x pylon 

signs, billboard, five x canopy signs, 

seven wall signs, and several other 

wayfinding signs)  

APPLICANT: Tasmanian Keystone Developments Pty 

Ltd 

LOCATION: South Road, West Ulverstone   

(CT141816/1) and sections of Crown 

land and Council road reserve land 

(CT141816/7, CT141816/8, CT8023/110 

& CT8024/108) 

PLANNING INSTRUMENTS: Land Use Planning and Approvals Act 

1993 (the Act), Tasmanian Planning 

Scheme – Central Coast (the Planning 

Scheme) and Central Coast Local 

Provisions Schedule (the LPS) 

PURPOSE  

The purpose of this report is for the Planning Authority to consider a combined 

draft Amendment to the Central Coast Local Provisions Schedule (LPS) and a 

development application for a service station, including truck refuelling 

stations and electric car recharging stations, two food service restaurants and 

illuminated signs.   

The application is made under section 40T of the Act, which allows for a 

combined Planning Scheme amendment and permit process to be considered 

by the Planning Authority and Tasmanian Planning Commission. 

The combined draft Amendment and Permit are placed before the Planning 

Authority following a request by Tasmanian Keystone Developments Pty Ltd.  

Planning and urban design consultants, Ireneinc & Smith Street Studio are 

assisting Tasmanian Keystone Developments Pty Ltd with the application 

process. 

This report is in two parts: 

Part A - PROPOSED DRAFT AMENDMENT TO THE CENTRAL COAST LOCAL PROVISIONS 

SCHEDULE  

The draft LPS Amendment is to rezone land known as South Road,  

West Ulverstone from Low Density Residential to Local Business and apply a 

Specific Area Plan to the South Road site. 
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NB: It was suggested and discussed with Ireneinc that a more appropriate 

amendment, to serve the purpose of the application, might be a Site Specific 

Qualification for the site, rather than a rezoning to Local Business, as this 

would allow for site specific standards to be developed, outside of those 

required under the zone.  However, this was not supported as the planning 

consultant’s experience has shown that a Site Specific Qualification would be 

too disparate from the current, underlying zone - that is Low Density 

Residential. 

Part B - PROPOSED DEVELOPMENT OF THE SITE 

The amendment would facilitate a mixed-use development of the land, 

comprising of a service station, two drive though restaurants and illuminated 

signs. 

Accompanying this report are the following documents: 

. Annexure 1 – Instruments of Certification; 

. Annexure 2 - draft Planning Permit DA2022010, including TasWater 

Notice;  

. Annexure 3 - location map, aerial view, zone map and photographs; 

and 

. Annexure 4 - application documentation, including a planning report 

by Ireneinc & Smith Street Studio. 

PART A 

PROPOSED DRAFT AMENDMENT TO THE CENTRAL COAST LOCAL PROVISIONS SCHEDULE –  

The applicant has requested the Planning Authority initiate a draft LPS 

Amendment to rezone South Road, West Ulverstone from Low Density 

Residential to Local Business and apply a Specific Area Plan to the South Road 

site, limiting site development to those uses examined under a combined 

amendment and development application. 

1 Site description and surrounding area –  

The land subject to the combined draft LPS Amendment and 

development application is known as South Road, West Ulverstone, 

identified in CT141816/1.   

The site has an area of approximately 1.67 ha and is vacant, grassed 

land that has been cleared of native vegetation, except for a few trees 

in the south-western edge of the site.  Refer to image below. 
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The site adjoins a Utilities Zone to the south and west that 

accommodates the Bass Highway and associated on-ramps and off-

ramps. 

Land to the east of the site is Low Density Residential Zone and land 

the north of the site is General Residential Zone.   

The development site encompasses an adjoining area of Crown land, 

managed by State Growth, that forms part of South Road before the 

roadway becomes a Council asset.  It is proposed this section of South 

Road would be developed as a heavy vehicle exit point.   The 

development would also require works in Council’s South Road road 

reserve, and possibly around the junction of the Bass Highway eastern 

off-ramp and Knights Road, West Ulverstone. 

 

 

 

 

 

 

 

 

 

 

 

South Road, West Ulverstone (CT141816/1) 

Refer to Annexure 1 for the site location map, aerial view, existing zone 

map and photographs of the site.   

2 Infrastructure provision –  

TasWater’s water main and sewer gravity main transect the site. 

The site is able to connect to reticulated water and sewer services.  
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On-site stormwater detention would be required, with overflow to be 

directed onto the Bass Highway road reserve.  

The site has a 157m long frontage to South Road that is part Utilities 

Zone and part General Residential Zone. 

The site has a 224m long frontage to Bass Highway that is Utilities 

Zone.   

The application is accompanied by a report by Ireninc & Smith Street 

Studio - Planning & Urban Design that further examines the primary 

transport network, that is the Bass Highway, that informs the economic 

and social benefits of the proposed development.  

An electricity supply is available from South Road.  

3 History –  

The zone history of the land is as tabled below: 

PLANNING SCHEME ZONE 

Municipality of Central Coast 

Planning Scheme 1993 

Residential - Reserved 

Central Coast Planning Scheme 

2005 

Low Density Residential 

Central Coast Interim Planning 

Scheme 2013 

Low Density Residential 

Tasmanian Planning Scheme - 

Central Coast  

Low Density Residential 

4 Combined draft Amendment of LPS and permit -  

The Planning Authority may, in response to a request by a person or by 

its own motion, initiate an amendment to the LPS that applies to a 

Municipal area.  Under s.40T of the Act, an application can also be 

made to the Planning Authority for issue of a draft permit that could 

not otherwise be issued, unless the LPS was amended as requested.  
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The Act requires that a Planning Authority must be satisfied that the 

draft Amendment to the LPS will further the objectives of the Resource 

Management and Planning System, is in accordance with applicable 

State Policies and satisfies the Act’s LPS criteria. 

The Planning Authority must decide whether to initiate the draft LPS 

Amendment and approve a draft permit within 42 days from the day it 

receives a valid request.  The request must be in a form approved by 

the Planning Authority and be signed by the landowners, in this case 

Tasmanian Keystone Developments Pty Ltd, the Minister for the Crown 

and Central Coast Council.  

There is no appeal process available to an applicant for rezoning if the 

Planning Authority refuses the initial request.  The applicant may ask 

the Commission to review the process leading to the decision, but not 

the merits of that decision.  If a Planning Authority refuses to initiate 

an amendment, it is excluded from considering a similar request for a 

period of two years. 

The Planning Authority can request additional information within  

28 days of receiving a valid request.  The applicant has five years to 

provide the additional information, or the application will lapse. 

The request before the Planning Authority, for a combined draft LPS 

Amendment and development application, was received  

18 January 2022.  Additional information was requested on  

21 February 2022.  The signed Owners Consent Forms were received 

on 2 May 2022 (Minister Infrastructure) and 3 May 2022 (Central Coast 

Council).  Final, additional information was received on 23 May 2022.   

The key steps in approval of a combined amendment and permit 

process under the Land Use Planning and Approvals Act 1993 are: 

. Under s.40T of the Act, the Planning Authority is to agree, or 

refuse to agree, to the request and, if agree, certify that the 

draft LPS Amendment meets the requirements of s.32 and s.34 

of the Act “LPS criteria” and determine the draft conditions for 

a permit.   

. Within seven days of a decision, the Planning Authority must 

forward to the Tasmanian Planning Commission (the 

Commission) a copy of the application and any documentation 

submitted, the Instrument of Certification, a copy of the 
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Planning Authority’s decision and a copy of the any draft permit 

granted under the decision.   

. The Planning Authority must publicly exhibit the draft LPS 

Amendment, permit and application documentation for a 

period of not less than 28 days and not greater than two 

months, including a minimum of two notices in the local 

newspaper. 

. Under s.40K and s.42 of the Act, any public representations 

received in response to the public exhibition are reported back 

to the Planning Authority.  The Planning Authority reports on 

any representation made to the Commission, making comment 

as to their merits, and may include recommendations on 

modifications to the draft LPS Amendment and draft permit 

conditions. 

. The Commission may conduct a hearing to consider issues 

raised by the draft LPS Amendment and development 

application and through representation. 

. Within three months of initiation, the Commission will make the 

final determination of the application for the draft LPS 

Amendment and development, unless a later date is approved 

by the Minister. 

. The Commission’s decision is final and cannot be appealed to 

the Tasmanian Civil and Administrative Tribunal (TASCAT). 

5 Assessment of proposed LPS amendment against the legislative 

requirements –  

When considering a draft amendment and development application, 

assessment must be undertaken under s. 32 and 34 of the Act to 

determine whether the requirements of the Act have been met.  This 

includes:   

. avoiding potential land use conflict with use and development 

permissible under the Planning Scheme; 

. being, where practicable, consistent with the State Planning 

Policies and the relevant regional land use strategy; and  
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. having regard to the impact on the region in terms of 

environmental, economic and social outcomes.  

The legislative requirements are detailed below.   The amendment 

application is further accompanied by a report by Ireninc Planning & 

Urban Design that examines the proposal against the Act’s LPS Criteria, 

the Objectives of Schedule 1 of the Act and the significance of social 

and economic benefits the proposal would have to the municipal area 

and the wider region. Refer to Ireninc & Smith Street Studio - Planning 

& Urban Design report in Annexure 4.  

The development proposal is assessed by Council against the 

standards of the proposed zone; in this case the Local Business Zone, 

and conditions of permit are assigned accordingly, or the application 

is refused.  Refer to Part B of this report. 

Tasmanian Planning Scheme - Central Coast 

The land is subject to the provisions of the Tasmanian Planning  

Scheme - Central Coast and is currently zoned Low Density Residential.  

The Planning Scheme provides a list of permissible use classes in the 

zone, some with qualifications.  

The draft LPS Amendment seeks to rezone the land to be to Local 

Business Zone. This would allow the site to be assessed for mixed 

commercial purposes.  

Analysis of use table - 

Below is an Analysis Table outlining the permissibility for use in both 

the Low Density Residential Zone and the Local Business Zone.  It 

outlines whether a use is “permitted” or “discretionary” in the respective 

zones and outlines any qualifications that may be applicable.  
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USE CLASS 
10.0 Low Density Residential Zone  

Tasmanian Planning Scheme - Central Coast 

14.0 Local Business Zone 

Tasmanian Planning Scheme - Central Coast 

No Permit Required  

Business and Professional 

Services 

Refer to Discretionary section    No qualification 

Food Services Refer to Discretionary section    No qualification 

General Retail and Hire Refer to Discretionary section    No qualification 

Natural and Cultural Values 

Management 

No qualification No qualification 

Passive Recreation  No qualification No qualification 

Residential If for a single dwelling If for a home based business 

Utilities If for minor utilities If for minor utilities 

Permitted  

Bulky Goods Sales Not permissible in this zone No qualification 
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USE CLASS 
10.0 Low Density Residential Zone  

Tasmanian Planning Scheme - Central Coast 

14.0 Local Business Zone 

Tasmanian Planning Scheme - Central Coast 

Business and Professional 

Services 

Refer to Discretionary section    No Permit Required 

Community Meeting and 

Entertainment 

Refer to Discretionary section    No qualification 

Domestic Animal Breeding, 

Boarding or Training 

Not permissible in this zone Not permissible in this zone 

Education and Occasional Care Refer to Discretionary section    No qualification 

Emergency Services Refer to Discretionary section    No qualification 

Food Services Refer to Discretionary section    No Permit Required    

General Retail and Hire Refer to Discretionary section   No Permit Required    

Hotel Industry  Not permissible in this zone No qualification 

Pleasure Boat Facility  Not permissible in this zone If for a boat ramp 

Research and Development Not permissible in this zone No qualification 
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USE CLASS 
10.0 Low Density Residential Zone  

Tasmanian Planning Scheme - Central Coast 

14.0 Local Business Zone 

Tasmanian Planning Scheme - Central Coast 

Residential  If for a home based business If: 

(a) located above ground floor level (excluding 

pedestrian or vehicular access) or to the rear of a 

premises; and 

(b) not listed as No Permit Required 

Resource Development Not permissible in this zone Not permissible in this zone 

Resource Processing Not permissible in this zone Refer to Discretionary section    

Service Industry  Not permissible in this zone Refer to Discretionary section    

Sport and recreation  Not permissible in this zone Refer to Discretionary section    

Tourist operation Not permissible in this zone Refer to Discretionary section    

Utilities Refer to Discretionary section    If for minor utilities  

Visitor Accommodation   If located above ground floor level (excluding pedestrian 

and vehicular access) or to the rear of a premises 
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USE CLASS 
10.0 Low Density Residential Zone  

Tasmanian Planning Scheme - Central Coast 

14.0 Local Business Zone 

Tasmanian Planning Scheme - Central Coast 

Discretionary  

Bulky Goods Sales  Not permissible in this zone Refer to Permitted section 

Business and Professional 

Service 

If for a consulting room, medical 

centre, veterinary centre, child health 

clinic or for the provision of residential 

support services  

Refer to No Permit Required section 

Community Meeting and 

Entertainment 

If for a place of worship, art, craft 

centre or public hall 

Refer to Permitted section 

Domestic Dog Breeding, 

Boarding or Training 

Not permissible in this zone Not permissible in this zone 

Education and Occasional Care If not for a tertiary institution Refer to Permitted section 

Emergency Services  No qualification Refer to Permitted section 

Equipment and Machinery Sales 

and Hire  

Not permissible in this zone No qualification 
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USE CLASS 
10.0 Low Density Residential Zone  

Tasmanian Planning Scheme - Central Coast 

14.0 Local Business Zone 

Tasmanian Planning Scheme - Central Coast 

Food Services If not for a take away food premises 

with a drive through facility 

Refer to No Permit Required section   

General Retail and Hire If for a local shop Refer to No Permit Required section   

Hotel Industry  Not permissible in this zone Refer to Permitted section 

Pleasure Boat Facility  Not permissible in this zone Refer to Permitted section 

Research and Development Not permissible in this zone Refer to Permitted section 

Residential If not listed as No Permit Required or 

Permitted 

If not listed as No Permit Required or Permitted 

Resource Development Not permissible in this zone Not permissible in this zone 

Resource Processing Not permissible in this zone If for food or beverage processing 

Service Industry  Not permissible in this zone No qualification 

Sports and Recreation  If for a fitness centre, gymnasium, 

public swimming pool or sports ground 

No qualification 
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USE CLASS 
10.0 Low Density Residential Zone  

Tasmanian Planning Scheme - Central Coast 

14.0 Local Business Zone 

Tasmanian Planning Scheme - Central Coast 

Storage  Not permissible in this zone No qualification 

Transport Depot and 

Distribution  

Not permissible in this zone If for: 

(a) a public transport facility; or 

(b) distribution of goods to or from land within the zone 

Tourist Operation  Not permissible in this zone No qualification 

Utilities If not listed as No Permit Required If not listed as No Permit Required 

Vehicle Fuel Sales and Service Not permissible in this zone No qualification 

Vehicle Parking Not permissible in this zone No qualification 

Visitor Accommodation  Listed as Permitted If not listed as Permitted  
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Schedule 1, Part 1 of the Act (objectives of the Resource Management 

and Planning System of Tasmania) –  

(a) “to promote the sustainable development of natural and 

physical resources and the maintenance of the ecological 

processes and genetic diversity” 

The land, and adjoining land in the Bass Highway road reserve, 

are identified as comprising priority vegetation and subject to 

the Planning Scheme’s C7.0 Natural Asset Code.  Refer to the 

development assessment section of this report. 

(b) “to provide for the fair, orderly and sustainable use and 

development of air land and water” 

Draft Amendment LPS2022001 is not considered likely to lead 

to any issues relating to the fair, orderly or sustainable use or 

development of air, land or water.  

(c) “encourage public involvement in resource management and 

planning” 

This would be achieved through the statutory public notification 

process of the draft LPS Amendment and the draft permit.  The 

public notification process gives opportunity for the community 

and Agencies to make formal submissions of representation 

under the Act.  This process is consistent with this Objective.  

(d) “to facilitate economic development in accordance with the 

objectives set out in paragraphs (a), (b) and (c)”  

The draft LPS Amendment and draft permit issued would allow 

for the development of a mixed-use site on the outer edge of 

West Ulverstone.  The proposal would provide for social and 

economic benefit for the municipal area and service the wider 

region.  Refer to the report by Ireneinc & Smith Street Studio - 

Planning & Urban Design in Annexure 4 where these matters are 

examined in detail. 
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(e) “to promote the sharing of responsibility for resource 

management and planning between the different spheres of 

Government, the community and industry in the State”  

This Objective can be achieved through Local Government 

involvement through consideration and the certification of the 

draft LPS Amendment, public notification of the proposal and 

the process, Local Government consideration of community 

feedback and the State Government’s responsibility for the 

examination of the proposal by the Tasmanian Planning 

Commission.  

Schedule 1, Part 2 (objectives of the planning process established by 

the Act) –  

(a) “to require sound strategic planning and co-ordinated action by 

State and local government” 

The draft LPS Amendment process is coordinated through Local 

and State Governments.  

(b) “to establish a system of planning instruments to be the 

principal way of setting objectives, policies and controls for the 

use, development and protection of land” 

The draft LPS Amendment proposes to rezone the land from 

Low Density Residential Zone to Local Business Zone and apply 

a Specific Area Plan to the site, limiting site development to that 

examined under this combined amendment and development 

application. 

(c) “to ensure that the effects on the environment are considered 

and provide for the explicit consideration of social and 

economic effects when decisions are made about the use and 

development of land” 

The draft LPS amendment application is accompanied by a 

report by Ireninc and Smith Street Studio - Planning & Urban 

Design that further examines the proposal against the Act’s LPS 

Criteria, the Objectives of Schedule 1 of the Act and the 

significance of social and economic benefits the proposal would 

have to the municipal area and the wider region. Refer to Ireninc 

& Smith Street Studio - Planning & Urban Design report in 

Annexure 4.  
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(d) “to require land use and development planning and policy to be 

easily integrated with environmental, social, economic, 

conservation and resource management polices at State, 

regional and municipal levels” 

The Tasmanian Planning Scheme - Central Coast includes Zones 

and Codes that address environmental conservation and 

resource management matters, whilst allowing for compatible 

use and development of land.   

NB: It is noted that the site, and the adjoining  

Bass Highway road reserve, are both subject to the Planning 

Scheme’s priority vegetation layer.  The Department of State 

Growth have advised they do not consent to the removal of any 

native vegetation along the western and southern boundaries 

of the site, although native vegetation can be removed to form 

the heavy vehicle exit onto South Road. 

The draft LPS Amendment is considered to be consistent with 

State Policies and, as much as is practicable, with the Cradle 

Coast Regional Land Use Strategy 2010–2030. 

(e) “to provide for the consolidation of approvals for land use or 

development and related matters, and to co-ordinate planning 

approvals with related approvals” 

The draft LPS Amendment is for the rezoning of land and 

application of a Specify Area Plan (SAP), limiting site 

development to that examined under this combined 

amendment and development application. 

(f) “to secure a pleasant, efficient and safe working, living and 

recreational environment for all Tasmanians and visitors to 

Tasmania”  

The amendment application is accompanied by a report by 

Ireninc Planning & Urban Design that further examines the 

proposal against the Acts LPS Criteria, the Objectives of 

Schedule 1 of the Act and the significance of social and 

economic benefits the proposal would have to the municipal 

area and the wider region. Refer to Ireninc & Smith Street  

Studio - Planning & Urban Design report in Annexure 4. 
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(g) “to conserve those buildings, areas or other places which are of 

scientific, aesthetic, architectural or historical interest, or 

otherwise of special cultural value” 

The land has no known scientific, aesthetic, architectural or 

historical interest, or otherwise of special cultural value 

applicable for consideration under the draft LPS Amendment.  

(h) “to protect public infrastructure and other assets and enable the 

orderly provision and co-ordination of public utilities and other 

facilities for the benefit of the community” 

The draft LPS Amendment is not considered to have a negative 

impact on public infrastructure and other assets.  The draft LPS 

Amendment has been referred to  the Department of State 

Growth and TasWater and other Agencies.  

(i) “to provide a planning framework which fully considers land 

capability” 

The draft LPS Amendment process and Planning Scheme 

provisions allow for examination of land characteristics and 

land capability.  

Section 32(1)(f) of the Act –  

Issues regarding s.32 of the Act are addressed in this report under 

Schedule 1, Part 1, objective (d) above.  

State Coastal Policy 1996 –  

The land is located more than 1km from the coast.  This Policy does 

not apply to the draft LPS Amendment. 

State Policy on Water Quality Management 1997 –  

The State Policy on Water Quality Management aims to achieve the 

sustainable management of Tasmania's surface water and groundwater 

resources by protecting or enhancing their qualities, whilst allowing for 

sustainable development in accordance with the objectives of the 

Resource Management Planning System.    

Stormwater and wastewater management associated with the site 

would be controlled by TasWater, the Department of State Growth and 
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the Council through the development approval process and conditions 

to be applied to a permit. 

State Policy on the Protection of Agricultural Land 2009 –  

The site is not within an area identified as agricultural land.  This Policy 

does not apply to the draft LPS Amendment.   

National Environment Protection Measures –  

In Tasmania, all listed National Environment Protection Measures 

(NEPM’s) are taken to be State Policies, given effect under the State 

Policies and Projects Act 1992.  The current NEPM’s are: 

- Air Toxins; 

- Ambient Air Quality; 

- Assessment of Site Contamination; 

- Diesel Vehicle Emissions; 

- Movement of Controlled Waste; 

- National Pollutant Inventory; and 

- Used Packaging. 

The Planning Scheme’s Use and Development Standards and Codes 

take these matters into consideration, where identified as relating to a 

specific site. 

Cradle Coast Regional Land Use Strategy 2010–2030 –  

The Cradle Coast Regional Land Use Strategy “promotes wise use of 

natural and cultural resources, a prosperous regional economy, 

liveable and sustainable communities, and planned provision for 

infrastructure and services”.  Furthermore, the Strategy “assumes there 

is limited immediate need or benefit in wholesale change to the shape 

and appearance of regional towns, rural environments or conservation 

places”.  It proposes that “settlement centres remain separate, 

compact, contained and individual, and that growth and development 

for housing, business and community purposes be achieved through a 

careful mix of intensification within established urban boundaries and 

considered expansion”.   

It is contended the draft amendment and development would be a 

considered business expansion within the urban boundaries of West 

Ulverstone, where infrastructure and services are available. 
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The Strategy identifies that “land is to be used in the manner best 

matched to its highest capability to support social, cultural and 

economic endeavour while always protecting health of the 

environment”.  

The amendment application is accompanied by a report by Ireninc & 

Smith Street Studio - Planning & Urban Design that further examines 

the proposal against the Act’s LPS Criteria, the Objectives of Schedule 

1 of the Act and the significance of social and economic benefits the 

proposal would have to the municipal area and the wider region.  

Refer to Annexure 4 to view the application documentation that gives 

supporting assessments to the proposed amendment, including Ireninc 

& Smith Street Studio - Planning & Urban Design Planning Report. 

PART B 

PROPOSED DEVELOPMENT OF THE SITE -  

1 Description of development - 

The proposal is for a combined LPS amendment and development 

under s.40T of the Act.  The amendment would facilitate a mixed-use 

development of the land, comprising of a service station, two drive 

though restaurants and illuminated signs, comprising of the following: 

(a) a service station that would operate 24 hours per day, seven 

days a week and include the following: 

. eight double-sided fuel bowsers; 

. three diesel bowsers for trucks with canopy over;  

. three electric car recharging stations; and 

. a 202m2 ancillary fuel shop/convenience store with 

amenities;  

(b) two drive-through takeaway food outlets with floor areas of 

257m2 and 194m2 that would operate from 6.00am to 11.00pm; 

(c) two loading bays; 

(d) 54 car parking spaces; 
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(e) six truck parking spaces (up to B-double in length); 

(f) two bus/caravan parking spaces; 

(g) 11 staff car parking spaces; 

(h) eight bicycle parking spaces; 

(i) 24 illuminated signs are proposed for the site, including; 

. five illuminated canopy signs - located above the service 

station canopy;  

. two x pylon signs:   

- one x 9m high, 2.5m wide illuminated pylon sign 

would be located adjacent to the north-eastern 

entry to the site (South Road entry); and 

- one x 20m high, 4m wide, illuminated pylon sign 

would be located adjacent to the Bass Highway, 

in the south-western corner of the site, on the 

corner of the southern, Bass Highway boundary 

and the South Road roundabout; 

. three ground based illuminated signs located next to the 

service station entry, drive-through lane to restaurant 

No. 2 and driveway to the truck refuelling station;  

. seven x illuminated wall signs attached to the 

restaurants and service station; 

. one x 18m2 (6m wide x 3m high, 9m above ground level) 

illuminated billboard sign on the southern  

Bass Highway boundary; and 

. other signs that provide traffic direction and pedestrian 

wayfinding and regulatory notices; 

(j) vegetation buffers along the eastern, southern and western 

boundaries of the site; and 

(k) a 1.8m high sound attenuation barrier is proposed for the 

length of the existing residential property to the east of the site.  
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The barrier is not proposed for the full length of the eastern 

boundary that is to an adjoining Low Density Residential Zone.  

Entry to and egress from the site would utilise two crossovers off  

South Road.  A crossover to the north-eastern end of the site would be 

for all vehicles entering the site and enable light vehicles only, to exit 

on to South Road.   

A western crossover to South Road would be an exit only for heavy 

vehicles.  

An on-site stormwater detention pond is proposed, with stormwater 

overflow to be directed onto the Bass Highway road reserve. 

The application is accompanied by: 

- Planning Report by Ireninc & Smith Street Studio; 

- Site Plans, floor Plans, Elevations and Photo Montages by  

TRG Australia; 

- Traffic Impact Assessment by SALT; 

- Noise Impact Assessment by NVC; 

- Stormwater Management Plan by Flussing Engineers; 

- Civil Documentation by Flussing Engineers; and 

- Waste Management Plan by SALT. 

Refer to Annexure 4 to view the application documentation that gives 

supporting assessments to the proposed amendment and development 

application.  

2 Assessment of proposed development - 

Assessment of the use and development proposal against Tasmanian 

Planning Scheme - Central Coast.  

A draft permit is to be determined as if the LPS, as discussed in this 

report, has been amended as requested.   

Assessment is undertaken under the state planning provisions of the 

Local Business Zone.
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14.0 Local Business Zone 

14.1   Zone Purpose 

The purpose of the Local Business Zone is: 

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. 

Planner’s comment  

Food Services is a No Permit Required (NPR) Use Class in the Local Business Zone.  However, the 

site adjoins a Low Density Residential Zone and proposes to operate outside NPR hours of 

operation, so is ‘Discretionary’ use.  Further, vehicular access to the site is required from an adjoining 

General Residential Zone (i.e.  South Road is within the General Residential Zone).  Under Clause 

7.6 “Access and Provisions of Infrastructure Across Land in Another Zone” the Food Services use 

and development becomes ‘Discretionary’ where Food Services (if a drive through food premises 

with take away) is prohibited in the General Residential Zone. 

Vehicle Fuel Sales and Service (service station) is a Discretionary use of land in the Local Business 

Zone. 

CLAUSE COMMENT 

14.3 Use Standards   

14.3.1 All uses Not Applicable  Assessment 

14.3.1 –(A1) 

Hours of operation of a use, excluding 

Emergency Services, Natural and 

Cultural Values Management, Passive 

Recreation, Residential, Utilities or 

Visitor Accommodation, on a site within 

50m of a General Residential Zone, 

Inner Residential Zone or Low Density 

☐ Non-compliant.   

Site adjoins a Low Density Residential 

Zone to the east and is within 50m of 

General Residential zone to the north. 

Service station would operate 24 hours 

per day, seven days a week.  
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Residential Zone, must be within the 

hours of: 

(a) 7.00am to 9.00pm Monday to 

Saturday; and 

(b) 8.00am to 9.00pm Sunday and 

public holidays. 

Food Services use would operate 

between  6.00am and 11.00pm seven 

days a week. 

14.3.1 –(A2) 

External lighting for a use, excluding 

Natural and Cultural Values 

Management, Passive Recreation, 

Residential or Visitor Accommodation, 

on a site within 50m of a General 

Residential Zone, Inner Residential 

Zone or Low Density Residential Zone, 

must: 

(a) not operate within the hours of 

11.00pm to 6.00am, excluding 

any security lighting; and 

(b) if for security lighting, be baffled 

so that direct light does not 

extend into the adjoining 

property in those zones. 

☐ Non-compliant.   

Site adjoins a Low Density Residential 

Zone to the east and is within 50m of 

General Residential zone to the north. 

External lighting of the service station 

site would operate 24 hours per day, 

seven days a week.  

 

 

14.3.1 –(A3) 

Commercial vehicle movements and the 

unloading and loading of commercial 

vehicles for a use, excluding Emergency 

Services, Residential or Visitor 

Accommodation, on a site within 50m of 

a General Residential Zone, Inner 

Residential Zone or Low Density 

Residential Zone, must be within the 

hours of: 

(a) 7.00am to 9.00pm Monday to 

Saturday; and 

(b) 8.00am to 9.00pm Sunday and 

public holidays. 

☐ Non-compliant.   

Site adjoins a Low Density Residential 

Zone to the east and is less than 50m 

of a General Residential zone to the 

north. 

Generally, commercial vehicle 

movements will take place within the 

hours specified.  However, the 

Applicant has stated that intermittent 

filling of underground fuel tanks  would 

take place outside of peak traffic hours.   
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14.3.2 Discretionary uses Not Applicable Assessment 

14.3.2 –(A1) 

No acceptable solution.  

14.3.2 –(P1) 

A use listed as Discretionary must: 

(a) not cause an unreasonable loss 

of amenity to properties in 

adjoining residential zones; and 

(b) be of an intensity that respects 

the character of the area. 

☐ Food Services is listed as No Permit 

Required.  However, access to the site 

is required over a General Residential 

Zone, that is over South Road.  Under 

the Planning Scheme’s Clause 7.6 

“Access and Provisions of 

Infrastructure Across Land in Another 

Zone”, the Food Services use becomes 

“Discretionary” if prohibited in the 

relevant access zone.  Food Services, 

if for a drive through food premises with 

take away, is prohibited in the General 

Residential Zone. 

Vehicle Fuel Sales and Service 

(service station) is Discretionary use. 

Refer to Applicant’s Planning Report - 

Annexure 4 for assessment against the 

relevant Performance Criteria.  

14.3.2 –(A2) 

No acceptable solution. 

14.3.2 –(P2) 

A use listed as Discretionary must not 

compromise or distort the activity centre 

hierarchy, having regard to: 

(a) the characteristics of the site; 

(b) the need to encourage activity at 

pedestrian levels; 

(c) the size and scale of the 

proposed use; 

(d) the functions of the activity 

centre and the surrounding 

activity centres; and 

☐ Food Services is listed as No Permit 

Required.  However, access to the site 

is required over a General Residential 

Zone, that is over South Road.  Under 

the Planning Scheme’s Clause 7.6 

“Access and Provisions of 

Infrastructure Across Land in Another 

Zone”, the Food Services use becomes 

“Discretionary” if prohibited in the zone.  

Food Services, if for a drive through 

food premises with take away, is 

prohibited in the General Residential 

Zone. 

Vehicle Fuel Sales and Service 

(service station) is Discretionary use. 

Refer to Applicant’s Planning Report - 

Annexure 4 for assessment against the 

relevant Performance Criteria.  
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(e) the extent that the proposed use 

impacts on other activity 

centres. 

14.3.3 Retail impact Not Applicable Assessment 

14.3.3 –(A1) 

The gross floor area for Bulky Goods 

Sales and General Retail and Hire uses 

must be not more than 250m2 per 

tenancy. 

☒ Not Bulky Goods Sale or General 

Retail & Hire use. 

14.4 Development Standards for Buildings and Works 

14.4.1 Building height Not Applicable Assessment 

14.4.1 –(A1) 

Building height must be not more than 

9m. 

☐ Non-compliant.   

A pylon sign would be 20m high. 

The service station and food premises 

buildings would have a maximum 

height of 9m and one pylon sign and 

billboard sign would be 9m above 

natural ground level. 

Refer to “Issues” section of this report 

and Applicants Planning Report - 

Annexure 4 for assessment against the 

relevant Performance Criteria. 

14.4.2 Setbacks 

14.4.2 –(A1) 

Buildings must be: 

(a) built to the frontage at ground 

level; or 

(b) have a setback of not more or 

less than the maximum and 

minimum setbacks of the 

buildings on adjoining 

properties. 

☐ Non-complaint. 

Buildings would not be built to the site 

frontage or have a setback less than 

the building on adjoining property. 

Refer to Applicant’s Planning Report - 

Annexure 4 for assessment against the 

relevant Performance Criteria. 
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14.4.2 –(A2) 

Buildings must have a setback from an 

adjoining property within a General 

Residential Zone, Inner Residential Zone 

or Low Density Residential Zone, of not 

less than: 

(a) 4m; or 

(b) half the wall height of the 

building, 

whichever is the greater. 

☐ Compliant.  

Buildings would be setback greater 

than 4m from adjoining Low Density 

Residential Zone and General 

Residential Zone.  

 

14.4.2 –(A3) 

Air extraction, pumping, refrigeration 

systems or compressors must be 

separated a distance of not less than 

10m from a General Residential Zone, 

Inner Residential Zone or Low Density 

Residential Zone. 

An exemption applies for air conditioners 

and heat pumps in this zone – see Table 

4.6. 

☐ Compliant.   

Air extraction, pumping, refrigeration 

systems or compressors would be 

setback over 10m from a General 

Residential Zone or Low Density 

Residential Zone. 

14.4.3 Design Not Applicable  Assessment 

14.4.3 –(A1) 

New buildings must be designed to 

satisfy all the following: 

(a) mechanical plant and other 

service infrastructure, such as 

heat pumps, air conditioning 

units, switchboards, hot water 

units and the like, must be 

screened from the street and 

other public places; 

☐ (a) Compliant.  Mechanical plant 

and other service 

infrastructure would be 

screened. 

(b) Compliant.  Roof-top 

mechanical plant and service 

infrastructure would be 

contained within the roof of the 

buildings. 

(c) Compliant.  No security 

shutters or grills are proposed. 
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(b) roof-top mechanical plant and 

service infrastructure, including 

lift structures, must be contained 

within the roof; 

(c) not include security shutters or 

grilles over windows or doors on 

a façade facing the frontage or 

other public places; and 

(d) provide external lighting to 

illuminate external vehicle 

parking areas and pathways. 

(d) Complaint.  External lighting 

for pedestrian safety is 

proposed. 

14.4.3 –(A2) 

New buildings or alterations to an 

existing façade must be designed to 

satisfy all of the following: 

(a) provide a pedestrian entrance to 

the building that is visible from 

the road or publicly accessible 

areas of the site; 

(b) if for a ground floor level façade 

facing a frontage: 

(i) have not less than 40% 

of the total surface area 

consisting of windows or 

doorways; or 

(ii) not reduce the surface 

area of windows or 

doorways of an existing 

building, if the surface 

area is already less than 

40%; 

(c) if for a ground floor level façade 

facing a frontage must: 

(i) not include a single 

length of blank wall 

greater than 30% of the 

☐ (a) Compliant.  Pedestrian 

entrances will be clearly visible 

from the road and vehicular 

entrances. 

(b)(i) Compliant.  Each building will 

have a façade with at least 

40% of the total surface 

consisting of windows and/or 

doorways. 

(b)(ii) Not applicable.  Satisfied by 

(b)(i). 

(c)(i) Compliant.  Buildings would 

not include single length of 

land wall greater than 30% of 

the façade to the South Road 

frontage. 

(c)(ii) Not applicable.  Satisfied by 

(c)(i). 

(d) Not applicable.  No awnings 

on adjoining footpath or on 

adjoining properties. 
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length of façade on that 

frontage; or 

(ii) not increase the length 

of an existing blank wall, 

if already greater than 

30% of the length of the 

façade on that frontage; 

and 

(d) provide awnings over a public 

footpath if existing on the site or 

on adjoining properties. 

14.4.4 Fencing Not Applicable Assessment 

14.4.4 –(A1) 

No acceptable solution. 

An exemption applies for fences in this 

zone – see Table 4.6 

14.4.4 –(P1) 

A fence (including a free-standing wall) 

within 4.5m of a frontage must contribute 

positively to the streetscape, having 

regard to: 

(a) its height, design, location and 

extent;  

(b) its degree of transparency; and 

(c) the proposed materials and 

construction. 

☒ Not applicable.   

No fencing proposed. 

14.4.5 Outdoor storage areas Not Applicable Assessment 

14.4.5 –(A1) 

Outdoor storage areas, excluding for the 

display of goods for sale, must not be 

visible from any road or public open 

space adjoining the site. 

☐ Compliant by Condition on a permit. 

14.4.6 –(A1) ☒ Not application for a dwelling. 
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A dwelling must have private open space 

that has an area not less than: 

(a) 24m2 with a minimum horizontal 

dimension of not less than 4m; 

or 

(b) 8m2 with a minimum horizontal 

dimension not less than 1.5m, if 

the dwelling is located wholly 

above ground floor level. 

14.4.6 –(A2) 

Each dwelling must be provided with a 

dedicated and secure storage space of 

not less than 6m3. 

☒ Not application for a dwelling. 

14.5 Development Standards for Subdivision 

14.5.1 Lot design Not Applicable Assessment 

14.5.1 –(A1) 

Each lot, or a lot proposed in a plan of 

subdivision, must: 

(a) have an area of not less than 

200m2 and: 

(i) be able to contain a 

minimum area of 10m x 

12m clear of: 

a. all setbacks 

required by 

clause 14.4.2 A1 

and A2; and 

b. easements or 

other title 

restrictions that 

limit or restrict 

development; 

and 

(ii) existing buildings are 

consistent with the 

☒ Not application for subdivision.   
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setback required by 

clause 14.4.2 A1 and 

A2; 

(b) be required for public use by the 

Crown, a council or a State 

authority; 

(c) be required for the provision of 

Utilities; or 

(d) be for the consolidation of a lot 

with another lot provided each lot 

is within the same zone. 

14.5.1 –(A2) 

Each lot, or a lot proposed in a plan of 

subdivision, must have a frontage, or 

legal connection to a road by a right of 

carriageway, of not less than 3.6m. 

☒ Not application for subdivision.   

14.5.1 –(A3) 

Each lot, or a lot proposed in a plan of 

subdivision, must be provided with a 

vehicular access from the boundary of 

the lot to a road in accordance with the 

requirements of the road authority. 

☒ Not application for subdivision.   

14.5.2 Services Not Applicable Assessment 

14.5.2 –(A1) 

Each lot, or a lot proposed in a plan of 

subdivision, excluding for public open 

space, a riparian or littoral reserve or 

Utilities, must: 

(a) be connected to a full water 

supply service if the frontage of 

the lot is within 30m of a full 

water supply service; or 

(b) be connected to a limited water 

supply service if the frontage of 

the lot, is within 30m of a 

☒ Not application for subdivision.   
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connection to a limited water 

supply service, 

unless a regulated entity advises that the 

lot is unable to be connected to the 

relevant water supply service. 

14.5.2 –(A2) 

Each lot, or a lot proposed in a plan of 

subdivision, excluding for public open 

space, a riparian or littoral reserve or 

Utilities, must have a connection to a 

reticulated sewerage system. 

☒ Not application for subdivision.   

14.5.2 –(A3) 

Each lot, or a lot proposed in a plan of 

subdivision, excluding for public open 

space, a riparian or littoral reserve or 

Utilities, must be capable of connecting 

to a public stormwater system. 

☒ Not application for subdivision.   

 

 
CODES 
 

CODES NOT APPLICABLE APPLICABLE 

C1.0 Signs Code ☐ Refer to Table below. 

C2.0 Parking and Sustainable 

Transport Code 

☐ Refer to Table below. 

C3.0 Road and Railway Assets Code ☐ Refer to Table below. 

C4.0 Electricity Transmission 

Infrastructure Protection Code 

☒  

C5.0 Telecommunications Code ☒  

C6.0 Local Historic Heritage Code ☒  

C7.0 Natural Assets Code ☐ Refer to Table below. 
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C8.0 Scenic Protection Code ☒  

C9.0 Attenuation Code ☒  

C10.0 Coastal Erosion Hazard Code ☒  

C11.0 Coastal Inundation Hazard 

Code 

☒  

C12.0 Flood-Prone Areas Hazard 

Code 

☒  

C13.0 Bushfire-Prone Areas Code ☒  

C14.0 Potentially Contaminated Land 

Code 

☒  

C15.0 Landslip Hazard Code ☒  

C16.0 Safeguarding of Airports Code ☒  

C1.0   Signs Code 

Application is made for the following: 

Five x illuminated canopy signs - located above the service station;  

 

 

 

 

 

Two x pylon signs; 

- one x 9m high, 2.5m wide (22.5m2) illuminated pylon sign would be located adjacent the north-

eastern entry to the site (South Road entry);   

- one x 20m high, 4m wide, (80m2) illuminated high pylon sign would be located adjacent the 

Bass Highway in the south-western corner of the site, on the corner of the southern,  

Bass Highway boundary and the roundabout; 
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Three x ground based illuminated signs located next to the service station entry, drive-through lane to 

restaurant No. 2 and driveway to the truck refuelling station;  

 

 

 

 

Seven x illuminated wall signs attached to the restaurants and service station; 

 

 

 

 

 

One x 18m2 (6 wide x 3m high, 9m above ground level) illuminated billboard sign on the southern Bass 

Highway boundary; and 

 

 

 

 

Other signs that provide traffic direction and pedestrian wayfinding and regulatory notices. 

CLAUSE COMMENT 

C1.5    Use Standards 

There are no use Standards in this code. 

C1.6    Development Standards for Buildings and Works 

C1.6.1.   Design and Siting of 

Signs 

Not Applicable Assessment 
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A1 

A sign must : 

(a) be located within the 

applicable zone for the 

relevant sign type set 

out in Table C1.6; and 

(b) meet the sign standards 

for the relevant sign type 

set out in Table C1.6, 

excluding for the following sign 

types, for which there is no 

Acceptable Solution: 

(i) roof sign; 

(ii) sky sign; and 

(iii) billboard. 

☐ (a) Compliant for sign types 

proposed, except for 

Billboard sign for which 

there is no Acceptable 

Solution.  

(b) Non-complaint. Refer to 

assessment against Sign 

Standards, below. 

(i) Not a roof 

 sign. 

(ii) Not a sky sign. 

(iii) Non-compliant.  A 

billboard sign is 

proposed. 

Assessment against Table C1.6 - Sign Standards 

Canopy Sign 

Must: 

(a) have a minimum 

clearance above 

ground level of 2.4m; 

and 

(b) not be closer than 

450mm from a vertical 

projection of the kerb 

line of any road. 

(a) Compliant. Canopy signs would have a minimum 

clearance of 2.4m above ground level. 

(b) Compliant.  Canopy signs would be located within the 

property boundary. 

Pylon Sign 

Must: 

(a) project not more than 

1.2m beyond the 

boundary with the 

footpath or road 

reserve; 

(a) Compliant by a condition to the permit. 

(b) Compliant.  Pylon signs as propose would each have 2 

faces. 

(c) Non-compliant.  South Road pylon sign would have an 

area of 22.5m2. 
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(b) have no more than 2 

faces; 

(c) have a maximum area of 

5m² for each face; 

(d) have a maximum height 

above ground level of 

5m; and 

(e) have a clearance from 

ground level to the sign 

not less than 2.4m. 

Bass Highway pylon sign would have an area of 80m2.  

(d) Non-compliant.  South road pylon sign would be 9m high 

and the Bass Highway Pylon sign would be 20m high. 

(e) Compliant. Pylon signs would have a clearance of not 

less than 2.4m above ground level. 

Ground based Sign 

Must: 

(a) be limited to 1 ground 

base sign for each 20m 

of frontage or part 

thereof; 

(b) not be higher than 2.4m 

above the ground; and 

(c) have a supportive 

structure that does not 

project above the sign 

face, unless it forms a 

feature or is 

incorporated in the sign 

design 

(a) Compliant. South Road frontage is 155m long.  This 

would allow for seven ground based signs. Three are 

proposed. 

(b) Compliant. Ground based signs would not be more than 

2.4m above ground level. 

(c) Compliant. No supportive structures above the sign 

face(s) are proposed. 

 

Wall Sign  

(a) must not extend beyond 

the wall or above the top 

of the wall to which it is 

attached; 

(b) have a maximum area of 

4.5m²; and 

(c) must not occupy more 

than 25% of the wall 

area. 

(a) Compliant by condition to a permit. 

(b) Non-compliant.   

Seven walls signs are proposed for the site with a total 

area of 38.5m2. 

(c) Compliant by condition to a permit. 
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Billboard Sign  

(a) have a maximum 

vertical dimension of 

3m; 

(b) have a maximum 

horizontal dimension of 

6m; 

(c) not extend vertically or 

horizontally from the 

surface to which it is 

attached. 

(a) Compliant. Freestanding Billboard sign would be 3m 

high. 

(b) Compliant. Freestanding Billboard sign would be 6m 

wide. 

(c) Compliant. Freestanding Billboard sign would not extend 

beyond the vertical height of the supporting poles. 

 

A2 

A sign must be not less than 2m 

from the boundary of any lot in 

the General Residential Zone, 

Inner Residential Zone, Low 

Density Residential Zone, Rural 

Living Zone or Landscape 

Conservation Zone. 

☐ Non-compliant.  Pylon Sign would adjoin 

General Residential Zone boundary on South 

Road.  The zone encompasses this area of 

South Road and the South Road reserve.  

Other signs would be greater than 2m from 

General Residential zone boundary and Low 

Density Residential Zone boundary. 

A3 

The number of signs for each 

business or tenancy on a road 

frontage of a building must be no 

more than: 

(a) 1 of each sign type, 

unless otherwise stated 

in Table C1.6; 

(b) 1 window sign for each 

window; 

☐ (a) Compliant.  Each tenancy on the site 

would have more than one sign type 

facing South Road.   

(b) Not applicable.  No window signs.   

(c) Compliant with (a). 

(d) Not applicable. 
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(c) 3 if the street frontage is 

less than 20m in length; 

and 

(d) 6 if the street frontage is 

20m or more,  

excluding the following sign 

types, for which there is no limit: 

(i) name plate; and 

(ii) temporary sign. 

C1.6.2-  Illuminated signs Not Applicable Assessment 

A1 

No Acceptable Solution. 

☐ All signs would be illuminated. 

A2 

An illuminated sign visible from 

public places in adjacent roads 

must not create the effect of 

flashing, animation or 

movement, unless it is providing 

direction or safety information. 

☐ Non-compliant.   

All signs, other than wayfinding signs, would 

be illuminated. 

C1.6.3   Third party sign Not Applicable Assessment 

A1 

No Acceptable Solution.  

☒ No third party advertising proposed. 

Compliant by a condition to a permit. 

C1.6.4   Signs on local 

heritage places and in a local 

heritage precinct and local 

heritage landscape precincts. 

☒ Not a Heritage place. 

C2.0   Parking and Sustainable Transport Code 

CLAUSE COMMENT 

C2.5    Use Standards 

C2.5.1   Car parking numbers Not applicable Assessment  
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C2.5.1–(A1) 

The number of on-site car parking 

spaces must be no less than the 

number specified in Table C2.1, 

excluding if: 

(a) the site is subject to a parking 

plan for the area adopted by 

council, in which case parking 

provision (spaces or cash-in-

lieu) must be in accordance 

with that plan; 

(b) the site is contained within a 

parking precinct plan and 

subject to Clause C2.7; 

(c) the site is subject to Clause 

C2.5.5; or 

(d) it relates to an intensification 

of an existing use or 

development or a change of 

use where: 

(i) the number of on-site 

car parking spaces for 

the existing use or 

development specified 

in Table C2.1 is 

greater than the 

number of car parking 

spaces specified in 

Table C2.1 for the 

proposed use or 

development, in which 

case no additional on-

site car parking is 

required; or 

(ii) the number of on-site 

car parking spaces for 

the existing use or 

development specified 

in Table C2.1 is less 

☐ (a) Compliant.  The Planning 

Scheme would require a total 

of 30 car parking spaces and 

six queuing areas for the two 

x food services uses on site.  

The Site Plan shows a total 

of 53 car parking areas on 

site, with additional truck, 

caravan and bus parking 

areas to be provided.  

The service station and truck 

refuelling areas are to 

provide four spaces for each 

“service bay”.  The service 

station makes provision, 

under a canopy, for 16 motor 

refuelling spaces.  No 

parking for motor service 

parking is required, as this is 

not provided on the site. 

(b) Not applicable. Not within a 

parking precinct plan. 

(c) Zone is Local Business. 

(d) Not applicable. Not an 

intensification of an existing 

use. 
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than the number of car 

parking spaces 

specified in Table 

C2.1 for the proposed 

use or development, in 

which case on-site car 

parking must be 

calculated as follows: 

 N = A + (C- B) 

 N = Number of on-site 

car parking spaces 

required 

 A = Number of 

existing on site car 

parking spaces 

 B = Number of on-site 

car parking spaces 

required for the 

existing use or 

development specified 

in Table C2.1 

 C= Number of on-site 

car parking spaces 

required for the 

proposed use or 

development specified 

in Table C2. 

C2.5.2   Bicycle parking numbers Not applicable Assessment  

C2.5.2–(A1) 

Bicycle parking spaces must: 

(a) be provided on the site or 

within 50m of the site; and  

(b) be no less than the number 

specified in Table C2.1. 

☐ Compliant.  

The site requires the provision of six 

to eight bicycle parking spaces.  

Eight have been provided. 

C2.5.3   Motorcycle parking 

numbers 

Not applicable Assessment  
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C2.5.3-(A1) 

The number of on-site motorcycle 

parking spaces for all uses must: 

(a) be no less than the number 

specified in Table C2.4; and; 

(b) if an existing use or 

development is extended or 

intensified, the number of on-

site motorcycle parking spaces 

must be based on the 

proposed extension or 

intensification provided the 

existing number of motorcycle 

parking spaces is maintained. 

☐ Non-compliant. 

The site requires the provision of one 

motorcycle parking space.   

None have been provided, although 

there is a surplus of car parking 

spaces provided so the provision can 

be considered to be satisfied. 

C2.5.4 - Loading bays Not applicable Assessment  

C2.5.4–(A1) 

A loading bay must be provided for 

uses with a floor area of more than 

1000m² in a single occupancy. 

☒ Loading bays are not required where 

the floor area for each tenancy does 

not exceed 1000m2. Nevertheless, 

two separate loading bays are to be 

provided.  

C2.5.5 - Number of car parking spaces within General Residential Zone and Inner 

Residential Zone 

C2.5.5–(A1) 

Within existing non-residential 

buildings in the General Residential 

Zone and Inner Residential Zone, 

on-site car parking is not required 

for: 

(a) Food Services uses up to 

100m2 floor area or 30 

seats, whichever is the 

greater; and 

(b) General Retail and Hire uses 

up to 100m2 floor area,  

☒ Not General Residential Zone or 

Inner Residential Zone. 
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provided the use complies with the 

hours of operation specified in the 

relevant Acceptable Solution for the 

relevant zone. 

C2.6    Development Standards for Buildings and Works 

C2.6.1    Construction of parking 

areas 

Not applicable Assessment  

C2.6.1–(A1) 

(a) be constructed with a 

durable all weather 

pavement; 

(b) be drained to a public 

stormwater system, or contain 

stormwater on the site; and 

(c) excluding all uses in the Rural 

Zone, Agriculture Zone, 

Landscape Conservation 

Zone, Environmental 

Management Zone, 

Recreation Zone and Open 

Space Zone, be surfaced by a 

spray seal, asphalt, concrete, 

pavers or equivalent material 

to restrict abrasion from traffic 

and minimise entry of water to 

the pavement. 

☐ (a) Compliant by condition.  

(b) Compliant by condition. 

(c) Compliant by condition. 

C2.6.2    Design and layout of 

parking areas 

Not applicable Assessment  

C2.6.2–(A1.1) 

Parking, access ways, manoeuvring 

and circulation spaces must either: 

(a) comply with the following: 

(i) have a gradient in 

accordance with 

Australian Standard 

☒ (a)(i) Compliant by (b).  

(a)(ii) Compliant by (b). 

(a)(iii) Compliant by (b). 

(a)(iv) Compliant by (b).  

(a)(v) Compliant by (b). 

(a)(vi) Compliant by (b).  
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AS 2890 – Parking 

ffacilities, Parts 1-6; 

(ii) provide for vehicles to 

enter and exit the site 

in a forward direction 

where providing for 

more than 4 parking 

spaces; 

(iii) have and access width 

not less than the 

requirements in Table 

C2.2; 

(iv) have car parking 

space dimensions 

which satisfy the 

requirements in Table 

C2.3; 

(v) have a combined 

access and 

manoeuvring width 

adjacent to parking 

spaces not less than 

the requirements in 

Table C2.3 where 

there are 3 or more 

car parking spaces; 

(vi) have a vertical 

clearance of not less 

than 1m above the   

 parking surface level; 

and 

(vii) excluding a single 

dwelling, be 

delineated by line 

marking or other clear 

physical means; or 

(b) comply with Australian 

Standard AS 2890- Parking 

(a)(vii) Compliant by (b).  

(b)  Compliant by condition.  

A1.2 

(a) Not applicable for this 

application.  

(b) Not applicable for this 

application. 

(c) Not applicable for this 

application. 
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facilities, Parts 1-6. 

C2.6.2–(A1.2) 

Parking spaces provided for use by 

persons with a disability must satisfy 

the following: 

(a) be located as close as 

practicable to the main entry 

point to the building; 

(b) be incorporated into the 

overall car park design; and 

(c) be designed and constructed 

in accordance with 

Australian/New Zealand 

Standard AS/NZS 

2890.6:2009 Parking facilities, 

Off-street parking for people 

with disabilities.1 

1 Requirements for the number of 

accessible car parking spaces are 

specified in part D3 of the National 

Construction Code 2016 

C2.6.3    Number of accesses for 

vehicles 

Not applicable Assessment  

C2.6.3–(A1) 

The number of accesses provided for 

each frontage must:  

(a) be no more than 1; or 

(b) no more than the existing 

number of accesses 

whichever is the greater. 

☐ (a) Compliant.  One access is 

proposed.  However, two 

egress crossovers are 

proposed.  

(b) Not applicable.  Satisfied by 

(a).  

C2.6.3–(A2) 

Within the Central Business Zone or in 

a pedestrian priority street no new 

access is provided unless an existing 

access is removed. 

☒ Not Central Business Zone. 
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C2.6.4    Lighting of parking areas 

within the General Business Zone 

and Central Business Zone 

Not applicable Assessment  

C2.6.4–(A1) 

In car parks within the General 

Business Zone and Central Business 

Zone, parking and vehicle circulation 

roads and pedestrian paths serving 5 

or more car parking spaces, which are 

used outside daylight hours, must be 

provided with lighting in accordance 

with clause 3.1 “Basis of Design” and 

Clause 3.6 “Car parks” in Australian 

Standards/ New Zealand Standard 

AS/NZS 1158.3.1:2005 Lighting for 

roads and public spaces Part 3.1: 

Pedestrian area (Category P) lighting 

– Performance and design 

requirements. 

☒ Not General Business Zone or 

Central Business Zone 

C2.6.5    Pedestrian access Not applicable Assessment  

C2.6.5-(A1.1) 

Uses that require 10 or more car 

parking spaces must: 

(a) have a 1m wide footpath that 

is separated from the access 

ways or parking aisles, 

excluding where crossing 

access ways or parking aisles 

by: 

(i) a horizontal distance 

of 2.5m between the 

edge of the footpath 

and the access way or 

parking aisle; or 

☐ A1.1 - (A) and (b) Compliant.  

Site Plan shows three internal 

pedestrian access pathways.  

A1.2 - Compliant. 

Two accessible car parking spaces 

to be provided with footpath to 

buildings.  
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(ii) protective devices 

such as bollards, 

guard rails or planters 

between the footpath 

and the access way or 

parking aisle; and  

(b) be signed and line marked at 

points where pedestrians 

cross access ways or parking 

aisles; and 

C2.6.5-(A1.2) 

In parking areas containing accessible 

car parking spaces for use by persons 

with a disability, a footpath having a 

width not less than 1.5m and a 

gradient not steeper than 1 in 14 is 

required from those spaces to the 

main entry point to the building 

C2.6.6    Loading bays Not applicable Assessment  

C2.6.6-(A1) 

The area and dimensions of loading 

bays and access way areas must be 

designed in accordance with 

Australian Standard AS 2890.2–2002 

Parking Facilities Part 2: Parking 

facilities- Off-street commercial  

vehicle facilities, for the type of 

vehicles likely to use the site. 

☐ Compliant. Two loading bays are to 

be provided. 

C2.6.6-(A2) 

The type of commercial vehicles likely 

to use the site must be able to enter, 

park and exit the site in a forward 

direction in accordance with Australian 

Standard AS2890. 2- 2002 Parking 

Facilities Part 2: Parking facilities- Off-

street commercial vehicle facilities. 

☐ Compliant. Commercial vehicles 

likely to use the site are able to 

enter, park and exit the site in a 

forward direction. 
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C2.6.7    Bicycle parking and 

storage facilities within the 

General Business Zone and 

Central Business Zone 

Not applicable Assessment  

C2.6.7-(A1)  

Bicycle parking for uses that require 5 

or more bicycle spaces in Table C2.1 

must: 

(a) be accessible from a road, 

cycle path, bicycle lane, 

shared path or access way; 

(b) be located within 50m from an 

entrance; 

(c) be visible from the main 

entrance or otherwise signed; 

and 

(d) be available and adequately lit 

during the times they will be 

used, in accordance with 

Table 2.3 of Australian/New 

Zealand Standard AS/NZS 

1158.3.1: 2005 Lighting for 

roads and public spaces - 

Pedestrian area (Category P) 

lighting - Performance and 

design requirements. 

☒ Site is not General Business Zone 

or Central Business Zone. 

C2.6.7-(A2)  

Bicycle parking spaces must: 

(a) have dimensions not less 

than: 

(i) 1.7m in length; 

(ii) 1.2m in height; and  

(iii) 0.7m in width at the 

handlebars; 

☒ Site is not General Business Zone 

or Central Business Zone. 
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(b) have unobstructed access 

with a width of not less than 

2m and a gradient not 

steeper than 5% from a 

road, cycle path, bicycle 

lane, shared path or access 

way; and 

(c) include a rail or hoop to 

lock a bicycle that satisfies 

Australian Standard AS 

2890.3-2015 Parking 

facilities - Part 3: Bicycle 

parking. 

C2.6.8    Siting of parking and 

turning areas 

Not applicable Assessment  

C2.6.8-(A1)  

Within an Inner Residential Zone, 

Village Zone, Urban Mixed Use Zone, 

Local Business Zone or General 

Business Zone, parking spaces and 

vehicle turning areas, including 

garages or covered parking areas 

must be located behind the building 

line of buildings, excluding if a parking 

area is already provided in front of the 

building line. 

☐ Non-complaint. 

Parking spaces and vehicle turning 

areas would not be located behind 

the building line of buildings. 

C2.6.8-(A2)  

Within the Central Business Zone, on-

site parking at ground level adjacent to 

a frontage must: 

(a) have no new vehicle 

accesses, unless an existing 

access is removed; 

(b) retain an active street 

frontage; and 

☒ Not Central Business Zone. 
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(c) not result in parked cars being 

visible from public places in 

the adjacent roads. 

C2.7    Parking Precinct Plan 

C2.7.1 Parking precinct plan Not applicable Assessment  

C2.7.1-(A1)  

Within a parking precinct plan, on-site 

parking must: 

(a) not be provided; or  

(b) not be increased above 

existing parking numbers. 

☒ Parking precinct plan does not 

apply. 

C3.0  Road and Railway Assets Code 

CLAUSE COMMENT 

C3.5    Use Standards 

C3.5.1 – Traffic generation at a 

vehicle crossing, level crossing or 

new junction 

Not Applicable Assessment 

A1.1 

For a category 1 road or a limited 

access road, vehicular traffic to and 

from the site will not require  

(a) a new junction; 

(b) a new vehicle crossing; or  

(c) a new level crossing; or 

A1.2 

For a road, excluding a category 1 

road or a limited access road, written 

consent for a new junction, vehicle 

crossing, or level crossing to serve 

☐ A1.1  

Non-compliant.  New vehicle 

crossing to Bass Highway assess 

road is required. Refer to Traffic 

Impact Assessment by SALT dated 

14 April 2022 - Annexure 4. 

A Traffic Impact Assessment by 

SALT states that an additional 117 

additional vehicle trips to the site per 

day would occur at weekday peak 

periods.  

A1.2 
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the use and development has been 

issues by the road authority; or 

 

 

A1.3 

For the rail network, written consent 

for a new  private level crossing  to 

serve the use and development has 

been issued by the rail authority; and 

A1.4 

Vehicular traffic to and from the site, 

using an existing vehicle crossing or 

private level crossing, will not increase 

by more than: 

(a) the amounts in Table C3.1; or 

(b) allowed by a licence issued 

under Part IVA of the Roads 

and Jetties Act 1935 in 

respect to a limited access 

road; and 

A1.5 

Vehicular traffic must be able to enter 

and leave a major road in a forward 

direction. 

Compliant.  Refer to draft Permit for 

Conditions required by the Road 

Authority. 

 

 

A1.3 

Not applicable. No new rail crossing 

required. 

A1.4 

(a) Non- Compliant. Increase in 

vehicular traffic to and from 

South Road.  Refer to 

Traffic Impact Assessment 

by SALT dated 14 April 

2022 - Annexure 4. 

A Traffic Impact 

Assessment by SALT 

accompanies the 

application.  The report 

states that an additional 

117 additional vehicle trips 

to the site per day would 

occur at weekday peak 

periods 

(b) Not applicable.   

A1.5 

Compliant.   

Vehicles would be able to enter and 

leave in a forward direction. 

C3.6    Development Standards for Buildings and Works   

C3.6.1.   Habitable buildings for 

sensitive uses within a road or 

railway attenuation area. 

Not Applicable Assessment 

A1 ☒ A sensitive use is not proposed. 
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Unless within a building area on a 

sealed plan approved under this 

planning scheme, habitable buildings 

for a sensitive use must be: 

(a) within a row of existing 

habitable buildings for 

sensitive uses and no closer 

to the existing or future major 

road or rail network than the 

adjoining habitable building; 

(b) an extension which extends 

no closer to the existing or 

future major road or rail 

network than: 

(i) the existing habitable 

building; or 

(ii) an adjoining habitable 

building for a sensitive 

use; or 

(c) located or designed so that 

external noise levels are not 

more than the level in Table 

C3.2 measured in accordance 

with Part D of the Noise 

Measurement Procedures 

Manual 2nd edition July 2008.  

C3.7   Development Standards for Subdivision 

C3.7.1  Subdivision for sensitive 

uses within a road or 

railway attenuation area 

Not Applicable Assessment 

A1 

A lot, or a lot proposed in a plan of 

subdivision, intended for a sensitive 

use must have a building area for the 

sensitive use that is not within a road 

or railway attenuation area. 

☒ Not a subdivision. 
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C7.0   Natural Assets Code 

CLAUSE COMMENT 

C7.5    Use Standards 

There are no use Standards in this code. 

C7.6    Development Standards for Buildings and Works 

C7.6.1.   Buildings and works 

within a waterway and coastal 

protection area or a future coastal 

refugia area 

Not Applicable Assessment 

A1 

Buildings and works within a 

waterway and coastal protection 

area must: 

(a) be within a building area on 

a sealed plan approved 

under this planning scheme; 

(b) in relation to a Class 4 

watercourse, be for a 

crossing or bridge not more 

than 5m in width; or 

(c) if within the spatial extent of 

tidal waters, be an extension 

to an existing boat ramp, car 

park, jetty, marina, marine 

farming shore facility or 

slipway that is not more than 

20% of the area of the 

facility existing at the 

effective date. 

☒ Works would not be within a waterway 

or coastal protection area.   



C O M M U N I T Y   S E R V I C E S 

  

 

 

 

 

Central Coast Council Agenda – 20 June 2022   ⚫   158 

A2 

Buildings and works within a future 

coastal refugia area must be located 

within a building area on a sealed 

plan approved under this planning 

scheme. 

☒ Works would not be within a coastal 

refugia area. 

A3 

Development within a waterway and 

coastal protection area or a future 

coastal refugia area must not involve 

a new stormwater point discharge 

into a watercourse, wetland or lake. 

☒ Works would not be within a waterway 

or coastal protection area or future 

coastal refugia area. 

A4 

Dredging or reclamation must not 

occur within a waterway and coastal 

protection area or a future coastal 

refugia area. 

☒ No dredging or reclamation. 

A5 

Coastal protection works or 

watercourse erosion or inundation 

protection works must not occur 

within a waterway and coastal 

protection area or a future coastal 

refugia area. 

☒ Works would not be within a waterway 

or coastal protection area or future 

coastal refugia area. 

C7.6.2-  Clearance within a priority 

vegetation area 

Not Applicable Assessment 

A1 

Clearance of native vegetation within 

a priority vegetation area must be 

within a building area on a sealed 

plan approved under this planning 

scheme. 

☐ Non-Compliant.  Native vegetation 

clearance would be required over a 

priority vegetation area.  No building 

area on a sealed plan. 
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C7.7    Development Standards for Subdivision 

C7.7.1    Subdivision within a 
waterway and coastal protection 
area or a future coastal refugia 
area 

Not Applicable Assessment 

A1 

Each lot, or a lot proposed in a plan 

of subdivision, within a waterway and 

coastal protection area or a future 

coastal refugia area, must:  

(a) be for the creation of 

separate lots for existing 

buildings;  

(b) be required for public use by 

the Crown, a council, or a 

State authority; 

(c) be required for the provision 

of Utilities; 

(d) be for the consolidation of a 

lot; or 

(e) not include any works 

(excluding boundary 

fencing), building area, 

services, bushfire hazard 

management area or 

vehicular access within a 

waterway and coastal 

protection area or future 

coastal refugia area. 

☒ Not a subdivision. 

C7.7.2    Subdivision within a 

priority vegetation area 

Not Applicable Assessment 

A1 ☒ Not a subdivision. 
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Each lot, or a lot proposed in a plan 

of subdivision, within a priority 

vegetation area must:  

(a) be for the purposes of 

creating separate lots for 

existing buildings; 

(b) be required for public use by 

the Crown, a council, or a 

State authority; 

(c) be required for the provision 

of Utilities; 

(d) be for the consolidation of a 

lot; or 

(e) not include any works 

(excluding boundary 

fencing), building area, 

bushfire hazard 

management area, services 

or vehicular access within a 

priority vegetation area. 

 

 

SPECIFIC AREA PLANS NOT APPLICABLE APPLICABLE 

CCO-S1.0 Forth Specific Area Plan ☒  

CCO-S2.0 Leith Specific Area Plan ☒  

CCO-S3.0 Penguin Specific Area 

Plan 

☒  

CCO-S4.0 Revell Lane Specific 

Area Plan 

☒  

CCO-S5.0 Turners Beach Specific 

Area Plan 

☒  

CCO-S6.0 South Road Specific 

Area Plan  

 SAP forms part of the proposed LPS 

Amendment and therefore applies.  
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Refer to Table below 

 

 

CCO CODE LISTS 

CCO-Table C3.1 Other Major Roads This table is not used in this Local 

Provisions Schedule. 

CCO-Table C6.1 Local Heritage Places This table is not used in this Local 

Provisions Schedule. 

CCO-Table C6.2 Local Heritage Precincts This table is not used in this Local 

Provisions Schedule. 

CCO-Table C6.3 Local Historic Landscape 

Precincts 

This table is not used in this Local 

Provisions Schedule. 

CCO-Table C6.4 Places or Precincts of 

Archaeological Potential 

This table is not used in this Local 

Provisions Schedule. 

CCO-Table C6.5 Significant Trees This table is not used in this Local 

Provisions Schedule. 

CCO-Table C8.1 Scenic Protection Areas Not applicable to this application. 

CCO-Table 8.2 Scenic Road Corridors This table is not used in this Local 

Provisions Schedule. 

CCO-Table C11.1 Coastal Inundation Hazard 

Bands AHD levels 

Not applicable to this application. 

CCO-Applied, Adopted or Incorporated 

Documents 

This table is not used in this Local 

Provisions Schedule. 

CCO-Site-Specific Qualifications This table is used in this Local Provisions 

Schedule. 

 

CCO - S6.0 South Road Specific Area Plan (part of the proposed LPS Amendment) 

CCO - S6.1 Plan Purpose 

The purpose of the South Road Specific Area Plan is: 
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CCO — S6.1.1 To provide for the development of a service station on the site to which this plan 

applies, along with associated food services tenancies. 

CCO - S6.1.2 To provide appropriate facilities that cater specifically to freight and transport service 

providers and their staff. 

CCO - S6.2 Application of this Plan 

CCO-S6.2.1 The specific area plan applies to the area of land designated as the South Road 

Specific Area Plan on the overlay maps and in Figure CCO-S1.1 

CCO-S6.2.2 In the area of land this plan applies to, the provisions of the specific area plan are in 

substitution for, and are in addition to the provisions of: 

(a) Local Business Zone 

as specified in the relevant provision. 

CCO - S6.3 Definition of Terms 

CCO-S6.3.1 This subclause is not used in this Specific Area Plan. 

CCO - S6.4 Development Exempt from this Specific Area Plan 

CCO-S6.4.1 This subclause is not used in this Specific Area Plan. 

CCO - S6.5 Use Table 

CCO-S6.5.1 This sub-clause is in substitution for Local Business Zone — clause 14.2 Use Table. 

Use Class Qualification 

No Permit Required 

Natural and Cultural Values Management  

Passive Recreation  

Utilities If for minor utilities. 

Permitted 

No uses  

Discretionary 

Food Services Only if for take-away food premises (including 

drive-through facilities) located at CT 141816/1 — 

South Road; 
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Vehicle Fuel Sales and Service Only if for a service station located at CT 141816/1 

— South Road. 

Utilities If not listed as No Permit Required. 

Prohibited 

All other uses  

CCO - S6.6 Use Standards 

This sub-clause is not used in this Specific Area Plan. 

CCO - S6.7 Development Standards for Buildings and Works 

This subclause is not used in this Specific Area Plan. 

CCO - 56.8 Development Standards for Subdivision 

This subclause is not used in this Specific Area Plan. 

Comment:  There are no use or development standards for assessment under the South Road Specific 

Area Plan (SAP). 

The proposal satisfies the SAP Purpose, which is to provide for the development of a service station 

and associated food service tenancies and to provide for facilities that cater specifically to freight and 

transport service providers and their staff, on land identified in Figure CCO-S1.1 of the SAP (being 

South Road, West Ulverstone CT141816/1).   

The Use Classes of Vehicle Fuel Sales and Service and Food Services are Discretionary uses under 

the SAP.  The use and development standards of the Local Business Zone, which then apply to the 

site, are assessed above. 
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ISSUES  

1 Clauses 14.3.1 - (A1) (A2) (A3) - Hours of operation, external lighting 

and commercial vehicle movements 

Comment:  The proposed development does not comply with the Local 

Business Zone Clause 14.3.1 - Uses Standards for All Uses- Acceptable 

Solutions (A1), (A2) and (A3) in relation to hours of operation, external 

lighting and hours of commercial vehicle movements.   

The Planning Scheme’s Performance Criteria 14.3.1-(P1) (P2) and (P3) 

require that the hours of operation, external lighting and commercial 

vehicle movements, for the uses proposed, not cause an unreasonable 

loss of amenity to residential zones.  The application is to address 

noise, timing and duration of vehicle movement, the distance of 

habitable rooms to the uses, the level of illumination and duration of 

lighting, the size of commercial vehicles involved and any potential 

conflicts with other traffic.   

Refer to Applicant’s Planning Report for assessment against the 

relevant Performance Criteria and Architectural Documentation, 

Photomontage Diagrams, Traffic Impact Assessment and Noise Impact 

Assessment at  Annexure 4.   Further, conditions of a permit have been 

applied so as to limit any unreasonable loss of amenity to surrounding 

residential zones.  

2 Building height-  

The Planning Scheme’s Acceptable Solution 14.4.1 –(A1) requires that 

a building (including structures) be no greater than 9m high.  The 

service station and take-away food restaurants satisfy this standard.  

Signs, including one pylon sign facing South Road and the proposed 

billboard sign, also satisfy this standard.   

However, the second pylon sign facing the Bass Highway is proposed 

to be 20m high. 

The Planning Scheme’s Performance Criteria 14.4.1-(P1) states 

“Building height must be compatible with the streetscape and 

character of development existing on established properties in the 

area, having regard to: 

(a) the topography of the site; 
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(b) the height, bulk and form of existing buildings on the site and 

on adjacent properties; 

(c) the bulk and form of proposed buildings; 

(d) the apparent height when viewed from the adjoining road and 

public places; and 

(e) any overshadowing of adjoining properties and public places.  

Comment:  The apparent height of the 20m high pylon sign is not 

compatible with the streetscape or character of development on 

established properties in the area.  A condition is to be applied to the 

permit, limiting the height of the 2nd pylon sign to the Local Business 

Zone Acceptable Solution - that is 9m.   

NB: For height comparison, the Hive in the Central Business area of 

Ulverstone was approved with a height of 15.5m. 

2 Illumination of signs  

The illumination of signs is a “Discretionary” matter under the Planning 

Scheme’s C1.0 Signs Code.  

The development proposes 24 illuminated signs over the site, some 

operating 24 hours a day, seven days a week. 

The Planning Scheme‘s Performance Criteria C1.6.2-(P1) states “an 

illuminated sign must not cause an unreasonable loss of amenity to 

 adjacent properties or have an unreasonable effect on the safety, 

appearance or efficiency of a road, and must be compatible with the 

streetscape, having regard to: 

(a) the location of the sign;  

(b) the size of the sign; 

(c) the intensity of the lighting; 

(d) the hours of operation of the sign;  

(e) the purpose of the sign; 

(f) the sensitivity of the area in terms of view corridors, the natural 

environment and adjacent residential amenity; 
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(g) the intended purpose of the changing message of the sign; 

(h) the percentage of the sign that is illuminated with changing 

messages; 

(i) proposed dwell time; and 

(j) whether the sign is visible from the road and if so the proximity 

to and impact on an electronic traffic control device. 

Comment:  The development site adjoins a Low Density Residential 

Zone to the east and a General Residential Zone to the north.  The 

proposed 24 illuminated signs over the site, that would operate  

24 hours a day, seven days a week, would be viewed from several 

locations, other than the approach roads and immediate adjoining 

property, some locations well outside the area of development.  Such 

areas include the homes along the ridgeline of Medici Drive, Gawler, 

homes on Jackson Avenue, West Ulverstone and future homes in the 

recently approved and under construction subdivision at Hearps Road, 

West Ulverstone. 

The application is to address the relevant Performance Criteria.  Refer 

to the Applicant’s Planning Report for assessment of the illuminated 

signs against the relevant Performance Criteria and the Architectural 

Documentation and Photomontage Diagrams - Annexure 4.  Further, 

conditions of a permit have been applied so as to limit any 

unreasonable loss of amenity to surrounding residential zones.  

3 Billboard sign 

Under the Planning Scheme’s C1.6.1-(A1) there is no Acceptable 

Solution standard for a Billboard sign and the proposal is a 

“Discretionary” matter. 

The Planning Scheme’s Performance Criteria C1.6.2-(P1) states “if a 

roof sign, sky sign or billboard, the sign must:  

(a) be located within the applicable zone for the relevant sign type 

set out in Table C1.6; 

(b) meet the sign standards for the relevant sign type in Table C1.6; 

and  



C O M M U N I T Y   S E R V I C E S 

  

 

 

 

 

Central Coast Council Agenda – 20 June 2022   ⚫   167 

(c) not contribute to visual clutter or cause unreasonable loss of 

amenity to the surrounding area, having regard to: 

(i) the size and dimensions of the sign; 

(ii) the size and scale of the building upon which the sign is 

proposed; 

(iii) the amenity of surrounding properties; 

(iv) the repetition of messages or information; 

(v) the number and density of signs on the site and on 

adjacent properties; and 

(vi) the impact on the safe and efficient movement of 

vehicles and pedestrians. 

Comment:  The proposed illuminated Billboard sign will be facing the 

Bass Highway and will not result in an unreasonable loss of amenity to 

the surrounding area.  The sign will be 9m high and satisfies the criteria 

set out in Table C1.6.   

Although not addressed in the Applicant’s Planning report, it is not 

considered to be acceptable that the 24 hour illuminated Billboard sign 

be the subject of advertising by third parties.  A condition of the permit 

will limit advertising on the Billboard to that for the uses and 

developments approved under this proposal.   

CONSULTATION 

In accordance with s.40G, 40H and 40Z of the Act, the draft LPS Amendment 

and draft permit are to be placed on public exhibition for a period not less 

than 28 days and not greater than two months, by way of two advertisements 

placed in the Public Notices section of The Advocate newspaper, one of which 

is to be a Saturday. 

A copy of the draft LPS Amendment and draft permit and all associated 

documentation is to be available for viewing by the public at the Council offices 

and be available for viewing and downloading by the public at the electronic 

address specified in the exhibition notice. 
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RESOURCE, FINANCIAL AND RISK IMPACTS 

The proposal has no likely impact on Council resources outside those usually 

required for assessment and reporting, as well as costs associated with a 

Commission hearing on the matter. 

CORPORATE COMPLIANCE 

The Central Coast Strategic Plan 2014-2024 (reviewed 2019) includes the 

following strategies and key actions: 

The Environment and Sustainable Infrastructure 

. Contribute to a safe and healthy environment; 

. Develop and manage sustainable built infrastructure; and 

. Contribute to the preservation of the natural environment. 

CONCLUSION  

This report contains planning considerations relevant to: 

(A) the rezoning of the land that must be addressed in any submission to 

the Commission; and  

(B) assessment of a development proposal for the site. 

The proposed draft LPS Amendment to rezone land at South Road, 

West Ulverstone (CT141816/1) would enable the development of land located 

at the western edge of West Ulverstone, fronting the Bass Highway, to 

accommodate a mixed commercial enterprise comprising:  

(a) a service station that would operate 24 hours per day, seven days a 

week and include the following: 

. eight double-sided fuel bowsers; 

. three diesel bowsers for trucks with canopy over; and 

. a 202m2 ancillary fuel shop/convenance store with amenities;  

(b) two drive-through takeaway food outlets with floor areas of 257m2 and 

194m2 that would operate from 6.00am to 11.00pm; 

(c) two loading bays; 

(d) 54 car parking spaces; 
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(e) six truck parking spaces (up to B-double in length); 

(f) two bus/caravan parking spaces; 

(g) 11 staff car parking spaces; 

(h) eight bicycle parking spaces; 

(i) 24 illuminated signs are proposed for the site, including: 

. five illuminated canopy signs - located above the service station 

canopy;  

. two x pylon signs:   

- one x 9m high, 2.5m wide illuminated pylon sign would 

be located adjacent the north-eastern entry to the site 

(South Road entry); and  

- one x 20m high, 4m wide, illuminated high pylon sign 

would be located adjacent the Bass Highway in the 

south-western corner of the site, on the corner of the 

southern, Bass Highway boundary and the roundabout. 

NB - Permit to require a maximum 9m height; 

. three ground based illuminated signs located next to the 

service station entry, drive-through lane to restaurant No. 2 and 

driveway to the truck refuelling station;  

. seven x illuminated wall signs attached to the restaurants and 

service station; 

. one x 18m2 (6m wide x 3m high, 9m above ground level) 

illuminated billboard sign on the southern Bass Highway 

boundary; and 

. other signs that would provide traffic direction and pedestrian 

wayfinding and regulatory notices; 

(j) vegetation buffers along the eastern, southern and eastern boundaries 

of the site; and 

(k) a 1.8m high sound attenuation barrier is proposed for the length of the 

eastern Low Density Residential Zone boundary. 
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 The Vehicle Fuel Sales and Service (service station with truck refueling station) 

and Food Services (2 drive-through take away outlets) uses as proposed will 

provide a service that would be accessed not only by travellers long the Bass 

Highway, but also the population of Ulverstone as they transit west, or enter 

West Ulverstone from the west.   

The primary matters for consideration by the Planning Authority, in relation to 

the proposed development, are the impacts of the 24 hours a day, 7 days a 

week activity on surrounding land and the 24 hours a day, 7 days a week 

illumination of the site.  

Conditions of the draft Permit have gone some way to address these issues. 

Recommendation - 

It is recommended that the Planning Authority:  

1 Agree to initiate the process for a draft Amendment LPS2022001 to the 

Central Coast Local Provisions Schedule to rezone South Road, West 

Ulverstone (CT141816/1) (PID 7374398) from Low Density Residential 

Zone to Local Business Zone and apply a Specific Area Plan to the South 

Road site. 

2 Certify that the draft LPS Amendment meets the requirements of s.32 

and s.34 of the Land Use Planning and Approvals Act 1993. 

3 Forward a copy of this report, the Instruments of Certification and 

permit along with all application documentation to the Tasmanian 

Planning Commission. 

4 Proceed to public exhibition of the proposed LPS Amendment and 

permit in accordance with s.40G, 40H and s.40Z of the Land Use 

Planning and Approvals Act 1993 for a period of six weeks.  

5 Authorise the General Manager to act on behalf of the Planning 

Authority during the examination of the combined draft LPS 

Amendment and permit process with the Tasmanian Planning 

Commission. 

6 Grant approval for Application No. DA2022010 for Vehicle Fuel Sales 

and Service (service station with truck refueling station) and Food 

Services (two drive-through take away outlets) and Signs (two 

illuminated pylon signs, one illuminated billboard, five illuminated 

canopy signs, seven illuminated wall signs, and several other 
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wayfinding signs on the site at South Road, West Ulverstone - CT's 

141816/1, 141816/7, 141816/8, 8023/110 & 8024/108 subject to 

the following conditions and notes: 

PERMIT 

1 The development must be in accordance with the Site Plans, Floor Plans 

and Elevations by TRG Australia as submitted by the Applicant date 

stamped 2 May 2022, unless modifed by a Condition of this permit. 

2 Use of the land for Food Services must be between 6.00am and 

11.00pm each day. 

3 All parking parking spaces must: 

(a) be constructed with a durable all weather pavement; 

(b) be drained to the public stormwater system, or contain 

stormwater on the site; and 

(c) be surfaced by a spray seal, asphalt, concrete, pavers or 

equivalent material to restrict abrasion from traffic and 

minimise entry of water to the pavement. 

4 All car parking and vehicle manoeuvring areas must comply with 

Australian Standard AS 2890- Parking facilities, Parts 1-6. 

5 A 2.1m high noise attenuation fence must be erected along the full 

length of the eastern side boundary of the site, adjoining the Low 

Density Residential Zone. 

6 The pylon signs facing South Road and the Bass Highway must not be 

greater than 9m high above existing ground level. 

7 Pylon signs must not project more than 1.2m beyond the boundary of 

the site.   

8 Wall signs must not extend beyond the wall or above the top of the wall 

to which it is attached and must not occupy more than 25% of the wall 

area. 

9 Illuminated signs visible from adjacent roads must not create the effect 

of flashing, animation or movement. 
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10 Lighting and illuminated signs associated with the two drive-through 

food restaurants must cease at 11.00pm each day. 

11 No third party signage is permitted.  Promotional material on the 

Billboard sign must be related to the uses approved for the site under 

this permit and must not contain third party advertising or promotion. 

12 Total height of the Billboard sign must not extend more than 9m above 

existing ground level. 

13 Outdoor storage areas, excluding for the display of goods for sale, 

must not be visible from any road or public open space adjoining the 

site. 

14 The removal of native vegetation from the Bass Highway road reserve, 

along the southern and western boundaries of the Lot, is prohibited.  

The removal of native vegetation is permitted for the construction of 

the exit crossover onto South Road.  

15 The developer must liaise with the Council’s Parks/Recreation Officer 

on  

6429 8974 to minimise the impact of development on the existing 

vegetation within the South Road and Knight Road reservations.   

16 The development must be in accordance with recommendations of the 

Traffic Impact Assessment by SALT. 

17 The development must be in accordance with recommendations of the 

Noise Impact Assessment by NVC. 

18 The development must be in accordance with recommendations of the 

Stormwater Management Plan and Civil Documentation by Flussing 

Engineers. 

19 The development must be in accordance with recommendations of the 

Waste Management Plan by SALT. 

INFRASTRUCTURE SERVICES 

1 The kerb crossovers and driveways (In/Out access on eastern side and 

Out access on the western side) to and from the proposed development 

on South Road must be in location as shown on Proposed Site Plan 

(Drawing No: TP03, Revision: P10). 
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2 Kerb crossovers must be constructed in accordance with the Tasmanian 

Standard Drawing TSD-R14-v3 Urban Roads – Approved Concrete 

Kerbs and Channels Profile Dimensions and must be submitted for 

approval by Council’s Director Infrastructure Services. 

3 Driveways must be constructed in accordance with the Tasmanian 

Standard Drawing TSD-R09-v3 Urban Roads – Driveways, in a plain 

concrete finish and must be submitted for approval by Council’s 

Director Infrastructure Services. 

4 Kerb crossover and footpath made redundant must be reinstated to 

match with the existing structures. 

5 A footpath is to be constructed along the front boundary of the 

proposed development extending to the property’s eastern boundary. 

6 Footpaths (new and relocated) must be constructed in accordance with 

Tasmanian Standard Drawing TSD-R11-v3 Urban Roads Footpaths. 

7 Provision of a pedestrian walkway/access must be made from the 

footpath to the proposed development. 

8 The property opposite to the proposed site, being 1 Hearps Road, West 

Ulverstone currently has roadside parking which will be prohibited 

under the proposed right turn lane arrangement.  The road design 

must consider the extension of the required road section width on the 

side of the development site (southern side of South Road) to prevent 

the loss of the existing parking space.  The design must be submitted 

for approval by Council’s Director Infrastructure Services. 

9 The proposed marking islands (after the right turning lane) along the 

intersection of South Road and Hearps Road must be reviewed.  The 

provision of road marking and signage, considering each directional 

traffic movement, must be submitted for approval by Council’s Director 

Infrastructure Services. 

10 The Traffic Impact Assessment (Appendix 2: Swept Path Diagram) 

indicates that the proposed exit on the western side of the lot 

encroaches the opposite lane on South Road for 25m B-Double Vehicle. 

The road design must incorporate the proper manoeuvring for vehicles 

up-to 25m B-Double.  The design must be submitted for approval by 

Council’s Director Infrastructure Services. 
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11 The existing off-ramp intersection on Knights Road (South of Bass 

Highway) is to be assessed for traffic manoeuvring up-to 25m B-

Double vehicles.  If required, this intersection is to be re-designed and 

constructed by the developer.  The design must be submitted for 

approval by Council’s Director Infrastructure Services. 

12 All works and designs listed above shall be at the developer’s/property 

owner’s cost. 

13 Sight triangle areas adjacent to the driveway access must be kept clear 

of obstructions to visibility, in accordance with the Tasmanian Standard 

Drawing TSD-RF-01-v3 Guide to Intersection and Domestic Access 

Sight Distance Requirements. 

14 Stormwater run-off from buildings and hard surfaces, including from 

vehicle parking and manoeuvring areas, must be collected, and 

discharged to the State Road drainage system as proposed, with 

consent from the relevant authority, and must not cause a nuisance to 

neighbouring properties. 

15 Prior to commencement of works, as per the Council’s Stormwater 

Detention Policy 2022, submit plans, calculations and design for an 

on-site stormwater detention storage system for approval by Council’s 

Director Infrastructure Services.  The system must be designed by a 

suitably qualified person addressing the Council’s stormwater 

detention criteria. 

16 Prior to commencement of works, if required, submit an application to 

‘Install Stormwater Connection Point’ for any work associated with 

existing stormwater infrastructure.  Such works must be undertaken by 

the Council, unless alternative arrangements are approved by Council’s 

Director Infrastructure Services, at the developer’s cost.  Drainage 

costings as listed in the Council’s Fees and Charges register apply. 

17 Whilst site/building works are occurring, and until all exposed soil 

areas are permanently stabilised against erosion, the developer must 

minimise on-site erosion and the release of sediment or sediment 

laden stormwater from the site and work areas in accordance with the 

‘Soil and Water Management on Standard Building and Construction 

Sites – Fact Sheet 2’ published by the Department of Natural Resources 

and Environment Tasmania. 
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18 Any works associated with roads, stormwater infrastructures, 

footpaths, kerb and channel, nature strips or street trees must be 

undertaken by the Council, unless alternative arrangements are 

approved by the Council’s Director Infrastructure Services, at the 

developer’s cost. 

19 Any damage or disturbance to roads, stormwater infrastructures, 

footpaths, kerb and channel, nature strips or street trees resulting from 

activity associated with the development must be rectified to the 

satisfaction of the Council’s Director Infrastructure Services, at the 

developer’s cost.  

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 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 an arrangement 

of a Private Works Authority or bank guarantee to undertake such 

works. 

3 Prior to commencement of works, submit an application for 

‘Roadworks Authority’ (or a ‘Private Works Authority’, if applicable).  

Roadworks Authority Rates as listed in the Council’s Fees and Charges 

register apply. 

4 Prior to commencement of works in the road reservation, obtain a 

‘Works in Road Reservation (Permit)’ in accordance with the Council’s 

Work in Road Reservation Policy. 

5 Concern has been raised by Department of State Growth regarding the 

existing bus stop, to be converted to space for the westbound through 

lane, with no indication of where the bus stop is to be relocated.  The 

TIA indicates that this will not be impacted by the proposed road work. 

This concern needs to be addressed and any changes in the bus stop 

location authorised by the relevant authority.’ 

The report is supported.” 

The Executive Services Officer reports as follows: 
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“A copy of the Annexures referred to in the Manager Land Use Planning’s report 

having been circulated to all Councillors, a suggested resolution is submitted for 

consideration.” 

◼  “It is recommended that the Planning Authority:  

1 Agree to initiate the process for a draft Amendment LPS2022001 to the Central Coast 

Local Provisions Schedule to rezone South Road, West Ulverstone (CT141816/1) (PID 

7374398) from Low Density Residential Zone to Local Business Zone and apply a 

Specific Area Plan to the South Road site. 

2 Certify that the draft LPS Amendment meets the requirements of s.32 and s.34 of the 

Land Use Planning and Approvals Act 1993. 

3 Forward a copy of this report, the Instruments of Certification and permit along with 

all application documentation to the Tasmanian Planning Commission. 

4 Proceed to public exhibition of the proposed LPS Amendment and permit in 

accordance with s.40G, 40H and s.40Z of the Land Use Planning and Approvals Act 

1993 for a period of six weeks.  

5 Authorise the General Manager to act on behalf of the Planning Authority during the 

examination of the combined draft LPS Amendment and permit process with the 

Tasmanian Planning Commission. 

6 Grant approval for Application No. DA2022010 for Vehicle Fuel Sales and Service 

(service station with truck refueling station) and Food Services (two drive-through 

take away outlets) and Signs (two illuminated pylon signs, one illuminated billboard, 

five illuminated canopy signs, seven illuminated wall signs, and several other 

wayfoinding signs on the site at South Road, West Ulverstone - CT's 141816/1, 

141816/7, 141816/8, 8023/110 & 8024/108 subject to the following conditions and 

notes: 

PERMIT 

1 The development must be in accordance with the Site Plans, Floor Plans and Elevations 

by TRG Australia as submitted by the Applicant date stamped 2 May 2022, unless 

modifed by a Condition of this permit. 

2 Use of the land for Food Services must be between 6.00am and 11.00pm each day. 

3 All parking parking spaces must: 

(a) be constructed with a durable all weather pavement; 
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(b) be drained to the public stormwater system, or contain stormwater on the site; 

and 

(c) be surfaced by a spray seal, asphalt, concrete, pavers or equivalent material to 

restrict abrasion from traffic and minimise entry of water to the pavement. 

4 All car parking and vehicle manoeuvring areas must comply with Australian Standard 

AS 2890- Parking facilities, Parts 1-6. 

5 A 2.1m high noise attenuation fence must be erected along the full length of the 

eastern side boundary of the site, adjoining the Low Density Residential Zone. 

6 The pylon signs facing South Road and the Bass Highway must not be greater than 

9m high above existing ground level. 

7 Pylon signs must not project more than 1.2m beyond the boundary of the site.   

8 Wall signs must not extend beyond the wall or above the top of the wall to which it is 

attached and must not occupy more than 25% of the wall area. 

9 Illuminated signs visible from adjacent roads must not create the effect of flashing, 

animation or movement. 

10 Lighting and illuminated signs associated with the two drive-through food restaurants 

must cease at 11.00pm each day. 

11 No third party signage is permitted.  Promotional material on the Billboard sign must 

be related to the uses approved for the site under this permit and must not contain 

third party advertising or promotion. 

12 Total height of the Billboard sign must not extend more than 9m above existing 

ground level. 

13 Outdoor storage areas, excluding for the display of goods for sale, must not be visible 

from any road or public open space adjoining the site. 

14 The removal of native vegetation from the Bass Highway road reserve, along the 

southern and western boundaries of the Lot, is prohibited.  The removal of native 

vegetation is permitted for the construction of the exit crossover onto South Road.  

15 The developer must liaise with the Council’s Parks/Recreation Officer on 6429 8974 

to minimise the impact of development on the existing vegetation within the South 

Road and Knight Road reservations.   
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16 The development must be in accordance with recommendations of the Traffic Impact 

Assessment by SALT. 

17 The development must be in accordance with recommendations of the Noise Impact 

Assessment by NVC. 

18 The development must be in accordance with recommendations of the Stormwater 

Management Plan and Civil Documentation by Flussing Engineers. 

19 The development must be in accordance with recommendations of the Waste 

Management Plan by SALT. 

INFRASTRUCTURE SERVICES 

1 The kerb crossovers and driveways (In/Out access on eastern side and Out access on 

the western side) to and from the proposed development on South Road must be in 

location as shown on Proposed Site Plan (Drawing No: TP03, Revision: P10). 

2 Kerb crossovers must be constructed in accordance with the Tasmanian Standard 

Drawing TSD-R14-v3 Urban Roads – Approved Concrete Kerbs and Channels Profile 

Dimensions and must be submitted for approval by Council’s Director Infrastructure 

Services. 

3 Driveways must be constructed in accordance with the Tasmanian Standard Drawing 

TSD-R09-v3 Urban Roads – Driveways, in a plain concrete finish and must be 

submitted for approval by Council’s Director Infrastructure Services. 

4 Kerb crossover and footpath made redundant must be reinstated to match with the 

existing structures. 

5 A footpath is to be constructed along the front boundary of the proposed 

development extending to the property’s eastern boundary. 

6 Footpaths (new and relocated) must be constructed in accordance with Tasmanian 

Standard Drawing TSD-R11-v3 Urban Roads Footpaths. 

7 Provision of a pedestrian walkway/access must be made from the footpath to the 

proposed development. 

8 The property opposite to the proposed site, being 1 Hearps Road, West Ulverstone 

currently has roadside parking which will be prohibited under the proposed right turn 

lane arrangement.  The road design must consider the extension of the required road 

section width on the side of the development site (southern side of South Road) to 
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prevent the loss of the existing parking space.  The design must be submitted for 

approval by Council’s Director Infrastructure Services. 

9 The proposed marking islands (after the right turning lane) along the intersection of 

South Road and Hearps Road must be reviewed.  The provision of road marking and 

signage, considering each directional traffic movement, must be submitted for 

approval by Council’s Director Infrastructure Services. 

10 The Traffic Impact Assessment (Appendix 2: Swept Path Diagram) indicates that the 

proposed exit on the western side of the lot encroaches the opposite lane on South 

Road for 25m B-Double Vehicle. The road design must incorporate the proper 

manoeuvring for vehicles up-to 25m B-Double.  The design must be submitted for 

approval by Council’s Director Infrastructure Services. 

11 The existing off-ramp intersection on Knights Road (South of Bass Highway) is to be 

assessed for traffic manoeuvring up-to 25m B-Double vehicles.  If required, this 

intersection is to be re-designed and constructed by the developer.  The design must 

be submitted for approval by Council’s Director Infrastructure Services. 

12 All works and designs listed above shall be at the developer’s/property owner’s cost. 

13 Sight triangle areas adjacent to the driveway access must be kept clear of obstructions 

to visibility, in accordance with the Tasmanian Standard Drawing TSD-RF-01-v3 

Guide to Intersection and Domestic Access Sight Distance Requirements. 

14 Stormwater run-off from buildings and hard surfaces, including from vehicle parking 

and manoeuvring areas, must be collected, and discharged to the State Road drainage 

system as proposed, with consent from the relevant authority, and must not cause a 

nuisance to neighbouring properties. 

15 Prior to commencement of works, as per the Council’s Stormwater Detention Policy 

2022, submit plans, calculations and design for an on-site stormwater detention 

storage system for approval by Council’s Director Infrastructure Services.  The system 

must be designed by a suitably qualified person addressing the Council’s stormwater 

detention criteria. 

16 Prior to commencement of works, if required, submit an application to ‘Install 

Stormwater Connection Point’ for any work associated with existing stormwater 

infrastructure.  Such works must be undertaken by the Council, unless alternative 

arrangements are approved by Council’s Director Infrastructure Services, at the 

developer’s cost.  Drainage costings as listed in the Council’s Fees and Charges 

register apply. 
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17 Whilst site/building works are occurring, and until all exposed soil areas are 

permanently stabilised against erosion, the developer must minimise on-site erosion 

and the release of sediment or sediment laden stormwater from the site and work 

areas in accordance with the ‘Soil and Water Management on Standard Building and 

Construction Sites – Fact Sheet 2’ published by the Department of Natural Resources 

and Environment Tasmania. 

18 Any works associated with roads, stormwater infrastructures, footpaths, kerb and 

channel, nature strips or street trees must be undertaken by the Council, unless 

alternative arrangements are approved by the Council’s Director Infrastructure 

Services, at the developer’s cost. 

19 Any damage or disturbance to roads, stormwater infrastructures, footpaths, kerb and 

channel, nature strips or street trees resulting from activity associated with the 

development must be rectified to the satisfaction of the Council’s Director 

Infrastructure Services, at the developer’s cost.  

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 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 an arrangement of a Private Works Authority or bank guarantee to undertake 

such works. 

3 Prior to commencement of works, submit an application for ‘Roadworks Authority’ (or 

a ‘Private Works Authority’, if applicable).  Roadworks Authority Rates as listed in the 

Council’s Fees and Charges register apply. 

4 Prior to commencement of works in the road reservation, obtain a ‘Works in Road 

Reservation (Permit)’ in accordance with the Council’s Work in Road Reservation 

Policy. 

5 Concern has been raised by Department of State Growth regarding the existing bus 

stop, to be converted to space for the westbound through lane, with no indication of 

where the bus stop is to be relocated.  The TIA indicates that this will not be impacted 

by the proposed road work. This concern needs to be addressed and any changes in 

the bus stop location authorised by the relevant authority.” 
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INFRASTRUCTURE SERVICES 

10.10 Reibey Street Spring-clean 

◼  Cr Fuller (having given notice) to move, “Requests that the Central Coast Council improve 

the cleanliness of the Reibey Street commercial precinct through the following: 

1 provision of additional council services over the same weekend including: 

(a) emptying and cleaning of rubbish bins; 

(b) wash down of common area infrastructure;  

(c) thorough cleaning of gutters and drains; 

2 removal of litter including vandalism; 

3 refreshing of street furniture including cleaning, paining, staining; and  

4 pruning, replacement of trees.” 

Cr Fuller, in support of the motion, submits as follows: 

“That an awareness campaign is planned in ample time for businesses to make 

preparation for any works on their shopfront, including direct communication to 

encourage property owners to participate and support tenant businesses. 

Engagement with businesses at this time will also allow council to engage with 

property and business owners in relation to the other outstanding actions for  

Reibey Street including street art and other Ulverstone 7 Day Makeover ideas that were 

not realised. 

It is suggested that this work be undertaken in September in preparation for the 

coming visitation and Christmas shopping period. 

It is requested that a budget amount sufficient to cover the work outlined be included 

in the 2022/23 budget.” 

The Director Infrastructure Services reports as follows: 

“PURPOSE 

The purpose of this report is to provide information on Cr Fuller’s motion including 

current programs and funding. 
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DISCUSSION 

The issue of cleanliness and quality of public spaces was raised by the community 

during public consultation conducted in 2019 and 2020 by Complete Streets.  

Outcomes from the surveys also included on-street events, temporary widening for 

dining, street art, and consideration of a budget for long term changes. 

The report showed that three of the top seven Placescore findings were: 

1 cleanliness of public spaces 

2 maintenance of public spaces and street furniture 

3 quality of public space (footpath and public spaces). 

Emptying of rubbish bins is currently conducted early each morning on a daily basis 

to ensure bins are empty at the start of each day. 

Manual litter pickup generally occurs on Monday and Thursday.  This is currently more 

frequent and thorough due to an increase in littering. 

There is an existing paver cleaning program in place conducted prior to the Christmas 

period.  The cleaning of pavers is generally done out of business hours by a contract 

cleaner on a section by section basis. 

Street sweeping is conducted on a weekly basis, which includes cleaning of 

stormwater pits as required.  Two stormwater pipes which are prone to blocking at 

the western end of Reibey Street are to be rectified in the 2022-2023 capital program. 

Offensive vandalism is rectified within 24 hours, other non-offensive vandalism is 

generally cleaned or repaired within two weeks of notification, depending on the 

extent of damage.  This does not usually include private property as this is the 

responsibility of the property owner. 

There is a replacement program for street furniture as it reaches the end of its useful 

life.  Cleaning, painting, and/or staining is normally reserved for staff on light duties.  

Apex Park furniture and decking is re-stained/painted on an annual basis prior to the 

Christmas period.  There is a process for urgent damage repairs. 

Annual inspection of all trees occurs in October, with follow-up works scheduled in 

November and December.  The Reibey Street area can be listed early in the program.  

The tree in Apex Park is also to be trimmed this year. 

There is a program in September to provide colorful annuals in pots along the street. 

This has been occurring since the 7 Day Makeover first introduced the pots.   
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In regard to timing, Council resources are programmed throughout the year to 

undertake the many and varied duties.  Most of the works listed are already 

programmed or being conducted on a regular basis and do not need to be conducted 

on a selected weekend.  For the Council components of this work, it is suggested that 

a more detailed and thorough clean of some areas can be carried out, which would 

be done at the same time as the regular program.  This could be undertaken between 

September and October to work in with schedules for equipment and resources. 

The streetscape in many areas of Reibey Street is now showing its age, and cleaning 

will not completely refresh the appearance.  A major capital budget to replace road 

infrastructure, paving and street furniture is required to improve the long-term look 

and feel of Reibey Street, including taking into consideration the recommendations of 

the Complete Streets report 2020.  Further consultation and detailed designs would 

be required in order to determine the quantum of the budget needed. 

Waste receptacles are recommended for replacement in 2022-2023 and 2023-2024 

as part of a staged upgrade to the public area waste collection service.  The  

Reibey Street area could be prioritised for Stage 1 and, subject to availability, be in 

place prior to the Christmas period, greatly improving the appearance of the bins. 

CONSULTATION 

An awareness campaign in ample time for businesses to make preparation for any 

works on their shopfront, including direct communication with property owners can 

be accommodated.  It is recommended that the business and property owners, 

including the Chamber of Commerce, are initially contacted to gauge support for a 

weekend cleanup of their premises, including the potential for road or lane closures 

to provide a safe environment for shopfront and awning works.  Further discussion 

would be based on the responses. 

RESOURCE, FINANCIAL AND RISK IMPACTS 

The estimated cost for an additional weekend clean-up is in the order of $25,000. 

The majority of items are already budgeted in operational estimates and conducted 

at the scheduled times.  The main change for a weekend event would be to change 

the current schedules.  A weekend schedule is unlikely to suit Council work schedules 

and would incur penalty rates.  

CONCLUSION 

Some of the responsibility for the appearance of Reibey Street rests with businesses 

and property owners. 
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Most Council maintenance items can be accommodated within existing budgets. 

The estimated additional cost for an increased level of service conducted on a 

weekend is in the order of $25,000.   

Some operations could be rescheduled to suit a weekend in September but others are 

dependent on machinery and resource availability and conducted at other times.  

Communication and liaison with businesses can be arranged as required.” 

The Executive Services Officer reports as follows: 

“The motion on notice from Cr Fuller is submitted for consideration.” 
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CORPORATE SERVICES 

10.11 Statutory determinations 

The Director Corporate Services reports as follows: 

“A Schedule of Statutory Determinations made during the month of May 2022 is 

submitted to the Council for information.  The information is reported in accordance 

with approved delegations and responsibilities.” 

The Executive Services Officer reports as follows: 

“A copy of the Schedule having been circulated to all Councillors, a suggested 

resolution is submitted for consideration.” 

◼  “That the Schedule of Statutory Determinations (a copy being appended to and forming 

part of the minutes) be received.” 

 

  

 

  

 

  

10.12 Annual Plan for the year ending 30 June 2023 

The General Manager reports as follows: 

“Section 71 of the Local Government Act 1993 provides as follows: 

‘…(1) A council is to prepare an annual plan for the municipal area for each 

financial year. 

(2) An annual plan is to -  

(a) be consistent with the strategic plan; and 

(b) include a statement of the manner in which the council is to 

meet the goals and objectives of the strategic plan; and 

(c) include a summary of the estimates adopted under section 82; 

and 
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(d) include a summary of the major strategies to be used in relation 

to the council’s public health goals and objectives …’ 

The Annual Plan for the year ending 30 June 2023 has been prepared and is submitted 

for approval.” 

The Executive Services Officer reports as follows: 

“A copy of the Annual Plan for the year ending 30 June 2023 having been circulated 

to all Councillors, a suggested resolution is submitted for consideration.” 

◼  “That the Annual Plan for the year ending 30 June 2023 be approved.” 

 

  

 

  

 

  

10.13 Estimates for the year ending 30 June 2023 

The Director Corporate Services reports as follows: 

“Section 82 of the Local Government Act 1993 provides that estimates of the Council’s 

revenue and expenditure must be prepared for each financial year as follows: 

‘…(2) Estimates are to contain details of the following: 

(a) the estimated revenue of the council; 

(b) the estimated expenditure of the council; 

(c) the estimated borrowings by the council; 

(d) the estimated capital works of the council; 

(e) any other detail required by the Minister. 

(3) Estimates for a financial year must –  

(a) be adopted by the Council, with or without alteration, by 

absolute majority; and 

(b) be adopted before 31 August in that financial year; and 
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(c) not be adopted more than one month before the start of that 

financial year. 

…’ 

Estimates for the year ending 30 June 2023 have been prepared.” 

The Executive Services Officer reports as follows: 

“A copy of the Estimates having been circulated to all Councillors, a suggested 

resolution is submitted for consideration.” 

◼  “That the Estimates for the year ending 30 June 2023 be adopted.” 

 

  

 

  

 

  

10.14 Fees and Charges for the year ending 30 June 2023 

The Director Corporate Services reports as follows: 

“A list of Fees and Charges for the year ending 30 June 2023 is submitted for fixing 

by the Council.” 

The Executive Services Officer reports as follows: 

“A copy of the Fees and Charges for the year ending 30 June 2023 having been 

circulated to all Councillors, a suggested resolution is submitted for consideration.” 

◼  “That the Fees and Charges for the year ending 30 June 2023 be fixed.” 
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10.15 Long-term Financial Plan 2022-2032 

The Director Corporate Services reports as follows: 

“PURPOSE 

The purpose of this report is to consider the Long-term Financial Plan 2022-2032 

(LTFP) which outlines the steps the Council will take to realistically achieve its 

objectives whilst maintaining financial sustainability and addressing the major 

financial challenges and opportunities which will impact on the way the Council does 

business over the next 10 years. 

BACKGROUND 

In the current economic climate, the Central Coast Council faces a challenge in 

funding its on-going operations and adequately maintaining its community assets.  

The growth in the cost of labour and materials, increasing demand for services and 

the Council’s limited ability to generate revenue from rates, have created a 

challenging financial environment. 

At the core of the Central Coast Council’s future financial sustainability will be the 

ability to adapt and respond to the challenges we face in delivering services more 

efficiently, reducing expenditure, developing opportunities to generate additional 

revenue sources and to deliver projects and initiatives based on the strategic 

directions identified in the Central Coast Strategic Plan 2014-2024. 

In order to achieve its objectives and financial sustainability, there must be in place a 

long-term financial plan which will outline the steps the Council will take to 

realistically address the major financial challenges and opportunities which will 

impact on the way it does business over the next 10 years. 

DISCUSSION 

The LTFP is the key 10 year financial planning document of the Council.  It is governed 

by a series of financial strategies and accompanying performance indicators.  It 

establishes the financial framework upon which sound financial decisions are made 

to ensure long-term financial sustainability, it is a mechanism to ensure equality 

between generations of ratepayers in that each generation is responsible for the costs 

of the resources that they consume, and it demonstrates the Council’s obligation and 

commitment to sound financial planning to ensure the future prosperity of the 

community. 

The long-term financial framework has been developed for the following key reasons: 
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. To establish a prudent and sound financial framework, combining and 

integrating financial strategies to achieve a planned outcome; 

. To provide an assessment of the resources (financial and non-financial) 

required to accomplish the objectives and strategies included in the Strategic 

Plan and Asset Management Plans (where non-financial resources are assumed 

to include human resources and the Council’s asset base); 

. To provide an assessment of the Council’s financial risks; 

. To establish a basis to measure the Council’s adherence to its policies and 

strategies; and 

. To assist the Council to comply with sound financial management principles 

and to plan for the long-term financial sustainability of the municipal area. 

The LTFP is for the period 1 July 2022 to 30 June 2032.  It is based on projected 

performance against carefully developed sustainability targets and it accommodates 

in quantum and timing the activities set out in the Asset Management Plans. 

The LTFP is reviewed and updated annually as part of the budgeting process to form 

part of the Corporate Folder. 

It has been developed to achieve the following objectives within the 10 year time 

frame: 

. The achievement of a prudent balance between maintaining the existing range 

and level of service provision; 

. Maintain a strong cash position, ensuring the Council remains financially 

sustainable in the long-term; 

. Achieve underlying surpluses which exclude from operating surpluses items 

such as granted assets and capital income and expenditure; 

. Maintain debt levels below prudential guidelines; 

. Continue to pursue capital grant funding for strategic capital projects from the 

State and Federal Governments;  

. Provide for rate increases that are not excessive and can be justified in a 

positive and transparent way; 

. Maintain the ability to fund both capital works in general and meet the asset 

renewal requirements as outlined in asset management planning; and 
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. Fees and Charges increases that are both manageable and sustainable. 

CONSULTATION 

Workshops have been held with the Councillors with regard to the long-term financial 

management of the Council through the budget processes. 

RESOURCE, FINANCIAL AND RISK IMPACTS 

The adoption of the LTFP has no impact on resources other than the usual resources 

in the preparation of the Plan. 

CORPORATE COMPLIANCE 

The Central Coast Strategic Plan 2014-2024 include the following strategies and key 

actions: 

Council Sustainability and Governance 

. Improve corporate governance 

. Improve the Council’s financial capacity to sustainably meet community 

expectations. 

CONCLUSION 

It is recommended that the Council adopt the Long-term Financial Plan  

2022-2032.” 

The Executive Services Officer reports as follows: 

“A copy of the Long-term Financial Plan 2022-2032 having been circulated to all 

Councillors, a suggested resolution is submitted for consideration.” 

◼  “That the Council adopt the Long-term Financial Plan 2022-2032.” 
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10.16 Rates and Charges for the year ending 30 June 2023 

The Director Corporate Services reports as follows: 

“A specification of the Rates and Charges to be levied in order to meet the objectives 

of the Annual Plan has been included within the Estimates for the year ending  

30 June 2023.” 

The Executive Services Officer reports as follows: 

“A suggested resolution is submitted for consideration.” 

◼  “That, in accordance with the provisions of the Local Government Act 1993, the following 

Rates and Charges be and are made for the year ending 30 June 2023: 

1 General Rate 

(a) A General Rate of 7.3624 cents-in-the-dollar based on the assessed-annual-

value and is payable on all rateable land within the Central Coast municipal 

area but shall only be payable in so far as the sum payable under such rate 

exceeds a minimum amount of $320.00 otherwise payable in respect of that 

rate. 

(b) In accordance with Section 107(1), by reason of the use or predominant use 

of any land, or the non-use of any land, the Council declares by absolute 

majority that the General Rate shall be varied as follows: 

(i) for all land used for commercial and industrial purposes the General 

Rate is varied by increasing it to 8.3134 cents-in-the-dollar on the 

assessed-annual-value, but shall only be payable in so far as the sum 

payable under such rate exceeds a minimum amount of $320 

otherwise payable in respect of that rate; 

(ii) for all land used for primary production purposes the General Rate is 

varied by decreasing it to 5.8487 cents-in-the-dollar on the assessed-

annual-value, but shall only be payable in so far as the sum payable 

under such rate exceeds a minimum amount of $320 otherwise 

payable in respect of that rate; 

2 Service Rates and Charges 

(a) A Fire Protection Service Rate of 0.357 cents-in-the-dollar based on the 

assessed-annual-value and is payable in respect of all rateable land within the 

Penguin Urban Fire District and the Ulverstone Urban Fire District but shall only 
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be payable in so far as the sum payable under such rate exceeds a minimum 

amount of $44.00 otherwise payable in respect of that rate. 

(b) A Fire Protection Service Rate of 0.357 cents-in-the-dollar based on the 

assessed-annual-value and is payable in respect of all rateable land within the 

Forth/Leith Country Fire Brigade District, the Heybridge Country Fire Brigade 

District and the Turners Beach Country Fire Brigade District but shall only be 

payable in so far as the sum payable under such rate exceeds a minimum 

amount of $44.00 otherwise payable in respect of that rate. 

(c) A Fire Protection Service Rate of 0.352 cents-in-the-dollar based on the 

assessed-annual-value and is payable in respect of all rateable land outside 

the Forth/Leith Country Fire Brigade District, the Heybridge Country Fire 

Brigade District, the Penguin Urban Fire District, the Ulverstone Urban Fire 

District and the Turners Beach Country Fire Brigade District, but shall only be 

payable in so far as the sum payable under such rate exceeds a minimum 

amount of $44.00 otherwise payable in respect of that rate. 

(d) A Waste Management Service Charge of $280.00 for each tenement is payable 

in respect of all rateable land to which there is a supplying, or making 

available, of waste management services. 

3 Payment 

(a) All Rates and Charges shall be payable in one payment on or before the 

30th day of September 2022. 

4 Discount for early payment 

(a) A discount of 5% is offered to all ratepayers for payment of Rates and Charges 

in total on or before the 31st day of August 2022 provided that no such 

discount shall be offered if there are at any time any arrears of Rates and 

Charges owing. 

5 Supplementary Valuation Rate 

(a) If a supplementary valuation is made of any land prior to 30 June 2023 the 

Council may adjust the amount payable in respect of any rate for that land for 

the 2022-2023 financial year. 

(b) If an adjusted rate is made of any land, a rate notice must be issued by the 

General Manager, with the amount shown as credited or payable on that notice 

due to be paid within 30 days of the date on which that notice issued. 
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6 Definition 

For the purposes of this resolution: 

(a) ‘tenement’ being rateable land for which a waste management service is 

supplied or is made available, includes: each separate residential use on that 

rateable land including each lot or block of land, each house, moveable 

dwelling unit, flat, home unit or self-contained holiday apartment or holiday 

unit located on the rateable land.” 

 

  

 

  

 

  

10.17 Rates and Charges Policy (182/2019 – 17.06.2019) 

The Director Corporate Services reports as follows: 

“PURPOSE 

The purpose of this report is to consider a review of the Rates and Charges Policy for 

the Central Coast Council (a copy is appended to this report). 

BACKGROUND 

The Local Government Act 1993 (the Act), section 86 specifies that the Council adopt 

a Rates and Charges Policy.  The Act further states that the Council is to review this 

document every four years or if the Council is making, under section 107, a variation 

of a rate or charge in respect of a financial year, if such a variation of that rate or 

charge was not made in respect of the previous financial year.  As the Council has 

chosen to make a variation of the General Rate under section 107 of the Act it is 

required to review its policy in this current year. 

DISCUSSION 

The Central Coast Council adopts a rating structure to meet the requirements of the 

Act and to provide relative certainty and continuity for ratepayers.   

The rating structure sets out how the Council will determine and collect rates from its 

community. 
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The Council’s rating structure is an integral part of its Annual Plan and Budget.  In 

formulating the rating structure, the Council considers the impact on key parameters 

including the Council’s Strategic Plan, Long-term Financial Plan, Asset Management 

Plans and Budget documents. 

The Council is required by the Act to take into account the principles referred to in 

section 86A(1) of the Act; that is: 

(a) Rates constitute taxation for the purpose of local government, rather than a 

fee for service;  and 

(b) The value of rateable land is an indicator of the capacity of the ratepayer in 

respect of that land to pay rates. 

In setting rates, the Council considers the amount of revenue required to fund the 

delivery of services and activities set out in the Annual Plan and Budget and to meet 

the goals and objectives of the Council’s strategic directions. 

In the review of this Policy it was agreed that the Council would apply section 107, 

Variation in rates to the General Rate applicable to the use or predominant use of the 

land as provided by the Office of the Valuer-General. 

CONSULTATION 

The Council workshopped the Rates and Charges for the year and agreed to apply 

section 107, Variation in rates to the General Rate. 

RESOURCE, FINANCIAL AND RISK IMPACTS 

The implementation of this policy will have no impact on the resources of the Council. 

CORPORATE COMPLIANCE 

The Central Coast Strategic Plan 2014-2024 includes the following strategies and key 

actions:   

Council Sustainability and Governance 

. Improve corporate governance 

. Improve the Council’s financial capacity to sustainably meet community 

expectations 

CONCLUSION 

It is recommended that the Council adopt the Rates and Charges Policy dated  

June 2022.” 
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The Executive Services Officer reports as follows: 

“A copy of the Rates and Charges Policy dated June 2022 having been circulated to all 

Councillors, a suggested resolution is submitted for consideration.” 

◼  “That the Council adopt the Rates and Charges Policy dated June 2022 (a copy being 

appended to and forming part of the minutes).” 

 

  

 

  

 

  

10.18 Lease of Council land located at 12 The Quadrant, Ulverstone 

The Director Corporate Services reports as follows: 

“PURPOSE 

The purpose of this report is to consider the lease of approximately 11.2m2 being a 

portion of the land situated at 12 The Quadrant, Ulverstone to Optus Mobile Pty Ltd 

for a period of two x 10 year terms. 

BACKGROUND 

The Council currently leases approximately 25.3m2 of land at 12 The Quadrant to 

Telstra Corporation Ltd for the installation and maintenance of telecommunications 

equipment.  Optus has approached the Council intending to co-locate their antennae 

on the existing Telstra monopole. 

Optus is seeking a lease with a term of at least 20 years on the basis of two x 10 year 

terms.  Under s.179 of the Local Government Act 1993 (the Act) the Council is unable 

to lease land for a period exceeding five years without complying with s.178 of the 

Act. 

DISCUSSION 

The existing Telstra monopole and associated infrastructure is in the south-western 

section of the Council’s land at The Quadrant, which is predominantly used as a car 

park. 
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A parcel of 11.2m2 is required by Optus, with approximately 25.3m2 currently under 

lease to Telstra.  The 11.2m2 parcel is for the installation of Optus specific 

infrastructure.  Copies of a location plan and the Plan of Survey provided by Optus 

are appended to this report. 

When Optus was advised that the General Manager has delegation to lease for periods 

of up to five years, the solicitor acting for Optus requested that the matter be put to 

the Council for approval in accordance with s.178 of the Act for a lease of two x 10 

year terms. 

An independent valuation was undertaken by Opteon on 13 May 2022.  A rental 

amount exclusive of GST was recommended.  A copy of the confidential valuation is 

provided as an attachment to this report. 

CONSULTATION 

There are very specific requirements for community consultation under s.178 of the 

Act which reads as follows: 

‘178 Sale, exchange and disposal of public land 

(1) A council may sell, lease, donate, exchange or otherwise 

dispose of public land owned by it in accordance with this 

section. 

(2) Public land that is leased for any period by a council remains 

public land during that period. 

(3) A resolution of the council to sell, lease, donate, exchange or 

otherwise dispose of public land is to be passed by an absolute 

majority. 

(4) If a council intends to sell, lease, donate, exchange or otherwise 

dispose of public land, the general manager is to – 

(a) publish that intention on at least 2 separate occasions 

in a daily newspaper circulating in the municipal area; 

and 

(ab) display a copy of the notice on any boundary of the 

public land that abuts a highway; and 

(b) notify the public that objection to the proposed sale, 

lease, donation, exchange or disposal may be made to 
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the general manager within 21 days of the date of the 

first publication. 

(5) If the general manager does not receive any objection under 

subsection (4) and an appeal is not made under section 178A, 

the council may sell, lease, donate, exchange or otherwise 

dispose of public land in accordance with its intention as 

published under subsection (4). 

(6) The council must – 

(a) consider any objection lodged; and 

(b) by notice in writing within 7 days after making a decision 

to take or not to take any action under this section, 

advise any person who lodged an objection of – 

(i) that decision; and 

(ii) the right to appeal against that decision under 

section 178A. 

(7) The council must not decide to take any action under this 

section if – 

(a) any objection lodged under this section is being 

considered; or 

(b) an appeal made under section 178A has not yet been 

determined; or 

(c) the Appeal Tribunal has made a determination under 

section 178B(b) or (c).’ 

To commence the process, the Council will advertise its intention to proceed in 

accordance with s.178(4) of the Act. 

RESOURCE, FINANCIAL AND RISK IMPACTS 

The lease will generate revenue annually during the first year of the term and will 

increase by CPI on each anniversary of the commencement date throughout the term. 

CORPORATE COMPLIANCE 
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The Central Coast Strategic Plan 2014-2024 includes the following strategies and key 

actions:   

A Connected Central Coast 

. Connect the people with services 

. Improve community well-being. 

Council Sustainability and Governance 

. Improve service provision 

. Effective communication and engagement 

. Strengthen local-regional connections. 

CONCLUSION 

It is recommended that the Council: 

1 receive and note the confidential valuation carried out by Opteon Solutions; 

2 initiate the process required for the lease of a portion of public land at  

12 The Quadrant, Ulverstone, (being an area of 11.2m2 encompassed in part 

of Certificate of Title Volume 66284 Folio 6 and further described as Lot 2 on 

Plan of Survey 182076) to Optus Mobile Pty Ltd for a period of two x 10 year 

terms; 

3 that the land described above be leased for the valuation recommendation 

plus GST provided by Opteon Solutions; 

4 throughout the term of the lease, the annual rental for each year subsequent 

to the first year shall be calculated by multiplying the annual rental payable 

immediately prior to the relevant review date by the Consumer Price Index 

Hobart All Groups published by the Australian Bureau of Statistics in respect 

of the March quarter; 

5 should there be no objections received following the public consultation 

process, any necessary terms and conditions are to be finally negotiated by 

the General Manager; 

6 should any objections be received following the public consultation process, a 

further report is to be presented to the Council outlining those objections in 

accordance with the requirements of s.178(6) of the Local Government Act 

1993.” 

The Executive Services Officer reports as follows: 
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“Copies of the location plan, Plan of Survey and (confidential) valuation having been 

circulated to all Councillors, a suggested resolution is submitted for consideration.” 

◼  “That the Council: 

1 receive and note the confidential valuation carried out by Opteon Solutions (a copy 

being appended to and forming part of the minutes); 

2 initiate the process required for the disposal (lease) of a portion of public land at  

12 The Quadrant, Ulverstone, (being an area of 11.2m2 encompassed in part of 

Certificate of Title Volume 66284 Folio 6 and further described as Lot 2 on Plan of 

Survey 182076) (copies being appended to and forming part of the minutes) to Optus 

Mobile Pty Ltd for a period of two x 10 year terms; 

3 that the land described above be leased for the valuation recommendation plus GST 

provided by Opteon Solutions; 

4 throughout the term of the lease, the annual rental for each year subsequent to the 

first year shall be calculated by multiplying the annual rental payable immediately 

prior to the relevant review date by the Consumer Price Index Hobart All Groups 

published by the Australian Bureau of Statistics in respect of the March quarter; 

5 should there be no objections received following the public consultation process, any 

necessary terms and conditions are to be finally negotiated by the General Manager; 

6 should any objections be received following the public consultation process, a further 

report is to be presented to the Council outlining those objections in accordance with 

the requirements of s.178(6) of the Local Government Act 1993.” 
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11 CLOSURE OF MEETING TO THE PUBLIC 

11.1 Meeting closed to the public 

The Executive Services Officer reports as follows: 

“The Local Government (Meeting Procedures) Regulations 2015 provide that a meeting 

of a council is to be open to the public unless the council, by absolute majority, 

decides to close part of the meeting because one or more of the following matters are 

being, or are to be, discussed at the meeting. 

Moving into a closed meeting is to be by procedural motion.  Once a meeting is closed, 

meeting procedures are not relaxed unless the council so decides. 

It is considered desirable that the following matters be discussed in a closed meeting: 

Matter Local Government (Meeting Procedures) 

Regulations 2015 reference 

Confirmation of Closed Session Minutes 15(2)(g) Information of a personal and 

confidential nature or information 

provided to the council on the condition 

it is kept confidential 

TasWater Quarterly Report to the 

Owners’ Representatives  

15(2)(g) Information of a personal and 

confidential nature or information 

provided to the council on the condition 

it is kept confidential 

General Manager’s performance review 15(2)(g) Information of a personal and 

confidential nature or information 

provided to the council on the condition 

it is kept confidential. 

A suggested resolution is submitted for consideration.” 

◼  “That the Council close the meeting to the public to consider the following matters, they 

being matters relating to: 
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Matter Local Government (Meeting Procedures) 

Regulations 2015 reference 

Confirmation of Closed Session 

Minutes 

15(2)(g) Information of a personal and 

confidential nature or information provided to 

the council on the condition it is kept 

confidential 

TasWater Quarterly Report to the 

Owners’ Representatives 

15(2)(g) Information of a personal and 

confidential nature or information provided to 

the council on the condition it is kept 

confidential 

General Manager’s performance 

review 

15(2)(g) Information of a personal and 

confidential nature or information provided to 

the council on the condition it is kept 

confidential 

 

  

 

  

 

  

The Executive Services Officer further reports as follows: 

“1 The Local Government (Meeting Procedures) Regulations 2015 provide in 

respect of any matter discussed at a closed meeting that the general manager 

is to record in the minutes of the open meeting, in a manner that protects 

confidentiality, the fact that the matter was discussed and a brief description 

of the matter so discussed, and is not to record in the minutes of the open 

meeting the details of the outcome unless the council determines otherwise. 

2 While in a closed meeting, the council is to consider whether any discussions, 

decisions, reports or documents relating to that closed meeting are to be kept 

confidential or released to the public, taking into account privacy and 

confidentiality issues. 

3 The Local Government Act 1993 provides that a councillor must not disclose 

information seen or heard at a meeting or part of a meeting that is closed to 

the public that is not authorised by the council to be disclosed. 
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Similarly, an employee of a council must not disclose information acquired as 

such an employee on the condition that it be kept confidential. 

4 In the event that additional business is required to be conducted by a council 

after the matter(s) for which the meeting has been closed to the public have 

been conducted, the Regulations provide that a council may, by simple 

majority, re-open a closed meeting to the public.” 
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Central Coast Community Safety Partnership Committee 

Minutes of a meeting held via ZOOM on  

Wednesday, 27 April 2022 - Commencing at 10.00am 

1 PRESENT 

Cr Jan Bonde (Mayor – CCC); Sandra Ayton (General Manager – CCC); Cr Cheryl 

Fuller (Councillor – CCC); Allison Kable (Community Development Officer - CCC); 

Lynn Norton-Smith (Community Rep); Sam van der Meulen and Ellen Maddick 

(Housing Choices); Senior Sergeant Paul Murphy (Tasmania Police); Jenelle Wells 

(Health Promotion Consultant [Mersey] - Tasmania Health Service) and Garth 

Johnston; (Community Rep) 

2 WELCOME 

The Cr Jan Bonde, Mayor welcomed everyone to the meeting and read the 

Acknowledgement of Country. 

The Council acknowledges and pays respect to the traditional owners of lutruwita 

(Tasmania), the palawa/pakana people.  We acknowledge the Punnilerpanner 

tribe of this Northern Country, and in doing so, we celebrate one of the world’s 

oldest continuous cultures. 

3 APOLOGIES 

Glen Lutwyche (Principal Ulverstone Secondary College [USC] Schools 

Representative); Kathryn Robinson (Housing Choices Tasmania Ltd); Paul Breaden 

(Director Infrastructure Services - CCC); Simon Douglas (Ulverstone 

Neighbourhood House); Kat Rose (Ulverstone Neighbourhood House); and Robert 

Tucker (Central Coast Chamber of Commerce & Industry) 

4 MINUTES OF PREVIOUS MEETING 

◼  Garth Johnston moved, and Cr Cheryl Fuller seconded, “That the minutes from 

the meeting held on Wednesday, 23 February 2022 be confirmed as a true and 

correct record”. 

Carried 

5 MATTERS ARISING FROM PREVIOUS MEETING 

5.1 Seminar/Forum on use of Camera Surveillance  

Allison reported she was unable to attend the last meeting of the 

Chambers of Commerce & Industry due to COVID and will be attending 

the next chamber meeting to be held on Wednesday, 4 May 2022 where 

https://www.google.com.au/search?safe=strict&q=ulverstone+secondary+college+glen+lutwyche&stick=H4sIAAAAAAAAAB3MPQ7CMAxAYTFUggEGThAxdjFh6NDLRJFjpZGME-Wnba7DKTgeKtv7lne-3S_whie6ZPbHFTxo7TtO68tMo162GTAyE9YQBcg1tEdZNkFKDbUdKnPKQTAky59hbLxSLjUKqUIYxdnc1X_iSXkmUdzq1nGh73D6ATvWO3p_AAAA&sa=X&ved=2ahUKEwjmwIbg0orqAhVYXSsKHVDFBeYQmxMoATAWegQIEBAD
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she will discuss with the Chamber Members their views on camera 

surveillance and any other matters they wish bought up to this meeting 

in the future. 

6 COMMUNITY SAFETY ACTION PLAN 2017-2022 

Allison advised she has looked at the current action plan and will put together a 

summary to send out member. 

So far, the committee have run business surveys, focus group discussions, cyber 

safety for seniors.  There have been upgrades in LED lighting in the Quadrant, 

and  Civic Centre car parks. 

The committee has had input into the reconciliation and recreation plan.  The 

Aboriginal Flag is now flying in front of the Council Chambers. 

There are the seasonal safety messages being sent out through social media. 

Sandra asked If Allison could observe any obvious gaps that the Committee need 

to look at from the Action Plan.  The next step is to see what is needed for 

accreditation and to make sure the Community Action Plan complies with 

accreditation. 

Allison to follow up with Simon from Ulverstone Neighbourhood House and Kelsie 

Paske regarding a community campaign on family violence and discuss ways to 

promote the campaign through the Council. 

Allison will summarise the action plan at the next meeting 

7 REPRESENTATIVE REPORTS 

8.1 Crime Report Tasmania Police 

Senior Sergeant Paul Murphy gave out statistics on the crime situation in 

the Central Coast area.  

Compared to previous year Central Coast has had: 

32% reduction in serious crime 

17% increase in property damage 

Significant crime reduction in Gunns Plains, Gawler, Ulverstone and 

Penguin, compared to 49% increase in West Ulverstone 

8.2 Central Coast Chamber of Commerce Report Robert Tucker 

Nil 

8.3 Primary Health Report Jenelle Wells 
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Jenelle presented to the meeting the Covid-19 Weekly Surveillance Report 

created on 16 April 2022, see attached. 

The Northwest have a high COVID rate at present compared to other parts 

of the state.  

Mayor asked if sometime in the future would there be no need to do 

reporting.  Janelle advised this is hard to say for at least the next 12 

months we will keep reporting. 

8.4 Education (all schools) Report  Glen Lutwyche 

Nil 

8.5 Ulverstone Neighbourhood House Report Simon Douglas 

Nil 

8.6 Housing Choices Tasmania Report Sam van der Meulen 

Sam introduced Ellen Maddick.  Ellen is the new Community Development 

officer who will be attending the meetings in future.  Housing Choices are, 

along with Ulverstone Community House managing and maintaining 

tenancies of 380 houses in the Central Coast.  There is a large waiting list 

for housing. 

8.7 Community Reports Garth Johnston/Lynn Norton-Smith 

Turners Beach Community Report: 

Lynn Norton-Smith reported there are concerns with the water quality and 

outfall near Ulverstone Surf Club.  Mayor will be contacting TasWater to 

see what is happening. 

12 months since the 7 Day Make Over – Lynn asked if there was an update 

on the Insurance for future make over activities.  Sandra will follow up 

with the information on insurance. 

Penguin Community Report 

Garth Johnston – Penguin has been busy with the recent events held in the 

Central Coast and the tourists visiting the area has increased.  

Garth asked if the fixing of the pavers and the placing of a new disability 

toilet be included in the budget for Penguin.   

9 Council Report Mayor Jan Bonde 

Nil 

 

https://www.google.com.au/search?safe=strict&q=ulverstone+secondary+college+glen+lutwyche&stick=H4sIAAAAAAAAAB3MPQ7CMAxAYTFUggEGThAxdjFh6NDLRJFjpZGME-Wnba7DKTgeKtv7lne-3S_whie6ZPbHFTxo7TtO68tMo162GTAyE9YQBcg1tEdZNkFKDbUdKnPKQTAky59hbLxSLjUKqUIYxdnc1X_iSXkmUdzq1nGh73D6ATvWO3p_AAAA&sa=X&ved=2ahUKEwjmwIbg0orqAhVYXSsKHVDFBeYQmxMoATAWegQIEBAD
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7 OTHER REPORTS 

Disability Access and Inclusion Working Group Cr Cheryl Fuller 

Cheryl Fuller reported continuing  to work through survey results.  Response rates 

was ok.  Thank you for everyone’s surveys.  Plan is in draft form. 

Cheryl read out the poster on the Drop-in Sessions.  Making sure we are an 

accessible community.  Please circulate the flier.  It was mentioned the group 

have captured hearing disability and sight impaired. 

8 GENERAL BUSINESS 

Nil 

9 NEXT MEETING 

The next meeting is to be held on Wednesday, 29 June 2022 at 10.00am, in the 

Council Chamber, 19 King Edward Street, Ulverstone. 

As there was no further business the meeting closed at 11.30am. 
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Central Coast Community Shed Management Committee 
General Meeting - Minutes of Meeting held at the Community Shed 

Monday, 2 May 2022 Commencing at 1.08pm 

Doc. ID:  423821 

Please wear a mask into the facility and practice social distancing to keep everyone safe.  When you 

are speaking and actively participating in the meeting conversation, you will be able to remove your 

mask to assist everyone with communication/hearing.  If you are unwell, please stay at home. 

1 PRESENT/APOLOGIES 

Members Present: Rob McKenzie (Chair), Steven O’Grady, Kerry Hays, Ian Hardstaff, 

Barry Purton. 

Apologies: Laine Willis, Jenni Doran, Norm Frampton, Cr Phil Viney. 

Committee Admin: Melissa Budgeon 

2 CONFIRMATION OF MINUTES 

∎  Steve O’Grady moved, and Ian Hardstaff seconded, “That the minutes of the general 

meeting held on Monday, 4 April 2022 be confirmed as true and correct. 

Carried 

3 BUSINESS ARISING FROM MINUTES 

School Group – West, East and Ulverstone Primary Schools will be attending the Shed 

on Wednesday afternoons. 

Eliza Purton visits – to be fortnightly or monthly visits now. 

FINANCIAL REPORT (as attached) 

The meeting resolved that the Financial Report be accepted. 

Utilisation April 2022 

Mens Group – 285, 26 average per day. 

Ladies Group – 68, 17 average per day. 

Coffin Club -32, average 8 per day. 

4 GENERAL BUSINESS 

Fire Alarm – A guest speaker is visiting the Mens Shed group later in May.  Following 

this discussion the committee will ask what would the recommendations to be for 

what will work best at the Shed.  
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Women’s Group – Nothing to report. 

Anzac Day – Thanks to Steve O’Grady for laying the wreath at the Ulverstone Anzac 

Day Service. 

Coffin Club  

Participants are attending from Eliza Purton home - Really enjoy being able to 

wander around to have a look at what is being built. 

Masks – The wearing of masks is voluntary, as per public health advice.  Those 

participants that are vulnerable are best to wear a mask for added protection.  

5 CLOSURE/NEXT MEETING 

As there was no further business to discuss the meeting closed at 1.48pm. 

The next meeting is on Monday, 6 June 2022, to be held at the Community Shed.   
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Central Coast Community Shed - Financial Statement 2021 - 2022 

   as at 2 May 2022 

    

Revenue  Estimates Actual 

11413.03  $ $ 

 Membership Fees 3,000.00 4,013.91 

 Groups 2,000.00 240.00 

 Material Donations - - 

 Project Donations 2,000.00 454.55 

 GST allocation - - 

    

 Estimate $7,000.00 $4,708.46 

    

    

Expenditure Estimates Actual 

11481  $ $ 

 Aurora - - 

 Telstra/Internet 600.00 461.36 

 Office/cleaning 300.00 172.00 

 Testing and tagging 750.00 - 

 Petty Cash  200.00 - 

 Training - 1st Aid 550.00 119.32 

 Membership - AMSA, TMSA 100.00 - 

 Insurance  525.00 523.47 

 Repairs and Maintenance 750.00 212.50 

 Safety Equipment 600.00 221.73 

 Project Materials 500.00 - 

 Water/Sewage 75.00 5.50 

 Cleaning materials 350.00 118.50 

 Cameras 2,200.00 2,114.00 

 Wood Heater 1,500.00 1,308.64 

 not entered in as yet.   

    

 Estimate $9,000.00 $5,257.02 
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Central Coast Youth Leaders Council 

Notes from the Informal meeting  

held via Teams on 

Thursday, 5 May 2022 

Commencing at 9.15am 

Doc ID:  423054 

1 PRESENT  

Daryl Connelly (Director Community Services [CCC]); Melissa Budgeon 

(Community Wellbeing Officer [CCC]); Belinda Gillard (Teacher Ulverstone 

Secondary College [USC]); Bailey Falls, Tara Woodhouse and Matthew Brooks 

(Student Reps – [USC]); Natalie Winchcombe (Teacher – North West Christian 

School [NWCS]); Amity Walker, Rowan Monk and Alex Davidson (Student Rep – 

[NWCS]); Mathew Grinning (Principal Penguin District School PDS]); 

Briana Steven and Brooke Maine (Student Rep – [PDS]) and Tim Wislon (Teacher 

Leighland Christian School [LCS]); Olivia Boersma and Riley Oates (Student Reps 

- [LCS]) 

Minute taker: Debra Lynch (Community Service Assistant [CCC]) 

  

2 WELCOME and INTRODUCTIONS 

3 APOLOGIES Sandra Ayton (General Manager [CCC]); Cr Philip Viney 

(Councillor/Accountant/Ulverstone Lions Club) and Glen Lutwyche (Principal 

Ulverstone Secondary College [USC]) 

Introduction – Members introduced themselves and previous student 

representatives gave their view on their experience being involved with the 

committee were made and  

The Groups Charter and themes - Youth Voice, Youth Leadership Development, 

Youth Pathways and Future Opportunities - The meeting went through the 

charter and themes.  . 

Brief outline of the groups revised calendar and the activities planned - 

discussions were held on the new meeting calendar for the 2022.   

4 YOUTH LEADERSHIP DEVELOPMENT 

Youth Leadership Day – JCP Workshop to be held on Tuesday 21 June 2022.  

Social Rooms Rec Centre- Venue TBC.  This is a great learning opportunity and 

is an activity as part of the theme of Youth Leadership Development. 

Melissa will provide more material to the next meeting. 
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5 OTHER BUSINESS 

Discussions were held on what the Council is currently involved with.  It was 

suggested that the flyer on Drop-In Sessions on Accessible Community be sent 

out to schools.  Schools were invited to participate in the drop-in sessions. 

6 NEXT MEETING 

The next scheduled full meeting of the Central Coast Youth Leaders Council is 

to be held on Wednesday, 1 June 2022 at 9.15am Gnomon Room, Ulverstone 

Wharf Precinct.   

As there was no further business to discuss the meeting concluded at 9.45am. 
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Forth Community Representatives Committee 

Minutes of the 87th meeting held at the Forth Community Hall 

Thursday, 19 May 2022 – commencing at 4.05pm 

1 PRESENT 

Forth Community Representatives: Peter Miller, Wendy Bennell, Jessica Bennett, Neil 

Armstrong,  

Central Coast Council: Sandra Ayton  (General Manager) 

Paul Breaden  (Director Infrastructure Services)  

Daryl Connelly  (Director Community Services) 

Allison Kable  (Community Development Officer)  

Minutes taken by: Allison Kable 

2 ACKNOWLEDGMENT OF COUNTRY 

The Council acknowledges and pays respect to the traditional owners of lutruwita 

(Tasmania), the palawa/pakana people.  We acknowledge the Punnilerpanner tribe of 
this Northern Country, and in doing so, we celebrate one of the world’s oldest 
continuous cultures. 

3 WELCOME/APOLOGIES 

Apologies: John French, Dianna Robb, Alan Wheeler 

The General Manager chaired the meeting and welcomed everyone.   

4 MINUTES OF PREVIOUS MEETING 

■   Peter Miller moved, and Wendy Bennell seconded: “That the minutes of the previous 

meeting held on Thursday, 3 February 2022 be accepted as a true and correct record.”  

Carried 

5 MATTERS ARISING FROM PREVIOUS MINUTES 

a Coastal Shared Pathway - Turners Beach to Leith  (previous minute 4b) 

Paul Breaden advised he is attending a site meeting tomorrow, and that the 

eastern side of river will be completed, followed by the bridge and then onto 

the western side.  The boardwalk is nearly finished on the western side, and 

they are currently discussing remaining path surface options through the trees.  

An updated completion date will be provided at the meeting as is no longer on 

track for 30 June. 

Action:  To remain on the agenda for future updates. 
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b Eastern Fence along River Reserve  (previous minute 4d) 

Paul advised that the supplies for the works have recently been received and 

work is scheduled to commence next week. 

Action:  To remain on the agenda for future updates. 

c Truck Bay Opposite the Shop   (previous minute 4e) 

Parking signs have now been installed and it was noted the area has had 

increased usage. 

Action:  Completed 

d Steps from Wilmot Road under West/Overflow Bridge   (previous minute 4f) 

Paul Breaden advised that a small piece of ramp will be placed as a connector 

to the school.  This  additional work will be scheduled when time allows.  It will 

not be DDA compliant. 

Wendy Bennell and Jessica Bennett – indicated how valuable this will be and the 

community will use it, children get dropped off at shop and walk to school. 

All agreed it is a logical option, steps were installed approx. 15 years ago 

Action:  Item to remain on agenda for future updates. 

6  MATTERS FOR CONSIDERATION 

6.1 Council Update  

Daryl Connelly advised consultation for the Forth Specific Area Plan will be 

continued over the next few months.  The Cultural Heritage study is 

proegressing well and will be finalised before progressing the Forth Specific 

Area Plan.  

Local area settlement report identifies 338 new dwelling growth required to 

support the municipality for the next 20 years.  No big growth predicted for 

the Forth area with 11 new dwellings listed in the report.  The report is based 

upon theoretical future demand.  Best practice, is to provide for 15 years of 

residential growth, the municipality currently has 80 years of land available.  

Currently developing an Disability Access and Inclusion Plan and holding 

Community Feedback Drop in sessions next week  at HIVE.  Covering all aspects 

of inclusion and accessibility including parking, toilets, tactial markers, and 

footpaths.  

6.2 Repair, Cleaning and Painting of Forth River Bridges (previous minutes 4i) 

Paul received email from Department of State Growth advising that they are 

intending to get the hand rail repaired and washing the bridge next year. 
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6.2 Community Update 

a Braddon Monument 

Group discussion has identified the monument is dedidicated to James Fenton 

not Braddon.  General plaque cleaning and tidy up required.  Small shrubs need 

a little clipping back.  Suggestion of signage needed for this in the area. 

Action:  Paul Breaden to request works. 

7 OTHER BUSINESS  

Neil Armstrong – Noted that the container in the river from the 2016 flood has been 

removed.  Still lots of trees down under the bridge which is concerning for next major 

flood. 

Jessica Bennett – When is the Playground review going to be conducted, Forth needs 

more for young children.  Paul Breaden advised the open space review is scheduled for 

next financial year. 

Jessica asked about the outcome of the speed check that was done recently in the area. 

Action:  Paul Breaden to follow up and provide an update at the next meeting 

Wendy Bennell – With the Forth Hall now being managed by Central Coast Council she 

would like have added to mainentence schedule that the inside of the hall be painted.  

There also needs to be clear information at the Hall on how to book it now. 

Action:  Allison Kable to organise booking information 

The History Group would like to restore some of the old headstones and other areas 

at the cemetery but are unsure of scope of work they have permission to do.   

Daryl Connelly advised them to contact the Friends of the Ulverstone Cemetery 

regarding this type of work and what they do.   

Darryl Connelly - advised the hall neighbour has reported that the new skip bin has 

been hit twice, can this be reviewed.  Also mentioned sealing of carpark be looked 

into. 

Action:  Paul Breaden to review car park and the area surrounding the hall 

8 NEXT MEETING 

The 88th meeting will be held on Thursday 4 August 2022 at the Forth Community 

Hallcommencing at 4.00pm. 

9 MEETING CLOSED 

As there was no other business to discuss the meeting closed at 5:10pm.  
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Turners Beach Community 
Representatives Committee 

Minutes of the meeting held at Turners Beach Hall 

Thursday, 26 May 2022 commencing at 4.05pm 

PRESENT 

Community Representatives –Lyn Norton-Smith (Turners Beach Community Garden); 

Merryn Gilham, Tim Horniblow 

Central Coast Council (CCC) Representatives - Sandra Ayton (General Manager); 

Paul Breaden (Director Infrastructure Services); Daryl Connelly (Director Community 

Services) and Allison Kable (Community Development Officer) 

Minute Taker – Allison Kable 

1 WELCOME AND APOLOGIES 

Sandra Ayton chaired the meeting and welcomed all those attending. 

Apologies - Clynton Jaffray (Community Member) Susan Spinks (Turners Beach 

Community Garden) and Andrew Leary (Community Member) 

2 ACKNOWLEDGEMENET OF COUNTRY 

3 MINUTES OF PREVIOUS MEETING 

The meeting resolved that the minutes of the meeting held on 24 February 2022 be 

confirmed as a true and correct record. 

4 MATTERS ARISING FROM PREVIOUS MINUTES 

a Railway bridge and shared pathway (continuing Item) 

 Paul Breaden advised the raised walkway through the wetlands is now 

completed and the work has now moved to the old Forth railway bridge.  

The bridge should be completed next month, with the whole project 

finalised towards the end of the year. 

Central Coast Council is responsible to the Leith underpass, Cradle Coast 

Authority are managing the Leith to Don section, with the Don bridge 

already completed.  The Cradle Coast Authority are currently working on 

the Penguin to Sulphur Creek stage and once completed, moving to the 

Don section, hopefully by the end of this year. 
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b 7 Day Makeover Insurance 

 Daryl Connelly advised that the Turners Beach 7 Day Makeover Group can 

be covered under Council’s Community Insurance program by being 

coordinated through the Turners Beach Community Garden Inc.  A draft 

MoU between Council and the Community Garden is being reviewed and 

will capture the future 7 Day Makeover Group activities and the 

requirements around this. 

c Clean-up of tyres and grounds around the back of Turners Beach Hall 

 Paul Breaden asked Lyn Norton-Smith if this had been actioned as 

requested.  Lyn advised that it had been started with a few areas still 

needing to be cleaned up, but the area had been improved.  Lyn also 

stated it would be great to have access to the Football Club skip bin, but 

they keep it locked and don’t seem willing to provide the garden and hall 

users access.  

d Boat Ramp Drop Off  

 Paul Breaden advised that when the works crew attended the boat ramp 

as requested the drop off had disappeared as the sand had naturally 

moved back.  The Council can attend again and see the drop off to 

improve the boat ramp access when it happens again.  

e Trees cut down between railway line and Blackburn Drive  

 Paul Breaden advised that he had reviewed the area and it may relate to 

Tasrail’s current trimming scheme around the trainline.  Lyn said it 

appeared a tree had been removed in the area and not related to Tasrail.  

Paul suggested it may have been an afterhours call and emergency 

clearing. 

5 MATTERS FOR CONSIDERATION 

5.1 COUNCIL UPDATE  

Update on Street Scape and Traffic Management Project 

Paul Breaden advised that the Street Scape and Traffic Management project had 

been presented at the Council Workshop on Monday night.  The group have 

identified a range of solutions around several raised issues in the areas of La Mar 

Café, Susan Street, and the coastal pathway.  The removal of a tree may be needed 

for path and parking opposite near La Mar Café, and landscaping and 

beautification to be used as a strategy to slow traffic in Susan Street.  The next 

stage for these concepts is to present to the community for consultation. 
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5.2 COMMUNITY UPDATE 

Lyn Norton-Smith – The Turners Beach Community Garden have been busy with 

their Council Grant project, refreshing the area outside the front of the hall.  The 

table, path and garden are completed.  The playgroup at the Hall is growing and 

residents are supporting the group and the young families by assisting at the 

sessions.  It is an amazing area great to see it being utilised.  The Playgroup has 

been working in the garden area, which is positive for the community.  

It had been reported to Lyn that a resident had found a lot of out-of-date 

chocolate hidden in her backyard.  Concerned it may be an attempt to poison 

their dog. 

Merryn Gilham – asked about the Reconciliation Action Plan (RAP) and when we 

could expect to see more recognition of this in the Turners Beach Community.  

Daryl Connelly advised that the RAP was adopted by the Council in February and 

the actions have started being implemented.  It is the first stage of this journey, 

and the current RAP is based on the Councils actions, with the second stage to 

have a broader community focus. 

Tim Horniblow – Coastcare report as attached 

6 OTHER BUSINESS  

Sandra Ayton – advised the group that rates this year will include a waste levy and 

encouraged everyone to promote within the community the need to be conscious of what 

is going in our rubbish bins.  The levy is charged to the Council based on the tonnage 

that is placed in land fill.  It is estimated it will cost $120,000 this year and the rate per 

tonnage will double the year after that.  The first year is a reduced rate as part of the 

transition stage.   

Central Coast Council were proactive with our FOGO scheme to ensure the waste levy 

would have less impact and already have seen nearly a 50% reduction in land fill since 

FOGO began.  Merryn asked how this would be communicated to the residents and 

Sandra advised there will be information included with the rates notice. 

7 NEXT MEETING 

As there was no further business to discuss, the meeting closed at 4:55pm.  

The next meeting of the Committee will be held at 4.00pm on Thursday, 25 August 

2022 at the Turners Beach Hall. 
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ATTACHEMENT 

 



 

 

PO Box 220 

19 King Edward Street 

Ulverstone Tasmania 7315 

Tel 03 6429 8900 

 

admin@centralcoast.tas.gov.au 

www.centralcoast.tas.gov.au 

 
 
 

SCHEDULE OF DOCUMENTS FOR AFFIXING OF  
THE COMMON SEAL 
Period:  17 May to 20 June 2022 
 
 
Documents for affixing of the common seal under delegation 

. Final Plan of Survey 
172 Main Street, Ulverstone  
DA2021309 - 2 lot subdivision 

. Final Plan of Survey 
9 Main Road, Penguin 
DA2018229 - 2 lot subdivision 

. Transfer of Title 
Lot 1 Recreation Drive Penguin (2A Dial Road, Penguin) 
Certificate of Title Volume 180631 Folio 1 

. Grant Deed 
The Crown in Right of Tasmania (Department of State Growth) and the Central 
Coast Council 
Grant Program:  Cultural Heritage Organisations (multi-year) 
Grant Purpose:  Establishing and supporting exhibitions and public programs 
at the Ulverstone Museum and Art Gallery in 2022-23 amd 2023-24 
Grant amount:  $80,000 for 2022-23 and $80,000 for 2023-24 (exc. GST) 

 
 
 
 
 
 
Sandra Ayton 
GENERAL MANAGER 

 

 

  



 

 

PO Box 220 

19 King Edward Street 

Ulverstone Tasmania 7315 

Tel 03 6429 8900 

 

admin@centralcoast.tas.gov.au 

www.centralcoast.tas.gov.au 

SCHEDULE OF CONTRACTS AND AGREEMENTS 
(Other than those approved under the Common Seal) 
Period: 17 May to 20 June 2022 
 
 
Contracts 
 

. Contract for Sale of Real Estate in Tasmania 
Director of Housing 
Land adjoining 12 Breheny Place, West Ulverstone 
Certificate of Title 24214 Folio 245 
Sale price:  $1.00 (no GST) 

 
 
Agreements 
 
. Residence Agreement 

Ganesway 
Unit 4, 51-55 Queen Street, West Ulverstone  
Commencement Date:  20 May 2022 

. Grant Agreement 
The Crown in Right of Tasmania (Department of Communities Tasmania) and 
Central Coast Council 
Grant Purpose:  To contribute towards Stage 1 of Lighting Upgrade at Forth 
Recreation Ground 
Grant amount:  $20,000 (plus GST if applicable) 

 
 
 
 
 
 
 
Sandra Ayton 
GENERAL MANAGER 



 

 

PO Box 220 / DX 70506 

19 King Edward Street 

Ulverstone Tasmania 7315 

Tel 03 6429 8900 

Fax 03 6425 1224 

admin@centralcoast.tas.gov.au 

www.centralcoast.tas.gov.au 

 

 

SCHEDULE OF CORRESPONDENCE RECEIVED ADDRESSED TO  
MAYOR AND COUNCILLORS  

Period:  17 May to 20 June 2022 

. A letter requesting support from Council in relation to the ongoing 
maintenance of the Ulverstone Cricket Club’s turf wickets at River Road 
Reserve.  

 
 
 
 
 
 
 
 
 
 
Sandra Ayton  
GENERAL MANAGER 



Central Coast Council 
List of Development Applications Determined 

Period from: 1 May 2022 to 31 May 2022 

 
Application 

Number Display 
Address DA Type Proposed use 

Application 
Date 

Decision 
Date 

Day 
determined 

Cost Of Works 

DA2021003 - 1 382 Braddons Lookout Road 
FORTH,TAS,7310 

Minor 
amendment 
of a Permit. 

Residential - dwelling  10/05/2022 16/05/2022 3 $400,000.00 

DA2021293 30 Hogarth Road SULPHUR 
CREEK,TAS,7316 

Discretionary Residential - shed and retrospective 
application for substantial change in 
ground level and removal of 
vegetation  

14/10/2021 30/05/2022 33 $150,000.00 

DA2021313 20 Mission Hill Road 
PENGUIN,TAS,7316 

Discretionary Subdivision - 9 residential lots 
(staged) 

4/11/2021 9/05/2022 46 $30,000.00 

DA2021346 2A Locket Street & 23 
Heathcote Street 
ULVERSTONE,TAS,7315 

Discretionary Subdivision - consolidation and 
creation of two lots and Residential - 
dwelling  

29/11/2021 16/05/2022 39 $600,000.00 

DA2022015 16 Bertha Street WEST 
ULVERSTONE,TAS,7315 

Discretionary Subdivision - 2 lots and Residential - 
new dwelling on Lot 2 and demolition 
of outbuildings 

25/01/2022 12/05/2022 22 $250,000.00 

DA2022039 15 Barleen Place WEST 
ULVERSTONE,TAS,7315 

Discretionary Residential - dwelling 14/02/2022 19/05/2022 36 $310,000.00 

DA2022054 304 South Road WEST 
ULVERSTONE,TAS,7315 

Discretionary Residential - dwelling and garage 
with attached carport 

2/03/2022 3/05/2022 35 $250,000.00 

DA2022066 9A Seaside Crescent 
PENGUIN,TAS,7316 

Discretionary Residential - dwelling and shed 15/03/2022 6/05/2022 29 $550,000.00 

DA2022071 60 Water Street 
ULVERSTONE,TAS,7315 

Discretionary Residential - dwelling 17/03/2022 9/05/2022 27 $875,000.00 

DA2022074 177 Upper Maud Street WEST 
ULVERSTONE,TAS,7315 

Discretionary Subdivision - 2 residential lots 18/03/2022 6/05/2022 23 $20,000.00 

DA2022075 29 -31 Alexandra Road 
ULVERSTONE,TAS,7315 

Discretionary Subdivision - reconfiguration of 
boundaries 

22/03/2022 6/05/2022 28 $10,000.00 

 
 
 



Central Coast Council 
List of Development Applications Determined 

Period from: 1 May 2022 to 31 May 2022 

 
Application 

Number Display 
Address DA Type Proposed use 

Application 
Date 

Decision 
Date 

Day 
determined 

Cost Of Works 

DA2022085 7 Kilowatt Court 
ULVERSTONE,TAS,7315 

Discretionary Service Industry - change of use to 
existing building to allow servicing of 
motor vehicles and caravans and 
building extension - change room 
and toilet facilities 

1/04/2022 9/05/2022 27 $40,000.00 

DA2022088 22 Dial Road 
PENGUIN,TAS,7316 

Discretionary Residential – dwelling extension and 
outbuildings  

6/04/2022 19/05/2022 29 $300,000.00 

DA2022094 21 Dial Road 
PENGUIN,TAS,7316 

Discretionary Subdivision - 5 residential lots 7/04/2022 11/05/2022 21 $80,000.00 

DA2022098 159 Creamery Road SULPHUR 
CREEK,TAS,7316 

Permitted Residential - shed 11/04/2022 10/05/2022 7 $100,000.00 

DA2022102 10 Wyllies Road 
RIANA,TAS,7316 

Discretionary Visitor Accommodation - mobile 
shepherds hut with outdoor kitchen 

13/04/2022 30/05/2022 33 $20,000.00 

DA2022104 19 Maud Street WEST 
ULVERSTONE,TAS,7315 

Discretionary Residential - carport 13/04/2022 17/05/2022 25 $3,500.00 

DA2022106 4 Ironcliffe Road 
PENGUIN,TAS,7316 

Permitted Residential - Home Based Business 
for swimming pool  

14/04/2022 11/05/2022 13 $1,000.00 

DA2022113 34 Stephen Street 
FORTH,TAS,7310 

Discretionary Residential - demolition and 
construction of garage 

26/04/2022 30/05/2022 32 $10,000.00 

DA2022117 970 Castra Road 
SPRENT,TAS,7315 

Discretionary Resource Development - agricultural 
shed 

29/04/2022 30/05/2022 27 $110,000.00 

DA2022142 138 Bellingers Road 
ABBOTSHAM,TAS,7315 

Permitted Residential- dwelling alterations and 
extension 

23/05/2022 30/05/2022 5 $200,000.00 
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Application for Planning 

PO Box 220 

19 King Edward Street 

Ulverstone  Tasmania 7315 

Tel   (03) 6429 8900 

Fax  (03) 6425 1224 

admin@centralcoast.tas.gov.au 

www.centralcoast.tas.gov.au

 

 

S.57 Land Use Planning and Approvals Act 1993 
 
 
 
 

The following application has been received: 
 
 
 

Application No.:             DA2022089 
 
 
 

Location:                        517 Penguin Road, Penguin 
 
 
 

Proposal:  Visitor Accommodation - 3 Holiday 

Cabins  
 
 
 

Performance Criteria: Discretionary uses and Setbacks 
 
 
 
 
 

The application may be inspected at the Administration Centre, 19 King Edward Street, Ulverstone during 

Office hours and on the council's website: www.centralcoast.tas.gov.au. Any person may make 

representation in relation to the applications (in accordance with S.57(5) of the Act) by writing to the 

General Manager, PO Box 220, Ulverstone 7315 or by email to admin@centralcoast.tas.gov.au  and 

quoting the Application No. Any representations received by the Council are classed as public documents 

and will be made available to the public where applicable under the Local Government (Meeting 

Procedures) Regulations 2015. 
 
 
The representation must be made on or before              6 May 2022 

 
 
 

  Date of Notification:          16 April 2022 

 

 
 
 
 
 

 

 

 

Sandra Ayton 

GENERAL MANAGER 

kellie
Typewritten text
Annexure 2



CENTRAL COAST COUNCIL 
PO Box 220

19 King Edward Street

ULVERSTONE  TASMANIA  7315 
Ph: (03) 6429 8900 
Email:  planning@centralcoast.tas.gov.au 
www:  centralcoast.tas.gov.au 

Site Address 

Certificate of 
Title Reference 

 Land Area   Heritage Listed Property  NO  YES 

 

First Name(s)    Surname(s) 

Company name  Contact No: 
(if applicable)       

Postal Address:  

Email address: 

Please tick box to receive correspondence and any relevant information regarding your application via email. 

First Name(s)    Middle Names(s)  

Surname(s)  Company name (if applicable) 

Postal Address:  

Use or Development Site: 

Applicant(s) 

Owner(s) (note – if more than one owner, all names must be indicated) 

Office use only: Zone:    Permit Pathway – NPR/Permitted/Discretionary 

Land Use Planning and Approvals Act 1993 

Tasmanian Planning Scheme – Central Coast 

PLANNING PERMIT APPLICATION 

25 Jillian St , Kings meadows

Stephen Lawes

Adorn Drafting 0413 235 160

stephenlawes@aapt.net.au
yes

517 Penguin Rd, Penguin

101780/1

x45.98 ha

Steve & Sharon

Fowlie

517 Penguin Rd, Penguin

  CENTRAL COAST COUNCIL
LAND USE PLANNING 

 
6/04/2022Received:

Application No:

Doc ID:

DA2022089

418305

mailto:planning@centralcoast.tas.gov.au


PERMIT APPLICATION INFORMATION (If insufficient space for proposed use and development, 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” is the works required to facilitate the proposed use of the land, including the construction or alteration or demolition of 

buildings and structures, signs, any change in ground level and the clearing of vegetation. 

 Proposed Development  (please submit all documentation in PDF format to planning@centralcoast.tas.gov.au  
separating A4 documents & forms from A3 documents). 

________________________________________________________________________________________ 

_______________________________________________________________________________________ 

  ________________________________________________________________________________________ 

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 

Declaration of Notice to Landowner 

If land is NOT in the applicant’s ownership 

I                                                 , declare that the owner/each of the owners of    the land has been notified of the 
intention to make this permit application under section 52(1) of the Land Use Planning and Approvals Act 1993. 

Signature of Applicant Date 

If the application involves land within a Strata Corporation 

I   , declare that the owner/each of the owners  of the body corporation has been 
notified of the intention to make this permit application. 

Signature of Applicant  Date 

Farmland & residence 

211.2

480,000

Stephen Lawes

6/4/2022



NB:  If the site includes land 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. 

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 _______________ 

Office Use Only 

Planning Permit Fee $ ................................................ 

Public Notice Fee $ ................................................ 

Permit Amendment / Extension Fee $ ................................................ 

No Permit Required Assessment Fee $ ................................................ 

TOTAL $ ................................................ 

Validity Date 

If the application involves land owned or administered by the CENTRAL COAST 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  

___________________

Stephen Lawes

6/4/2022
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SITE INFORMATION

BUILDING DESIGNER  - STEPHEN LAWES
ACCREDITATION    - CC 4667 J
LAND TITLE REFERENCE No -          VOLUME  101780    FOLIO 1
PID     - 
LAND AREA      - 45.98 ha
DWELLING FLOOR  AREA  - 70.4   m2  
DECK AREA     - 32   m2

DESIGN WIND SPEED   - N3
SOIL CLASSIFICATION  - 'M'
CLIMATE ZONE    - 7
FLOODING    - NO
BAL RATING    - BAL 12.5
CORROSION ENVIROMENT - MEDIUM

COVER SHEET
SITE PLAN
FULL SITE PLAN

FLOOR PLAN - UNIT 1
FLOOR PLAN - UNIT 2
FLOOR PLAN - UNIT 3

ELEVATIONS -  UNIT 1
ELEVATIONS -  UNIT 2
ELEVATIONS -  UNIT 3

SECTION A-A -  UNIT 1
SECTION A-A -  UNIT 2
SECTION A-A -  UNIT 3

DRAINAGE DIAGRAM
WATER PROOFING DETAILS
SPECIFICATION SHEET
BAL 12.5 NOTES
BAL 12.5 NOTES

COVER SHEET

DRAWING SCHEDULE

DWG  -SHEET 1   
DWG -SHEET 2   
DWG  -SHEET 3
   
DWG -SHEET 4   
DWG -SHEET 5   
DWG -SHEET 6
   
DWG -SHEET 7   
DWG -SHEET 8   
DWG -SHEET 9

DWG -SHEET 10   
DWG -SHEET 11
DWG -SHEET 12

DWG -SHEET 13   
DWG -SHEET 14
DWG -SHEET 15
DWG -SHEET 16
DWG -SHEET 17

DRAWING

DATE

DWG SHEET 1

STEPHEN LAWES

MBL  0413 235 160
E-MAIL : stephenlawes@aapt.net.au

ALL DIMENSIONS TO BE CHECKED AND VERIFIED BY BUILDER BEFORE THE COMMENCEMENT OF WORK

ALL WORK AND MATERIALS TO BE IN COMPLIANCE WITH THE BUILDING CODE OF AUSTRALIA

ALL TIMBER FRAMING TO BE IN COMPLIANCE WITH AUSTRALIAN STANDARDS 1684.4

PLANS TO BE USED IN CONJUNCTION WITH STRUCTURAL ENGINEER'S DRAWINGS

ADORN
DRAFTING

CC 4667 J
CATEGORY ABP I
25 JILLIAN ST
KINGSMEADOWS 7249

PROPOSED FARM STAY ACCOMODATION
517 PENGUIN RD, PENGUIN
FOR STEVE & SHARON FOWLIE

25/3/2022

612
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STEPHEN LAWES

MBL  0413 235 160
E-MAIL : stephenlawes@aapt.net.au

PLANS TO BE USED IN CONJUNCTION WITH STRUCTURAL ENGINEER'S DRAWINGS

ALL TIMBER FRAMING TO BE IN COMPLIANCE WITH AS 1684.4

ALL WORK AND MATERIALS TO BE IN COMPLIANCE WITH THE BUILDING CODE OF AUSTRALIA

ALL DIMENSIONS TO BE CHECKED AND VERIFIED BY BUILDER BEFORE THE COMMENCEMENT OF WORK DRAWING

DATE
SCALE
DWG

1:500
SHEET  2

ADORN DRAFTING SITE PLAN 
CC 4667 J
CATEGORY ABP I
25 JILLIAN ST
KINGSMEADOWS 7249

AND LOCAL COUNCIL REQUIREMENTS

PROPOSED FARM STAY ACCOMODATION
517 PENGUIN RD, PENGUIN
FOR STEVE & SHARON FOWLIE

25/3/2022

612
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SHADED AREA- DESIGNATED LANSLIP ZONE

UNIT 1
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FIRE FIGHTING
WATER TANK

FIRE FIGHTING
WATER TANK

FIRE FIGHTING
WATER TANK

ACCESS ROAD

GENERALLY 4.00 METERS WIDE
GRAVEL BASE WITH 20 METER LONGX 2 METER WIDE
PASSING BAYS AS SHOWN ON BAL REPRT.
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STEPHEN LAWES

MBL  0413 235 160
E-MAIL : stephenlawes@aapt.net.au

DRAWING
DATE

SCALE
DWG

1:2500
SHEET 3

ADORN DRAFTING

FULL SITE PLAN 
CC 4667 J
CATEGORY ABP I
25 JILLIAN ST
KINGSMEADOWS 7249

FFL RL + 115.00

UNIT 1
UNIT 2

UNIT 3

FARM
SHED

RESIDENCE

ACCESS
ROAD

LOT 1
45.91 ha

202.96

634.50

423.27

216.84

615.74

222.19

261.20

201.53

214.74

10.96
119.31

25/3/2022

PROPOSED FARM STAY ACCOMODATION
517 PENGUIN RD, PENGUIN
FOR STEVE & SHARON FOWLIE
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FLOOR PLAN-1

WINDOW AND DOOR SCHEDULE
-ALL DOORS AND WINDOWS TO BE
DOUBLE GLAZED UNLESS NOTED
OTHERWISE

HEIGHT  WIDTH TYPE GLASS

DOORS

INTERNAL DOORS

TIMBER LINTELS MGP IO

W 1

W 2

W 3

W 4

W 5

W 6

W 7

D 1

D 2

D 3

OTHERWISE ON FLOOR PLAN

0-1000           1/90X45

1000-1500     1/140X45

1500-2000     1/190X45

2000-2500     1/240X45

2500-3000     2/240X45

UP TO  4500 mm

900X900

900X1200

900X1800

1800X900

FXD

OBS

2100X2800         SLD

W 1 W 2 W 3

W 5

W 6

W 7

D 1

D 2

D 3

WINDOW MANUFACTURER -SEE ENERGY
EFFICIENCY CERTIFICATE, WHERE
ALTERATIVE WINDOW AND DOORS
ARE USED THEY MUST HAVE EQUAL
OR BETTER ENERGY EFFICIENCY RATING.

2040X820 FULL GLASS

WINDOWS / DOORS TO COMPLY
WITH THE NOTED BAL RATING

DRAWING

DATE

DWG SHEET 4

STEPHEN LAWES

MBL  0413 235 160
E-MAIL : stephenlawes@aapt.net.au

ALL DIMENSIONS TO BE CHECKED AND VERIFIED BY BUILDER BEFORE THE COMMENCEMENT OF WORK

ALL WORK AND MATERIALS TO BE IN COMPLIANCE WITH THE BUILDING CODE OF AUSTRALIA

ALL TIMBER FRAMING TO BE IN COMPLIANCE WITH AUSTRALIAN STANDARDS 1684.4

PLANS TO BE USED IN CONJUNCTION WITH STRUCTURAL ENGINEER'S DRAWINGS

ADORN
DRAFTING 25/3/2022CC 4667 J

CATEGORY ABP I
25 JILLIAN ST
KINGSMEADOWS 7249 SCALE 1:100
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2100X2100

WINDOWS AND DOOR SIZES WRITTEN IN
SCHEDULE ARE TO BE CROSS CHECKED
WITH FLOOR PLANS AND ELEVATIONS
BY BUILDER FOR ANY ANOMALIES
PRIOR TO QUOTING AND ORDERING

2040X820 UNLESS SHOWN

METAL LINTELS

0-1200          75X10 BAR

1200-1500    75X75 10 ANGLE

1500-2400    125X75X10 ANGLE

2400-3000    150X90X10 ANGLE

SEE ENGINEER'S DRAWINGS

FOR LINTELS OVER  3000 mm

ROOF LOAD WIDTH

720 D

PROPOSED FARM STAY ACCOMODATION
517 PENGUIN RD, PENGUIN
FOR STEVE & SHARON FOWLIE 612
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OTHERWISE ON FLOOR PLAN
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2000-2500     1/240X45

2500-3000     2/240X45

UP TO  4500 mm

900X900

900X1200

900X1800

1800X900

1800X1800

FXD

OBS

2100X2800         SLD

WINDOW MANUFACTURER -SEE ENERGY
EFFICIENCY CERTIFICATE, WHERE
ALTERATIVE WINDOW AND DOORS
ARE USED THEY MUST HAVE EQUAL
OR BETTER ENERGY EFFICIENCY RATING.

W 1 W 2

W 3
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W 6W 7
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D 3
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FLOOR PLAN-3

WINDOW AND DOOR SCHEDULE
-ALL DOORS AND WINDOWS TO BE
DOUBLE GLAZED UNLESS NOTED
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HEIGHT  WIDTH TYPE GLASS

DOORS

INTERNAL DOORS

TIMBER LINTELS MGP IO

W 1

W 2

W 3

W 4

W 5

W 6

W 7

D 1

D 2

D 3

OTHERWISE ON FLOOR PLAN

0-1000           1/90X45
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2000-2500     1/240X45

2500-3000     2/240X45

UP TO  4500 mm

900X900

900X1200

900X1800

1800X900

1800X1800

FXD

OBS

2100X2800         SLD

WINDOW MANUFACTURER -SEE ENERGY
EFFICIENCY CERTIFICATE, WHERE
ALTERATIVE WINDOW AND DOORS
ARE USED THEY MUST HAVE EQUAL
OR BETTER ENERGY EFFICIENCY RATING.

W 1 W 2 W 3
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D 3

2040X820 FULL GLASS
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DRAINAGE PLAN

PLUMBING

GENERALLY TO COMPLY WITH AND BE INSTALLED
IN ACCORDANCE WITH AS 3500
,THE PLUMBING CODE OF AUSTRALIA
AND THE RELEVANT STATE PLUMBING CODE

ALL PLUMBING WORK TO BE COMPLETED BY A
QUALIFIED AND LICENSED PLUMBER.

SEWER AND STORMWATER CONNECTION POINTS
ARE APPROXIMATE ONLY.

LEGEND

         - WET AREAS
      IO       -  INSPECTION POINT
      ORG   -  OVERFLOW RELIEF GULLY
       EV     -  VENT PIPE
       DP     -  DOWN PIPE
                 - STORM WATER PIPE   - MINIMUM FALL OF 1:100
          - SEWER PIPE                - MINIMUM FALL OF 1:60
          - SILT PIT

WATER TEMPERATURE

50  DEGREES TO SANITARY FIXTURES
60  DEGREES  TO LAUNDRY AND KITCHEN SINK
OUTLET PIPES FROM THE HOT WATER UNIT MUST
BE COPPER FOR AT LEAST 1 METER BEFORE
CONNECTING TO POLY TYPE PIPES.

WATER FLOW SUPPLY BACK FLOW PREVENTION
DEVICE TO BE FITTED TO OUTSIDE TAPS

PRESSURE REGULATOR TO BE FITTED BETWEEN
MAINS WATERLINE AND HOUSE.

PVC WASTE PIPES

BATH, BASIN AND FLOOR WASTE TO BE 40 mm
SINK, LAUNDRY TUB, SHOWER AND VENT TO BE  50 mm
STORM WATER AND DOWNPIPES TO BE 90 mm
SEWER TO BE  100 mm

MATERIALS

WATER PIPES TO COMPLY WITH
AS/NZS 3500.1 AND AS/NZS 3500.5
COPPER OR POLY TYPE PIPES
HOT AND COLD WATER BRANCHES TO BE   DN 16 mm
MAIN LINE TO BE   DN 20 mm

612
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FOR STEVE & SHARON FOWLIE

25/3/2022
STEPHEN LAWES

MBL  0413 235 160
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ROOF TRUSSES

 TO BE DESIGNED BY TRUSS MANUFACTURER ON
APPROVED OR ACCREDITED SOFTWARE AND AN
ENGINEERS CERTIFICATE, IS TO BE SUPPLIED  BY
THE MANUFACTURER.  TRUSSES SHALL BE DESIGNED
IN ACCORDANCE  WITH ENGINEERING PRINCIPLES

TRUSSES SHALL BE HANDLED, ERECTED, INSTALLED
AND BRACED IN ACCORDANCE WITH AS 4440 AND
MANUFACTURERS SPECIFICATIONS.

TIE TRUSSES TO TOP PLATE OF EXTERNAL WALLS
WITH  PRYDA'S UNITIE BRACKETS  -FIX WITH
4/35X3.15mm GALVANIZED CONNECTOR NAILS TO
EACH END

TRUSS -BOTTOM CORD TO BE TIED TO  INTERNAL
WALLS WITH PRYDA HITCH STABILIZES -FIX WITH
3/35X3.15mm CONNECTOR NAILS TO TRUSS CORD
AND 3 TO TOP PLATE

PRYDA SPEED BRACING INSTALLATION AS TO TRUSS
MANUFACTURERS BRACING LAYOUT PLAN -FIX WITH
2/35X3.15mm CONNECTOR NAILS PER TRUSS AND  TO
MANUFACTURERS SPECIFICATIONS

MANUFACTURERS SPECIFICATION TO TAKE
PRECEDENCE OVER THE ABOVE RECOMMENDED TIE
DOWN OPTIONS

METAL FURRING CHANNEL SCREW FIXED @ 450 CRS
TO BOTTOM CORD OF ROOF TRUSSES

TYPICAL WALL FRAME

TO COMPLY WITH BCA AND AS 1684. 200 mm HIGH
BRICK VENEER WALLS  90X35  MGP IO PINE STUDS
AND NOGGINGS, 90X35 MGP IO PINE TOP AND
BOTTOM PLATES .  BRACING AND TIE DOWNS
TO ENGINEER'S DRAWINGS

10mm PLASTERBOARD TO WALLS AND CEILINGS
INSULATION BATTS TO WALLS TO COMPLY WITH
BCA PART 3.12.1.3 INSULATION BATTS TO CEILINGS
TO COMPLY WITH BCA PART 3.12.1.1

ENGINEERING

ARCHITECTURAL PLANS ARE TO BE USED IN
CONJUNCTION WITH THE ENGINEERING DRAWINGS
AND SPECIFICATIONS WITH THE ENGINEERING
DRAWINGS TO TAKE PRECEDENCE OVER
ARCHITECTURAL PLANS .

SITE WORKS AND GROUND LEVELS

EXCAVATION AND FILLING OF THE SITE TO BE IN
ACCORDANCE WITH BCA PART 3.1 AND AS 2870 AND
ANY SPECIAL DETAILS OR INSTRUCTIONS ON THE
STRUCTURAL DRAWINGS SHALL TAKE PRECEDENCE.

SURFACE DRAINAGE-ALL FINISHED GROUND TO FALL
AWAY FROM BUILDING  1 IN 50 (1 IN 100  MINIMUM).
FINISHED SLAB LEVELS ARE TO BE 150 mm MINIMUM
ABOVE FINISHED GROUND LEVEL AND 100 mm ABOVE
PATHS. GARAGE DOORWAY TO BE SHAPED TO TAKE
WATER AWAY.

FOOTINGS AND SLABS

GENERALLY TO BE IN ACCORDANCE WITH AS 2870 .
PREPARATION AND PLACEMENT OF CONCRETE AND
REINFORCEMENT TO BE TO AS 2870 CONCRETE AND
STEEL REINFORCEMENT TO BE IN ACCORDANCE WITH
AS 2870 - 2011 AND AS 3500.

ALTERNATIVELY FOOTINGS AND SLABS TO BE IN
ACCORDANCE WITH STRUCTURAL ENGINEERS
DRAWINGS AND SPECIFICATIONS

THE SITE CLASSIFICATION TO BE IN ACCORDANCE WIT
AS 2870- 2011. REFER TO SOIL REPORT FOR SITE
CLASSIFICATION , IF ANY SOFT GROUND OR GROUND
DIFFERENT  FROM THE SOIL REPORT IS FOUND
DURING EXCAVATION IT SHOULD BE REPORTED TO
THE BUILDING SURVEYOR FOR INSTRUCTIONS.

MASONRY

GENERALLY  MASONRY  WALLS ARE TO BE
CONSTRUCTED  IN ACCORDANCE WITH BCA 3.3 AND AS
3700 UNREINFORCED MASONRY TO BCA  3.3.1
REINFORCED MASONRY TO BCA  3.3.2
MASONRY ACCESSORIES TO BCA 3.3.3
WEATHERPROOFING OF MASONRY TO BCA 3.3.4.

-SEE ENGINEERS DRAWINGS FOR SPECIFIC
DETAILS AND POSITION OF CONTROL JOINTS.

FRAMING

TIMBER FRAMING TO BE IN ACCORDANCE WITH AS
1684.2 2010 MANUFACTURED TIMBER MEMBERS TO BE
IN ACCORDANCE WITH MANUFACTURERS
PRESCRIBED FRAMING MANUAL.

SUBFLOOR VENTILATION TO BE IN ACCORDANCE WITH
BCA 3.4.1 SUBFLOOR AREA IS TO FREE OF ORGANIC
MATERIAL AND RUBBISH. PROVIDE VENT OPENINGS IN
SUBSTRUCTURE WALLS AT A RATE OF
7300 mm 2/M  OF WALL LENGTH, WITH VENTS NOT MOE
THAN 600 mm  FROM CORNERS.

UNDERSIDE OF FLOOR FRAMING MEMBERS TO HAVE A
MINIMUM CLEARANCE OF 150 mm WITHIN 2000 mm OF
THE EXTERNAL SUBFLOOR WALLS AND 400mm TO ALL
OTHER AREAS -SEE BCA TABLE 3.4.1.2 SUBFLOOR
VENTILATION CLEARANCE.

TIE DOWN AND BRACING OF TIMBER CONSTRUCTION
TO BE IN ACCORDANCE WITH SECTION 8  OF  AS
1684.2 AND, AS  4055 AND ANY ENGINEERS DRAWINGS
AND SPECIFICATIONS

STRUCTURAL STEEL FRAMING TO BE IN CCORDANCE
WITH BCA 3.4.4 AS 1250,  AS 4100 AND STRUCTURAL
ENGINEERS DESIGN AND SPECIFICATIONS.

ENERGY EFFICIENCY

GENERALLY TO BE IN ACCORDANCE WITH BCA
3.12,  ENERGY EFFICIENCY TO COMPLY WITH THE
CLIMATE  ZONE AND STATES MINIMUM CURRENT
STAR RATING REQUIREMENTS  OR  ABOVE.

ROOF AND WALL CLADDING

GENERALLY TO BE IN ACCORDANCE WITH BCA 3.5,
ROOF CLADDING TO BE IN ACCORDANCE WITH BCA
3.5.1 AND : ROOF TILES AS 2049 AND AS 2050, METAL
SHEET ROOFING AS  1562.1 , POLYCARB ROOF
SHEETING AS/NZS 4256.1.2.3 AND AS 1562.3

GUTTERS AND DOWNPIPES, GENERALLY TO BE IN
ACCORDANCE WITH BCA  3.5.2 AND AS/NZS  3500.3.2
AND THE PLUMBING CODE DOWNPIPES TO BE 90 mm
DIA, OR 100 X 50 mm RECTANGULAR SECTION AT
MAXIMUM 12,000mm  CRS AND TO BE WITHIN 1200 mm
OF A VALLEY

WALL CLADDING TO BE IN ACCORDANCE WITH BCA
3.5.3 AND MANUFACTURERS SPECIFICATIONS ,
FLASHINGS TO BCA  3.5.3.6.

GLAZING

GENERALLY  BE IN ACCORDANCE WITH  AS  1288 -
CLASS 'A' SAFETY GLASS TO BATHROOM WINDOWS
BELOW 2000  mm , EXTERNAL GLAZING IN
ACCORDANCE WITH  3.1.2.2.  . WINDOWS ARE TO
COMPLY WITH  BCA  WINDOW SAFETY EQUIREMENTS.
REFER ALSO TO DOOR AND WINDOW SCHEDULE

INSULATION

TO MAINTAIN THICKNESS AND POSITION AFTER
INSTALLATION INSURE CONTINUOUS COVER WITHOUT
VOIDS EXCEPT AROUND SERVICES AND FITTINGS .

HEALTH AND AMENITY

GENERALLY - AREA WATERPROOFING TO BE IN
ACCORDANCE WITH AS 3740  AND BCA 3.8.1
WATERPROOFING OF SURFACES ADJACENT  TO
OPEN SHOWER, INCLUDING SHOWER OVER BATH,
1500 mm  FROM A VERTICAL LINE PROJECTED
FROM SHOWER ROSE TO A HEIGHT 1800 mm
ABOVE FINISHED FLOOR

WALL SURFACES ADJACENT TO PLUMING
FIXTURES, BATHS ACT TO BE PROTECTED TO A
HEIGHT OF 150 mm  ABOVE FIXTURES, CEILING
HEIGHTS TO BE IN ACCORDANCE WITH BCA  3.8.2

FACILITIES

GENERALLY TO BE IN ACCORDANCE WITH BCA
3.8.3 REQUIRED FACILITIES IN ACCORDANCE WITH
3.8.3.2 SANITARY COMPARTMENTS TO BE IN
ACCORDANCE WITH BCA 3.8.3.3 . PROVISIONS OF
NATURAL LIGHT TO BE IN ACCORDANCE WITH BCA
3.8.4.2. WINDOWS/ ROOF LIGHTS TO PROVIDE
LIGHT TRANSMISSION ARE EQUAL TO 10 % OF
FLOOR AREA OF THE ROOM.

VENTILATION TO BE IN ACCORDANCE WITH BCA
3.8.5 OR AS 1668.2 FOR MECHANICAL
VENTILATION. EXHAUST FROM BATHROOM/WC TO
BE VENTED OUTSIDE  FOR STEAL ROOF ANT TO
ROOF SPACE FOR TILE ROOF, NATURAL
VENTILATION TO BE PROVIDED AT A RATE OF
5 % OF THE FLOOR AREA, IN ACCORDANCE WITH
BCA 3.8.5.2

FLOORS

GENERALLY TO COMPLY  WITH  BCA  3.12.1.5   AND  AS
1668.2 - SEE PLANS AND ENGINEERS DRAWINGS FOR
MEMBER SIZES, SPACING AND RELEVANT
SPECIFICATIONS

SERVICES

GENERALLY TO BE IN ACCORDANCE WITH  BCA
3.1.2.5 HOT WATER SUPPLY SYSTEM DESIGNED
AND INSTALLED IN ACCORDANCE WITH  AS/NZS
3500

BUILDING  FABRIC

GENERALLY TO BE IN ACCORDANCE WITH 3.12.1
BUILDING FABRIC INSULATION INSULATION FITTED TO
FORM CONTINUOUS BARRIER TO ROOF, CEILINGS
WALLS AND FLOORS .

REFLECTIVE BUILDING MEMBRANE INSTALLED TO
FORM 20 mm AIRSPACE BETWEEN REFLECTIVE FACE
AND EXTERNAL LINING/CLADDING FITTED CLOSELY UP
TO PENETRATIONS/OPENINGS, ADEQUATELY SUPPORTED
AND JOINTS TO BE LAPPED A MINIMUM OF 150 mm .

GENERAL SPECIFICATIONS

BEFORE COMMENCING ANY WORK, QUOTING ON OR
ORDERING ANY MATERIALS VERIFY DIMENSIONS,
SETBACKS AND ALL EXISTING AND PROPOSED LEVELS. IF
DURING THE  SETOUT AND CONSTRUCTION OF THE
WORKS ANY DISCREPANCIES ARISE IN THE DIMENSIONS
OR LOGIC THE DESIGNER SHOULD BE CONTACTED FOR
CLARIFICATION AND ADVICE BEFORE WORK
CONTINUES.ALL WORK TO BE CARRIED OUT IN
ACCORDANCE WITH THE LATEST "BUILDING
REGULATIONS " AND "THE BUILDING CODE OF
AUSTRALIA" AND AS 1684.4 RESIDENTIAL TIMBER
FRAMED CONSTRUCTION FOR THE RELEVANT SITE
WIND  VELOCITY AND THE RELEVANT "AUSTRALIAN
STANDARDS" FOR  EACH  ASPECT OF THE WORKS.
WHERE REQUIRED FOR  BUILDING APPROVAL, THERE
WILL ALSO BE A SOIL TEST AND STRUCTURAL
DRAWINGS TO BE SUBMITTED AS PART OF THE  THE
BUILDING APPLICATION. NOTE: DOOR AND WINDOW
SIZES ARE NOMINAL ONLY/ OPENING SIZES ARE TO
SUITE ACTUAL DOORS OR WINDOWS.
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SECTION 5   CONSTRUCTION REQUIREMENTS FOR BAL-12.5

5.1 GENERAL

A building assessed in Sec!on 2 as being BAL-12.5 shall comply with

Sec!on 3 and Clauses 5.2 to 5.8.

Any element of construc!on or system that sa!sfies the test criteria of

AS 1530.8.1 may be used in lieu of the applicable requirements

contained in Clauses 5.2 to 5.8 (see Clause 3.8).

NOTE: BAL-12.5 is primarily concerned with protec!on from ember

a3ack and radiant heat up to and including 12.5 kw/m² where the site

is less than 100 m from the source of bushfire a3ack.

5.2 SUBFLOOR SUPPORTS

This Standard does not provide construc!on requirements for subfloor

support where the sub floor space is enclosed with -

(a) A wall that conforms with Clause 5.4; or

(b) A mesh or perforated sheet with a maximum aperture of

2mm, made of corrosion-resistant steel, bronze or aluminium; or

(c) A combina!on of Items (a) and (b).

NOTE: This requirement applies to the subject building only and not to

verandas, decks, steps, ramps and landings (see Clause 5.7)

C5.2 Combus�ble materials stored in the subfloor space may be ignited

by embers and cause an impact to the building.

5.3 FLOORS

5.3.1 General

This Standard does not provide construc!on requirements for concrete

slabs on the ground.

5.3.2 Elevated floors

5.3.2.1  Enclosed subfloor space

This Standard does not provide construc!on requirements for elevated

floors, including bearers, joists and flooring where the subfloor space is

enclosed with -

(a) a wall that conforms with Clause 5.4; or

(b) a mesh or perforated sheet with a maximum aperture of 2

mm, made of corrosion-resistant steel, bronze or aluminium; or

(c) a combina!on of Items (a) and (b) above.

5.3.2.2  Unenclosed subfloor space

Where the subfloor space is unenclosed, the bearers, joists and

flooring, less than 400 mm above finished ground level, shall be one of

the following:

(a) Materials that conform with the following:

(i) Bearers and joists shall be -

(A) non-combus!ble; or

(B) bushfire-resis!ng !mber (see Appendix F); or

(C) a combina!on of Items (A) and (B).

(ii) Flooring shall be -

(A) non-combus!ble; or

(B) bushfire-resis!ng !mber (see Appendix F); or

5.4 WALLS

5.4.1 General

The exposed components of an external wall that are less than 400 mm

from the ground or less than 400 mm above decks, carport roofs,

awnings and similar elements or fi@ngs having an angle less than 18

degrees to the horizontal and extending more than 110 mm in width

from the wall  (see Figure D3, Appendix D) shall be one of the

following:

(a) Non-combus!ble material including the following provided the

minimum thickness is 90 mm:

(i) Full masonry or masonry veneer walls with an outer leaf of

clay, concrete, calcium silicate or natural stone.

(ii) Precast or in situ walls of concrete or aerated concrete.

(iii) Earth wall including mud brick; or

5.5.3  Windows

Window assemblies shall:

(a) be completely protected by a bushfire shu3er that conforms

with Clause 3.7 and Clause 5.5.1; or

(b) be completely protected externally by screens that conform

with Clause 3.6 and Clause 5.5.2.

C5.5.3  For Clause 5.5.3(b), the screening needs to be applied to cover

the en�re assembly, that is including framing, glazing, sash, sill and

hardware.

or

(c) conform with the following:

(i) Frame material  For window assemblies less than 400

mm from the ground or less than 400 mm above decks,

carport roofs, awnings and similar elements or fi@ngs

having an angle less than 18 degrees to the horizontal and

extending more than 110 mm in width from the window

frame (see Figure D3, Appendix D), window frames and

window joinery shall be made from one of the following:

(A) Bushfire-resis!ng !mber (see Appendix F); or

(B) A !mber species as specified in Paragraph E2,

Appendix E; or

(C) Metal; or

(D) Metal-reinforced uPVC.  The reinforcing members

shall be made from aluminium, stainless steel, or

corrosion-resistant steel.

There are no specific restric!ons on frame material for

all other windows.

(A) for fully framed glazed door panels, the framing

shall be made from metal or bushfire resis!ng !mber

(see Appendix F) or a !mber species as specified in

Paragraph E2, Appendix E or uPVC.

(i) Door frame material  Door frame materials shall be -

(A) bushfire resis!ng !mber (see Appendix F); or

(B) a !mber species as specified in Paragraph E2 of

Appendix E; or

(C) metal; or

(D) metal-reinforced uPVC.  The reinforcing members shall

be made from aluminium, stainless steel, or corrosion-

resistant steel.

(ii) Hardware  There are no specific requirements for

hardware at this BAL level.

5.5.5 Doors - Sliding Doors

Sliding doors shall -

(a) be completely protected by a bushfire shu3er that conforms

with Clause 3.7 and Clause 5.5.1;

or

(b) be completely protected externally by screens that conform

with Clause 3.6 and Clause 5.5.2; or

(c) conform with the following:

(i) Frame material  The material for door frames, including

fully framed glazed doors, shall be -

(A) bushfire-resis!ng !mber (see Appendix F); or

(B) a !mber species as specified in Paragraph E2,

Appendix E; or

(C) metal; or

(D) metal-reinforced uPVC and the reinforcing

members shall be made from aluminium, stainless

steel, or corrosion-resistant steel.

(C) !mber (other than bushfire-resis!ng !mber),

par!cleboard or plywood flooring where the

underside is lined with sarking-type material or

mineral wool insula!on; or

(D) a combina!on of any Items (A), (B) or (C).

or

(b) A system confirming with AS 1530.8.1.

This Standard does not provide construc!on requirements for

elements of elevated floors, including bearers, joists and flooring,

if the underside of the element is 400 mm or more above

finished ground level.

5.4.2 Joints

All joints in the external surface material of walls shall be covered, sealed,

overlapped, backed or bu3-jointed.

5.4.3 Vents and weepholes

Except for exclusions provided in Clause 3.6, vents and weepholes in external

walls shall be screened with a mesh made of corrosion-resistant steel, bronze

or aluminium.

5.5 EXTERNAL GLAZED ELEMENTS AND ASSEMBLIES AND DOORS

5.5.1 Bushfire shu1ers

Where fi3ed, bushfire shu3ers shall conform with Clause 3.7 and be made

from -

(a) non-combus!ble material; or

(b) a !mber species as specified in Paragraph E1, Appendix E; or

(c) bushfire-resis!ng !mber (see Appendix F); or

(d) a combina!on of any of Items (a), (b), or (c).

5.5.2  Screens for windows and doors

Where fi3ed, screens for windows and doors shall have a mesh or perforated

sheet made of corrosion-resistant steel, bronze or aluminium.

The frame suppor!ng the mesh or perforated sheet shall be made from -

(a) metal; or

(b) bushfire-resis!ng !mber (see Appendix F); or

(c) a !mber species as specified in Paragraph E2, Appendix E.

ii) Hardware  There are no specific restric!ons on hardware for

windows.

(iii) Glazing  Where glazing is less than 400 mm from the ground or

less than 400 mm above decks, carport roofs, awnings and similar

elements or fi@ngs having an angle less than 18 degrees to the

horizontal and extending more than 110 mm in width from the

window frame (see Figure D3, Appendix D), this glazing shall be

Grade A safety glass a minimum 4 mm in thickness or glass blocks

with no restric!on on glazing methods.

NOTE: Where double glazed assemblies are used above, the

requirements apply to the external pane of the glazed assembly only.

For all other glazing, annealed glass may be used in accordance with

AS 1288.

(iv) Seals and weather strips  There are no specific requirements for

seals and weather strips at this BAL level.

(v) Screens  The openable por!ons of windows shall be screened

internally or externally with screens that conform with Clause 3.6

and Clause 5.5.2.

C5.5.3  For Clause 5.5.3 (c), screening to openable por�ons of all windows is

required in all BALs to prevent the entry of embers to the building when the

window is open.

For Clause 5.5.3 (c)(v), screening of the openable and fixed por�ons of some

windows is required to reduce the effects of radiant heat on annealed glass and

has to be externally fixed.

For Clause 5.5.3 (c)(v), if the screening is required only to prevent the entry of

embers, the screening may be fi/ed externally or internally.

5.5.4  Doors - Side-hung external doors (including French doors, panel fold and

bi-fold doors)

Side-hung external doors, including French doors, panel fold and bi-fold doors,

shall -

(a) be completely protected by bushfire shu3ers that conform with Clause

3.7 and Clause 5.5.1;

or

(b) be completely protected externally by screens that comply with Clause

3.6 and Clause 5.5.2;

or

(c) conform with the following:

(i) Door panel material  Materials shall be-

(A) non-combus!ble; or

(B) solid !mber, laminated !mber or recons!tuted !mber,

having a minimum thickness of 35 mm for the first 400 mm

above the threshold; or

(C) hollow core, solid !mber, laminated !mber or recons!tuted

!mber with a non-combus!ble kickplate on the outside for the

first 400 mm above the threshold; or

(D) hollow core, solid !mber, laminated !mber or recons!tuted

!mber protected externally by a screen that conforms with

Clause 5.5.2; or

(ii) Hardware  There are no specific requirements for

hardware at this BAL level.

(iii) Glazing  Where doors incorporate glazing, the glazing

shall be Grade A safety glass a minimum of 4 mm in

thickness.

(iv) Seals and weather strips  There are no specific

requirements for seals and weather strips at this BAL level.

(v) Screens  There is no requirement to screen the openable

part of the sliding door at this BAL level.

(vi) Sliding panels  Sliding panels shall be !ght-fi@ng in the

frames.

 

(b) Timber logs of a species with a density of 680 kg/m3 or greater

at a 12% moisture content; of a minimal overall thickness of 90

mm and a minimum thickness of 70 mm (see Clause 3.11); and

gauge planed;  or

(c) Cladding that is fixed externally to a !mber-framed or a steel-

framed wall and is -

(i) non-combus!ble material; or

(ii) fibre-cement a minimum of 6 mm in thickness; or

(iii) bushfire-resis!ng !mber (see Appendix F); or

(iv) a !mber species as specified in in Paragraph E1, Appendix

E; or

(v) a combina!on of any Items (i), (ii), (iii) or (iv) above; or

(d) A combina!on of any Items (a), (b), or (c).

This Standard does not provide construc!on requirements for the

exposed components of an external wall that are more than 400

mm or more from the ground or 400 mm or more above decks,

carport roofs, awnings and similar elements or fi@ngs having an

angle less than 18 degrees to the horizontal and extending more

than 110 mm in width from the wall (see Figure D3, Appendix D).

(iii) Glazing  the glazing shall be Grade A safety glass a

minimum of 4 mm in thickness, or glass blocks with no

restric!on on glazing methods.

NOTE:  Where double glazed units are used the above

requirements apply to the external face of the window

assembly only.

(iv) Seals and weather strips  Weather strips, draught

excluders or draught seals shall be installed.

(v) Screens  There are no requirements to screen the

openable part of the door at this BAL level.

(vi) Doors shall be !ght-fi@ng to the door frame and to an

abu@ng door, if applicable.
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5.5.6  Doors - Vehicle access doors (garage doors)

The following applies to vehicle access doors:

(a) The lower por�on of a vehicle access door that is within 400

mm of the ground when the door is closed (see Figure D4,

Appendix D) shall be made from -

(i) non-combus�ble material; or

(ii) bushfire-resis�ng �mber (see Appendix F); or

(iii) fibre-cement sheet, a minimum of 6 mm in thickness; or

(iv) a �mber species as specified in Paragraph E1, Appendix

E; or

(v) a combina�on of any of Items (i), (ii), (iii) or (iv).

(b) All vehicle access doors shall be protected with suitable

weather strips, draught excluders, draught seals or brushes.  Door

assemblies fi-ed with guide tracks do not need edge gap

protec�on.

NOTES:

1 Refer to AS/NZS 4505 for door types.

2 Gaps of door edges or building elements should be

protected as per Sec�on 3.

C5.5.6(b)  These guide tracks do not provide a direct passage for

embers into the building.

(c) Vehicle access doors with ven�la�on slots shall be protected in

accordance with Clause 3.6.

5.6 ROOFS (INCLUDING PENETRATIONS, EAVES, FASCIAS AND GABLES,

AND GUTTERS AND DOWNPIPES)

5.6.1 General

The following applies to all types of roofs and roofing systems:

(a) Roof �les, roof sheets and roof-covering accessories shall be

non-combus�ble.

(b) The roof/wall and roof/roof junc�on shall be sealed or

otherwise protected in accordance with Clause 3.6.

5.6.3 Sheet roofs

Sheet roofs shall-

(a) be fully sarked in accordance with Clause 5.6.2, except that

foil-backed insula�on blankets may be installed over the ba-ens;

or

(b) have any gaps sealed at the fascia or wall line, hips and ridges

by -

(i) a mesh or perforated sheet that conforms with Clause

3.6 and that is made of corrosion-resistant steel, bronze

or aluminium; or

(ii) mineral wool; or

(iii) other non-combus�ble material; or

(iv) a combina�on of any of Items (i), (ii) or (iii).

C5.6.3 Sarking is used as a secondary form of ember protec�on for the

roof space to account for minor gaps that may develop in sheet roofing.

5.6.4 Veranda, carport and awning roof

The following applies to veranda, carport and awning roofs:

(a) A veranda, carport or awning roof forming art of the main roof

space [see Figure D1 (a), Appendix D] shall meet all the

requirements for the main roof, as specified in Clauses 5.6.1 to

5.6.6.

(b) A veranda, carport or awning roof separated from the main

roof space by an external wall [see Figure D1(b) and D1(c),

Appendix D] conforming with Clause 5.4 shall have a non-

combus�ble roof covering, except where the roof covering is a

translucent or transparent material.

NOTE: There is no requirement to line the underside of a veranda,

carport or awning roof that is separated from the main roof space.

5.6.5 Roof penetra.ons

The following applies to roof penetra�ons:

(a) Roof penetra�ons, including roof lights, roof ven�lators, roof-

mounted evapora�ve cooling units, aerials, vent pipes and

supports for solar collectors, or the like, shall be sealed.  The

material used to seal the penetra�on shall be non-combus�ble.

5.6.6  Eaves linings, fascias and gables

The following applies to eaves linings, fascias and gables:

(a) Gables shall comply with Clause 5.4

(b) Eaves penetra�ons shall be protected in the same way as roof

penetra�ons, as specified in Clause 5.6.5.

(c) Eaves ven�la�on openings shall be fi-ed with ember guards in

accordance with Clause 3.6 and made of corrosion-resistant steel,

bronze or aluminium.

Joints in eaves linings, fascias and gables may be sealed with plas�c

joining strips or �mber storm moulds.

This Standard does not provide construc�on requirements for fascias,

bargeboards and eaves linings.

5.6.7 Gu3ers and downpipes

This Standard does not provide material requirements for-

(a) gu-ers, with the excep�on of box gu-ers; and

(b) downpipes

If installed, gu-er and valley leaf guards shall be non-combus�ble.

Box gu-ers shall be non-combus�ble and flashed at the junc�on with

the roof with non-combus�ble material.

5.7 VERANDAS, DECKS, STEPS, RAMPS AND LANDINGS

5.7.1 General

Decking may be spaced.

There is no requirement to enclose the subfloor spaces of verandas,

decks, steps, ramps or landings.

C5.7.1 Spaced decking is nominally spaced at 3 mm (in accordance with

standard industry prac�ce); however, due to the nature of �mber

decking with seasonal changes in moisture content, that spacing may

range from 0 mm - 5 mm during service.  It should be noted that recent

research studies have shown that gaps at 5 mm spacing afford

opportunity for embers to become lodged in between �mbers, which

may contribute to a fire. Larger gap spacing of 10 mm may preclude

this from happening but such a spacing regime may not be prac�cal for

a �mber deck.

5.7.2 Enclosed subfloor spaces of verandas, decks, steps, ramps and

landings

5.7.2.1 Materials to enclose a subfloor space

This Standard does not provide construc�on requirements for the

materials used to enclose a subfloor space except where those

materials are less than 400 mm from the ground.

Where the materials used to enclose a subfloor space are less than 400

mm from the ground, they shall comform with Clause 5.4.

5.7.2.2 Supports

This Standard does not provide construc�on requirements for support

posts, columns, stumps, stringers, piers and poles.

5.7.2.3 Framing

This Standard does not provide construc�on requirements for the

framing of verandas, pergolas, decks, ramps or landings (i.e., bearers

and joists).

5.7.2.4 Decking, stair treads and the trafficable surfaces of ramps and

landings

This Standard does not provide construc�on requirements for decking,

stair treads and the trafficable surfaces of ramps and landings that are

more than 300 mm from a glazed element.

Decking, stair treads and the trafficable surfaces of ramps and landings

less than 300 mm (measured horizontally at deck level) from glazed

elements that are less than 400 mm (measured ver�cally) from the

surface of the deck (see Figure D2, Appendix D) shall be made from-

(a) non-combus�ble material; or

(b) bushfire-resis�ng �mber (see Appendix F); or

(c) a �mber species as specified in Paragraph E1, Appendix E;

(d) uPVC; or

(e) a combina�on of any of Items (a), (b), (c) or (d).

5.7.4 Balustrades, handrails or other barriers

This Standard does not provide construc�on requirements for

balustrades, handrails and other barriers.

5.7.5 Veranda posts

Veranda posts -

(a) shall be �mber mounted on galvanized mounted shoes or

s�rrups with a clearance of not less than 75 mm above the

adjacent finished ground level; or

(b) less than 400 mm (measured ver�cally) from the surface of the

deck or ground (see Figure D2, Appendix D) shall be made from-

(i) non-combus�ble material; or

(ii) bushfire-resis�ng �mber (see Appendix F); or

(iii) a �mber species as specified in Paragraph E1, Appendix E; or

(iv) a combina�on of any of Items (a) or (b).

5.8 WATER AND GAS SUPPLY PIPES

Above-ground, exposed water supply pipes shall be metal.

External gas pipes and fiEngs above ground shall be of steel or copper

construc�on having a minimum wall thickness in accordance with gas

regula�ons or 0.9 mm whichever is the greater.  The metal pipe shall

extend a minimum of 400 mm within the building and 100 mm below

ground.

NOTE:  Refer to State and Territory gas regula�ons, AS/NZS 5601.1 and

AS/NZS 4645.1.

C5.8  Concern is raised for the protec�on of bo/led gas installa�ons.

Loca�on, shielding and ven�ng of the gas bo/les needs to be

considered.

(c) Roof ven�la�on openings, such as gable and roof vents, shall be fi-ed

with ember guards made of non-combus�ble material or a mesh or

perforated sheet conforming with Clause 3.6 and made of corrosion-

resistant steel, bronze or aluminium.

(d) Only evapora�ve coolers manufactured in accordance with AS/NZS

60335.2.98 shall be used.  Evapora�ve coolers with an internal damper to

prevent the entry of embers into the roof space need not be screened

externally.

5.6.2 Tiled roofs

Tiled roofs shall be fully sarked. The sarking shall -

(a) be located on top of the roof framing, except that the roof ba-ens

may be fixed above the sarking;

(b) cover the en�re roof area including the ridges and hips; and

(c) extend to the gu-ers and valleys.

(b) Openings in vented roof lights, roof ven�lators or vent

pipes shall conform with Clause 3.6 and be made of corrosion-

resistant steel, bronze or aluminium.

This requirement does not apply to a room sealed gas

appliance.

NOTE: A gas appliance designed such that air for combus�on

does note enter from, or combus�on products enter into, the

room in which the appliance is located.

In the case of gas appliance flues, ember guards shall not be

fi-ed.

NOTE:  AS/NZS 5601 contains requirements for gas appliance

flue systems and cowls.  Advice can be obtained from

manufacturers and State and Territory gas technical

regulators.

(c) All overhead glazing shall be Grade A safety glass

conforming with AS 1288.

(d) Glazed elements in roof lights and skylights may be of

polymer provided a Grade A safety glass diffuser, complying

with AS 1288, is installed under the glazing. Where glazing is

an insula�ng glazing unit (IGU), Grade A toughened safety

glass of minimum 4 mm in thickness shall be used in the outer

pane of the IGU.

(e) Flashing elements of tubular skylights may be of a fire-

retardant material, provided the roof integrity is

maintained by an under-flashing of a material having a

flammability index not exceeding five.

(f) Evapora�ve cooling units shall be fi-ed with non-

combus�ble bu-erfly closers as close as prac�cable to the

roof level, or the unit shall be fi-ed with non-combus�ble

covers with a mesh or perforated sheet with a maximum

aperture of 2 mm, made of corrosion-resistant steel,

bronze or aluminium.

(g) Vent pipes made from PVC are permi-ed.

(h) Eaves ligh�ng shall be adequately sealed and not

compromise the performance of the element.

5.7.3 Unenclosed subfloor spaces of verandas, decks, steps, ramps and

landings

5.7.3.1 Supports

This Standard does not provide construc�on requirements for support posts,

columns, stumps, stringers, piers and poles.

5.7.3.2 Framing

This Standard does not provide construc�on requirements for the framing of

verandas, decks, ramps or landings (i.e., bearers and joists).

5.7.3.3 Decking, stair treads and the trafficable surfaces of ramps and

landings

This Standard does not provide construc�on requirements for decking, stair

treads and the trafficable surfaces of ramps and landings that are more than

300 mm from a glazed element.

Decking, stair treads and the trafficable surfaces of ramps and landings less

than 300mm (measured horizontally at deck level) from glazed elements that

are less than 400 mm (measured ver�cally) from the surface of the deck (see

Figure D2, Appendix D) shall be made from-

(a) non-combus�ble material; or

(b) bushfire-resis�ng �mber (see Appendix F); or

(c) a �mber species as specified in Paragraph E1, Appendix E; or

(d) a combina�on of any of Items (a), (b) or (c) above.

5.6.3 Sheet roofs

Sheet roofs shall-

(a) be fully sarked in accordance with Clause 5.6.2, except that

foil-backed insula�on blankets may be installed over the ba-ens;

or

(b) have any gaps sealed at the fascia or wall line, hips and ridges

by -

(i) a mesh or perforated sheet that conforms with Clause

3.6 and that is made of corrosion-resistant steel, bronze

or aluminium; or

(ii) mineral wool; or

(iii) other non-combus�ble material; or

(iv) a combina�on of any of Items (i), (ii) or (iii).

C5.6.3 Sarking is used as a secondary form of ember protec�on for the

roof space to account for minor gaps that may develop in sheet roofing.

5.6.4 Veranda, carport and awning roof

The following applies to veranda, carport and awning roofs:

(a) A veranda, carport or awning roof forming art of the main roof

space [see Figure D1 (a), Appendix D] shall meet all the

requirements for the main roof, as specified in Clauses 5.6.1 to

5.6.6.

(b) A veranda, carport or awning roof separated from the main

roof space by an external wall [see Figure D1(b) and D1(c),

Appendix D] conforming with Clause 5.4 shall have a non-

combus�ble roof covering, except where the roof covering is a

translucent or transparent material.

NOTE: There is no requirement to line the underside of a veranda,

carport or awning roof that is separated from the main roof space.

5.6.5 Roof penetra.ons

The following applies to roof penetra�ons:

(a) Roof penetra�ons, including roof lights, roof ven�lators, roof-

mounted evapora�ve cooling units, aerials, vent pipes and

supports for solar collectors, or the like, shall be sealed.  The

material used to seal the penetra�on shall be non-combus�ble.

(b) Openings in vented roof lights, roof ven�lators or vent

pipes shall conform with Clause 3.6 and be made of corrosion-

resistant steel, bronze or aluminium.

This requirement does not apply to a room sealed gas

appliance.

NOTE: A gas appliance designed such that air for combus�on

does note enter from, or combus�on products enter into, the

room in which the appliance is located.

In the case of gas appliance flues, ember guards shall not be

fi-ed.

NOTE:  AS/NZS 5601 contains requirements for gas appliance

flue systems and cowls.  Advice can be obtained from

manufacturers and State and Territory gas technical

regulators.

(c) All overhead glazing shall be Grade A safety glass

conforming with AS 1288.

(d) Glazed elements in roof lights and skylights may be of

polymer provided a Grade A safety glass diffuser, complying

with AS 1288, is installed under the glazing. Where glazing is

an insula�ng glazing unit (IGU), Grade A toughened safety

glass of minimum 4 mm in thickness shall be used in the outer

pane of the IGU.
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Executive summary 
This agricultural assessment report has been prepared on behalf of the proponent, Steve and Sharon 

Fowlie, which covers various aspects of the proposed visitor accommodation at 517 Penguin Road, 

Penguin TAS 7316.  

The property was acquired approximately 1 year ago and has been developed to suit the beef breeding 

enterprise, with an estimated $150,000 investment, currently running 80 cattle. The property consists 

of prime agricultural class 3 land and less productive class 5 and 5+6 land.  

The proponents wish to diversify the income stream from the property to support the operational and 

maintenance costs of the beef breeding enterprise by building three luxury, farm-stay experience, 

visitor accommodations. The proposed development would be situated on the higher elevation 5+6 

land on eastern boundary of the property. The location of the three units have been selected to 

minimise the impact and conversion of grazable areas to proposed visitor accommodation. As such 

two of the three proposed buildings are currently on unused areas of the property of native cover and 

hardwood plantation.  

This report supports the proposed visitor accommodation development. 

The proposed development on the property will not significantly affect the agricultural productivity 

capacity of the land as the proposed visitor accommodation development would be predominantly on 

un-grazed land within proximity of the existing access road and will not confine or constrain any 

current or future agricultural land use activities on the property itself or adjoining properties. 
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1 Purpose  
This report has been undertaken on behalf of Steve and Sharon Fowlie (the proponent) in order to 

support an application for three farm-stay visitor accommodations at 517 Penguin Rd, Penguin TAS 

7316. 

The document provides an agricultural assessment of the property in question and reports on how 

the proposal complies with provisions of the Tasmanian Planning Scheme – Central Coast.  This report 

reviews the current agricultural usage of the property and the surrounding area in relation to the 

Land Capability and Land Classification. This includes soils, aspect, topography, water resource, 

economic feasibility, and impact of the proposed development in relation to agricultural activities. 

1.1 Land Capability  
The currently recognised reference for identifying land capability is based on the class definitions and 

methodology described in the Land Classification Handbook, Second Edition, C.J Grose, 1999, 

Department of Primary Industries, Water and Environment, Tasmania.   

Most agricultural land in Tasmania has been classified by the Department of Primary Industries and 

Water at a scale of 1:100,000, according to its ability to withstand degradation.  A scale of 1 to 7 has 

been developed with Class 1 being the most productive for agriculture and resilient to degradation 

and Class 7 the least suitable to agriculture.  Class 1, 2 and 3 is collectively termed “prime agricultural 

land”.  For planning purposes, a scale of 1:100,000 is often unsuitable and a re-assessment is required 

at a scale of 1:25,000 or 1:10,000.  Factors influencing capability include elevation, slope, climate, soil 

type, rooting depth, salinity, rockiness and susceptibility to wind, water erosion and flooding.  

In providing the opinion enclosed here, it is to be noted that Faruq Shahriar Isu, holds a Master of 

Applied Science (Agricultural Science) and has over 2 years’ experience in agribusiness and agricultural 

research industry in Tasmania. Faruq is trained to carry out land capability and suitability assessments. 

He has previously used these skills to select trial sites for agricultural research and more recently 

engaged to undertake agricultural assessment within several municipalities in northern Tasmania. 

 

Tasmanian Planning Scheme – Central Coast 

The Tasmanian Planning Scheme – Central Coast sets out the requirements for use and development 

of land in the central coast municipality in accordance with the Land Use and Approvals Act 1993.   
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2 Property details 

2.1 Location  
The property at 517 Penguin Road, Penguin TAS 7316 is owned Steve and Sharon Fowlie. (Figure 1). 

Table 1 Property location identification details 

Address  Property ID  Title Reference  Hectares  
(Approx.)  

517 Penguin Road, Penguin TAS 7316 2803456 101780/1 45.98ha 

 

The property (title reference 101780/1) is situated on the northwest coast of Tasmania, south of 

Penguin Point and west of the three sisters island, with frontage to Penguin Road. The existing 

residential dwelling on the property is located on foot slopes, with a northernly aspect. To the south 

of the house, higher up the slope are residual native woodland forests.  Most of the property is on 

rolling hill crests. To the northwest there is steep slope with westerly aspect, under hardwood 

plantation, with a minor watercourse at the bottom. To the northeast, there is a very steep slope just 

beyond property boundary and to the south, there is waterhole that is fed from a dam on the adjacent 

property (Figure 2 and 3). 

The vegetation present on the property is predominantly improved pastures.  There are clusters of 

hardwood plantations located on the northeast and northwest corners of the property. There is also 

non eucalypt woodland forest on the northern part of the property. 

The property is held as private freehold land and immediately surrounded by the same (Figure 4).  

The property is zoned Agriculture under the Tasmanian Planning Scheme – Central Coast and 

immediately surrounded by the same, except to the northeast and northwest, which is zoned Rural 

(Figure 5). 

The property is not located within an irrigation district.  

There is a Threatened Native Vegetation Community of Melaleuca ericifolia swamp forest (Threatened 

Native Vegetation Communities 2020) present on the property (Figure 6). 
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Figure 1, Property location. Red squares indicate proposed dwellings. 
(Source: The LISTMap) 

Figure 2. Topographic map of the property. (Source: The LISTMap) 

101780/1 

101780/1 
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Figure 3. Hillshade topographic map of the property. (Source: The LISTMap) 

Figure 4. Land tenure on the property is private freehold (beige) and 
immediately surrounded by the same. (Source: The LISTMap) 
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Figure 5. The property is zoned Agriculture (brown). Pale brown area to the 
northeast and northwest is zoned Rural. (Source: The LISTMap) 

Figure 6. Threatened Native Vegetation Communities of Melaleuca ericifolia 
swamp forest (shaded orange) is present on the property. (Source: The 
LISTMap) 

101780/1 

101780/1 
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2.2 Land capability 
Land capability of the property was assessed according to the Tasmanian Land Capability 

Classification System (Grose, 1999). Land is ranked according to its ability to sustain a range of 

agricultural activities without degradation of the land resource. Class 1 land is considered to be prime 

agricultural land and Class 7 land is unsuitable for agriculture due to severe limitations. A wide range 

of limitations are considered, and the most significant limitation determines its final classification. 

Limitations in relation to soils include stoniness, topsoil depth, drainage and erosion hazard. 

Limitations to topography include slope and associated erosion hazard.  

The property consists of class 3, 5 and 5+6 land according to the LIST. For the purpose of this report, 

the field check for land capability was focused on and around the proposed development site. The 

land was deemed to be of class 5+6s (Figure 7), which is unsuitable for cropping with slight to 

moderate limitations for pastoral use.  

The class 5+6 land around the area in question has potential land slide hazards on the slopes to the 

west, north and on the edge of the property boundary to the east (Figure 8). 

Class 5+6 land is defined as: 
 
At least 60% land suited to grazing with slight to moderate limitations, up to 40% land suitable to 
grazing with severe limitations to pastoral use. 
 
The key land capability limitations associated with this property are: 

• Soil (s) limitations caused by the presence of coarse fragments and limiting layer of rocks 
below shallow (varying depth) of topsoil.  
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Figure 7. Land capability deemed to be class 5+6 (brown) on and around 
proposed development (red squares). (Source: The LISTMap) 

Figure 8. Landslide hazard bands on and around property. Yellow is low risk. 
Brown is medium risk and pink is medium active risk. (Source: The LISTMap) 
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Table 2 Land capability assessment over titles (*field checked area mentioned). 

Land 

Capability 

Class (ha)  

Land Characteristics 

Geology & 

Soils 

Slope 

(%) 

Topography 

& Elevation 

Erosion Type & 

Severity 

Soil Qualities Agricultural Versatility 

 

Main Land 

Management 

Requirements 

Climatic 

Limitations 

5+6s 

(approx. 

14.3ha*) 

 

 

Clay loam 

Ferrosols on 

clay 

developed 

over deeply 

weathered 

tertiary basalt 

15-20% Rolling hill 

crests with 

steep to very 

steep upper 

maximal 

slopes 

20-110m* 

above sea 

level. 

(10-110m 

overall) 

Low wind, moderate 

sheet erosion and 

mass movement. 

 

Shallow topsoil 

with varying 

depth (5-15cm) 

with presence 

of coarse 

fragments. Well 

drained 

moderately 

permeable soil.  

 

Unsuitable for cropping 

with moderate to severe 

limitations for pastoral 

use 

Avoid situations 

that lead to the 

exposure of bare 

soil, therefore 

maintain 

sufficient ground 

cover. Avoid 

cultivation near 

slopes as there is 

risk of landslip. 

Maintain natural 

established 

vegetation on and 

around slopes.  

 

Minor climatic 

limitations. 

This region 

experiences cool 

winter and warm 

summer conditions. 

Receives an average 

of 875.3mm annual 

rainfall, can 

experience 1-2 frost 

days annually, 1014 

GDD (October – 

April) and 488 chill 

hours (May – 

August). 
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2.3 Soils 
Soils present on the property are clay loam ferrosols developed on clay over deeply weathered tertiary 

basalt. Shallow topsoil of varying depth(5-15cm) which is well drained and moderately permeable.  

The broader topography of the area is rolling hills, southward from the coast. The majority of the 

property lies on the rolling hill crests with steep slopes to the west, north and east. Elevation ranges 

from 10 to 110m on the property, with gradual to steep inclines, predominantly from north to south.   

The key limitations associated with the soil type are:  

- The soils are limited by presence of course fragments, limiting layer of rocks and shallow depth. 

The soils when exposed are susceptible to sheet erosion and mass movement, particularly 

along slopes.  

 

 

 

  

 

Image 1. Soil profile 1. Clay loam ferrosol over compacted clay. 
Presence of some coarse fragments on topsoil observed (taken 
at site assessment on 3/11/21). 
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Image 2. Roadside soil profile on paddock leading to proposed dwelling site, showing varying depth of 
shallow topsoil and limiting layer of rock (taken at site assessment on 2/11/21). 

Image 3. Soil removed from proposed dwelling 3 site. Presence of course fragment and shallow rooting 
depth observed (taken at site assessment on 3/11/21). 
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Image 4. Eucalyptus plantation on proposed development site 2 (taken at site assessment on 3/11/21) 

Image 5. Eastern boundary as seen from proposed development site 3. Visible bare soil with utility 
structure on neighbouring property. steep slope with an eastern aspect begins left of the utility 
structure (taken at site assessment on 3/11/21). 
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3 Proposed development 

3.1 Proposed dwelling 

The proponents propose to build three luxury farm-stay visitor accommodation on class 5+6s land along 

the eastern boundary of the property (Figure 9, Appendix A). Although there is prime agricultural land 

on the property, the proposed development is sited either on or near existing plantation and gardens, 

in close proximity to area that is not cultivatable due to landslip hazard (figure 8). The land area of 

proposed development is not suitable for cropping with slight to moderate limitations to grazing. The 

proposed dwellings only encroach approximately 0.2ha of grazed area on the class 5+6 land which would 

have no significant impact on the current agricultural activities on the property or adjoining properties.  

 

Figure 9. Location of proposed farm-stay visitor accommodations shown by numbered red squares. Green pin indicates 
existing residence on the property.  
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3.2 Proposed setback distances 
The proposed setback distances (figure 10, table 3) to the northern and eastern boundaries of the 

proposed dwellings are represented by yellow transects (A-D).  The southern and western boundary 

setbacks have not been included as they were greater than 400m.  

The blue transects (E and F) indicate the distance between proposed dwellings.  

The shortest setback is 15m to the northern boundary from proposed dwelling 1 and on the eastern 

boundary, it is 20m from proposed dwelling 3.  

There is no existing residence on neighbouring properties within 200m of proposed dwellings.   

 

Figure 10. Proposed setback distances from property boundaries. (Source: The LISTMap). 

Table 3. Set back distances to property boundaries. 

 

 

 

 

 

 

 

 

 

 

Setback 

Transect 
Approximate 

Distance (m) 

A 15 

B 30 

C 35 

D 20 

E 67 

F 75 

X 35 
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4 Land Use Activity 
The proponents conduct a cattle breeding enterprise from the property at 517 Penguin Road, since its 

acquisition approximately 1 year ago. The property has been developed to suit the beef breeding 

enterprise with an estimated $150,000 investment in installing adequate boundary and internal fencing 

and stockyards, water troughs, sheds, and sowing improved pastures in some parts of the property. The 

current residential dwelling is situated on the northern part of the property, separated from the 

agricultural land by a small patch of threatened native communities - Melaleuca ericifolia forest. 

4.1 Current agricultural land use 
The property contains approximately 30ha of class 3 prime agricultural land and it is not within a 

irrigation district. The prime land is dedicated to beef breeding enterprise and used of grazing 80 angus 

cattle.  

The area of land around proposed development is class 5+6 that is unsuitable for cropping and has 

moderate to severe limitation for grazing. 

Two of the three proposed dwelling are located on area that are not suitable for any agricultural activity 

and the third unit is on area of low productivity. The income generated from the proposed farm stay 

visitor accommodation would help support the upkeep property and support the beef breeding 

enterprise activities and therefore, would be incidental to the agriculture activities on site.  

Dryland agricultural activities – primarily grazing on improved pastures - are undertaken on 

neighbouring properties to the west. To the east and south is irrigated cropping. There are no 

agricultural activities conducted to the north, northeast and northwest (The LIST).  

4.2 Potential agricultural land use activities 
The property consists of land capability class 3, 5 and 5+6 land.  Approximately 30ha is class 3 land – 

prime agricultural land. This area is currently under pastoral use by the beef breeding enterprise on site 

and will continue to be used for the same. The class 5 land (approximately 1.7ha) is at the property 

frontage to the north and consists if the homestead and sheds. The 5+6 land (approximately 14.3ha) 

contains threatened native species of Melaleuca ericifolia forest to the north and a residual native cover 

garden and hardwood plantation to the east. It is also the location of a cattle yard to the south. The 

balance of approximately 9ha of class 5+6 land is also under pastoral activities.  

4.2.1 Pastoral use 

The property is suitable for pastural use with no limitations on the class 3 land and with moderate to 

severe limitations on the class 5+6 land.  Pastures have been established across the property based on 

soil type and topography.  Pastoral use is limited to dryland based as the property is not within an 

Irrigation District. Based on the property’s size, land capability, topography and in conjunction with 

growing season duration and rainfall, it would be reasonable to consider that it can support a potential 

carrying capacity of 24 DSE/ha for a total of approximately 955 DSE/year.  
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Assuming an annual average rating of 10DSE per cattle, it is reasonable to consider that the property 

has the potential to support 96 head of cattle which represents an approximate total annual gross 

margin of $43,200 or $1108/ha.  

The property will continue to be used for pastoral land use activity. 

The proposed visitor accommodation development is anticipated to result in the cumulative loss of 

approximately 0.2ha of usable class 5+6 land which would reduce the property’s total carrying capacity 

by approximately 4 DSE/year. This would equate to an annual loss of approximately $180, which is far 

less than the anticipated income of visitor accommodation.   

4.2.2 Cropping use 

The class 3 prime agricultural land on the property would be suitable for a variety of crops, however, 

the property is not located within an irrigation district and there are not dam sites or water catchments 

on the property.  Therefore, there is a lack of water for irrigated cropping use or development. As such, 

high value crops (e.g poppies, potatoes, carrots, etc.) could not be grown and cropping would be limited 

to dryland cropping (eg. cereals) with lower gross margins of $1,160/ha (DPIPWE).   Since the 

proponents purchased this farm for beef breeding activities and made significant investment to develop 

the property for pastoral use, as well as the lack of irrigation water, it would not be unfeasible to change 

to irrigated cropping at this stage.  Cattle gross margins are currently comparable to dryland cropping 

and given the area required in a sustainable cropping rotation, removing pasture for cropping (10-15ha) 

would be counterproductive (reducing grazing rotation area and resulting in the property being 

significantly destocked or feeding being purchased to maintain stock numbers), therefore cattle are 

expected to remain the priority agricultural land use on the property. 

4.2.3 Horticulture use 

Certain areas of the property could be potentially suitable for the production of certain horticultural 

crops, including table and sparkling wines, olives, strawberries and blueberries. However, due to the 

lack of irrigation water supply and significant investment already made towards pastoral use, it would 

be reasonably unfeasible to produce horticultural crops.  

 

4.3 Impact on agricultural activities and residential amenity 
The proposed area associated with the development is on class 5+6 land that has been selected to 

minimise any potential negative impact or constraint on the block itself and adjacent rural land to 

the north and agricultural land to the east. No residential dwellings are located within the near 

vicinity of the visitor accommodation development.  

After inspecting the site (site assessment completed November 3rd, 2021), it has been concluded 

that the proposed buffer distances are sufficient to prevent unreasonable impact of agricultural 

on residential amenity and vice versa in the greater area.   
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4.4 Impact of agricultural activity on neighbouring land of the proposed 

development  
Grazing activity on dryland pasture is conducted adjacent to the property in question to west. No 

agricultural activities are conducted to the north, northwest and northeast. Mixed land use activity 

including cropping and livestock production occurs on the properties adjacent to the east and 

south. 

Normal agricultural activities are not expected to have any unreasonable impact on the proposed 

development and vice versa in the future. An assessment of the key risks is summarised in Table 

5. This has been compiled on the basis that the neighbouring farm activities are likely to include 

cropping and livestock grazing. 

Table 4 Potential risk from agricultural land and activities on neighbouring land 

Potential Risk from Neighbouring  

Agricultural Land Activity  

Extent of Risk & Possible Mitigation Strategy  

1. Spray drift and dust. 

Risk = low. Existing buffer distances and topography 

(steep slope and elevation change to the east) will 

mitigate the impact of sprays and dust if applied 

under normal recommended conditions.  Spraying 

events should be communicated in a timely manner 

to the inhabitants of the dwelling. The use and 

application of agricultural sprays must abide by the 

Tasmanian Code of practice for ground spraying 2014. 

2. Noise from machinery, livestock and dogs.   

  

Risk = low. Some occasional machinery traffic will 

occur when working and undertaking general farming 

duties on adjacent land. This is mitigated by the 

topographic variation to the east.  

3. Irrigation water over boundary. 

  

Risk = low to medium. This is not expected to be an 

issue. Irrigation is practiced on neighbouring lands to 

the east and south of proposed development. 

However, there is a steep slope between the visitor 

accommodations and irrigated copping use, which 

would mitigate potential water over boundary risk.   

4. Stock escaping and causing damage.   

  

Risk = low. Provided that boundary fences are 

maintained in sound condition.  

5. Electric fences   

  

Risk = low. Mitigated by the proponent attaching 

appropriate warning signs on boundary fencing.  
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4.5 Impact of proposed development on agricultural activity of neighbouring 

land 
The proposed development, in consideration with the buffer zones, physical barriers and agricultural 

land use, have all been assessed as low risk impact to agricultural activity on neighbouring land. These 

potential impacts are usually manifested as complaints that could be made by residents of nearby 

dwellings. Other risks to neighbouring agricultural activity are outlined in Table 6.  

Some of these risks rely on an element of criminal intent and it could well be argued that this is very 

much lower with inhabitants of the dwelling than with other members of the public. 

Table 5 Potential risk to proposed development on neighbouring agricultural land use and activity 

Potential Risk to Neighbouring Agricultural 

Land Activity   

Extent of Risk & Possible Mitigation Strategy   

1. Trespass   

Risk = low. Mitigation measures include installation 

and maintenance of sound boundary fencing, lockable 

gates and appropriate signage to warn inhabitants and 

visitors about entry onto private land; report 

unauthorised entry to police.   

2. Theft   

Risk = low. Ensure there is good quality boundary 

fencing on neighbouring properties and appropriate 

signage to deter inadvertent entry to property, limit 

vehicle movements, report thefts to police.   

3. Damage to property   
  
Risk = low. As for theft.   

  

4. Weed infestation   

Risk = low. Risks are expected to be negligible, with the 

proponents committed to the productivity and 

sustainability of their property and weed control is a 

key activity.  Biosecurity practices are followed with 

dirt covered vehicles washed down before visiting the 

property and vehicles staying on established gravel 

roads. 

5. Fire outbreak   

Risk = low. Fire risk can be mitigated by careful 

operation of outside barbeques and disposal of 

rubbish.  A bushfire management plan would be 

prepared which covers the proposed development. 

6. Dog menace to neighbouring livestock   

Risk = low. Mitigated by ensuring that good 

communication is maintained between the proponent 

and residents of the neighbouring properties. Dogs 

would be managed as per the guidelines determined 

by the council. 
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4.6 Impact of proposed development on amenity of dwellings on nearby land 
There are 16 residential dwellings within a 1km radius from the centre of the proposed development 

area of the property in question (figure 11). The nearest neighbouring dwelling to the proposed 

development is approximately 358m northwest. Therefore, the proposed development is not likely to 

impose any negative impact upon them.  

 

 

 

 

Figure 11. Residential dwellings (blue dots) within 1km vicinity (red circle) from 
the proposed visitor accommodation development (red squares). (Source: The 
LISTMap) 

 

Figure 12. No neighbouring dwellings within 200m vicinity (yellow Circles) of 
proposed visitor accommodations (red squares). (Source: The LISTMap)  
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5 Planning Compliance Report – 21.0 Agriculture Zone 

5.1 Clause 21.1 Zone Purpose  

Zone Purpose Statements: Response: 

The purpose of the Agriculture Zone is: 

21.1.1 To provide for the use or development of land 

for agricultural use. 

21.1.2 To protect land for the use or development 

of agricultural use by minimising: 

(a) conflict with or interference from non-

agricultural uses; 

(b) non-agricultural use or development that 

precludes the return of the land to agricultural 

use; and 

(c) use of land for non-agricultural use in 

irrigation districts. 

21.1.3 To provide for use or development that 

supports the use of the land for agricultural use. 

26.1.1.1 The proposed development allows for the 

diversification of income streams which can be 

obtained from the property in question. Thus, the 

development would be considered incidental to the 

agricultural land use as it provides the opportunity 

to diversify the income stream and supports the 

financial viability of the property and allows for the 

ongoing upkeep and maintenance of the 

operational and management activities associated 

with the beef breeding enterprise.  

21.2.2 

(a) The potential for conflict and interference due to 

the proposed development has been assessed as 

low. Please refer to section 4.2 – 4.6 of the 

agricultural report for further details.  

(b) The proposed development is located on class 

5+6 land which has low productive value. Two out of 

the three proposed units are sited on land that is 

currently under native vegetation cover and 

eucalyptus plantation. Only one unit is on area that 

is currently grazed.  The visitor accommodations can 

be considered effectively as demountable buildings 

which could be removed and return the land to 

former land use. The access road to the proposed 

visitor accommodations would be considered as 

useful farm infrastructure and improve property 

access and thereby used to support the agricultural 

land use activities. 

(c) The property is not in an irrigation district.  

21.1.3 The proposed development allows for the 

diversification of income streams which can be 

obtained from the property in question. Thus, the 

development would be considered incidental to the 

agricultural land use as it provides the opportunity 

to diversify the income stream and supports the 

financial viability of the property and allows for the 

ongoing upkeep and maintenance of the 

operational and management activities associated 

with the beef breeding enterprise. 
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5.2 Clause 21.3 Use Standards 

5.2.1 Clause 21.3.1 Discretionary uses 

Objective: Response 

That uses listed as Discretionary: 

(a) support agricultural use; and 

(b) protect land for agricultural use by minimising 

the conversion of land to non-agricultural use. 

The proposed development is not on prime 

agricultural land and incidental to the enterprise. 

The development does not meet the acceptable 

solutions and therefore performance criteria P1, P2 

and P3b would be addressed.  

Performance Criteria  Response 

P1 

A use listed as Discretionary, excluding Residential or 

Resource Development, must be required to locate 

on the site, for operational or security reasons or the 

need to contain or minimise impacts arising from the 

operation such as noise, dust, hours of operation or 

traffic movements, having regard to: 

(a) access to a specific naturally occurring 

resource on the site or on land in the 

vicinity of the site; 

(b) access to infrastructure only available on 

the site or on land in the vicinity of the site; 

(c) access to a product or material related to an 

agricultural use; 

(d) service or support for an agricultural use on 

the site or on land in the vicinity of the site; 

(e) the diversification or value adding of an 

agricultural use on the site or in the vicinity 

of the site; and 

(f) provision of essential Emergency Services 

or Utilities. 

P1 

The proposed development and its specific location 

on the property has been selected to: 

(a) Located in a rural setting which offers high 

level privacy and ensures minimal 

potential for negative impacts on 

agricultural activities on the property and 

neighbouring land. The proposed 

development offers the visitors excellent 

views of the three sisters island off the 

coast and enjoy the bucolic amenity of the 

property in a relaxing and private setting. 

(b) N/A 

(c) The proposed development would 

facilitate visitors to be able to utilise and 

support locally and regionally sourced 

produce and nearby associated 

enterprises (i.e. vineyards, cafes, etc.) and 

experience a farm stay style 

accommodation. 

(d) N/A 

(e) The proposed development allows for the 

diversification of income streams which 

can be obtained from the property in 

question. Thus, the development would be 

considered incidental to the agricultural 

land use as it provides the opportunity to 

diversify the income stream and supports 

the financial viability of the property and 

allows for the ongoing upkeep and 

maintenance of the operational and 



Page | 27  
 

 

management activities associated with the 

beef breeding enterprise. 

(f) N/A 

P2 

A use listed as Discretionary, excluding Residential, 

must minimise the conversion of agricultural land to 

non-agricultural use, having regard to: 

(a) the area of land being converted to non-

agricultural use; 

(b) whether the use precludes the land from 

being returned to an agricultural use; 

(c) whether the use confines or restrains 

existing or potential agricultural use on the 

site or adjoining sites. 

P2 

(a) The area of proposed development is on 

low productive, class 5+6 land that has no 

cropping use and highly restricted pastoral 

use. The specific location offers high level 

privacy and ensures minimal potential for 

negative impacts on agricultural activities 

on the property and neighbouring land. 

(b)  The accommodation units can be 

considered effectively as demountable 

buildings which could be removed and 

return the land to former land use. The 

access road to dwellings would be 

considered useful farm infrastructure and 

improve property access and thereby used 

to support the agricultural land use 

activities. 

(c) The proposed development is located on 

low land capability land (i.e. class 5+6 land) 

and represents an area of the property that 

has the least level of future and current 

potential for agricultural land use activity.  

The location of the proposed development 

is on the elevated eastern boundary which 

has a steep slope just beyond that aids in 

the buffer distances of the development. 

This not only provides for privacy between 

the proposed development and 

neighbouring properties but also 

significantly mitigates the potential for 

negative impacts and constraints imposed 

upon the agricultural land use activities. 

As outlined in section 4.4 and 4.5 of the 

agricultural report, the proposed 

development will not exclude, create 

conflict, constrain or interfere with any 

primary land use activities.  

The visitor accommodation units will 

implement modern design and 

construction techniques and appropriate 

environmental controls to reduce visual 
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impacts and therefore maintain the bucolic 

amenity of the area.  

There is extensive vegetation present on 

the northern boundary from the proposed 

development that aids in the reduction of 

visual impacts of the proposed visitor 

accommodation from the adjacent rural 

land and penguin road.   

P3 

A use listed as Discretionary, excluding Residential, 

located on prime agricultural land must: 

(b) be for a use that demonstrates a significant 

benefit to the region, having regard to the 

social, environmental and economic costs 

and benefits of the proposed use. 

P3 

The proposed development would cater for high-

end accommodation which would encourage 

affluent visitors to stay in the central coast 

municipality and take advantage of the many unique 

tourism attractions, places of interest and natural 

values of the greater region.  

It is reasonable to expect that this type of farm stay 

visitor accommodation would have a positive 

economic impact on the wider region as visitors 

would stay longer, visit more attractions and places 

of interests. Additionally, the ongoing operation of 

the visitor accommodation would have a flow on 

economic benefits due to the need for cleaning 

services and various accommodation consumables.   

 

 

5.3 Clause 21.4 Development Standards for Buildings and Works 

5.3.1 Clause 21.4.1 Building height 

Objective: Response 

To provide for a building height that: 

(a) is necessary for the operation of the use; 

and 

(b) minimises adverse impacts on adjoining 

properties. 

The proposed visitor accommodation units would 

have a building height of less than 12m and 

therefore complaint with Acceptable Solution A1.  
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5.3.2 Clause 21.4.2 Setbacks 

Objective: Response 

That the siting of buildings minimises potential 

conflict with use on adjoining properties. 

The buildings associated with the development are 

located greater than 5m from the property title 

boundaries and therefore compliant with acceptable 

solutions A1.  

The proposed development would be located within 

200m of agricultural land and hence performance 

criteria P2 is addressed.  

  

Performance Criteria  Response 

P2 

Buildings for a sensitive use must be sited so as not 

to conflict or interfere with an agricultural use, 

having regard to: 

(a) the size, shape and topography of the 

site; 

(b) the prevailing setbacks of any existing 

buildings for sensitive uses on 

adjoining properties; 

(c) the location of existing buildings on the 

site; 

(d) the existing and potential use of 

adjoining properties; 

(e) any proposed attenuation measures; 

and 

(f)  any buffers created by natural or other 

features. 

P2 

(a) The location of the proposed development 

is on the elevated eastern boundary which 

has a steep slope just beyond that aids in 

the buffer distances of the development. 

This not only provides for privacy between 

the proposed development and 

neighbouring properties but also 

significantly mitigates the potential for 

negative impacts and constraints imposed 

upon the agricultural land use activities. 

As outlined in section 4.4 and 4.5 of the 

agricultural report, the proposed 

development will not exclude, create 

conflict, constrain or interfere with any 

primary land use activities.  

(b) The nearest dwelling on adjoining 

properties to the proposed development is 

approximately 358m to the northwest. 

(c) The location of the existing residential 

dwelling on the property is approximately 

320m to the northwest and at a lower 

elevation from the proposed dwelling. 

(d) Grazing activity on dryland pasture is 

conducted adjacent to the property in 

question to west. No agricultural activities 

are conducted to the north, northwest and 

northeast. Mixed land use activity, 

including cropping and grazing land use 

activity is conducted to the east and south. 

As outlined in section 4.4 and 4.5 of the 
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agricultural report, the proposed 

development will not exclude, create 

conflict, constrain or interfere with any 

primary land use activities.  

(e) The visitor accommodation units will 

implement modern design and 

construction techniques and appropriate 

environmental controls to reduce visual 

impacts and therefore maintain the 

bucolic amenity of the area. 

The proposed development is not an 

entertainment venue and therefore, noise 

and sound emissions would be kept to a 

minimum.  

(f) There is extensive vegetation present on 

the northern boundary from the proposed 

development that aids in the reduction of 

visual impacts of the proposed visitor 

accommodation from the adjacent rural 

land and penguin road.  Additionally, the 

steep slope along/adjacent to the eastern 

boundary acts as a buffer to the agriculture 

land in this direction.  
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6 Conclusion 
 

1. The property consists of both prime and non-prime agricultural land.   

2. The property consists of land capability Class 3, 5 and 5+6 overall.  

3. The proposed development on the property is based on building 3 farm stay style visitor 

accommodation. 

4. The proposed development is on class 5+6 land that is unsuitable for cropping and has restricted 

grazing.   

5. The proposed development would result in the loss of 0.2ha of currently grazed area of class 

5+6 land, that would reduce the total carrying capacity by approximately 4 DSE/year. This would 

equate to an annual loss of approximately $180, which is far less than the anticipated income 

of visitor accommodations.   

6.  The proposed development does not diminish or reduce the agricultural land or its production 

value now or in the future by maintaining current land use practices on the existing areas. 

7. The proposed development would not create any additional constraints on the 

capability/capacity of the agricultural land on the property, or the neighbouring land. 

8. The proposal will be consistent with the agriculture zone purpose, use standards and 

performance criteria statements of the Tasmanian Planning Scheme 21.1, 21.3.1,21.4.1 and 

21.4.2 
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9 Appendices 

Appendix A:  
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517 Penguin Road, Penguin and surrounding property. 

Location of proposed cabins 
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517 Penguin Road, Penguin and surrounding property showing Low, Medium and Medium 

Active landslip hazard areas along Penguin Road. 

           Low 

           Medium 

           Medium Active 

           Location of proposed cabins 

 



 

517 Penguin Road, Penguin and surrounding property showing land  

capability classification. 

           Class 3 - prime agricultural land 

           Class 5 +6  

C         Class 5 

           Location of proposed cabins 

 

 

 

 

 

 

        



 

View from proposed location of Cabin No. 1 

 

Location of proposed Cabin No. 1 

 



 

View from location of proposed Cabin No. 2 

 

Timber will be harvested prior to cabin development at this location. 

Note: The land is Agriculture Zone and, as such, is not subject to the  

Priority Vegetation overlay. 

 



 

View from location of proposed Cabin No 3. 

 

View from location of proposed Cabin No 3. 

 



 

View from location of proposed Cabin No 3. 

Note: Signal station and shed are located on adjoining land. 
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© The List 2021.
© Central Coast Council 2021.

CENTRAL COAST COUNCIL
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Telephone: 03 6429 8900
Facsimilie: 03 6425 1224
admin@centralcoast.tas.gov.au
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Application for Planning 

PO Box 220 

19 King Edward Street 

Ulverstone  Tasmania 7315 

Tel   (03) 6429 8900 

Fax  (03) 6425 1224 

admin@centralcoast.tas.gov.au 

www.centralcoast.tas.gov.au

 

 

S.57 Land Use Planning and Approvals Act 1993 
 
 
 
 

The following application has been received: 
 
 
 

Application No.:             DA2022112 
 
 
 

Location:                        7 Kywong Crescent, West Ulverstone 
 
 
 

Proposal:  Residential - 3 carports and 

retrospective application for second 

vehicle access  
 
 
 

Performance Criteria: Setbacks and building envelope for all 
dwellings; Number of accesses for 
vehicles 

 
 
 

The application may be inspected at the Administration Centre, 19 King Edward Street, Ulverstone during 

Office hours and on the council's website: www.centralcoast.tas.gov.au. Any person may make 

representation in relation to the applications (in accordance with S.57(5) of the Act) by writing to the 

General Manager, PO Box 220, Ulverstone 7315 or by email to admin@centralcoast.tas.gov.au  and 

quoting the Application No. Any representations received by the Council are classed as public documents 

and will be made available to the public where applicable under the Local Government (Meeting 

Procedures) Regulations 2015. 
 
 
The representation must be made on or before              18 May 2022 

 
 

  Date of Notification:          4 May 2022 

 
 
 

 

 

 

Sandra Ayton 

GENERAL MANAGER 

tracey
Typewritten text
Annexure 2



CENTRAL COAST COUNCIL  
PO Box 220 

19 King Edward Street 

ULVERSTONE  TASMANIA  7315 
Ph: (03) 6429 8900 
Email:  planning@centralcoast.tas.gov.au 
www:  centralcoast.tas.gov.au 

 
 
 
 
 
 
 
 
 
 
 

 
  

Zo 

 
 
 
 
 
 
 
 
 

Site Address             
  
 
                                            

 

Certificate of 
Title Reference   

 
  

 Land Area                                                                    Heritage Listed Property                     NO                   YES  
 

 
 

First Name(s)                                                                                          Surname(s) 
 
 

Company name                                                                                          Contact No: 
(if applicable)                                                                                                                    

Postal Address:                                                                                                  
 

 
 
Email address: 
        
Please tick box to receive correspondence and any relevant information regarding your application via email. 

 

 
 
 

First Name(s)                                                                                      Middle Names(s)                                                  

                                                                                          
 

 

Surname(s)                                                                                          Company name (if applicable) 

 

 

 

Postal Address:                                                                                                  
 

 

  

  

Use or Development Site: 

Applicant(s) 

Owner(s) (note – if more than one owner, all names must be indicated) 

 

 

Office use only:                Zone:        Permit Pathway – NPR/Permitted/Discretionary  

 

 

 

Land use Planning and Approvals Act 1993 

Central Coast Interim Planning Scheme 2013 

PLANNING PERMIT APPLICATION 

7 Kywong Crescent, West Ulverstone 7315

11016/4

Paul Smith

Optimo Awnings Northern Pty Ltd 6391 1836

6 Union Street, Longford TAS 7301

adminnt@optimoawnings.com.au

Cherie Ann

Woodberry

7 Kywong Crescent, West Ulverstone 7315

  CENTRAL COAST COUNCIL
LAND USE PLANNING 

 
22/04/2022Received:

Application No:

Doc ID:

DA2022112

419611

mailto:planning@centralcoast.tas.gov.au


 
 
 
 

PERMIT APPLICATION INFORMATION (If insufficient space for proposed use and development, 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” is the works required to facilitate the proposed use of the land, including the construction or alteration or demolition of 

buildings and structures, signs, any change in ground level and the clearing of vegetation. 

 Proposed Development  (please submit all documentation in PDF format to planning@centralcoast.tas.gov.au  
separating A4 documents & forms from A3 documents). 
 
________________________________________________________________________________________ 
 
 
_______________________________________________________________________________________  

 
 
  ________________________________________________________________________________________ 

  
 

 
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 NOT in the applicant’s 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 within a Strata Corporation 

 
I, , declare that the owner/each of the owners            
of the body corporation has been notified of the intention to make this permit application. 

 
Signature of Applicant                                                                                                         Date 

 

 

 

addition of three awnings to existing dwelling

46,324.00

69.923

Paul Smith

12.04.2022



 

NB:  If the site includes land 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. 

 

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 _______________ 
 
 

 

 

Office Use Only  

Planning Permit Fee $ ................................................ 

Public Notice Fee $ ................................................ 

Permit Amendment / Extension Fee $ ................................................ 

No Permit Required Assessment Fee $ ................................................ 

TOTAL $ ................................................ 

  

Validity Date  

 

If the application involves land owned or administered by the CENTRAL COAST 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  

___________________ 

 

 

Paul Smith

12.04.2022



 Central Coast Council 

PO Box 220, Ulverstone TAS 7315 

Ph 6429 8970 

 

INFRASTRUCTURE SERVICES INFORMATION REQUEST  
 

 

Site of Proposed Development 
 

 

Applicant 

 

 

 YES      NO 

Does the development propose to construct a new crossover? 
 

     

Does the development propose to increase existing crossover width to 

more than 3.6m? 
     

Does the development require removal of any vegetation from within the 

road reserve or outside the property boundary? 
     

 

Applicant Declaration 

 
I,   (Print Name) 
 

declare the information I have given in this application to be true and correct to the best of my knowledge.  

 
 

 

Street Address 
 

 
 

Certificate of Title 

Reference 

 

Contact Name 
 

 
  

Company 
 

 
  

Postal Address 
 

 
  

Phone No. 
  

Mobile No. 
 

 
     

Email Address 
 

 

Signature of 

Applicant 

  
Date 

 

 

7 Kywong Crescent, West Ulverstone 7315

11016/4

Paul Smith

Optimo Awnings Northern Pty Ltd

6 Union Street, Longford TAS 7301

6391 1836

adminnt@optimoawnings.com.au

Paul Smith

12.04.2022



SEARCH DATE : 02-Feb-2022
SEARCH TIME : 10.33 AM
 
 

DESCRIPTION OF LAND
 
  Town of ULVERSTONE
  Lot 4 on Sealed Plan 11016
  Derivation : Part of Lot 2 (Section V.1) Gtd to T B Scurrah 
  and Part of Lot 3 (Section V.1) Gtd to C Scurrah
  Prior CT 3695/89
 
 

SCHEDULE 1
 
  C824250  TRANSFER to CHERIE ANN WOODBERRY   Registered 
           31-Aug-2015 at noon
 
 

SCHEDULE 2
 
  Reservations and conditions in the Crown Grant if any
  SP 11016 EASEMENTS in Schedule of Easements (if any)
  SP 11016 FENCING COVENANT in Schedule of Easements
  E21357   MORTGAGE to Community First Credit Union Limited  
           Registered 31-Aug-2015 at 12.01 PM
 
 

UNREGISTERED DEALINGS AND NOTATIONS 
 
  No unregistered dealings or other notations

SEARCH OF TORRENS TITLE

VOLUME

11016
FOLIO

4

EDITION

8
DATE OF ISSUE

31-Aug-2015

RESULT OF SEARCH
RECORDER OF TITLES

Issued Pursuant to the Land Titles Act 1980

Department of Natural Resources and Environment Tasmania www.thelist.tas.gov.au
Page 1 of 1
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Central Coast Council

IMPORTANT
This map was produced on the GEOCENTRIC DATUM OF AUSTRALIA 1994
(GDA94), which has superseded the Australian Geographic Datum of 1984
(AGD66/84). Heights are referenced to the Australia Height Datum (AHD).
For most practical purposes GDA94 coordinates, and satellite derived (GPS)
coordinates based on the World Geodetic Datum 1984 (WGS84), are the same.

Disclaimer
This map is not a precise survey document
All care is taken in the preparation of this plan; however, Central Coast Council accepts no responsibility
for any misprints, errors, omissions or inaccuracies. The information contained within this plan is for
pictorial representation only. Do not scale. Accurate measurement should be undertaken by survey.
© The List 2021.
© Central Coast Council 2021.

CENTRAL COAST COUNCIL
19 King Edward St
Ulverstone
TAS 7315
Telephone: 03 6429 8900
Facsimilie: 03 6425 1224
admin@centralcoast.tas.gov.au
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Connect w'th C as "fieds
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Local Government Local Government Public Notices Public Notices : Adult Services

WARATAH WYNYA

Application for use and development of land has
been received:-

Applicalion No: DA 2022/44

Site: 987 Ridgley l·lighway RIDGLEY
CT 47507/4

Proposat Outbuilding

Discretionary Matter: Reliant on performance criteria for

grant d permit - Clause 12. 3 (P2)

The application may be viewed on the Bumle City
Council's website at - www.bumie.net/permits

A hard copy of the full appHcation documents may be
requested by telephoning 6430 5B39; and on payment of
a fee representing the cost of reproduction, provided to

the penion who requested the copy either by -

(a) collection from a place,nominated by an officer of the
councit or

(b) ordinary post to the address nominated
Any person may make representation relating to an

appilca§on in writing addressed to the General Manager,

Bumle City Council, PO Box 973, Bumie 7320 or
bumie0bumie.net by no later than 5.00pm on

18 May 2022.

Dated: 4 May 2022

Simon Overland R

GENERAL MANAGER

- counen

WEED SPRAYING
Council wishes to advise, as weather permits, that

its weed control program will take place over the

next three months.

Council will be targeting woody weeds such as

blackberry, gorse, montbrella and thistles.

Please direct any queries in relation to this matter

to council's customer services Department on

6443 8333.

Dated at Wynyard this day 4 May 2022
Shane Crawford, General Manager

PO Box 168, WYNYARD 7325

Email: council@warwyn.tas.gov.au

APPUCAT10N5 FoR PLANNING PERMIT5

S.S7 f.and Use Planning and Approvals Acr i 993.

The following applications have been received:

Application No.: DA2o22112

Location: 7 Kywong Crescent, west Ulverstone
Proposal: Residential - 3 carports and retro-

spective application for second

vehicle access

Performance Setbacks and building envelope for
Criteria: all dwellings; Number of accesses

for vehicles

APPUCATIONS FOR PLANNING PERMIT
The iallowing applications have been received under

Section 57 of the Land Use Planning & Approvals Act 1993:

Application.No,: DA 72/2022

Site: 36 Shearwater Esplanade,

Shearwater

Proposak Residential - proposed Dwelling

Extension

Application No,: DA 83/2022

Site: 299 Oppenheims Road, Moriarty

Proposak Residential - proposed Outbuilding

and Demolition of Existing ?

Application No.: DA 86/2022

Site: 23 Fenton Street, Latrobe

Proposal: Residential - proposed Outbuilding

Application No.: DA 95/2022

Site: 51 Henslowe Street, Tarleton

Proposal: Residential - proposed Outbuilding

The applications and associated materials will be

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

this notice. In accordance with Section 57(5) of the

Land Use Planning & Approvals Act 1993 any person

may make representation in relation to the proposals

by letter addressed to the General Manager or email

addressed to council@kentish.tas.gov.au by close of

business 18 May 2022.

Dated at Latrobe this 4 May 2022.

Gerald Monson
GENERAL MANAGER

Application No.: DA202211 3
Location: 34 Stephen street, Forth

Proposal: Residential demolition and con-
struction of garage

Performance Setbacks
Criteria:

The applications may be viewed at the Administration
Centre during:office hours and on the Council's

website. Any person may make representation in
relation to an application (in accordance with s.57(5)
of the Act] by writing to the General Manager at
PO Box 220, Ulverstone 7315 or by email to
admin@centralcoast.tas.gov.au by no later than
l a May 2022.

Date of notification: 4 May 2022.

SANDRA AYTON
General Manager

Public Notices

HAVE YOUR SAY - Improving Services to our Community.

Council will be holding a number of feedback sessions

where we are Inviting our community to come along

and share their thoughts and Ideas about how we

can Improve our services using technology. Help us to

understand what is important to you.

Community Feedback Sessions

Wednesday, 11 May at 5:30pm

Thursday, 12 May at 1pm

Professionals Feedback Session (Sultable for legal

professionals, surveyors, builders etc.)

Tuesdayr10 May at 2pm

Business Feedback Session

(Suitable for business ownersc managers and staff,
and members of Business North West)

Thursday, 12 May at 9:30am

Youth Feedback Sessions

Wednesday, 11 May at 9:15am

All sessions will be held at the Bumie Arts & Function

9 out of 10 readers

support Local

Businesses,

where

possible

Centre. RSVPfor one of the feedback sessions or complete

the online survey at www.bumle.net/haveyoursay

SAVE TIME, SUBMIT ONUNE
tct y0Hf cl;l%ttidu od lily(iH1t T

dddÌl cMt culil ;111

usat

TEMPORARY CLO5URE OF PUBLIC STREET
STEELE STREET - 11/05/2022

The folowing closure wil opply for the conduct of

Roadworks on Wednesday, 11 May 2022 from 7:30 om
to2.Copm:

? STEELE STREET (between FORMBY ROAD ond

WENVOESTREET)

It would be oppreciated if this closure could be noted.

Matthew Atkins
GENERAL MANAGER

NOTICE FOR CLAIMS
JANETTE SEATON late of Meercroft Care inc,
Clements Street, Devonport in Tasmania who
died on 06/12/2021. Creditors, next of kin and

others having claims in respect of the property
of the abovenamed deceased are required by
the Executors, JESSIE ANNE FLETT and ANNE

WILKS, C/- Friend & Edwards Lawyers, 28a
King Edward Street, Ulverstone in Tasmania, to
send particulars of their claim in writing to the
Registrar of the Supreme Court of Tasmania,
GPO Box 167, Hobart in Tasmania on or before
07/06/2022 after which date the Executors may
distribute the assets having regard only to the

claims of which the Executors then have notice.
Dated this 04/05/2022.

FRIEND & EDWARDS Lewyers
Solicitors to the Estate

||ßl T A s c A T
in the General Division - nosource & Planning stroom

A preliminsey conference has been listed for the
tonowing matter/sp

No & Details Date or Hearing ?

P2o22/7a Permanent Caravan Wed 1 I May 2022
301 Pages lload, Moorleah I l.00 am

Any person, who complies with the statutory requirements,
may apply to be made a party to the proceedings
forthwith, in writing to GPO Box 131l. Hobart 7001 or

email resourceplanning@tascat.tas.gov.au.

The RPs has implemented a new case management system.
The reference numbers for proceedings will alter. Existing
files will reference the old reference number to asslat parties
until all existing matters are concluded.

Please read information on the 1Hbunel's website at
www.tascat.tas.gov.au regarding attending Tribunal

hearin5s and COVID-19 safety requirements.
1Hbunal olBces: 3e Barrack street. Hobart

Postal Address: GPO Box 1311, Hobart

Email: 6tas.gov.auNOTICE of intention
To Apply For A
Kennel Licence

Dog Control Act
2000 Section 51 (3)

Notice is hereby

given that it is my
intention to apply to

Latrobe Council for a
kennel licence for 3

dogs, 2 Australian
claims against the Cattle Dogs and 1
undermentioned Staffordshire Bull
deceased estates am Terrier at 10 Tanquil
requiredtolodgethe Place, Shearwater

Tasmania.
Trustee, Hobert on or

before the 4th day d Persons residing or
June next. Particylars owning land within
of assets held by 200 metres of the
any person arcelso above address may,

within 14 days afterrequested. the publication of this

notice, object in
Dorothy May Heald writing to the General
late of Somerset in Manager of the
Tasmania Latrobe Council

stating their reasons

for objecting to the

Pubne Trustee grant of the licence.

Hobart C Downing,

omonpo,t applicant.
tptopublictrustee.tas.gov.au

1e00 08e 7e4

TPTWEA L TH

D E S M0 ND JO H N 100% new, 1st in
BURROWS late of 330 Bumie 2 ladies, 19 yo,
Wesley Vale Road, sz 5, gorgeous, 24 hr
Latrobe in Tasmania, 0479112585/0447079396
Retired Baller Maker
Weider, Widowed,
Deceased.

Creditors, next of kin
and others having clairfis

in respect of the

property or estate of the

deceased, DESMOND ,
JOHN BURROWS who AUSSle/DaniSh
died on la day of

January 2022, are Busty Beauty. New to
required b the Dev. Tall, tanned &

Executor, TPT EALTH orgeous, till late,
LTD of Level 2 1 37 Ile, 0411 169 673.

Harrin ton Street,
Hobart n Tasmania, to BELLA S BACK
send particulars to the

said Company the 4th Aussie from WA

w ch da e the ca r °n

may distribute the om 959 H7assets, having regard
only to the claims of
which it then has notice.
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GeneralManager
Central Coast Council
PO Bax220
ULVERSTONE 7315

admin@centralcoast tas. gov. au

17 May 2022
Attn: GeneralManager

Al & R Bedelph
5 Kywong Crescent
Ulverstone 7315IAS.
64252923H
a408 142229 M
tony. bedelp h@gmail. com

REF: DA2022112

As this Planning Application DP ,022112 submifted for comment by us still has several concerning
and important issues to be addressed (similar to withdrawn application DA2022073),
we again felt it necessary to seek outside advice.

Accordingly, please find enclosed/attached documentation prepared by PDA Surveyors Engineers &
Planners " Representation 7 Kywong Crescent Bedelph Final 170522.pdf ".
Which is submitted on behalf of Mr. Tony and Mrs. Rosemary Bedelph.

Signed (Owners - 5 Kywong Crescent, Ulverstone)

/t ilBe,,le'tL
(R Bedelph)-!(A.1. Bedelph)

NOTE: Response to DM022112 submitted to CC Council by EmailAND printed copy delivered to
Council Chambers on 18e. May 2O22

tracey
Typewritten text
Annexure 3
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16th May 2022 

Central Coast Council 

General Manager 

Ms Sandra Ayton 

Via email: admin@centralcoast.tgas.gov.au 

Dear Madam, 

Re: DA2022112 - 7 Kywong Crescent, West Ulverstone 
Residential- 3 Carports and retrospective application or second vehicle access 

Thank you for the opportunity to provide this planning representation under Section 57 (5) 

of the Land Use Planning and Approvals Act 1993 (the Act).  PDA Surveyors, Engineers and 

Planners (PDA) have been engaged by Mr Tony and Mrs Rosemary Bedelph to raise their 

concerns regarding the development application listed above.  

It is noted that this is the second time the application has been advertised. The first 

application was withdrawn due to a range of issues that made it invalid, including the 

reference to the incorrect planning scheme on Councils Advertised Planning application 

page. It is disappointing however to note that while the applicant has taken onboard the 

original elements of the submission lodged by our clients, they appear only to be in order to 

validate the application from both the Council and the applicant issues but no changes 

have been proposed to respond to our clients concerns regarding impact to amenity. 

Attached is a copy of the first submission provided for the benefit of the Planning Authority. 

As suspected, the second crossover installed by the applicant was done so without a 

planning permit or the required permit from the road authority. In matters such as these it 

always appears to members of the community that developers take the approach that it is 

better to act and apologise later because authorities are often reluctant to require a 

developer to remove and remediate.  

The first submission requested that the applicant address the discretionary element of the 

application. Certainly, it is PDA’s consistent experience with Central Coast Council, and 

indeed all Council’s, that they are required to address the Performance Criteria in order to 

demonstrate to the Planning Authority and potential representors how the application 

meets the discretionary criteria. This is actually a requirement of the Tasmanian Planning 
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Scheme – Central Coast Council at Clause 6.8 Discretionary Use or Development which 

states: 

6.8.1 The Planning Authority has a discretion to refuse or permit a use or development if: 

(a) the use is within a Use Class specified in the application Use Table as being a use which

is Discretionary;

(b) the use or development relied on Performance Criteria to demonstrate compliance with

an applicable Standard; or

(c ) it is Discretionary  under any other provision of this planning scheme.

We raise again that the applicant has failed to provide any information to demonstrate 

compliance with the Performance Criteria. How then can the Planning Authority assess the 

use or development when the applicant has failed to demonstrate compliance with the 

applicable standard? 

Representation 

The representation matters raised in the original, attached representation remain relatively 

unchanged with the exception of the addition of the retrospective crossover. The impact 

from the bulk form, overlooking and overshadowing are not changed. It is requested that 

the first submission be read in conjunction with this second submission. 

While the applicant has now shown the new solar panels on the roof of my client’s 

property, it is their request that Council conduct its own assessment as the diagram 

provided requires a peer review. The shadow diagrams provided by the applicant do 

however, without a doubt, show a shadow cast across the private open space, 

contributing to a significant loss of solar access during the afternoon. 

New matter for the Planning Authorities consideration 

C2: Parking and Sustainable Transport Code 

The objective of this Code is that: 

(a) Access to land is provided which is safe and efficient for users of the land and all

road network users, including but not limited to drivers, passengers, pedestrians and

cyclists by minimising the number of vehicle accesses:

(b) Accesses do not cause an unreasonable loss of amenity of adjoining uses; and

(c) The number of accesses minimise impacts on the streetscape.
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C2.6 – Development Standards for Buildings and Works 

C2.6.3 – Number of accesses for vehicles 

A1  The number of accesses provided for each frontage must: 

a) Be no more than 1; or

b) No more than the existing number of accesses, whichever is the greater.

The applicant cannot meet the standards under Acceptable Solution but has already 

installed the cross over and a driveway that runs parallel to that of our clients. They have 

completed this work without obtaining the necessary permit from either the Planning 

Authority or the Road Authority.  

The applicant has not provided a statement, or acknowledged the Performance Criteria. 

The Planning Authority are again challenged as to how they can accept or assess the 

application without the applicant’s statement as to how they believe they demonstrate 

compliance with the ordinance.  

Our client does not believe they can.  

C2.6.3 P1 states: 

The number if accesses for each frontage must be minimised, having regard to: 

a) Any loss of on-street parking; and

b) Pedestrian safety and amenity;

c) Traffic safety;

d) Residential amenity on adjoining land;

e) The impact on the streetscape.

Response: 

a) The lot frontage for 7 Kywong Crescent is 17m. The existing access on the western

boundary is approximately 4.5m. The retrospective access approval is for a 3.6m

opening. That equates to 8.1m of combined access, or almost half the residential

title.

On street parking at the front will be reduced, if not removed. If visitors were to try

park out the front of the property they will be forced to park a curve in the road with

a tight fit between the two cross overs. See illustration on page 4, taken from the

application documentation.
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Figure 1: Example of reduced frontage due to the two cross overs – client application 

documentation 

b) Pedestrian safety is a concern through this area due to the high concentration of

cross overs on this bend. Five dwellings already have road openings within a 34m

section although there is the option for pedestrians to cross the road.

Figure 2: Aerial imagery of 6 crossovers in close proximity 

Listmap 16/5/22 
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c) Traffic safety is a concern for our client. They currently reverse into their driveway to

improve their safety leaving. When the fence was installed by the owners of 5 Kywong,

it was articulated to a lower level because of their safety conscious concerns

regarding access and egress. The installation of a new parking area along this

boundary has the potential to reduce their visibility. Given there is no on street 
parking in this area, visitors will either park outside our clients premises, or behind the 
cars along this fence.

d) The reduction to residential amenity is covered in the attached representation. While

considering the retrospective nature of the a cross over application, one must also

consider the development the cross over is required to facilitate. Both developments

are intertwined. Without the cross over, the development is not possible unless the

applicant were to drive over the curb and channel. Approving the crossover,

facilitates the way for the applicant to build a 14.1m carport right on their boundary.

e) The development pattern for Kywong Crescent is predominantly single residential

dwellings, set back from the front with landscaped front yards, carports behind the

building line, no front fences and single vehicle access. The proposal will not be in

keeping with the characteristics of the street.

Simply put, a single dwelling with just 17m of frontage does not need two cross overs. Had 

the land owner not converted their carport into an outdoor habitable room, the cars could 

be parked in the existing driveway and there is room behind the dwelling to store the 

caravan, or a modest size caravan can be stored at the side fence without the need for a 

3.2m high structure on the boundary. 

Our client requests that the Planning Authority prioritise the negative impact to their 

residential amenity and solar access on an area that they use most days, over the 

applicant’s ‘storage’ of an asset that is used off site in a transient manner, particularly when 

there are other storage solutions available that would have no impact on adjoining 

properties. 

This application is not made without alternative options and solutions to achieve the 

outcome the applicant is seeking. However, should the Planning Authority disregard our 

clients genuine concerns and approve the application, it will result in permanent negative 

implications to our clients property, a property they have lived in for over 40 years.  

Yours sincerely 

Justine Brooks 

Director I Planning Manager -PDA Surveyors, Engineers and Planners 

obo 

Mr Tony and Mrs Rosemary Bedelph 



 
 

 
 

 

 

 
 
 

 
 

 
 
 

 
 
 

8th April 2022 

Representation to Planning Application 

DA2022073 - 3 Carports  

7 Kywong Crescent, West Ulverstone 

Obo Mr Tony and Mrs Rosemary Bedelph 

5 Kywong Crescent, West Ulverstone 
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PLANNING REPRESENTATION – 7 KYWONG CRESCENT, WEST ULVERSTONE 

EXECUTIVE SUMMARY 
This Planning representation is submitted in response to the advertised development 

proposal for three 'carports' to be constructed at 7 Kywong Crescent, West Ulverstone. 

The Central Coast Council website where the Planning Applications are displayed 

indicates that the discretionary applications have been submitted to Council for 

approval under the Central Coast Interim Planning Scheme 2013. However, this 

submission is prepared in line with the Tasmanian Planning Scheme – Central Coast 

Council – Local Provision Schedules. It is recommended that Council officers should 

update the website so as not to cause confusion for future representors and to ensure 

their representations are validly prepared. 

This representation is prepared on behalf of Mr Tony and Mrs Rosemary Bedelph who 

have built a lovely, comfortable home at 5 Kywong Crescent, raising their children, 

grandchildren and now great-grandchildren there for over 44 years. The extended 

Bedelph family regularly use the outdoor BBQ/meals area (private open space), which is 

located directly off of their living area. As part of this proposal, this area will be impacted 

significantly by overshadowing caused by the discretionary development proposal. Of 

additional concern, the solar panels on the roof of their home will also be overshadowed 

should the Council approve this application. Whilst the application shows some of the 

solar panels currently located on the roof of 5 Kywong Crescent, the impacted panels 

have not been included in the applicant's documentation. This submission provides an 

updated copy of the solar panel configuration that is in place to assist the Planning 

Authority to make a more accurate, informed decision. These additional panels were 

installed on 21st February 2022 and cost $10,300 + GST. Any impact on the operational 

efficiency of these panels will have ongoing financial implications. 

Finally, the Planning Authority is invited to consider the ramifications of the impact of 'boat 

and caravan storage' (a defined use in the scheme) in residential areas. While the 

application has been advertised as '3 carports', the reality is that the additional height of 

the structure causing the discretion is for a large caravan, not a car. Owning and storing 

RVs and Caravans is generally considered a 'use' ancillary to the dominant residential 

use. However, as these forms of vehicles become more extensive in length and height, 

the requirement to store these vehicles results in larger and taller buildings that impact 

beginning surrounding residential use. When there is a conflict between the dominant 

use and an 'ancillary use' the use can no longer be considered ancillary.  

The advertised documentation does not provide a statement from the applicant 

addressing the various discretions so it is assumed that Council Officers did not require 

them to which would be highly unorthodox. If the applicant has been asked by the 

Council to address the discretionary elements, that information has not been provided 

for comment by those interested in,or  impacted by the development 

There is a specific definition within the Planning scheme for the use of  'boat and caravan 

storage' when applied to land used to store recreational vehicles.  

The application being considered defines the storage as ancillary to the residential use 

but when ancillary uses start to conflict and impact on the primary resdential use on 

neighbouring sites, the ancillary nature of the use classification must be questioned. 

Large, visually imposing caravans should not be stored directly on residential lot 

boundaries if they are going to block the sun and cause a reduction in visual amenity 

and solar access. 
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PLANNING REPRESENTATION – 7 KYWONG CRESCENT, WEST ULVERSTONE 

1.0 INTRODUCTION AND APPLICATION VALIDITY 
 

Mr Tony and Mrs Rosemary Bedelph have sought assistance with preparing a planning 

submission in response to the advertised application. A discretionary application has 

been made to the Central Coast Council for the 'addition of three awnings to an 

existing dwelling'. The Central Coast Council have advertised this as 'Residential – 3 

carports'. 

 

Validity of the Application 

 

The Council has advertised the discretionary elements of the application as 'setbacks 

and building envelope for all dwellings'. When reviewing the planning application 

against the Tasmanian Planning Scheme – Central Coast (the Scheme), PDA has 

determined that there are additional discretionary elements associated with the 

proposed development which are required to be considered but have not been 

advertised. The applicant has not provided a statement against either the Acceptable 

Solution or the Performance Criteria, which is another anomaly for the Planning 

Authority to take into consideration. 

It is also noted that the application is lodged citing the owner as (Mr) Wayne Douce, 

however this does not align with the title provided as part of the advertised documents. 

The section of the planning application form notifying the correct landowner has not 

been completed.  

Finally, and more importantly to the appellants,  the application documentation is 

missing several pieces of information that would provide those preparing submissions 

with much-needed information to carry out their due diligence and form a considered 

response. Those documents include, but are not limited to: 

• a site plan prepared to scale, showing where all existing buildings are located 

and the proposed location of new development; 

• a copy of the schedule of easements; 

• a written statement by the applicant addressing the planning scheme 

ordinance, in particular the discretionary elements, 

• location of service connection points in relation to the works that are proposed ( 

and that have recently been carried out); 

• a detailed layout of the proposed buildings, including elevations ( the hand 

drawn 2d drawings were challenging to visualise the impact from a lay-persons 

point of view – resulting in the appellants requiring assistance with their 

submission. The layout was adhoc and not in context to the whole title, again 

making it difficult to follow from a lay representors point of view); 

•  

Prior Development: historical and recent 

 

The subject property, 7 Kywong Crescent, Ulverstone, had an existing carport that the 

current owner has chosen to close it in and convert into outdoor entertaining / private 

open space. This has resulted in the need for them to construct a new all-weather 

carport. It is unknown whether the conversion of the former carport required a change 

of use permit from the Council. Still, it is requested that the Planning Authority consider 

this when determining whether to approve three more carports that will significantly 

impact adjoining properties. 
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PLANNING REPRESENTATION – 7 KYWONG CRESCENT, WEST ULVERSTONE 

In recent weeks, the landowner also installed a second vehicle road opening which 

appears to be over the entry point for the property's water and sewer connections. 

Therefore, it can only be assumed that approval was sought from TasWater as part of 

the Council's approval process,  however this can not be relied on given the adjoining 

landowners were not invited to participate in what should have been treated as a 

discretionary process. 

Under the Parking and Sustainable Transport, specifically clause C2.6.3, a second 

access requires a discretionary planning application under the Scheme; however, the 

owners of 5 Kywong Crescent were not notified or invited to participate in accordance 

with Section 57 of the Land Use Planning and Approvals Act 1993 (the Act). 

Nor were they notified by the Council when the applicant constructed a deck with 

glass balustrade which is positioned to look directly into their private open space. 

However, the developer consulted with the appellants at that time, and informal 

approval was provided to maintain good neighbourly relationships. 

 

Relevant Clauses that are drawn into the assessment 

 

On review of the application, the matters identified and addressed in this submission 

are: 

• 8.2 General Residential Use Table 

• 8.4 Development Standards for Dwellings 

• 8.4.2 Setbacks and building envelope for all dwellings 

• 8.4.3 Site Coverage and private open space for all dwellings 

• 8.4.6 Privacy for all dwellings 

• 8.5 Development Standards for Non-Dwellings 

• 8.5.1 Non-dwelling development 

• 8.5.2 Non-residential garages and carports 

• C2: Parking and Sustainable Transport Code 

• C2.6 – Development Standards for Buildings and Works 

• C2.6.3 – Number of accesses for vehicles 

• C2.6.8 Siting of parking and turning areas 
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2.0  SITE OVERVIEW 
 

2.1  7 Kywong Crescent, Ulverstone ( the subject site) 
 

The subject site is a rectangular-like parcel of land, although slightly wider at the rear of 

the lot, measuring 705m2. The area is relatively flat but slopes toward the front in a north-

easterly direction. This results in the dwelling sitting higher than the property on the 

eastern boundary, 5 Kywong Crescent, Ulverstone. 

 

 
 

Figure 1: Former carport, now filled in and used for outdoor entertainment 

 

2.2  5 Kywong Crescent, Ulverstone 

 

The neighbouring property to the east sits lower on the slope by approximately 500-

750mm. The living areas and all habitable rooms are located on the western side, with 

the bedrooms, bathrooms and laundry positioned on the eastern side of the house. The 

outdoor dining area is located directly off the living room and set so that the occupants 

can capture and enjoy the afternoon sun when friends and family join them for a BBQ. 
 

 
Figure 2:  Image of 7 & 5 Kywong Crescent before the most recent works ( new road opening 

and extended balcony) 

The subject site has been developed through the 
construction of a brick and tile, single-level dwelling and 
associated outbuildings. An open carport that had been 
built off of the western side of the property has since been 
enclosed and converted into an outdoor extension to the 
dwelling. 
 
At the time of writing this report the current owners have 
recently added a new road opening and associated 
driveway along the eastern boundary and extended the 
front deck to wrap along the east side of the dwelling 
which now overlooks the adjoining ‘private open space. 
 

7 Kywong Crescent 5 Kywong Crescent 
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3.0  The Development Proposal 
 

An application is submitted to the Central Coast Council under Section 57 of the Act for 

the 'addition of three awnings to an existing dwelling' at 7 Kwyong Crescent, Ulverstone. 

The Central Coast Council have described the application in the advertisement and on 

the Council website as 'Residential – 3 carports'. 

 

The discretionary elements identified by the Council are limited to 'setbacks and 

building envelope for all dwellings'. On review of the application against the Planning 

Scheme ordinance, it has been determined that there are additional discretions that 

require the Planning Authorities' consideration. It would be prudent for the Planning 

Authority also to consider whether the application is a) valid and/or b) requires re-

advertising, given the potential for appeal should it be approved in its current format. 
 

3.1 Zone Considerations 

 

Section 

 

Ordinance 

Table 6.2 Use 

Classes – 

Categorising 

Use and 

Development 

 

 

8.2 General 

Residential Use 

Table 

 

 

Storage: use of land for storage or wholesale of goods, and may 

incorporate distribution. Examples include boat and caravan 

storage, self storage, contractors yard, freezing and cool storage, 

liquid fuel depot, solid fuel depot, vehicle storage, warehouse and 

woodyard 

 

Planning Comment 

'Storage' is prohibited within the General Residential zone.  

While it is expected that the Planning Authority will determine that the storage of a 

caravan on site is ancillary to the dominant residential use, a line must be drawn when 

facilitating an ancillary  use results in impacts on the actual residential use of an 

adjoining property.  

Carvans (and boats) are getting bigger, higher and longer, with residential blocks 

smaller and narrower. This land-use conflict will need to be addressed in favour of 

permanent residential amenities over those required to facilitate occasional  recreation 

and visitor accommodation use which is carried out elsewhere / off-site. 

 

8.4 

Development 

Standards for 

Dwellings 

 

 

8.4.2 Setbacks 

and building 

envelope for all 

dwellings 

Objectives: 

Siting & scale of buildings 

 

a) Provides reasonably  consistent separation between 

dwellings and their frontage within a street 

b) provides consistency in the apparent scale, bulk, 

massing and proportion of dwellings 

c) provides separation between dwellings on adjoining 

properties to allow a reasonable opportunity for daylight 
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 and sunlight to enter habitable rooms and private open 

space; and 

c) provides reasonable access to sunlight for existing solar 

energy installations 

 
P3 The siting and scale of a dwelling must: 

(a) not cause an unreasonable loss of amenity to adjoining properties, 

having regard to: 

(i) reduction in sunlight to a habitable room (other than a bedroom) 

of a dwelling on an adjoining property; 

(ii

) 

overshadowing the private open space of a dwelling on an 

adjoining property; 

(iii

) 

overshadowing of an adjoining vacant property; or 

(i

v) 

visual impacts caused by the apparent scale, bulk or proportions 

of the dwelling when viewed from an adjoining property; 
 

(b) provide separation between dwellings on adjoining properties that is 

consistent with that existing on established properties in the area; and 

(c) not cause an unreasonable reduction in sunlight to an existing solar 

energy installation on: 

(i) an adjoining property; or 

(ii

) 

another dwelling on the same site. 

  

Planning Response 

 

a) (i) The proposed application does not meet the Performance Criteria at 

P3(a) 

There will be loss of sunlight in the afternoon to the formal lounge, the 

dining area and the living room. These rooms are located on the 

western elevation of 5 Kywong Crescent and were strategically located 

there to capture the afternoon sun. The occupants who built the 

property 44 years ago experienced loss of sun when the neighbouring 

property was constructed due to the elevation of the property, but the 

new proposed additions will exasperate the overshadowing by 

extending it further. 

(ii)  As shown on the shadow diagram, the outdoor BBQ and 

entertainment area for 5 Kywong Crescent is located on the western 

side of the dwelling. The BBQ area is located under roof with open sides, 

but currently receives plenty of sun. The proposed development shadow 

diagrams shows the BBQ are will be in full shade from early afternoon. 

This will create a detrimental impact to the amenity and useability of the 

space. 

(iv) At 3.2m high, on the development site, the height of the 

dDevelopmentwill be higher from the neighbouring property due to the 

difference in ground level. At more than double the height of the 

existing fence, the scale and bulk will not only be visually intrusive but 

potentially ruin a lovely outdoor space by the reduction of sun and sky. 
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Figure 4: Hand drawn elevation – showing proposed sructure more than twice the 

height of the existing boundary fence.  

Figure 5: Photo of Private open Space of 5 Kwyong and boundary fence which is 1.8m. 

Note: while the height on the drawig is shown at 3.2m, it will be higher than that 

from 5 Kywong Crescent due to the difference in ground level heights on each 

side of the fence.  

P3 (b)  The development pattern of surrounding properties is predominantly 

single dwellings, located centrally on average lots of around 700m2 with single 

outbuildings (sheds). The development proposal to add three new structures, 

spanning more than half the length of each of the side fences, is out of 

character with the surrounding development. One property located directly 

across the road has a small unit (granny flat) with its own access but this is the 

only other property in the street which has been built to the boundary, 

excluding the existing carport on the subject site, which has been closed in 

and the use of the structure changed. 

(c )  of great concern to the owners of 5 Kywong Crescent is the potential loss 

of sun to the solar panels installed on the roof. The shadow diagram 

demonstrates that there will be an impact to the existing sun exposure, resulting 

in a loss of energy generation. It is disappointing to see that the shadow 

diagram submitted does not show the actual configuration of solar panels on 

the roof, nor does it mention them in the application. 

A copy of the Solar Plan report for 5 Kywong Crescent is provided as an 

attachment to this submission. The panels were installed on the 21st February at 

cost of $10 300 + GST and, if this application is approved by the Council,  half of 

them will effectively be made redundant. 
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Figure 6: Aerial View of Solar Panels installed on the roof of 5 Kywong Crescent, West Ulverstone 

Figure 7: Impact of overshadowing on private open space and solar panels  

 

8.4.3 Site 

Coverage and 

private open 

space for all 

dwellings 

 

A1 requires that the impervious surfaces of a site should not 

exceed 50%. 

 

P1 

No calculations have been provided to demonstrate whether 

this test has been met, or not. The applicant has not submitted 

any written statement to demonstrate compiance with any of 

the scheme clauses. Given the substantial combined size of 

coverage the three structures and driveways, added to the 

existing coverage, the resultant site coverage appears to be 

approximately 55%. 

 

On review, it is difficult to understand how the planning 

authority can carry out their due diligence without obtaining 

this information? The Performance Criteria requires that the 

site coverage, if greater than 50%, be consistent with the 

development pattern of the street. The performance criteria 

cannot be satisfied. 
 

P2 

A dwelling must have private open space that includes an 

area capable of serving as an extension of the dwelling for 

outdoor relaxation, dining, entertaining and children's play 

and is:  
conveniently located in relation to a living area of the dwelling; 

and 

(

b

) 

orientated to take advantage of sunlight. 

Planning Comment 

 

While this test is applied to the assessment of the building subject to 

the application, it is noted that by approving the proposed 
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development it will result in causing the property at 5 Kywong to 

become non-compliant and lose their private open space, which 

takes advantage of the afternoon sunlight. 

When assessing an application the Planning Authority must 

consider any detrimental impacts that may arise as a result of the 

 application.  

8.4.6 Privacy for 

all dwellings 

P1 

A balcony, deck, roof terrace, parking space or carport for a 

dwelling (whether freestanding or part of the dwelling) that 

has a finished surface or floor level more than 1m above 

existing ground level, must be screened, or otherwise 

designed, to minimise overlooking of: 

(a) a dwelling on an adjoining property or its private open space; or

(b) another dwelling on the same site or its private open space.   

Planning Response: 

While not part of this application, several developments have occurred in the 

last 12 months that either did not require a planning permit or were carried out 

without obtaining one. It is difficult to understand how the new deck with glass 

balustrade was approved in its current format, given the floor area is above the 

1m finish mark and the balcony less than 3m from the boundary, resulting in the 

occupants being able to look directly into the private open space of 5 Kywong 

Crescent. It is requested that Council review the application to determine 

whether a permit was required and if privacy screening should have been 

implemented. 

A screen had been considered to be erected from the 5 Kywong Crescent side 

but it was determined that it might cut out too much sun. 

Figure 8: Picture from 5 Kywong Crescent' Private Open Space' – view of the new 

neighbouring balcony which overlooks the space. 

8.5 

Development 

P2 

The siting and scale of a building that is not a dwelling must: 
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Standards for 

Non-Dwellings 

 

8.5.1 Non-

dwelling 

development 

 

 

(a) not cause an unreasonable loss of amenity, having regard to: 

(i) reduction in sunlight to a habitable room, excluding a 

bedroom, of a dwelling on an adjoining property; 

(ii) overshadowing the private open space of a dwelling on an 

adjoining property; 

(iii) overshadowing of an adjoining vacant property; or 

(iv) visual impacts caused by the apparent scale, bulk or 

proportions of the building when viewed from an adjoining 

property; and 
 

(b) provide separation between buildings on adjoining properties that 

is consistent with that existing on established properties in the area. 
 

Planning Response here is the same as siting and scale for a dwelling. Both 

ordinance have been used given Councils categorisatio of the works as 

'residential'and 'dwelling'. 

 

b) (i) The proposed application does not meet the Performance Criteria at 

P3(a) 

There will be loss of sunlight in the afternoon to the formal lounge, the 

dining area and the living room. These rooms are located on the 

western elevation of 5 Kywong Crescent and were strategically located 

there to capture the afternoon sun. The occupants who built the 

property 44 years ago experienced loss of sun when the neighbouring 

property was constructed due to the elevation of the property, but the 

new proposed additions will exasperate the overshadowing by 

extending it further. 

(ii)  As shown on the shadow diagram, the outdoor BBQ and 

entertainment area for 5 Kywong Crescent is located on the western 

side of the dwelling. The BBQ area is located under roof with open sides, 

but currently receives plenty of sun. The proposed development shadow 

diagrams shows the BBQ are will be in full shade from early afternoon. 

This will create a detrimental impact to the amenity and useability of the 

space. 

(iv) At 3.2m high, on the development site, the height of the 

dDevelopmentwill be higher from the neighbouring property due to the 

difference in ground level. At more than double the height of the 

existing fence, the scale and bulk will not only be visually intrusive but 

potentially ruin a lovely outdoor space by the reduction of sun and sky. 
 



- 10 -
PLANNING REPRESENTATION – 7 KYWONG CRESCENT, WEST ULVERSTONE 

P3 (b)  The development pattern of surrounding properties is predominantly 

single dwellings, located centrally on average lots of around 700m2 with single 

outbuildings (sheds). The development proposal to add three new structures, 

spanning more than half the length of each of the side fences, is out of 

character with the surrounding development. One property located directly 

across the road has a small unit (granny flat) with its own access but this is the 

only other property in the street which has been built to the boundary, 

excluding the existing carport on the subject site, which has been closed in 

and the use of the structure changed. 

(c )  of great concern to the owners of 5 Kywong Crescent is the loss of sun to 

the solar panels installed on the roof. The shadow diagram demonstrates that 

there will be an impact to the existing sun exposure, resulting in a loss of energy 

generation. It is disappointing to see that the shadow diagram submitted does 

not show the actual configuration of solar panels on the roof, nor does it 

mention them in the application. 

A copy of the Solar Plan report for 5 Kywong Crescent is provided as an 

attachment to this submission. 

3.2 Codes 

C2: Parking and Sustainable Transport Code 

C2.6 – Development Standards for Buildings and Works 

C2.6.3 – Number of accesses for vehicles 

Again, while the new access does not form part of this application and has 

already been installed, it appears that a discretionary planning application 

would have been required for that work to occur. The code is triggered by all 

Buildings and Works. 

The Planning Scheme indicates each frontage must only have 1 access under 

the Acceptable Solution. The Performance Criteria states: 

P1 

The number of accesses for each frontage must be minimised, having regard 

to: 

(a) any loss of on-street parking; and

(b) pedestrian safety and amenity;

(c) traffic safety;
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(d) residential amenity on adjoining land; and 

(e) the impact on the streetscape. 

  

 

Given the new cross over has recently installed it would seem that the Council 

has approved it without requiring a planning application, contrary to the 

requirements of the planning scheme? Alternatively,the landowner has 

installed it without a permit.  

 

The new cross over, drive and proposed 14m long caravan/ carport will have a 

detrimental impact and effect o the residential amenity of the adjoining 

property.  

C2.6.8 Siting of 

parking and 

turning areas 

 

The parking proposed does not meet the Acceptable Solution 

because it is not located behind the building line. The 

application must therefore meet the Performance Criteria. 

This was not advertised as one of the discretionary elements 

of the application. 

 

Further, the application does not meet the Performance 

Criteria because: 

 

1. There is space behind the dwelling where the caravan 

could be stored ( C2.6.8 P1 (b) 

2. There is sufficient space up the side for the vehicle to 

access the rear of the property (C2.6.8 P2) unless the 

new balcony has been built closer than 3m to the side 

boundary? If that is the case, the landowner at 5 

Kywong should have been provided with the 

opportunity to comment on the loss of amenity and 

prvacy of their open space area. (cl 8.4.6) 

3. The visual impact of the long carport and the 

impending caravan blocking the space above the 

fence line which will reduce the sun and even visibility 

of the sky from the outdoor dining area. (C2.6.8 P1 (g) 

4. The proposal is not in keeping with the streetscape and 

development patterns of surrounding dwellings and will 

lead to a loss of amenity for the adjoining property at 5 

Kywong ( C2.6.8 P1) 

 
 
 



Figures 9 & 10 : Taken at 4pm 7/4/22 and 8/4/22 – 5 Kywong Crescent – outdoor BBQ/dining area and 

carport  

4.0 CONCLUSION 

The landowners at 5 Kywong Crescent have been highly accommodating and 

proactively aim to build relationships and be 'good neighbours' within Kywong Crescent 

and their community. Over the last 12 months, there have been numerous 

developments on the adjoining property at 7 Kywong, which arguably required a 

discretionary planning permit that continue to encroach, or reduce the setback 

between the two properties. Given that Council has never contacted the appellants 

about these works, it appears that the Council has either treated the new balcony and 

second cross over as permitted development(without the requirement for screening) 

and works, or the landowner has not obtained the necessary permits? Either way, the 

amenity and privacy previously enjoyed by the occupants of  Kywong Crescent have 

been repeatedly eroded without opportunity for their input or agreement on mitigation 

strategies. 

While these previous works have impacted privacy and amenity, these do not 

compare to the proposed dDevelopmentof a 3.2m high caravan storage facility 

directly adjoining the outdoor open space area.  

The shadow cast from this dDevelopmentwill not only reduce the sun to the open 

space area but will possibly remove it altogether. Further, it will have a negative impact 

on the sunlight exposure to the solar panels on the roof.  

The visual amenity will be distressing to the occupants of 5 Kywong Crescent. Instead of 

their current view of vegetation, sun and sky, they will be left looking at the side of a 

caravan. Given the current caravan on the neighbouring property is a modest pop-

top, it can only be assumed that a new larger caravan is to be purchased, requiring a 
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3.2m high storage facility. If not, then there is no need for the neighbouring property to 

construct such a tall and imposing structure. 

As mentioned earlier in this representation, the permanent amenity of a permanent 

residential dwelling should not be impacted to this extent by the use of storage for a 

vehicle for the use and enjoyment of the neighbour off-site. There are specific storage 

businesses set up because of this urban conflict. 

There is no way for the appellants to screen the site from the visual bulk and intrusion 

without further reducing their exposure to the sun. As you will see from the applicants' 

shadow diagrams, the adjoining property already casts a large shadow over the 

property, and this should not be intensified by allowing this development to proceed. 

Regarding the impact on the solar panels, if the application is approved without the 

Council carrying out further due diligence, there is a real potential for a direct impact 

on the appellant's ability to generate power, which may create a financial and 

economic loss. It is requested that the Council commission an independent shadow 

diagram to assure the appellant that the solar panels will not be impacted, resulting in 

a loss of power generation and associated income ( generated or saved through 

reduced outgoings).  

The validity of this application is doubtful, but should the Council disagree with that 

assessment, PDA would assert that the application does not demonstrate compliance 

with the performance criteria and therefore cannot be approved.  



 
 

Contact 
For any enquiries, please contact one of our offices 

 

 
 

  www.pda.com.au 

 

HOBART 

A: 127 Bathurst Street, Hobart, TAS 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.ltn@pda.com.au 

 

 

DELORAINE  

A: 16 Emu Bay Road, Deloraine, TAS 7304   (by appointment) 

P: (03) 6362 2993 

E: pda.ltn@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 

 



Smart Energy solar system design 1

04 February 2022

Your Solar
System Design
Our Solar PV Technicians have assessed your roof and
included the panel layout, shade report and estimated
output for your future solar installation on your home.



Smart Energy solar system design 2

Customer details

Anthony  Bedelph
5 Kywong Crescent

West Ulverstone 7315 

Solar system

System size

6.63  kW

Panel size

390 W

Total no. of panels

17

Number of panels per orientation

North N-E East S-E South S-W West N-W

7 0 0 0 0 0 10 0

Average shading per year (%)

1% 0% 0% 0% 0% 0% 2% 0%

  



Smart Energy solar system design 3

Estimated electricity output

Daily average

22.3kWh

Yearly average

8109.3 kWh

Daily average per month (kWh)

32.2 31.5 24.4 17.7 11.1 9.9 10.9 14.3 20.4 28.3 32.4 34.1

Jan Feb Mar Apr May Jun Jul Aug Sep Oct Nov Dec

Estimated solar and weather data: Launceston TAS

Estimated output is calculated based on https://pvwatts.nrel.gov/ data. Solar and weather data is from PVWatts and is used 
from the nearest capital city to the installation site. Shading percentages are an estimate only. Panel/roof pitches are 
assumed to be 21 degrees except when stated otherwise. Panel/roof orientations are approximate to within 22.5 degrees. 
Outputs are an estimate only based on mathematical models. Actual production may vary.



 

Aerial View: 7 Kywong Crescent, West Ulverstone 
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7 Kywong Crescent (right) and 5 Kywong Crescent (left) and the second driveaway on the eastern side of 

the dwelling.  The driveway is subject to a retrospective application. 

A covered caravan can be seen beyond the gate. This area would be the location of Awning No. 2, with 

Awning 3 forward of the caravan area. 

 



 

7 Kywong Crescent, West Ulverstone and the roofline of adjoining 5 Kywong Crescent. North facing solar 

panels on the roof of 5 Kywong Crescent are evident in the photograph. Other solar panels, further to the 

east and on the southern side of the roof, are not visible from the angle of view. 



 

Other property crossovers that have been established in this area of Kywong Crescent, West Ulverstone. 



 

7 Kywong Crescent, West Ulverstone with crossover and driveway on the western side of the dwelling. 

Awning No.1 would be located over the driveway, not extending beyond the building line of the dwelling. 



INSTRUMENT OF CERTIFICATION 

Draft Amendment LPS2022001 

Central Coast Local Provisions Schedule 

The Central Coast Council resolved at its meeting of 20 June 2022 that, draft Amendment 

LPS2022001 of the Central Coast Local Provisions Schedule meets the requirements specified 

in s.32 & s.34 of the Land Use Planning and Approvals Act 1993. 

Rezone South Road, West Ulverstone identified in Certificate of Title 141816 Folio 1 from 

Low Density Residential Zone to Local Business Zone and apply a Specific Area Plan to the 

South Road site. 

Amend the Central Coast Local Provisions Schedule as shown on the plan below and add 

CCO-S6.0 South Road Specific Area Plan. 

 

 

THE COMMON SEAL of the Central Coast Council, Tasmania has been hereunto affixed 

pursuant to a resolution of the Council passed on the 20th day of June 2022 in the presence of: 

 

 

 

 
……………………………………………………………. 

Sandra Ayton 

GENERAL MANAGER 
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CCO - S6.0 South Road Specific Area Plan 

 
CCO – S6.1 Plan Purpose 

 
The purpose of the South Road Specific Area Plan is: 

CCO – S6.1.1 To provide for the development of a service station on the site to which this plan 

applies, along with associated food services tenancies. 

CCO - S6.1.2 To provide appropriate facilities that cater specifically to freight and transport service 

providers and their staff. 

 

CCO – S6.2 Application of this Plan 
 

CCO-S6.2.1 The specific area plan applies to the area of land designated as the South Road 

Specific Area Plan on the overlay maps and in Figure CCO-S1.1 

CCO-S6.2.2 In the area of land this plan applies to, the provisions of the specific area plan 

are in substitution for, and are in addition to the provisions of: 

(a) Local Business Zone 

as specified in the relevant provision. 

 

CCO – S6.3 Definition of Terms 

 
CCO – S6.3.1 This subclause is not used in this Specific Area Plan. 

 
 

CCO – S6.4 Development Exempt from this Specific Area Plan 

 
CCO – S6.4.1 This subclause is not used in this Specific Area Plan. 

 
 

CCO – S6.5 Use Table 

 
CCO – S6.5.1 This sub-clause is in substitution for Local Business Zone – clause 14.2 Use Table. 

 

 

Use Class 

 

Qualification 

 

No Permit Required 

 
Natural and Cultural Values Management 

 

 
Passive Recreation 

 



 
Utilities 

 
If for minor utilities. 

 
Permitted 

 
No uses 

 
Discretionary 

 
Food Services 

 
Only if for take-away food premises (including 
drive-through facilities) located at CT 141816/1 – 
South Road; 

 
Vehicle Fuel Sales and Service 

 
Only if for a service station located at CT 
141816/1 – South Road. 

 
Utilities 

 
If not listed as No Permit Required. 

 
Prohibited 

 
All other uses 

 

 

 

CCO – S6.6 Use Standards 

 
This sub-clause is not used in this Specific Area Plan. 

 
 

CCO – S6.7 Development Standards for Buildings and Works 

 
This subclause is not used in this Specific Area Plan. 

 
 

CCO – S6.8 Development Standards for Subdivision 

 
This subclause is not used in this Specific Area Plan. 



Figure CCO – S1.1 Planning Area South Road Specific Area Plan 

 

 

THE COMMON SEAL of the Central Coast Council, Tasmania has been hereunto affixed 

pursuant to a resolution of the Council passed on the 20th day of June 2022 in the presence 

of: 

 

 

 
……………………………………………………………. 

Sandra Ayton 

GENERAL MANAGER 
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Central Coast Council

IMPORTANT
This map was produced on the GEOCENTRIC DATUM OF AUSTRALIA 1994
(GDA94), which has superseded the Australian Geographic Datum of 1984
(AGD66/84). Heights are referenced to the Australia Height Datum (AHD).
For most practical purposes GDA94 coordinates, and satellite derived (GPS)
coordinates based on the World Geodetic Datum 1984 (WGS84), are the same.

Disclaimer
This map is not a precise survey document
All care is taken in the preparation of this plan; however, Central Coast Council accepts no responsibility
for any misprints, errors, omissions or inaccuracies. The information contained within this plan is for
pictorial representation only. Do not scale. Accurate measurement should be undertaken by survey.
© The List 2021.
© Central Coast Council 2021.

CENTRAL COAST COUNCIL
19 King Edward St
Ulverstone
TAS 7315
Telephone: 03 6429 8900
Facsimilie: 03 6425 1224
admin@centralcoast.tas.gov.au
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Aerial View 

South Road, West Ulverstone (CT141816/1 , PID 7374398) 

 

 



 

Existing Zone Map  

South Road, West Ulverstone (CT141816/1 , PID 7374398) 

                General Residential Zone 

                Utilities Zone 

               Low Density Residential Zone  

               Rural Living Zone 

 

 

 

 

 



 

Natural values- Priority vegetation overlay 

 



 

South Road, West Ulverstone (CT141816/1   PID 7374398).  Dwelling is on adjoining land. 

 

 

South Road, West Ulverstone (CT141816/1   PID 7374398) 



 

South Road, West Ulverstone (CT141816/1   PID 7374398) 

 

Herpes Road residential subdivision underway in the vicinity - viewed from the South Road site.  

 



 

Dwelling in the vicinity - Viewed from the South Road site.  

 

 

 

 

Viewed from the South Road site - dwellings on the ridge of Medici Drive, Gawler. 

 



 
 
 
 
 

 

 

 

21 April 2022 

 

 

Central Coast Council 

PO BOX 220 

ULVERSTONE, TAS 7315 

 

To Whom It May Concern: 

REQUEST FOR COUNCIL LANDOWNER CONSENT FOR PLANNING APPLICATION 

I am writing on behalf of our client Tasmanian Keystone Developments Pty Ltd, to request Council 

Landowner consent for a combined planning application and rezoning, to facilitate a mixed-use 

development at South Road, comprising of a service station and associated restaurants. The following 

outlines the works proposed within Council land. 

P R O P O S ED  WO R K S  

Removal/replacement of existing vehicle crossover 

The proposed development will require the existing vehicle crossover on the north-eastern side of the 

site to be replaced with an approx. 24.5m wide crossover, allowing entry and exit – as shown in the 

following extract from the architectural documentation: 

 
Figure 1: Extract showing the location of the upgraded vehicle crossing, which will require works within the 
Council road reserve (source: Traffic Impact Assessment - SALT) 

The works will also require some cut/fill, as illustrated in the accompanying Civil documentation 

prepared by Flussig Engineers. 

  CENTRAL COAST COUNCIL
LAND USE PLANNING 
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New water/stormwater infrastructure  

The proposal will also require provision of additional service connections, as follows: 

• New water supply line and hydrant; and 

• New sewer connection. 

This detail is shown on sheet H-100 of the accompanying Civil documents prepared by Flussig Engineers. 

As required under Section 52(1B) of the Land Use Planning and Approvals Act 1993, we request Council 

consent to lodge the forthcoming application. 

If you have any further questions, please do not hesitate to contact me on 6234 9281.  

Yours sincerely, 

 

Phil Gartrell 

Planner 

IRENEINC PLANNING & URBAN DESIGN 



Department of State Growth 

Salamanca Building Parliament Square 
4 Salamanca Place, Hobart TAS 
GPO Box 536, Hobart TAS 7001 Australia 
Email permits@stategrowth.tas.gov.au  Web www.stategrowth.tas.gov.au 
Ref: SRA-22-211 
 

 
4 Salamanca Place Hobart - GPO Box 536 HOBART TAS 7001 

 
 
 
 
Quinten Villanueva 
Tasmania Keystone Developments Pty Ltd 
By email: phil@ireneinc.com.au 

 
 
 
 
Dear Quinten  

 
Crown Landowner Consent Granted - Lot 1 South Road, West Ulverstone 

 
 
I refer to your recent request for Crown landowner consent relating to the development application at Lot 1, 
South Road, West Ulverstone (CT 141816/1, CT 141816/7, CT141816/8, CT 8023/110, CT 8024/108 & CT 
8023/109) for development of a service station and two drive-through restaurants.  
 
I, Fiona McLeod, Director Asset Management, the Department of State Growth, having been duly delegated by 
the Minister under section 52 (1F) of the Land Use Planning and Approvals Act 1993 (the Act), and in accordance 
with the provisions of section 52 (1B) (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 22 March 2022, and the 
approved documents, as accessible via the link below: 
 
https://files.stategrowth.tas.gov.au/index.php/s/JVbRrkpV65PP4NO 
 
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.  
 
Access – construction or alteration (Access works permit required) 
 

In giving consent to lodge the subject development application, the Department notes that the proposed 
access to 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/new_or_altered_ac
cess_onto_a_road_driveways  or contact permits@stategrowth.tas.gov.au . 
 
On sealed State roads all new accesses must be sealed from the road to the property boundary as a minimum. 
 

  CENTRAL COAST COUNCIL
LAND USE PLANNING 
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Pursuant to Section 16 of the Roads and Jetties Act 1935, where a vehicle access has been constructed from 
land to a State highway or subsidiary road, the owner of that land is responsible for the maintenance and 
repair of the whole of the vehicular access. 

 
 
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 http://www.transport.tas.gov.au/road/permits  or contact 
permits@stategrowth.tas.gov.au . 
 

 
Discharge of Stormwater or drainage into the State road drainage system (Ministerial consent 
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 17B of the Roads and Jetties Act 1935 to concentrate and discharge 
drainage to the State road reserve. 
 
The proponent must submit a drainage plan, including catchment area, flows and drainage design for any area 
discharging to the State road reserve. 
 
If any enlargement of the existing State road drainage infrastructure is required in order to carry any additional 
drainage, these works must be undertaken under the supervision and to the satisfaction of an officer 
designated by the Minister. If such works are required, the costs associated with the works will be payable by 
the proponent. 
 
The proponent is responsible for the ongoing maintenance of their own infrastructure. 
 
It is recommended that the proponent initiates early discussions with the Department concerning the overall 
stormwater design associated with the application to assist in streamlining the consent process.  
 
For further information please contact Road Assets at roadassets.utilities@stategrowth.tas.gov.au . 
 

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

• Consent is for access (egress only) via South Road as no direct access to the Bass Highway or on-ramp 
will be considered. This proposed egress only access falls within the Bass Highway Limited Access 
boundaries and is, therefore, not currently legally possible (the Central Coast Council will have to assume 
responsibility for part of South Road to the roundabout to enable this access to legitimately be approved). 
 

• Except for the vegetation along the South Road boundary of the site, consent is not provided for the 
removal of the existing vegetation within the Bass Highway reservation along the southern and western 
boundaries of the subject land. This vegetation is part of the landscaping provided at the time of upgrading 
the Bass Highway. 

 

http://www.transport.tas.gov.au/road/permits
mailto:permits@stategrowth.tas.gov.au
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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. 

While the Traffic Impact Assessment (TIA) is accepted, the following observations are noted and should be 
discussed with Central Coast Council as the road authority for the section of South Road east of the western 
site access: 

• The property opposite the subject site, 1 Hearps Road, currently has kerbside parking availability which 
would be prohibited under the proposed right turn lane arrangement (updated architectural package 
drawings 20337-TP01, TP03 and TP11). It is expected liaison with the owner of this property will be 
needed to determine their acceptance or otherwise. It may be that alternative parking arrangements, 
such as an indented kerbside area, is necessary. 

• It is unclear if the road pavement in the current kerbside parking lane is of the same standard as the 
through lanes. The conversion of this space to a through traffic lane to accommodate the right turn lane 
will likely need investigation of the existing pavement depth and could require full depth pavement 
construction work. At the accesses, it is likely that a full-width asphalt overlay would be required in any 
case to deal with the expected high shear forces of large vehicles turning in and out of the site. 

• The proposal plans also appear to show the existing bus stop at the site frontage converted to space for 
the westbound through lane with no indication of where the bus stop has been relocated to, while the 
TIA indicates that this will not be impacted by the proposed works (Section 3.5.3 and drawings 20337-
TP01, TP03 and TP11). It is expected that an indented bus stop to the requirements of LGAT standards 
will be necessary immediately to the west side of the eastern site access point. 

• In conjunction with this, the existing kerb ramps just west of the current bus stop will be inappropriate 
due to the new right turn lane. These will likely need to be relocated east of the access to create a 
crossing point near to Hearps Road (ideally with a refuge island in the departure island of the right turn 
lane) with footpath links across, and beyond, the new access to suit. The position of the eastern site 
access may need to be shifted slightly west to accommodate this. 

• There is no commentary on the proposed departure island for the right turn lane impacting the operation 
of the South Road and Hearps Road intersection. Investigation of an opposing right turn lane for Hearps 
Road would be worthwhile. 

 

The following additional points relate to the visual impact of the 20 metre illuminated pylon sign for traffic 
travelling along the Bass Highway and the State controlled section of South Road that incorporates the western 
left turn exit only access and can be addressed during detailed design and subsequent application for a works 
permit: 

• The visual impact of the 20 metre internally illuminated pylon sign for Highway traffic needs to be 
understood. 

• The access layout is of considerable width, noting the provided design vehicle turn paths, it is likely that 
some reconfiguration to tighten the exit point can be made while still allowing adequate room for the 
design vehicle. 

• It is expected some form of physical device (likely a raised traffic island) will be necessary directly opposite 
the exit to prevent any drivers attempting to enter the site at this point. To facilitate this, further 
adjustment of the northern kerb line would be required to accommodate a minimum 1.5 m median space 
from the end of the roundabout splitter island to the point where the right turn lane approach island 
reaches 1.5 m in width. 
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• The sight line to the east along South Road appears to be through a relatively high embankment in the 
verge area. This will need to be checked as part of the detailed design and any required earthworks, with 
consideration to any underground services, undertaken to ensure the sight line is unobstructed. Similarly, 
the verge area along the site frontage will need to be designed so that there are no obstructions (such 
as signs, plantings etc.) and it can be easily maintained in terms of ensuring clear line of sight. 

 
 
Yours sincerely 

 
Fiona McLeod 
DIRECTOR ASSET MANAGEMENT 
 
Delegate of 
Minister for Infrastructure and Transport 
Michael Ferguson MP 

2 May 2022 

cc: General Manager, Central Coast Council 
 



CENTRAL COAST COUNCIL  
PO Box 220

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

 
 
 
 
 
 
 
 
 
 
 

 
  

 
 
 
 
 
 
 
 
 
Site Address             
  
 
                                            

 

Certificate of 
Title Reference   
 

  
 Land Area                                                                    Heritage Listed Property                     NO                   YES  
 

 
 

First Name(s)                                                                                          Surname(s) 
 
 

Company name                                                                                          Contact No: 
(if applicable)                                                                                                                    
Postal Address:                                                                                                  
 
 
 
Email address: 
        
Please tick box to receive correspondence and any relevant information regarding your application via email. 
 
 
 
 
First Name(s)                                                                                      Middle Names(s)                                                  
                                                                                          
 

 
Surname(s)                                                                                          Company name (if applicable) 
 
 
 
Postal Address:                                                                                                  
 
 

  

  

Use or Development Site: 

Applicant(s) 

Owner(s) (note ʹ if more than one owner, all names must be indicated) 

 

 

Office use only:                Zone:        Permit Pathway ʹ NPR/Permitted/Discretionary  

 

 

 

Land Use Planning and Approvals Act 1993 

Tasmanian Planning Scheme ʹ Central Coast  

PLANNING PERMIT APPLICATION 

CT 141816/1, CT 141816/8, CT 141816/7, CT 8023/110
CT 8024/108

1.5ha x

6234 9281

c/o 49 Tasma Street, North Hobart

phil@ireneinc.com.au
x

Tasmania Keystone Developments Pty Ltd

Tasmania Keystone Development Pty Ltd
The Crown; and
Central Coast Council

South Road, West Ulverstone

, CT 8023/109

mailto:planning@centralcoast.tas.gov.au


 
 
 
 

PERMIT APPLICATION INFORMATION (If insufficient space for proposed use and development, please attach 

separate documents) 

͞h^�͟�ŝƐ�ƚŚĞ�ƉƵƌƉŽƐĞ�Žƌ�ŵĂŶŶĞƌ�ĨŽƌ�ǁŚŝĐŚ�ůĂŶĚ�ŝƐ�ƵƚŝůŝƐĞĚ. 
Proposed Use:  

Proposed Use  
  
 
Use Class  
Office use only 
  

 

͞�ĞǀĞůŽƉŵĞŶƚ͟ is the works required to facilitate the proposed use of the land, including the construction or alteration or demolition of 
buildings and structures, signs, any change in ground level and the clearing of vegetation. 
 Proposed Development  (please submit all documentation in PDF format to planning@centralcoast.tas.gov.au  
separating A4 documents & forms from A3 documents). 
 
________________________________________________________________________________________ 
 
 
_______________________________________________________________________________________  

 
 
  ________________________________________________________________________________________ 

  
 
 
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  

Declaration of Notice to Landowner  
 
If land is NOT in the applicant͛Ɛ ownership 

 
I                                                 , declare that the owner/each of the owners of    the land has been notified of the 
intention to make this permit application under section 52(1) of the Land Use Planning and Approvals Act 1993. 
 
Signature of Applicant Date 
 
 If the application involves land within a Strata Corporation 

 
I                                                , declare that the owner/each of the owners  of the body corporation has been 
notified of the intention to make this permit application. 

 
Signature of Applicant                                                                                                         Date 
 

 

 

Service Station & Restaurants

Please refer to attached letter and associated documentation

10,000,000

Refer attached

Tasmania Keystone Developments Pty Ltd

21/1/22



 
NB:  If the site includes land 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. 

 
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 _______________ 
 
 

 
 

Office Use Only  
Planning Permit Fee $ ................................................ 
Public Notice Fee $ ................................................ 
Permit Amendment / Extension Fee $ ................................................ 
No Permit Required Assessment Fee $ ................................................ 
TOTAL $ ................................................ 
  
Validity Date  

 

If the application involves land owned or administered by the CENTRAL COAST 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  

___________________ 

 

 

Tasmania Keystone Developments Pty Ltd

21/1/22











SEARCH DATE : 23-Dec-2021
SEARCH TIME : 02.22 PM
 
 

DESCRIPTION OF LAND
 
  Parish of ASHWATER Land District of DEVON
  Lot 1 on Plan 141816
  Derivation : Part of Lot 10033, Gtd. to C. L. Oliver.
  Prior CT 130851/1
 
 

SCHEDULE 1
 
  M921704  TRANSFER to TASMANIA KEYSTONE DEVELOPMENTS PTY LTD   
           Registered 04-Nov-2021 at noon
 
 

SCHEDULE 2
 
  Reservations and conditions in the Crown Grant if any
  SP 130851 EASEMENTS in Schedule of Easements
  SP 130851 COVENANTS in Schedule of Easements
  SP 130851 BENEFITING EASEMENT:a right of carriageway 
           (appurtenant to the land marked A B C D G E I J K F 
           on Plan 141816) over the portions of the land 
           described in Certificate of Title Volume 168 Folio 
           199 within the Roads shown on Diagram No.19/8.
  SP 130851 BENEFITING EASEMENT:a right of drainage over the 
           other portions of the land comprised in the said 
           Certificate of Title as maybe found necessary for the 
           convenient use and enjoyment for orchard and other 
           purposes of the land marked A B C D E I J K F on Plan 
           141816
  SP 130851 BURDENING EASEMENT:a right of drainage (appurtenant 
           to Lots 1 & 2 on Sealed Plan 9020) over the Drainage 
           Easement marked B G on Plan 141816.
  SP 130851 BURDENING EASEMENT:a right of drainage (appurtenant 
           to Lot 2 on Sealed Plan 9020) over the Drainage 
           Easement marked B H on Plan 141816
  SP 130851 Excepting and Reserving in favour of Charles Irwin 
           Knight and other the owners and occupiers for the 
           time being of the other portions of the lands 
           comprised in the said Certificate of Title all such 
           rights of drainage over Lot 1 on Plan 141816 as may 
           be found necessary for the convenient use and 
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           enjoyment for orcharding and other purposes of those 
           portions of the said lands comprised in the said 
           Certificate of Title.
  SP 9020  FENCING COVENANT in Schedule of Easements
  104092   BOUNDARY FENCES CONDITION in Transfer
  A546705  PROCLAMATION under Section 9A and 52A of the Roads 
           and Jetties Act 1935  Registered 26-Jan-1977 at noon
  B67319   PROCLAMATION under Section 9A and 52A of the Roads 
           and Jetties Act 1935  Registered 04-Sep-1986 at noon
 
 

UNREGISTERED DEALINGS AND NOTATIONS 
 
  No unregistered dealings or other notations
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SEARCH DATE : 24-Dec-2021
SEARCH TIME : 11.25 AM
 
 

DESCRIPTION OF LAND
 
  Parish of ASHWATER Land District of DEVON
  Lot 7 on Plan 141816
  Derivation : Part of Lot10033, Gtd. to C.L. Oliver
  Prior CT 130851/1
 
 

SCHEDULE 1
 
  C441227  APPLICATION: THE CROWN    Registered 13-Jan-2005 at 
           noon
 
 

SCHEDULE 2
 
  Reservations and conditions in the Crown Grant if any
 
 

UNREGISTERED DEALINGS AND NOTATIONS 
 
  No unregistered dealings or other notations
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SEARCH DATE : 23-Dec-2021
SEARCH TIME : 02.29 PM
 
 

DESCRIPTION OF LAND
 
  Parish of ASHWATER Land District of DEVON
  Lot 8 on Plan 141816
  Derivation : Part of Lot10033, Gtd. to C.L. Oliver
  Prior CT 130851/1
 
 

SCHEDULE 1
 
  C441227  APPLICATION: THE CROWN    Registered 13-Jan-2005 at 
           noon
 
 

SCHEDULE 2
 
  Reservations and conditions in the Crown Grant if any
 
 

UNREGISTERED DEALINGS AND NOTATIONS 
 
  No unregistered dealings or other notations
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SEARCH DATE : 24-Dec-2021
SEARCH TIME : 11.26 AM
 
 

DESCRIPTION OF LAND
 
  Parish of ASHWATER, Land District of DEVON
  Lot 110 on Diagram 8023
  Derivation : Part of Lot 10033 Gtd. to Charles Langford Oliver.
  Prior CT 4335/71
 
 

SCHEDULE 1
 
  A537201  THE CROWN
 
 

SCHEDULE 2
 
  Reservations and conditions in the Crown Grant if any
 
 

UNREGISTERED DEALINGS AND NOTATIONS 
 
  No unregistered dealings or other notations
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SEARCH DATE : 24-Dec-2021
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DESCRIPTION OF LAND
 
  Parish of ASHWATER, Land District of DEVON
  Lot 108 on Plan 8024
  Derivation : Part of Lot 10033 Gtd. to Charles Langford Oliver.
  Prior CT 3646/5
 
 

SCHEDULE 1
 
  A570453  THE CROWN
 
 

SCHEDULE 2
 
  Reservations and conditions in the Crown Grant if any
 
 

UNREGISTERED DEALINGS AND NOTATIONS 
 
  No unregistered dealings or other notations
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Crown Landowner Consent Application
Department of State Growth

Application Submitted: Tuesday, 22 March, 2022 4:16 PM

Applicant Details

Applicant First Name: Quinten Applicant Last Name: Villanueva

Company Name: Tasmania Keystone Developments
Pty Ltd

Postal Address: c/o 49 Tasma Street, North
Hobart  7000

Contact Phone Number: 62349281 Contact Emai l : phil@ireneinc.com.au

Application Details

Type of Application to
Counci l :

Combined planning scheme
amendment and planning permit

Development Involve Any Of
The Fol lowing:

Rezoning

Details of Proposal

Street Address: South Road‐Ulverstone ﴾CT 141816/1, CT 141816/7, CT141816/8, CT 8023/110, CT 8024/108 & CT
8023/109

Descr ipt ion of Si te: Refer to attached documentation

Impact on Crown Land or
State Road:

Provision of new crossover, drainage works & vegetation removal. Refer accompanying documentation

Description of Proposal: Rezoning of the land, to facilitate development of a service station and two drive‐through restaurants.

Local Counci l  Area: Central Coast

Previous Contact With
Anyone At The Department

Of State Growth:
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EXECUTIVE SUMMARY 

Ireneinc Planning and Urban Design has been engaged by Tasmanian Keystone Developments Pty 

Ltd to prepare a request for a s.40T application with regard to the site at South Road, West 

Ulverstone. 

This report forms part of that request for an amendment to the Central Coast Local Provisions 

Schedules (LPS) and the State Planning Provisions, which form part of the Tasmanian Planning 

Scheme. 

This report is divided into two parts. Part A deals with the proposed amendments to the Planning 

Scheme including the site analysis, strategic background and consideration against the 

requirements of LUPAA, the Regional Land Use Strategy and relevant State Policies. The 

amendment seeks to rezone the subject site from Low-Density Residential to Local Business, to 

facilitate a mixed use development, comprising of a service station and two drive-through 

restaurants.  

Part B deals with the development application, providing detailed responses to the relevant 

planning controls in place within the Local Business Zone. 

1.1  APPLICATION DOCUMENTATION 

The application consists of the following documentation: 

- Architectural Documentation, Proposed Fuel Filling Development (Rev. 10), prepared by 

TRG 

- Traffic Impact Assessment, Mixed-Use Development, (Rev. F01) – dated 14th of April 2022 

- prepared by SALT3. 

- Noise Impact Assessment, dated 21st of December 2021, prepared by NVC. 

- Stormwater Management Plan (Rev. 00), dated 15th of November 2021 – prepared by Flussig 

Engineers. 

- Civil Documentation (Rev. P2), dated 7th of March 2022 – prepared by Flussig Engineers 

- Waste Management Plan (Rev. F01), dated 15th December 20201 – prepared by SALT3. 

 

1.2  PROPOSED AMENDMENT 

The amendment seeks to modify the Tasmanian Planning Scheme, specifically the Central Coast 

Local Provisions Schedules and State Planning Provisions, to rezone the subject site from Low 

Density Residential to Local Business. 
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The amendment also seeks to implement a Specific Area Plan, which will apply to the subject site, 

which will serve to add further restrictions on the type and nature of development that can be 

undertaken on the site. 

1 .2. 1  I n t e n t  o f  t h e  r e zo n i n g  

The intent of the rezoning is simply to provide an appropriate underlying zone which caters for 

the proposed use/development, whilst also providing restrictions on more intensive 

use/development. 

1 .2. 2  I n t e n t  o f  t h e  S p e c i f i c  A r ea  P l a n  

The intent of the Specific Area Plan is to limit the extent of use/development that can occur on 

the site to those uses specifically proposed as part of this combined application. This ensures that 

if the development were not to proceed, the site would revert back its current Low-Density 

Residential zoning and could not be used to establish a new local business area.  

This will also protect against potential land use conflicts which could otherwise arise if the 

following use/development were able to proceed: 

- Manufacturing and Processing 

use of land for manufacturing, assembling or processing products other than 
Resource Processing. Examples include boat building, brick making, cement 
works, furniture making, glass manufacturing, metal and wood fabrication, 
mineral processing and textile manufacturing. 

- Bulky Goods Sales 

use of land for the sale of heavy or bulky goods which require a large area for 
handling, storage and display. Examples include garden and landscaping 
materials suppliers, rural suppliers, timber yards, trade suppliers, showrooms 
for furniture, electrical goods and floor coverings, and motor vehicle, boat or 
caravan sales. 

- Equipment and Machinery Sales and Hire 

use of land for displaying, selling, hiring or leasing plant, equipment or 
machinery, associated with, but not limited to, cargo-handling, construction, 
earth-moving, farming, industry and mining. 

- Resource Processing 

use of land for treating, processing or packing plant or animal resources. 
Examples include an abattoir, animal saleyard, cheese factory, fish processing, 
milk processing, winery, brewery, cidery, distillery, and sawmilling. 

These use classes allow for a broad range of high intensity use/development such as trade stores, 

manufacturing facilities and other use/development of an industrial nature. Given the site adjoins 

existing residential properties and serves as a gateway to West Ulverstone, such use/development 

may not be appropriate for this location. 

Early informal discussions with Council have indicated concerns that if the development proposed 

did not go ahead, but the rezoning was approved, it could allow for the establishment of a new 

local business district, which is not desirable.  

Therefore, the SAP proposes to limit the extent of use/development specifically to that proposed 

as part of this application, as outlined in Part B. 

This is achieved by providing no permitted uses, and only providing for the proposed 

use/development as discretionary uses. 
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2. SITE ANALYSIS 

2 .1. 1  S i t e  Lo ca t i o n  

The site is located in West Ulverstone, at the western end of South Road and comprises of the 

following title:  

- CT 141816/1.  

The proposed development will require the provision of two new access points to South Road, 

along with cut and fill to ensure appropriate grades and provision of water and sewer 

infrastructure. This will require works within the road reserve, including sections of acquired road, 

owned by The Crown. Therefore, the application also includes the following titles:  

- CT 141816/8 

- CT 141816/7 

- CT 8023/110 

- CT 8024/108; and 

- CT 8024/109 

Council and Crown landowner consent has been requested as part of the application. The site has 

an area of approximately 1.5ha and is currently accessed via a single crossover from South Road. 

However, the site does have frontage to both South Road and link roads providing access to the 

Bass Highway. 

 

Figure 1: Site Location (source: www.thelist.tas.gov.au © the State Government of Tasmania) 

The site is currently vacant and has been used previously for low-intensity grazing. There is also 

an existing stand of vegetation along the southern boundary, which provides screening from the 

Bass Highway and associated ring roads. 

Further details regarding the extent of works is provided in Section B of this report. 



 

ireneinc PLANNING & URBAN DESIGN South Road, Ulverstone 

     

  8 
   

2 .1. 2  N a t u r a l  Va l u e s  

The western corner of the site contains an existing stand of vegetation, containing primarily 

Eucalyptus amygdalina coastal forest and woodland, as shown below. 

This tract of vegetation will be largely cleared as part of the proposed development. 

 

Figure 2: TASVEG 4.0 mapping (source: www.thelist.tas.gov.au © State of Tasmania) 

However, the vegetation area has not been identified as threatened vegetation. 

A further response to the provisions of the Natural Assets Code has been provided in Part B of this 

report. 

2 .1. 3  I n f r a s t r u c t u r e  &  S e rv i c e s  

The site and surrounding areas are fully serviced by existing reticulated water and sewer 

infrastructure – however, new connections and localised infrastructure will be required, such as 

new water hydrant and pipes, along with a new sewer connection. 

2.2  MOVEMENT NETWORK 

2 .2. 1  T r a n s po r t  F a c i l i t i e s  /  A m e n i t i e s  

The site has frontage to both South Road and the Bass Highway, with the latter serving as the key 

freight and transport route across northern Tasmania, connecting the key port cities of Devonport 

and Burnie. According to the Tasmanian Government Transport Submission to Infrastructure 

Australia (2012), the Bass Highway carries the highest freight volumes on Tasmania’s transport 

network. It is estimated that the freight volumes along this section of the Highway will nearly 
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double by 2029 to between 6.6 and 8.6 million tonnes. This growth will see the Highway remain as 

the highest volume land transport freight link in Tasmania.1 

Given how crucial the Bass Highway is to the economic function of the State, there is a distinct 

lack of appropriate facilities along key movement networks to cater for freight traffic, particularly 

between Devonport and Burnie. The following figure illustrates the extent of service stations/fuel 

stops between Burnie and Devonport, with none providing suitable facilities along this stretch of 

the Bass Highway that either cannot be accessed by two-way traffic or access is unsafe and/or 

inefficient.  

 

Figure 3: Extent of service stations between Burnie and Devonport (source: google maps) 

It is also worth noting that many of these facilities are located off the Bass Highway within 

townships, where access for trucks and other large vehicles is often impracticable and inefficient. 

Whilst there are a number of 24hr card refuelling facilities, ongoing discussions with the Tasmanian 

Transport Association have indicated that is still an acute lack of 24hr rest stop facilities which 

provide amenities (such as 24hr food & beverages, toilets, showers etc) and load storage areas. 

The proposed development at South Road will provide truck turn-out bays, which will serve as 

rest-stops, along with 24hr secure toilet/shower facilities.  

The 24hr toilet and shower facilities are unique in that they will also specifically cater for female 

truck drivers, for which such facilities are not available. 

 

  

 
1 Tasmanian Government 2012 Transport Submission to Infrastructure Australia Bass Highway – Latrobe to Deloraine 
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Part A – Amendment 
 

3. STRATEGIC ANALYSIS  

The following is an assessment of the strategic documents that are relevant to the future use of 

the subject land. The Cradle Coast Regional Land Use Planning Framework 2010-2030 is the key 

strategic document. 

3.1  LIVING ON THE COAST – CRADLE COAST REGIONAL LAND USE PLANNING 
FRAMEWORK 

Living on The Coast provides a broad policy framework to manage change and facilitate growth in 

the Cradle Coast region over the next 20 years. The document provides high-level strategic 

policies, directions and actions to guide economic, social and cultural growth throughout the 

region.  

The following strategic directions are particularly relevant to the proposed use/development of 

the site. 

3 .1. 1  Ec o no mi c  A c t i v i t y  

The following provides a response to the relevant economic outcomes within strategy. 

3 – Support for Economic Activity 

3.3 – Strategic Outcomes 

Land Use Outcomes to Support Economic Activity 

Prosperity and liveability of the Cradle Coast Region is achieved through economically, 
socially and environmentally sustainable development. Land use planning - 

• facilitates regional business through arrangements for the allocation, disposition 

and regulation of land use which promote diversification, innovation and 
entrepreneurism and avoid unnecessary restrain on competition and cost for 
compliance 

• promotes use and development which maximises the Region’s economic potential 
in key sectors with deep capacity and potential for sustained growth and economic 
return or a clear strategic advantage 

• improves the social and environmental sustainability of the State and regional 
economy by allowing economic development and employment opportunities in a 
range of locations while respecting the link between a healthy environment and a 
healthy economy 
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• supports and grows liveable regional communities through coordinate action 
aligned with State and regional economic development plans specific to the issues, 
challenges and opportunities of the Region.2 

In addition to Strategic Direction 3.3, the following is also relevant given the nature of the 

proposed development. 

3.3.1 – Economic Activity 

d. Promote provision of employment land in locations where –  

i. land is physically capable of development  

ii. transport access and utilities can be provided at reasonable economic, social and 
environmental cost  

iii. there is a access to resource, energy, communication, and workforce  

iv. sufficient separation can be provided to buffer impact on natural values, economic 
resources and adjoining settlement .3 

The proposed rezoning and associated development of the site for a service station is consistent 

with the above, on the basis that: 

- The site directly adjoins the Bass Highway, which is a Category 1 highway which supports large 

volumes of vehicles, particularly freight and transportation. The site is well positioned to 

enable easy access for vehicles travelling along the Bass Highway.  

- It will provide additional employment options for local residents; 

- New landscaping treatments along the eastern boundary will provide a buffer to the adjoining 

low-density residential areas to the east, whilst South Road will provide a 16m buffer from 

existing general residential properties to the north. 

In addition to the above, the following is also relevant. 

3.3.9 – Business and Commercial Activity 

a. facilitate convenient access in each settlement area to food and convenience goods 

retailers and services. 

The proposed rezoning will support the provision of a service station and eating establishment 

which will provide convenient access to food and convenience goods and services in a key location. 

This site is on the edge of a low-density residential area, in close proximity to the Bass Highway, 

which will minimise the need for large volumes of traffic moving through the surrounding 

residential areas to access these services/facilities within Ulverstone. 

b. … 

i. … 

c. … 

d. promote integration of neighbourhood retail and service provision into residential 
areas at a scale, location and disposition suitable to service local need. 

e. maintain the integrity, viability and vitality of established centres by locating new 
business and commercial development onto land within or immediately contiguous with 
existing town centres and commercial zones. 

f. … 

g. prevent linear commercial development 

 
2 Living on the Coast – Cradle Coast Regional Land Use Planning Framework, p 136. 
3 Living on the Coast – Cradle Coast Regional Land Use Planning Framework (2011-2031, p: 141) 
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k. require proposals for major business or commercial development outside designated 
town centres be supported by need, absence of suitable alternative sites and of 
potential for immediate, incremental or cumulative adverse affect on established town 
centres and the regional pattern of retail and service provision.4 

The site at South Street is uniquely located on the edge of an existing low-density residential area, 

with potential for direct access onto the Bass Highway. This will allow the proposed 

use/development on the site to provide services to locality, whilst also providing services to 

motorists travelling along the Bass Highway. Of particular importance is the option the site 

provides for larger transport vehicles travelling along the Bass Highway, allowing direct access to 

both fuel and associated services. 

As shown below, the existing service stations within Ulverstone are predominately located within 

the township and do not have direct access to Bass Highway. This requires larger vehicles to 

traverse through the township to access the services provided, which is inefficient from a time 

and milage perspective. It also requires these vehicles to move through residential streets, 

contributing to road wear and tear and potential noise/light emissions given the 24hr nature of 

freight movements. 

 

Figure 4: Extent of existing service stations in Ulverstone in red, with the site in black (source: 
www.thelist.tas.gov.au © State of Tasmania) 

As mentioned previously, the site is in a unique location to be able to provide additional local 

services, whilst also catering to larger freight vehicles.  

The site will also provide pull-out and rest areas for truck drivers, which is another facility that is 

not available elsewhere within Ulverstone or along the Bass Highway between Burnie and Sassafras. 

 
4 Living on the Coast – Cradle Coast Regional Land Use Planning Framework (2011-2031, p: 137) 
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3 .1. 2  A c t i v i t y  C e n t r e s  

Activity Centres serve as focus areas for services, employment and social interaction in towns and 

cities, whilst also functioning as primary retail and commercial centres. These centres also serve 

as community meeting places, centres for government and community services, locations for 

education and employment as well as entertainment and recreation. The Cradle Coast Regional 

Land Use Planning Framework, identifies Activity Centres within the following hierarchy, beginning 

with:  

• Regional Activity Centres - such as Devonport and Burnie;  

• District Activity Centres - such as Latrobe, Sheffield, Ulverstone, Wynyard, Smithton, 

Queenstown and Currie;  

• Local Service Centres; 

• Speciality Centres; and 

• Localities5 

Ulverstone is identified as a District Activity Centre, which serves as the centre of the municipal 

area, providing core services and facilities to an estimated population of 14,151, according to the 

2016 Census, based on the area shown in the figure below.  

 

Figure 5: Extent of Ulverstone LGA (source: www.thelist.tas.gov.au © State of Tasmania). 

Ulverstone is identified as a District Activity Centre, which provides for a range of services and 

facilities (including offices for business and government) to serve the surrounding area with a 

substantial focus on commercial and retail sectors.  

The proposal will not impact on the activity centre hierarchy, as it does not propose any core 

community services or facilities that are found within the town centre. The proposal will provide 

 
5 Living on the Coast – Cradle Coast Regional Land Use Planning Framework (2011-2031, p : 74) 
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key facilities and refuelling to support the freight and transport industry, whilst also providing 

additional eating establishments for both commuters and residents. 

3.2  LAND USE CONFLICTS 

The subject land is adjoined to the north by General Residential Zoned land, separated by South 

Road. To the east, the site directly adjoins existing Low-Density Residential Zoned land. To the 

south and west, the site is adjoined by the Bass Highway.  

The suitability of the site for additional residential use is very limited, given the proximity to the 

Bass Highway and associated ring roads. In addition, community feedback along with advice from 

the project traffic engineers indicates vehicle speeds in this area are quite high.  

As a result, use of the site for residential purposes may result in traffic safety and efficiency issues, 

particularly through the provision of one or more residential crossovers. 

The nature of the proposed development, along with the new crossover design is expected to 

substantially reduce vehicle speeds through this area, thereby improving residential amenity, 

pedestrian safety and traffic efficiency.  

The provision of acoustic screening and landscaping along the northern boundary will also provide 

additional protections, thereby substantially reducing the potential for land use conflict. 

Notwithstanding the above, the Specific Area Plan implements additional restrictions on the type, 

nature and scale of use/development that can be considered across the site. Such uses include: 

- Manufacturing and Processing 

use of land for manufacturing, assembling or processing products other than 
Resource Processing. Examples include boat building, brick making, cement 
works, furniture making, glass manufacturing, metal and wood fabrication, 
mineral processing and textile manufacturing. 

- Bulky Goods Sales 

use of land for the sale of heavy or bulky goods which require a large area for 
handling, storage and display. Examples include garden and landscaping 
materials suppliers, rural suppliers, timber yards, trade suppliers, showrooms 
for furniture, electrical goods and floor coverings, and motor vehicle, boat or 
caravan sales. 

- Equipment and Machinery Sales and Hire 

use of land for displaying, selling, hiring or leasing plant, equipment or 
machinery, associated with, but not limited to, cargo-handling, construction, 
earth-moving, farming, industry and mining. 

- Resource Processing 

use of land for treating, processing or packing plant or animal resources. 
Examples include an abattoir, animal saleyard, cheese factory, fish processing, 
milk processing, winery, brewery, cidery, distillery, and sawmilling. 

Whilst these uses would otherwise be permitted or discretionary under the underlying Local 

Business Zone, the Specific Area Plan prohibits these uses to minimise the potential for impacts 

on the Bass Highway and adjoining residential areas from emissions such as noise, odour and dust. 

Whilst it is noted that the proposed Vehicle Fuel Sales and Food Services will result in some 

emissions, the types of use/development that can be conducted within the aforementioned zones 

is anticipated to emit far greater emissions. 
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3.3  SUPPLY AND DEMAND ANALYSIS  

3 .3. 1  Ex i s t i ng  s u p p l y  o f  Lo ca l  B u s i n e s s  Zo n e d  l a n d  i n  t h e  l o ca l i t y  

The existing supply of Local Business zoned land within Ulverstone is limited to approximately 3ha 

in the following location: 

 

Figure 6: Extent of existing Local Business Zoned land within the locality (source: www.thelist.tas.gov.au 
© State of Tasmania) 

The existing land comprised within the zone is already developed. Even in the event that properties 

within the zone were sold, the physical limitations of the lots (being relatively narrow) would make 

these properties unsuitable for a development such as that proposed. 

The expansion of the zoning across the subject site at South Road, would increase the total extent 

of Local Business Zoned land within Ulverstone by 1.5ha, to an approximate maximum of 4.5ha. 

For example, the following regional localities/urban centres provide a similar extent of Local 

Business Zoning:  

- Burnie – 5.9ha 

- Devonport – 10.1ha 

In context, the proposed rezoning of the site to Local Business will not constitute a substantial 

increase in the extent of Local Business zoned land within the region. 

With the restrictions imposed by the accompanying Specific Area Plan, the extent of 

use/development normally allowed within the zone will be restricted, which will serve to maintain 

the existing activity centre hierarchy and retain the higher order use/development within the 

General and Central Business zones/districts located within Ulverstone. 

3 .3. 2  D e m a n d  f o r  T ra n s p o r t  r e l a t e d  I n f r a s t r u c t u r e  

The Bass Highway is a crucial link in Tasmania’s economy, catering for freight, tourism and people 

movements across the northern part of the State. 
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As outlined in this report, the proponent has undertaken substantial engagement with the 

Department of State Growth as well as the Tasmanian Transport Association.  

This engagement has indicated a current lack of appropriate services for freight drivers between 

Sassafras and Burnie, such as appropriate refuelling facilities that cater for large freight vehicles, 

rest-stop facilities (toilets, showers), along with food outlets and public recreational space. 

3.4  CRADLE COAST INTEGRATED TRANSPORT STRATEGY 2006  

The Cradle Coast Integrated Transport Strategy is a joint project between the Department of 

Infrastructure Energy and Resources (DIER) and the Cradle Coast Authority (CCA), representing the 

nine councils of the Region. 

The Strategy identifies objectives and outcomes associated with key, long-term issues, and 

provides a framework for managing and developing the transport system over a 20-year period. 

As outlined in the strategy, industry is a key driver in the Region’s transport task and the transport 

system should: 

- enhance the ability of industries to access natural resources; 

- provide for the transport of high-volume, low-value goods in a cost effective 

manner; 

- act as the link between exporters and overseas markets; 

- enhance visitors’ experience of touring in the Region and reinforce tourism 

development strategies; and 

- provide access to resource processing areas that capitalise on infrastructure and 

geographic advantage6 

The Cradle Coast region supports key industries such as Agriculture, Forestry and Mining which all 

rely upon the efficiency of the Bass Highway.  

The Strategy highlights the importance of improved, strategic provision of roadside facilities, such 

as lookouts and rest areas, which enhance the visitor experience of the Region and better cater 

for visitor needs. 

The proposed development caters for this need within an area which does not currently provide 

for such services with direct access to the Bass Highway. 

Ultimately, the proposal is one that benefits not just Ulverstone, but the wider Cradle Coast 

Region, specifically the area between Devonport and Burnie. 

 

  

 
6 Cradle Coast Integrated Transport Strategy (2006, p: 9) 
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4. AMENDMENT FORMAT 

4.1  INTENT OF THE AMENDMENT 

The intent of the amendment is to facilitate a rezoning of the site at South Road (CT 141816/1) 

from Low-Density Residential to Local Business, to facilitate the development of a service station 

and food services establishment. 

The proposal also includes a Specific Area Plan, to restrict the extent of development within the 

zone, to reduce the risk of incompatible use/development on the site.  

4.2  ZONING 

The site is currently zoned Low-Density Residential. This amendment seeks to rezone the site to 

Local Business to facilitate the proposed development. 

4.3  SPECIFIC AREA PLAN 

The Local Business Zone allows for Vehicle Fuel Sales and Service, along with Food Services which 

are the applicable use classifications for the proposed development. However, the zone also allows 

for wide variety of uses, including a number of high intensity use/developments which may not be 

appropriate for the location, as outlined in section 1.2.1 and 1.2.2. 

Therefore, the SAP has been developed to provide specifically for the uses proposed as part of this 

application and restricting all other uses, aside from Natural and Cultural Values Management, 

Passive Recreation and Utilities. 

This ties the SAP, rezoning and development application together – meaning that if one were to 

fail, the site would retain it’s existing zoning of Low-Density Residential. This is to ensure that if 

the development does not go ahead, it does not open the door for the establishment of a new local 

business area. 

4.4  FORMAT OF THE AMENDMENT 

The following changes are proposed to the Tasmanian Planning Scheme – Central Coast 

4 .4. 1  O r d i na n c e  

To insert the South Road Specific Area Plan, accompanying this report, with numbering to 

correspond with the planning scheme. 

4 .4. 2  M a p p i ng  

Amend the current zone mapping, as follows: 

• Rezone CT 141816/1 – South Road, West Ulverstone from Low Density Residential to Local 

Business. 

The proposed amendment to the zoning is demonstrated in the figure below. 
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Figure 7: Proposed zoning (source: www.thelist.tas.gov.au © State of Tasmania – adapted by Ireneinc) 
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5. ASSESSMENT UNDER LUPAA 

5.1  CONTENT OF LPS 

Section 32(3) and (4) of the Land Use Planning and Approvals Act 1993, sets out the 

aspects/ordinance that an LPS can/must consist of, as follows: 

(3)  Without limiting subsection (2) but subject to subsection (4) , an LPS may, if permitted 

to do so by the SPPs, include – 

(a) a particular purpose zone, being a group of provisions consisting of – 

(i) a zone that is particular to an area of land; and 

(ii) the provisions that are to apply in relation to that zone; or 

(b) a specific area plan, being a plan consisting of – 

(i) a map or overlay that delineates a particular area of land; and 

(ii) the provisions that are to apply to that land in addition to, in modification of, or 

in substitution for, a provision, or provisions, of the SPPs; or 

(c) a site-specific qualification, being a provision, or provisions, in relation to a 

particular area of land, that modify, are in substitution for, or are in addition to, a 

provision, or provisions, of the SPPs. 

(4)  An LPS may only include a provision referred to in subsection (3) in relation to an area 

of land if – 

(a) a use or development to which the provision relates is of significant social, economic 

or environmental benefit to the State, a region or a municipal area; or 

(b) the area of land has particular environmental, economic, social or spatial qualities 

that require provisions, that are unique to the area of land, to apply to the land in 

substitution for, or in addition to, or modification of, the provisions of the SPPs. 

(5)  An LPS must be in accordance with the structure, if any, that is indicated, or specified, 

in the SPPs to be the structure to which an LPS is to conform. 

The proposed amendment is consistent with Section 32(3b).  

With regard to Section 32(4), the proposal and associated instruments (SAP & rezoning), is for a 

use/development that is of significant social and economic benefit to the municipal area and wider 

region, as detailed under section 3 of this report.  

5.2  LPS CRITERIA 

Section 34(2) of the Land Use Planning and Approval Act 1993, sets out the LPS Criteria, for which 

amendments to the Local Provisions Schedules must satisfy, as follows: 

(2)  The LPS criteria to be met by a relevant planning instrument are that the instrument – 

(a) … 

(b) … 

(c) furthers the objectives set out in Schedule 1; and 

(d) is consistent with each State policy; and 
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(da) satisfies the relevant criteria in relation to the TPPs; and 

(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 

(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 

(g) 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 

(h) has regard to the safety requirements set out in the standards prescribed under the 

Gas Safety Act 2019. 

(2A)  A relevant planning instrument satisfies the relevant criteria in relation to the TPPs if- 

(a) where the SPPs and the relevant regional land use strategy have not been reviewed 

under section 30T(1) or section 5A(8) after the TPPs, or an amendment to the TPPs, 

is or are made – the relevant planning instrument is consistent with the TPPs, as in 

force before the relevant planning instrument is made; and 

(b) whether or not the SPPs and the applicable regional land use strategy have been 

reviewed under section 30T(1) or section 5A(8) after the TPPs, or an amendment to 

the TPPs, is or are made – the relevant planning instrument complies with each 

direction, contained in the TPPs in accordance with section 12B(3) , as to the manner 

in which the TPPs are to be implemented into the LPSs. 

(3)  An amendment of an LPS, or a draft amendment of an LPS, is taken to meet the LPS 

criteria if the amendment of the LPS, or 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.  

The following sections provide a response to points (c), (d) and (da), demonstrating compliance 

with s.34(2). 

5.3  SCHEDULE 1 OBJECTIVES OF LUPAA 

The objectives are considered in the following table: 

P ar t  1  –  O b jec t i v e s  o f  t h e  Re so urc e  M an a ge m e nt  a nd  P l ann i ng  S y s te m  

o f  T as m a n i a  

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 is located in an existing urban 

area and is not anticipated to result in any 

impacts on natural or physical resources or 

natural processes. 

(b) to provide for the fair, orderly and 

sustainable use and development of air, land 

and water: and 

The proposed application has been prepared 

in accordance with the relevant strategic and 

statutory requirements, which provide the 

framework for the fair, orderly and 

sustainable use and development of the land. 
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(c) to encourage public involvement in 

resources management and planning; and 

The planning process provides for public 

involvement. 

(d) to facilitate economic development in 

accordance with the objectives set out in  

paragraphs (a), (b) and (c): and 

The proposal is aimed at retaining existing 

economic development within the locality, 

providing additional jobs and infrastructure. 

(e) to promote the sharing of responsibility for 

resource management and planning between 

the different spheres of Government, the 

community and industry in the State. 

The assessment process promotes the 

involvement of the public as well as local and 

state government. 

 

P a r t  2  –  O b jec t i v e s  o f  t he  P l a n n i ng  P r oc e s s  E s t a b l i s h e d  b y  t h i s  Ac t  

PROVISION  RESPONSE 

(a) to require sound strategic planning and co-

ordinated action by State and local 

government; and 

The amendment has been prepared with 

respect to relevant strategic outcomes of 

state and local government. 

(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 proposal seeks to amend the planning 

scheme standards and has been prepared with 

respect to the provisions of the Tasmanian 

Planning Scheme and demonstrates 

consistency with the relevant objectives and 

policies of the Act. 

(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; 

Not directly applicable to the proposed 

amendment. 

(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; 

This is achieved through the existing planning 

mechanisms and amendment process. 

(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; 

Not directly applicable to the proposed 

amendment. 

(f) to secure a pleasant, efficient and safe 

working environment for all Tasmanians and 

visitors to Tasmania; 

Whilst this is more broadly achieved through 
state and local government initiatives, the 
proposed development will provide facilities 
and amenities specifically for female truck 
drivers, which are otherwise not provide for.  

This will substantially improve the safety and 
amenity for drivers, whilst also improving 
their working environment. 

(g) to conserve those buildings and areas or 

other places which are of scientific , aesthetic, 

Not directly applicable. 
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architectural or historical interest, or 

otherwise of special cultural value; 

(h) to protect public infrastructure and other 

assets and enable the orderly provision and co-

ordination of public utilities and other 

facilities for the benefit of the community; and 

The proposed amendment will not impact on 
any existing public infrastructure. 

(i) to provide a planning framework which fully 

considers land capability. 

This is achieved through the planning controls 
and consideration of state policies as part of 
the amendment process. 

5.4  STATE POLICIES 

The following are the state policies and have been considered as part of this application.  

5 .4. 1  T h e  S t a t e  C oa s t a l  Po l i c y  1 996  

The purpose of the policy is to ensure that; 

• Natural and cultural values of the coast shall be protected; 

• The coast shall be used and developed in a sustainable manner. 

• Integrated management and protection of the coastal zone is a shared responsibility. 

As the site is not within 1km of the high-water mark, consideration of the policy for the purposes 

of this amendment is not necessary. 

5 .4. 2   T h e  S t a t e  Po l i c y  o n  Wa t e r  Q u a l i t y  M a nag e m e n t  1 997  

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. 

The amendment proposed does not alter any provision which relates to or will have any impact on 

water quality. The associated development proposed will be assessed under the relevant 

development standards and the State water quality requirements. 

5 .4. 3  T h e  S t a t e  Po l i c y  o n  t h e  P ro t ec t i o n  o f  Ag r i c u l t u ra l  L a n d  2 0 09  

The purpose of this Policy is: 

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. 

The land capability mapping available on The LISTmap indicates that the site possesses Class 5 

soils, which are generally suited to low-intensity grazing and occasional cropping. However, the 

size of the site and proximity to residential use and the Bass Highway would substantially reduce 

the cropping potential of the site. 
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The rezoning and proposed use/development will not result in the loss or conversion of any 

substantial agricultural land. 

5 .4. 4  N a t i o na l  E n v i r o n m e nt  P ro t e c t i o n  M ea s u re s  ( N EPM s )  

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. 

The current NEPMs are: 

• Air Toxics 

• Ambient Air Quality 

• Assessment of Site Contamination 

• Diesel Vehicle Emissions 

• Movement of Controlled Waster 

• National Pollutant Inventory 

• Used Packaging 

The Codes within the Scheme deal in detail with the relevant matters (noise and air quality) and 

the assessment of the submitted application can be undertaken against the appropriate Use and 

Development Standards. 
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Part B – Development Application 

6. PROPOSAL 

The following is an assessment of the applicable statutory controls under the Tasmanian Planning 

Scheme and Central Coast Local Provisions Schedules. These standards have been addressed on 

the basis that the amendment has been approved. 

The proposal is for the construction of a service station and associated infrastructure, along with 

two drive-through restaurants. The service station component will provide fuel sales for 

commuters, along with convenience goods, whilst also providing dedicated truck refuelling 

stations. The service station component will also function as a rest-stop for freight drivers, 

providing 24hr access to on-site amenities (showers, toilets etc), along with dedicated facilities 

for female drivers. There will also be provision for truck parking. 

These facilities are unique and are not available anywhere between Burnie and Sassafras, with 

facilities beyond that also lacking 24hr access to secure amenities. The restaurant component will 

provide additional eating options for commuters/truck drivers moving through the area, whilst 

also acting as a gateway to funnel tourists/visitors through the town.  

Landscaping will be provided along the eastern, western and southern boundaries to provide 

screening to the Bass Highway and adjoining properties to the east. The landscaping in the west 

will replace existing vegetation in this area which will need to be removed and will act as a picnic 

setting, where transport workers can reconnect with their families.  

 

Figure 8: Proposed Site Plan (source: TRG) 
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The following provides a breakdown of the associated works required within Council and Crown 

Land: 

Council Road Reserve (South Road) 

A new crossover on the north-eastern side of the site will replace the existing crossover to the site 

and will require works within the road reserve, including cut and fill. In addition to the crossover 

works, a new water supply line and hydrant will be required. The infrastructure works will be 

undertaken by TasWater, at the developers cost.  

Further detail is provided on the accompanying civil documentation prepared by Flussig Engineers. 

Crown Land 

A new crossover will also be constructed in the south-western corner of the site, which will require 

works (including cut and fill) within the acquired road reserve. The cut and fill is only to the extent 

necessary to ensure the access grades meet those of the existing road. 

A new sewer connection is also required. 

In addition, a detention pond is proposed in the south-eastern corner of the site and will require 

a new outflow connection to an existing DSG open drain which runs alongside the Bass Highway. 

It is anticipated that the application will also require removal of trees along the boundary of the 

site. Some of these trees may encroach into the road reserve, including CT 8024/109.  

Please refer to the accompanying cover letter, which provides further detail regarding the works 

within Crown Land. 

6.1  THE SITE 

This site is located at South Road, Ulverstone (CT 141816/1) – identified in blue in the figure below. 

As outlined in Part A – Section 1 of this report, the proposed development requires the relocation 

of one existing crossover and provision of one new crossover, along with associated cut and fill. 

The new crossover and associated works will occur within sections of the road reserve (owned by 

Central Coast Council) and associated acquired road, which is owned by The Crown.   

The following titles are owned by the Crown: 

- CT 141816/8 

- CT 141816/7 

- CT 8023/110 

- CT 8024/108; and 

- CT 8024/109 

The following diagram illustrates the location of these titles, with red titles identifying Crown 

Land and orange title identifying Council land, relevant to the subject site (blue). 
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Figure 9: Site location (blue), Crown Land (red) and Council Land (orange) (source: 
www.thelist.tas.gov.au © State of Tasmania) 

6.2  USE 

The Use Table under the Local Business Zone is overridden by Clause S6.5.1 of the South Road 

Specific Area Plan. 

6.3  ACCESS ACROSS LAND IN ANOTHER ZONE 

Due to the need for two new crossovers to the site, the application will require works within land 

currently zoned General Residential and Utilities. The crossovers and associated works are directly 

associated with the proposed Vehicle Fuel Sales and Food Services uses, which are prohibited in 

both of these zones. 

Notwithstanding, vehicle crossings are exempt from consideration under the planning scheme, 

provided the following can be satisfied: 

Clause 4.2.5 – Vehicle crossings, junctions and level crossings 

If: 

(a) development of a vehicle crossing, junction or level crossing: 

(i) by the road or rail authority; or 

(ii) in accordance with the written consent of the relevant road or rail authority. 

(b) … 

Consent from Central Coast Council and the Crown has been granted as part of this application, 

for the proposed vehicle crossing and associated works required outside of the title boundary. 

Therefore, the vehicle crossings satisfy the exemption. 

If Council does not agree with the above, section 7.6 of the State Planning Provisions provides for 

the following: 

7.6 Access and Provision of Infrastructure Across Land in Another Zone 
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7.6.1 - If an application for use or development includes access or provision of 
infrastructure across land that is in a different zone to that in which the main part of the 
use or development is located, and the access or infrastructure is prohibited by the 
provisions of the different zone, the planning authority may at its discretion approve an 
application for access or provision of infrastructure over the land in the other zone, having 
regard to: 

(a) whether there is no practical and reasonable alternative for providing the access or 
infrastructure to the site; 

(b) the purpose and provisions of the zone and any applicable code for the land over which 
the access or provision of infrastructure is to occur; and 

(c) the potential for land use conflict with the use or development permissible under the 
planning scheme for any adjoining properties and for the land over which the access or 
provision of infrastructure is to occur. 

The proposed access locations, particularly the south-western access, has been developed in 

consultation with the Department of State Growth. As a result, in relation to point (a) above, there 

is no practical, functional or reasonable alternative for the south-western access location. With 

regard to the north-eastern access, this is simply being removed and relocated further east and is 

unlikely to result in any additional issues over existing. 

Notwithstanding, the crossovers have been addressed where required under the provisions of the 

relevant Codes.  

With regard to 7.6.1(c), section 3.2 of this report addresses potential for land use conflicts and 

measures undertaken to reduce this. Additional responses are provided in section 6.3.2 and 6.3.3. 
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6.4  LOCAL BUSINESS ZONE 

The site is zoned Local Business. 

 

Figure 10: Zoning Plan (source: www.thelist.tas.gov.au © State of Tasmania) 

6 .4. 1  Z o n e  P u r po s e  S t a t em e n t s  

The purpose statements for the zone are as follows: 

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

Currently, the nearest fuel stations within Ulverstone are generally located centrally within the 

locality and are surrounded by residential streets. The proposed development will value add to 

the services provided within the local area and to the wider region, providing facilities for larger 

freight vehicles in a more appropriate location. 

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

The proposed development provides targeted services and facilities for commuters travelling along 

the Bass Highway. Whilst these services will also be available for local residents, the development 

does not include any community services or other such facilities that are provided within the 

township, which forms part of the core activity centre hierarchy.  

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

The proposal does not include any specific retail facilities. However, each building on the site will 

facilitate pedestrian activity within the site, fronting South Road.  
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6 .4. 2  U s e  S t a n da r d s  

The following use standards apply. 

14.3.1 – All Uses 

Objective: That uses do not cause unreasonable loss of amenity to residential zones. 

SCHEME REQUIREMENTS 

A1 - Hours of operation of a use, excluding Emergency Services, Natural and Cultural Values 

Management, Passive Recreation, Residential, Utilities or Visitor Accommodation, on a site 

within 50m of an General Residential Zone, Inner Residential Zone or Low Density Residential 

Zone, must be within the hours of: 

(a) 7.00am to 9.00pm Monday to Saturday; and 

(b) 8.00am to 9.00pm Sunday and public holidays.… 

 

P1 - Hours of operation of a use, excluding Emergency Services, Natural and Cultural Values 

Management, Passive Recreation, Residential, Utilities or Visitor Accommodation, on a site 

within 50m of a General Residential Zone, Inner Residential Zone or Low Density Residential 

Zone, must not cause an unreasonable loss of amenity to the residential zones, having regard 

to: 

(a) the timing, duration or extent of vehicle movements; and 

(b) noise, lighting or other emissions. 

RESPONSE 

The site is within 50m of a general residential and low-density residential zone. The proposed 

service station will operate 24hrs and the two restaurants will operate between 6am and 11pm. 

A response to P1 is required. 

P1 

With regard to P1(a), a detailed traffic impact assessment has been prepared and accompanies 

this submission. 

The report indicates a maximum of 117 additional vehicle trips within the weekday evening peak 

hour. Due to the nature of the development and the strategic location of the access points, the 

proposal will substantially reduce vehicle speeds along South Road, which will improve pedestrian 

and vehicular safety, despite the increase in vehicle movements.  

A noise assessment has also been prepared and provided as part of the application. It is expected 

that associated noise and light emissions can be appropriately managed with 

landscaping/vegetation screening, along with a proposed 1.8m acoustic screen, to be provided 

along the north-eastern boundary. 

 

A2 - External lighting for a use, excluding Natural and Cultural Values Management, Passive 

Recreation, Residential or Visitor Accommodation, on a site within 50m of a General Residential 

Zone, Inner Residential Zone or Low Density Residential Zone, must: 

(a) not operate within the hours of 11.00pm to 6.00am, excluding any security lighting; and 

(b) if for security lighting, be baffled so that direct light does not extend into the adjoining 

property in those zones.  
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P2 - External lighting for a use, excluding Natural and Cultural Values Management, Passive 

Recreation, Residential or Visitor Accommodation, on a site within 50m of a General Residential 

Zone, Inner Residential Zone or Low Density Residential Zone, must not cause an unreasonable 

loss of amenity to the residential zones, having regard to: 

(a) the level of illumination and duration of lighting; and 

(b) the distance to habitable rooms of an adjacent dwelling. 

RESPONSE  

Given the 24hr operation of the service station, a response to P2 is required.  

P2 

The proposed external lighting (including illuminated signage) will be carefully directed and 

located in areas where it is required. As a result, the extent of light spill beyond the site is not 

anticipated to result in any unreasonable impacts. However, the dwellings to the north on the 

other side of South Road will be located approximately 45m from the canopy over the fuel pumps. 

The lighting over the fuel pumping area is directed downward, thereby minimising horizontal light 

spill. The nearest dwelling to the north is also oriented to the south-east, which serves to minimise 

potential for direct light intrusion into windows to habitable rooms, as illustrated below. 

 

Figure 11: Proximity of external light sources to residential properties to the north-west (source: 
Architectural documentation) 

The service station is located an additional 30m from the nearest residential property on the 

northern side of South Road. With regard to the adjoining dwelling to the east at 141 South Road, 

the following diagram illustrates that the fuel canopy is located approximately 37m from the 

dwelling and approximately 56m from the service station. The pylon sign adjacent to the entrance 

of the site is located approximately 34m from the adjoining residence.  

The extent of backlighting within the sign will only be to the extent necessary to ensure the signage 

is clearly legible. 
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Figure 12: Proximity of light sources (external lighting and illuminated signage) to adjoining residential 
property to the east (source: Architectural documentation) 

In order to further reduce potential light spill and noise emissions, there will be a substantial 

landscaping/vegetation buffer provided along the eastern boundary of the site. The maximum 

width of the buffer is approximately 17m, which is expected to substantially reduce both noise 

and light emissions from the site. 

 

A3 - Commercial vehicle movements and the unloading and loading of commercial vehicles for 

a use, excluding Emergency Services, Residential or Visitor Accommodation, on a site within 

50m of a General Residential Zone, Inner Residential Zone or Low Density Residential Zone, 

must be within the hours of: 

(a) 7.00am to 9.00pm Monday to Saturday; and 

(b) 8.00am to 9.00pm Sunday and public holidays.… 

 

P3 - Commercial vehicle movements and the unloading and loading of commercial vehicles for 

a use, excluding for Emergency Services, Residential or Visitor Accommodation, on a site within 

50m of a General Residential Zone, Inner Residential Zone or Low Density Residential Zone, 

must not cause an unreasonable loss of amenity to the residential zones, having regard to: 

(a) the time and duration of commercial vehicle movements; 

(b) the number and frequency of commercial vehicle movements; 

(c) the size of commercial vehicles involved; 

(d) manoeuvring required by the commercial vehicles, including the amount of reversing and 

associated warning noise; 
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(e) any noise mitigation measures between the vehicle movement areas and the residential 

zone; and 

(f) potential conflicts with other traffic. 

RESPONSE 

It is anticipated that all commercial vehicle movements (i.e. deliveries) will occur between the 

hours specified under acceptable solution A3. 

However, intermittent re-filling of the underground fuel tanks will be required from time to time. 

This often occurs outside of peak traffic periods and may be required to occur outside of the time 

specified under A3. 

Therefore, a response to P3 has been provided. 

P3 

(a) the time and duration of refilling varies, depending on the capacity of the underground tanks 

and fuel levels prior to refilling. However, these activities are generally undertaken outside of 

peak traffic periods and do not generate substantial noise. 

Generally, the primary noise emission would occur during any period where the refuelling trucks 

are required to manoeuvre on site. However, the proposal has been designed to minimise this as 

far as practicable. As outlined above, it is anticipated that all other commercial movements, to 

and from the restaurants can occur within the hours specified under A3. 

Therefore, the impacts arising from the infrequent storage tank refuelling is unlikely to result in 

substantial noise emissions, particularly given the noise attenuation measures, as outlined in the 

accompanying noise assessment. 

The proposal is capable of compliance with P3. 

 

14.3.2 – Discretionary Uses 

Objective: That uses listed as Discretionary do not: 

(a) cause unreasonable loss of amenity to adjoining residential zones; and 

(b) compromise or distort the activity centre hierarchy. 

SCHEME REQUIREMENTS 

A1 – No acceptable solution. 

 

P1 - A use listed as Discretionary must: 

(a) not cause an unreasonable loss of amenity to properties in adjoining residential zones; and 

(b) be of an intensity that respects the character of the area. 

RESPONSE 

Amenity is defined under the scheme as follows: 

means, in relation to a locality, place or building, any quality, condition or factor that 
makes or contributes to making the locality, place or building harmonious, pleasant or 
enjoyable. 
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West Ulverstone contains large areas of general residential land at a relatively high density, 

interspersed with a limited area of low-density residential land to the west immediately adjoining 

the site, which provides a buffer from the Bass Highway.  

This pattern is consistent with most established centres in the Cradle Coast region, with the density 

of development progressively increasing toward the centre of each township. Whilst the site is 

adjoined by general residential land to the north, the number of lots and corresponding dwellings 

in this location are of a relatively low-density, compared with that evident closer to the town 

centre.  

With regard to P1(a), the subject site and surrounding properties are on the fringes of the township 

in close proximity to the Bass Highway and have frontage to South Road, which is a key arterial 

route into and out of West Ulverstone. The proposed use/development seeks to take advantage of 

the unique location of subject site, in a location that already supports substantial vehicle 

movements.  

The location of the development is also anticipated to reduce the frequency of larger vehicular 

traffic moving through the higher-density residential areas to access fuel and other services. The 

development is expected to result in a net-benefit to the community for these reasons.   

Additional design measures have been taken to reduce impacts on residential amenity: 

• Due to the nature of large freight vehicles, there is expected to be greater noise generated 

by these vehicles, than domestic traffic. To address this, the truck re-fuelling and parking 

areas have been located adjacent to the Bass Highway, ensuring a substantial separation 

distance from the residential properties, which also allows the proposed buildings to 

provide additional screening; and 

• Provision of a substantial vegetation buffer and acoustic screening between the nearest 

adjoining property at 141 South Road. 

With regard to P1(b), the scale and intensity of the operation is not out of character with similar 

such developments both within Ulverstone and other townships such as Burnie and Devonport. The 

site is not located within a densely populated area, as would be the case if the site were closer to 

the town centre. This substantially reduces the potential impacts that would otherwise arise from 

such a development within a higher density area. 

The site is located in a prime location, with easy access to the Bass Highway, which reduces the 

need for large vehicles to move through denser residential areas within the township. 

The proposal complies with P1. 

A2 – No acceptable solution. 

 

P2 - A use listed as Discretionary must not compromise or distort the activity centre hierarchy, 

having regard to: 

(a) the characteristics of the site; 

(b) the need to encourage activity at pedestrian levels; 

(c) the size and scale of the proposed use; 

(d) the functions of the activity centre and the surrounding activity centres; and 

(e) the extent that the proposed use impacts on other activity centres. 

RESPONSE 
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The site is located on the edge of West Ulverstone and serves a particular function, providing 

refuelling and rest-top facilities for freight vehicles and commuters. Due to the site’s location, it 

is not in direct competition with other fuel providers located within the township, which serves as 

Ulverstone’s activity centre, providing other key community services and facilities. 

The size and scale of the proposal is suitable given the size of the site and its location of the 

fringes of the urban area.  

6 .4. 3  D e v e l o p m e nt  S t a n d a r d s  f o r  B u i l d i ng  a n d  W o rk s  

14.4.1 – Building Height 

Objective: That building height: 

(a) is compatible with the streetscape; and 

(b) does not cause an unreasonable loss of amenity to adjoining residential zones. 

SCHEME REQUIREMENTS 

A1 - Building height must be not more than 9m. 

 

P1 - Building height must be compatible with the streetscape and character of development 

existing on established properties in the area, having regard to: 

(a) the topography of the site; 

(b) the height, bulk and form of existing buildings on the site and adjacent properties; 

(c) the bulk and form of proposed buildings; 

(d) the apparent height when viewed from the adjoining road and public places; and 

(e) any overshadowing of adjoining properties and public places. 

RESPONSE 

The proposed development consists of two drive-through restaurants and a service station. As 

shown on the accompanying plans, these buildings will have heights less than 9m and comply with 

A1. 

However, one of the proposed pylon signs will extend to a height of 20m. A response to P1 is 

required in relation to this sign. 

P1 

The sign is located on the south-western corner of the site adjacent the Bass Highway, 

approximately 37m from the north-western access to South Road.  As a result, the sign does not 

have any relationship or impact on the streetscape along South Road.  

With regard to the Bass Highway, it is common for large signage to located along the edges of the 

highway, particularly for mixed use developments such as that proposed. The sign will provide 

information related specifically to the site and the services provided within.  

The sites frontage to the Bass Highway is approximately 162m in length. When combined with the 

proposed landscaping along the southern boundary, the pylon sign is not anticipated to have any 

detrimental impact on the streetscape or result in any substantial overshadowing of adjoining 

properties or public space. 
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14.4.2 – Setbacks 

Objective: That building setback: 

(a) is compatible with the streetscape; 

(b) does not cause an unreasonable loss of amenity to adjoining residential zones; and 

(c) minimises opportunities for crime and anti-social behaviour through setback of buildings. 

SCHEME REQUIREMENTS 

A1 - Buildings must be: 

(a) built to the frontage at ground level; or 

(b) have a setback of not more or less than the maximum and minimum setbacks of the buildings 

on adjoining properties. 

 

P1 - Buildings must have a setback from a frontage that is compatible with the streetscape and 

minimises opportunities for crime and anti-social behaviour, having regard to: 

(a) providing small variations in building alignment to break up long building façades; 

(b) providing variations in building alignment to provide a forecourt space for public use, such 

as outdoor dining or landscaping; 

(c) the avoidance of concealment spaces; 

(d) the ability to achieve passive surveillance; and 

(e) the availability of lighting. 

RESPONSE 

Due to operational requirements of the proposal, being a service station primarily, buildings are 

not built to the frontage. 

A response to P1 is required. 

P1 

The subject site is located in a relatively low-density residential area where frontage setbacks 

vary, as illustrated below. 
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Figure 13: Setback pattern within the streetscape along South Road (source: www.thelist.tas.gov.au © 
State of Tasmania) 

The intent of the clause to promote small variations in building lines that would normally be found 

in higher density urban locations or townships – where the Local Business zone is generally applied. 

However, the site location is on the very outer edge of the township and supports a much lower 

density of development. 

In addition, the 24hr function of the service station, combined with external lighting will ensure 

that the propensity for crime or anti-social behaviour will be low.  

The proposed setbacks and building alignment respond to the operational requirements of the 

project and the unique location of the site, which serves as a transition element from the Bass 

Highway to residential use to the east.  

The setback of the buildings will also aid in reducing noise and light emissions from the site. 

The proposal complies with the performance criteria. 

 

A2 - Buildings must have a setback from an adjoining property within a General Residential 

Zone, Inner Residential Zone or Low Density Residential Zone, of not less than: 

(a) 4m; or 

(b) half the wall height of the building, whichever is the greater. 

… 

RESPONSE 



 

ireneinc PLANNING & URBAN DESIGN South Road, Ulverstone 

     

  37 
   

All buildings will have setbacks greater than 4m from the adjoining residential property to the 

east. 

The proposal complies with A2. 

 

A3 – Air extraction, pumping, refrigeration systems or compressors must be separated a 

distance of not less than 10m from a General Residential Zone, Inner Residential Zone or Low 

Density Residential Zone. 

 

P3 - Air conditioning, air extraction, pumping, heating or refrigeration systems or compressors 

within 10m of a General Residential Zone, Inner Residential Zone or Low Density Residential 

Zone, must be designed, located, baffled or insulated to not cause an unreasonable loss of 

amenity to the adjoining residential zones, having regard to: 

(a) the characteristics and frequency of emissions generated; 

(b) the nature of the proposed use; 

(c) the topography of the site and location of the sensitive use; and 

(d) any proposed mitigation measures. 

RESPONSE 

Any air extraction, pumping, refrigeration systems or compressors associated with the use and 

development will be located on or adjacent to the proposed service station and restaurants.  

All of these structures are located well over 10m from the adjoining residential zones to the north 

and east. 

The proposal complies with A3. 

 

14.4.3 – Design 

Objective: That building facades promote and maintain high levels of pedestrian interaction, 
amenity, and safety, and are compatible with the streetscape. 

SCHEME REQUIREMENTS 

A1 - New buildings must be designed to satisfy all the following: 

(a) mechanical plant and other service infrastructure, such as heat pumps, air conditioning 

units, switchboards, hot water units and the like, must be screened from the street and other 

public places; 

(b) roof-top mechanical plant and service infrastructure, including lift structures, must be 

contained within the roof; 

(c) not include security shutters or grilles over windows or doors on a façade facing the frontage 

or other public places; and 

(d) provide external lighting to illuminate external vehicle parking areas and pathways. 

 

P1 - New buildings must be designed to be compatible with the streetscape, having regard to: 
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(a) minimising the visual impact of mechanical plant and other service infrastructure, such as 

heat pumps, air conditioning units, switchboards, hot water units and the like, when viewed 

from the street or other public places; 

(b) minimising the visual impact of security shutters or grilles and roof-top service 

infrastructure, including lift structures; and 

(c) providing suitable lighting to vehicle parking areas and pathways for the safety and security 

of users. 

RESPONSE 

The proposal complies with A1, as follows: 

- All mechanical plant and service infrastructure will be located and/or screened where it will 

not be visible. 

- Roof-top infrastructure will be contained within the roof. 

- No security shutters or grills are proposed. 

- External lighting will be provided to ensure pedestrian/public safety and to ensure efficiency 

for users. 

The proposal complies with P1. 

 

A2 - New buildings or alterations to an existing façade must be designed to satisfy all of the 

following: 

(a) provide a pedestrian entrance to the building that is visible from the road or publicly 

accessible areas of the site; 

(b) if for a ground floor level façade facing a frontage: 

(i) have not less than 40% of the total surface area consisting of windows or doorways; or 

(ii) not reduce the surface area of windows or doorways of an existing building, if the surface 

area is already less than 40%; 

(c) if for a ground floor level façade facing a frontage must: 

(i) not include a single length of blank wall greater than 30% of the length of façade on that 

frontage; or 

(ii) not increase the length of an existing blank wall, if already greater than 30% of the 

length of the façade on that frontage; and 

(d) provide awnings over a public footpath if existing on the site or on adjoining properties. 

… 

RESPONSE 

The proposal complies with A2, as follows: 

(a) the pedestrian entrances to each of the three proposed buildings will be clearly visible from 

the road and vehicular entrances to the site; 

(b) (i) each building will have a façade with at least 40% of the total surface consisting of windows 

and/or doorways;  
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(c) (i) the proposal will not include any single length of bland wall greater than 30% of the façade 

along the frontage. 

 

6.5  SOUTH ROAD SPECIFIC AREA PLAN 

The site is subject to the South Road Specific Area Plan, as shown below: 

 

Figure 14: Extent of the South Road Specific Area Plan 

6 .5. 1  P u r p o s e  o f  t h e  S p ec i f i c  A r e a  P l a n  

The purpose of the plan is as follows: 

CCO - S6.1.1 – To provide for the development of a service station and associated food 

services tenancies on the site to which this plan applies. 

CCO – S6.1.2 – To provide facilities that cater specifically to freight and transport service 

providers and associated staff. 

The proposed use/development on the site is consistent with the requirements of the SAP. 

6 .5. 2  U s e  

The proposed use/development falls within the following use definitions:  

 Vehicle Fuel Sales and Service 

use of land primarily for the sale of motor vehicle fuel and lubricants, and if the land is so 
used, the use may include the routine maintenance of vehicles.  An example is a service 
station. 

This use is discretionary within the Specific Area Plan, provided it is located on the site at CT 

141816/1 and directly associated with this application. 

The service station component will include an ancillary convenience shop, similar to most service 

station establishments. 
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 Food Services 

use of land for selling food or drink, which may be prepared on the premises, for 

consumption on or off the premises. Examples include a cafe, restaurant and take away 

food premises. 

Food Services is a discretionary use under the Specific Area Plan. 

The proposed uses are consistent with the Specific Area Plan. 

  



 

ireneinc PLANNING & URBAN DESIGN South Road, Ulverstone 

     

  41 
   

7. CODES 

7.1  SIGNS CODE 

7 .1. 1  D e v e l o p m e nt  S t a n d a r d s  

C1.6.1 – Design and siting of signs 

Objective: That: 

(a) signage is well designed and sited; and 

(b) signs do not contribute to visual clutter or cause an unreasonable loss of visual amenity to 
the surrounding area. 

SCHEME REQUIREMENTS 

A1 - A sign must: 

(a) be located within the applicable zone for the relevant sign type set out in Table C1.6; and 

(b) meet the sign standards for the relevant sign type set out in Table C1.6, excluding for the 

following sign types, for which there is no Acceptable Solution: 

(i) roof sign; 

(ii) sky sign; and 

(iii) billboard. 

… 

P1.1 - A sign must: 

(a) be located within an applicable zone for the relevant sign type as set out in Table C1.6; and 

(b) be compatible with the streetscape or landscape, having regard to: 

(i) the size and dimensions of the sign; 

(ii) the size and scale of the building upon which the sign is proposed; 

(iii) the amenity of surrounding properties; 

(iv) the repetition of messages or information; 

(v) the number and density of signs on the site and on adjacent properties; and 

(vi) the impact on the safe and efficient movement of vehicles and pedestrians. 

RESPONSE 

There are 24 signs being proposed as part of the application – however a number of these will be 

of the same sign type. 

 5 x Canopy Signs (shown SO5 on accompanying plan). 

These signs are located above the service station canopies and are located within the applicable 

zone for the sign type and meet the standards outlined in Table C1.6. 

 2 x Pylon Signs (shown S01 & S02 on accompanying plan) 

One sign is located adjacent to the north-eastern entry to the site. This sign will be 9m tall and 

does not comply with A1(b). 
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The other is in the south-western corner of the site, adjacent to the Bass Highway and will be 20m 

tall. This sign also does not comply with A1 (b). 

 3 x Ground Based Signs (shown S03 on the accompanying plan) 

One sign is located immediately outside the service station entrance, one is located between the 

drive-through lane to restaurant 2 and the access driveway to the rear truck refuelling area. The 

final ground-based sign is located to the east of the north-western entry/exit to the site. 

These signs are within the applicable zone and meet the signs standards. 

 7 x Wall Signs (shown S06 – S012 on the accompanying plan) 

These signs are to be attached to the restaurant and service station to identify the businesses 

within each. 

These signs are within the applicable zone and do not have an area exceeding 4.5m2, therefore 

complying with A1. 

 1 x Billboard Sign 

This sign is to be located on the southern side of the proposed detention pond, adjacent to the 

Bass Highway. This sign requires assessment under the performance criteria. 

Signs S11, 12, 17 & 18 shown on the signs plan provide traffic and pedestrian wayfinding / 

regulatory signage and are exempt. 

The following response to the performance criteria is for the two pylon signs and the billboard 

sign. 

P1.1 – Northern boundary Pylon Sign 

(a) the sign is located within the applicable zone for the relevant sign type under Table C1.6. 

(b) (i) – The pylon sign adjacent to South Road is of a lesser size and will provide key information 

relating to fuel prices and other services/facilities provided on the site. The type and size of the 

sign is not unusual and will represent the only sign of this type for well over 1km along South Road. 

(ii) the sign is not located on a building. 

(iii) the subject site sits lower in the streetscape than the adjoining residential properties to the 

north on the opposite side of South Road. As a result, the visual scale of the sign is somewhat 

reduced. The south-western face of the sign follows the line of South Road toward the Bass 

Highway, which reduces the potential for impact on adjoining residential amenity. 

The north-eastern face of the sign also follows the alignment of South Road, ensuring visibility to 

commuters travelling south/south-west. The immediately adjoining residential property will be 

screened with both acoustic barriers and vegetation, which is anticipated to reduce the visual 

scale of the sign. 

For properties on the northern side of South Road, the orientation of the north-eastern face of the 

sign reduces the angle of view, ensuring it does not directly face into adjoining residential 

properties as far as possible. 

(iv) & (v) The pylon sign is the only such sign along South Road within at least 1.7kms and provides 

key information for commuters regarding the services provided within the site.  

(vi) the sign will not impact the safe and efficient movement of vehicles and pedestrians. 
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P1.1 – South-western Pylon Sign 

(b) – The following is in response to the pylon sign on the south-western boundary facing the Bass 

Highway. 

One of the two pylon signs is located along the southern boundary which faces the Bass Highway. 

Given the location of the site on the outer edge of the urban area, the adjoining land use (highway) 

and the length of the frontage (approximately 163m), the signs are not incompatible with the 

streetscape. 

(i) The sign is of a size and dimension required to display the necessary information to drivers from 

a sufficient distance, to enable them to manoeuvre appropriately to access the site.  

It is common for such signs to be provided adjacent to highways, to ensure commuters are aware 

of key facilities (such as service stations) along primary transport routes. The signs will be 

interspersed with landscaping and all buildings within the site are substantially setback from the 

highway, which will reduce the visual bulk of the signage when viewed from the highway. 

(ii) The sign is not located on a building. 

(iii) The sign is oriented to the west, directly facing the Bass Highway. The nearest residential 

property to the west is approximately 363m away at 229 South Road. This property is oriented 

north and there is existing vegetation located between the dwelling and the subject site. 

Given the above, it is unlikely that the pylon sign will result in any unreasonable impacts on 

residential amenity. 

(iv) & (v) The provision of two signs across such as substantial frontage is unlikely to result in visual 

clutter. The signage is not expected to result in any impacts on the safety or efficiency of traffic 

moving along the Bass Highway. 

(vi) The sign is not expected to have any impact on the safe or efficient movement of pedestrians 

or vehicles. 

The following is in response to the proposed billboard sign. 

P1.1 - Billboard Sign 

(a) the billboard sign is located within an applicable zone, as identified in Table C1.6. 

(b) (i) the dimensions of the sign have been amended to satisfy the minimum dimensions under 

the Code. 

(ii) the sign is not located on a building. 

(iii) the sign faces the Bass Highway and sits slightly lower than highway level. Whilst there are 

residential properties on the south-western side of the Bass Highway, the distance between the 

sign and the closest residential property is approximately 128m. Between the sign and the 

residential properties is existing vegetation and an acoustic screen which runs along the southern 

side of the highway.  

Given the setback distance, the existing vegetation and acoustic screening, the billboard sign is 

not anticipated to result in any impacts on residential amenity. 

(iv) & (v) the sign is located and orientated to provide information to drivers travelling north-west 

– is expected that the sign will display advertising information which will differ to the information 

provided on the pylon sign in the south-western corner of the site. 

The billboard sign is one of only two signs located adjacent to the Bass Highway in this location. 

All other signs on the site are substantially setback from the highway.  
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The discretionary signs detailed above, comply with the performance criteria. 

In addition to the above, photo montages have been prepared to illustrate how the proposal and 

associated signs will appear from various viewpoints/view corridors from both public and 

residential areas within the vicinity of the site. 

The views indicate that the proposal and associated signs do not have a substantial presence in 

the streetscape along South Road. From various points along the Bass Highway, the site and signage 

will be far more visible, which is necessary to ensure commuters are aware of the facility. 

 

P1.2 - If a roof sign, sky sign or billboard, the sign must: 

(a) be located within the applicable zone for the relevant sign type set out in Table C1.6; 

(b) meet the sign standards for the relevant sign type in Table C1.6; and 

(c) not contribute to visual clutter or cause unreasonable loss of amenity to the surrounding 

area, having regard to: 

(i) the size and dimensions of the sign; 

(ii) the size and scale of the building upon which the sign is proposed; 

(iii) the amenity of surrounding properties; 

(iv) the repetition of messages or information; 

(v) the number and density of signs on the site and on adjacent properties; and 

(vi) the impact on the safe and efficient movement of vehicles and pedestrians. 

RESPONSE 

P1.2 (a) the sign is located within the applicable zone for the sign type. 

(b) the billboard sign has a minimum vertical dimension of 3m and a maximum horizontal dimension 

of 6m. 

The sign does not extent vertically or horizontally from the surface to which it is attached. 

(c) (i) the size and dimensions of the sign have been amended to meet the requirements under 

Table C1.6. 

(ii) the sign is not located on a building. 

(iii)  the sign faces the Bass Highway and sits slightly lower than highway level. Whilst there are 

residential properties on the south-western side of the Bass Highway, the distance between the 

sign and the closest residential property is approximately 128m. Between the sign and the 

residential properties is existing vegetation and an acoustic screen which runs along the southern 

side of the highway.  

Given the setback distance, the existing vegetation and acoustic screening, the billboard sign is 

not anticipated to result in any impacts on residential amenity. 

(iv) & (v) the sign is the only such sign to be erected along this section of the highway, given that 

it relates to the only such facility that fronts onto the highway between Sassafras and Burnie. As 

a result, it is unlikely to result in repetition of messages or information or visual clutter. 

(vi) billboard signs are common along highways, and given its placement within the site, the sign 

is not anticipated to have any impact on the safe or efficient movement of vehicles. There are no 

footpaths along this section of the highway, therefore there is no risk to pedestrian safety. 
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The proposal complies with P1.2. 

 

A2 - A sign must be not less than 2m from the boundary of any lot in the General Residential 

Zone, Inner Residential Zone, Low Density Residential Zone, Rural Living Zone or Landscape 

Conservation Zone. 

RESPONSE 

All proposed signage is located greater than 2m from the boundary of the adjoining lots in the 

General Residential and Low-Density Residential zones to the north and east. 

The proposal complies with A2. 

 

A3 - The number of signs for each business or tenancy on a road frontage of a building must be 

no more than: 

(a) 1 of each sign type, unless otherwise stated in Table C1.6; 

(b) 1 window sign for each window; 

(c) 3 if the street frontage is less than 20m in length; and 

(d) 6 if the street frontage is 20m or more, excluding the following sign types, for which there 

is no limit: 

(i) name plate; and 

(ii) temporary sign. 

… 

RESPONSE 

The proposed signage complies with A3(a), as each building/tenancy will have one sign type facing 

the frontage. 

For example, the two drive-thru Restaurant tenancies will have one wall or above awning facia 

sign facing the street frontage. 

(b) no windows signs are proposed as part of this application. 

(c) the street frontage is greater than 20m in length. 

(d) The number of signs for each tenancy on the road frontage to South Road and the Bass Highway 

will not exceed 6 – notwithstanding, a number of the signs do not directly face the street, which 

reduces the potential for visual clutter and repetition of messages which the standard seeks to 

limit. 

The proposal complies with A3. 

 

C1.6.2 – Illuminated Signs 

P1 - An illuminated sign must not cause an unreasonable loss of amenity to adjacent properties 

or have an unreasonable effect on the safety, appearance or efficiency of a road, and must be 

compatible with the streetscape, having regard to: 

(a) the location of the sign; 
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(b) the size of the sign; 

(c) the intensity of the lighting; 

(d) the hours of operation of the sign; 

(e) the purpose of the sign; 

(f) the sensitivity of the area in terms of view corridors, the natural environment and adjacent 

residential amenity; 

(g) the intended purpose of the changing message of the sign; 

(h) the percentage of the sign that is illuminated with changing messages; 

(i) proposed dwell time; and 

(j) whether the sign is visible from the road and if so the proximity to and impact on an 

electronic traffic control device. 

RESPONSE 

It is proposed that all signage, except for the traffic wayfinding / regulatory signage and one of 

the pylon signs will be internally illuminated. 

With regard to P1, a response to each of the proposed sign types has been provided. 

 5 x Canopy Signs S05 

(a), (b) & (c) These signs are located on the fuel pump canopy, with one provided over the truck 

refuelling canopy. The signs are all setback a minimum of 19.5m from the frontage to South Road. 

The signs will have dimensions of 2m2, which when coupled with the setback and orientation of 

the canopy, are not expected to result in any unreasonable impacts on adjoining properties. 

The level/intensity of illumination will only be to the extent necessary for the signs to be clear 

and legible. It is expected that the signs will be illuminated at all times. 

(d) the site will operate 24hrs, to cater primarily for freight drivers. As a result, the signs will be 

required to remain illuminated. However, as stated above, the offset orientation of the signs 

reduces potential for light spill substantially, as does the setback of the signs from adjoining 

residences and proposed landscaping along the frontage of the site.  

(e) The purpose of the signs is to relay information to commuters regarding the services provided 

on the site. 

(f) The site is located on the edge of West Ulverstone in a low-density residential area, adjacent 

to the Bass Highway. The landscape character/natural environment is already highly modified. 

Photo montages have been prepared from various locations along the highway and from residential 

streets/areas in the vicinity of the site. 

These montages illustrate that the fuel canopy signs will not be substantially visible from most of 

these locations (except from along the highway). 

From Hearps Road the proposed buildings sit lower in the streetscape, ensuring the canopy signs 

appear lower in elevation which also ensures that adjoining properties look down on the site which 

reduces the potential for any perceived visual impact. The immediately adjoining property to the 

east will be screened with acoustic screening and vegetation. 

(g) the signs will not have changing messages. 

(h) n/a 
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(i) n/a 

(j) there are no identified electronic control devices in the vicinity of the site. Notwithstanding, 

the signs are substantially setback from both South Road and Bass Highway. 

 7 x Wall Signs S06 – SO12 

(a), (b) & (c) The illuminated wall signs are to be located on the buildings to which they relate. 

Due to the nature of the proposal and the need for large areas of parking and circulation, all 

buildings are setback at least 18m from the frontage to South Road. 

The setback distance from the road and from adjoining properties substantially reduces the 

propensity for unreasonable light spill. In addition, all signage is predominately oriented away 

from adjoining residential properties as far as practicable. 

The size of the signs are considered appropriate given the size of the buildings on which they are 

fixed. The internal lighting is only to the extent necessary to ensure the sign is legible. 

(e) the purpose of the wall signs is to relay the name of the business/food outlet and/or services 

on the site. 

(f) As stated previously, the site is located on the edge of West Ulverstone in a low-density 

residential area, adjacent to the Bass Highway. The landscape character/natural environment is 

already highly modified. Photo montages have been prepared from various locations along the 

highway and from residential streets/areas in the vicinity of the site. 

These montages illustrate that whilst the signs will be visible from immediately outside the site 

along South Road, they will not be substantially visible from the remaining locations. 

From along South Road and Hearps Road, the proposed buildings sit lower in the streetscape, 

ensuring the signs appear lower in elevation. In addition, the wall signs are substantially setback 

from the street frontage, which reduces the impact from internal illumination and any visual 

impact. 

Again, the immediately adjoining property to the east will be screened with acoustic screening 

and vegetation. 

(g), (h) & (i) n/a 

(j) there are no identified electronic control devices in the vicinity of the site. Notwithstanding, 

the signs are substantially setback from both South Road and Bass Highway. 

 2 x Pylon Signs (S01, S02 & S13) 

(a), (b) & (c) The 9m pylon sign abutting South Road will have both faces oriented north-east and 

south-west, which is predominately facing away from adjoining properties. This orientation also 

substantially reduces the visual scale of the sign as evident within the photo montage from Hearps 

Road.  

The 20m pylon sign on the south-western corner of the site is sited to address the Bass Highway 

and be clearly visible to drivers from a reasonable distance, to ensure they have sufficient time to 

manoeuvre into the correct lane to access the site via the underpass. 

The intensity of the lighting will only be to the extent necessary to illuminate the sign.  

(d) the signs will be illuminated 24hrs to match the hours of operation of the site. 

(e) the purpose of the signs is provide fuel price information and advertising for the businesses 

within the site. 
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(f) The site is located on the edge of West Ulverstone in a low-density residential area, adjacent 

to the Bass Highway. The landscape character/natural environment is already highly modified. 

Photo montages have been prepared from various locations along the highway and from residential 

streets/areas in the vicinity of the site. 

These montages illustrate that the scale and visual bulk of the pylon sign adjacent to South Road 

is substantially reduced because of its orientation and the fact that the site sits slightly lower in 

the streetscape. Both faces of the sign follow the alignment of South Road.  

The immediately adjoining property to the east will be screened with acoustic screening and 

vegetation. 

The pylon sign adjacent to the Bass Highway is unlikely to have any unreasonable impacts on 

residential amenity, again given its orientation and the substantial distance from nearby 

residential properties.  

(g), (h) & (i) the signs will not have changing messages. 

(j) most of the proposed signs will be visible from South Road, however there are no existing 

electronic traffic control devices in place along this section of South Road. 

 

A2 – An illuminated sign visible from public places in adjacent roads must not create the effect 

of flashing, animation or movement, unless it is providing direction or safety information. 

RESPONSE 

The proposed signage will not contain any flashing, animation or movement. 

 

7.2  PARKING AND SUSTAINABLE TRANSPORT CODE  

7 .2. 1  U s e  S t a n da r d s  

C2.5.1 – Car Parking Numbers 

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

SCHEME REQUIREMENTS 

A1 - The number of on-site car parking spaces must be no less than the number specified in 

Table C2.1, excluding if: 

… 

RESPONSE 

The proposal involves food services and vehicle fuel sales, the car parking requirements for these 

uses are outlined below: 

Food services (take away food premises):  

1 space per 15m² of floor area (including any outdoor dining areas) + 6 queuing spaces for 
drive through (if applicable), unless subject to Clause C2.5.5 

The two drive-through facilities would generate a requirement for 30 car parking spaces for 

patrons, along with 6 queuing areas for each establishment. 

The service station generates the following requirements. 
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Vehicle fuel sales and service: 

4 spaces per service bay 

As the service station does not provide any service bays, no additional parking is required. 

The proposal provides a total of 53 car parking spaces, along with additional bus/caravan and truck 

parking and queuing areas. 

The proposal complies with A1. 

 

C2.5.2 – Bicycle Parking Numbers 

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

SCHEME REQUIREMENTS 

A1 - Bicycle parking spaces must: 

(a) be provided on the site or within 50m of the site; and 

(b) be no less than the number specified in Table C2.1. 

 

P1 - Bicycle parking spaces must be provided to meet the reasonable needs of the use, having 

regard to: 

(a) the likely number of users of the site and their opportunities and likely need to travel by 

bicycle; and 

(b) the availability and accessibility of existing and any planned parking facilities for bicycles 

in the surrounding area. 

RESPONSE 

The proposed food services use requires 1 bicycle space per 75m2. The combined floor area of the 

proposed drive-through facilities is 451m2, which requires provision of 6 bicycle parking spaces. 

Eight (8) spaces have been provided between the two drive-through facilities. 

The proposed vehicle fuel sales and service use requires 1 space per 5 employees. Additional bike 

racks have been provided adjacent to the drive-through restaurants to provide for customers and 

staff if required. Given that the number of employees is not yet known, additional bicycle parking 

facilities can be provided if demand arises.   

 

C2.5.3 – Motorcycle Parking Numbers 

Objective: That the appropriate level of motorcycle parking is provided to meet the needs of 
the use. 

SCHEME REQUIREMENTS 

A1 - The number of on-site motorcycle parking spaces for all uses must: 

(a) be no less than the number specified in Table C2.4; and 

… 

P1 - Motorcycle parking spaces for all uses must be provided to meet the reasonable needs of 

the use, having regard to: 
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(a) the nature of the proposed use and development; 

(b) the topography of the site; 

(c) the location of existing buildings on the site; 

(d) any constraints imposed by existing development; and 

(e) the availability and accessibility of motorcycle parking spaces on the street or in the 

surrounding area. 

RESPONSE 

The scheme states that uses which require between 21-40 car parking spaces, must provide 1 

motorcycle space. The proposed food services and vehicle fuel sales and service uses require 30 

car parking spaces in total. This generates a requirement for 1 motorcycle parking space. 

As none have been provided, a response to the performance criteria is required.  

P1 

Given that the proposal is providing a surplus of car parking, which exceeds that required under 

Table C1.4, it is anticipated that motorcycles can utilise vacant car parking spaces were required. 

Notwithstanding, one of the surplus car parking spaces can be redesignated as a motorcycle parking 

space if required. 

 

 

C2.5.4 – Loading Bays 

Objective: That adequate access for goods delivery and collection is provided, and to avoid 
unreasonable loss of amenity and adverse impacts on traffic flows. 

SCHEME REQUIREMENTS 

A1 – A loading bay must be provided for uses with a floor area of more than 1000m2 in a single 

occupancy.  

… 

RESPONSE 

The proposed service station and drive-through eating establishments are separate uses and do 

not have floor areas exceeding 1000m2 for a single tenancy. Therefore, no loading areas are 

required under the scheme. 

Notwithstanding, due to the nature of the development, two separate loading bays are to be 

provided on the site. One will be adjacent to the service station, whilst another is proposed 

adjacent to the second drive-through eating establishment. 

 

7 .2. 2  D e v e l o p m e nt  S t a n d a r d s  

C2.6.1 – Construction of parking areas 

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

SCHEME REQUIREMENTS 

A1 – All parking, access ways, manoeuvring and circulation spaces must: 
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(a) be constructed with a durable all weather pavement; 

(b) be drained to the public stormwater system, or contain stormwater on the site; and 

(c) excluding all uses in the Rural Zone, Agriculture Zone, Landscape Conservation Zone, 

Environmental Management Zone, Recreation Zone and Open Space Zone, be surfaced by a spray 

seal, asphalt, concrete, pavers or equivalent material to restrict abrasion from traffic and 

minimise entry of water to the pavement. 

… 

RESPONSE 

The parking, access ways, manoeuvring and circulation spaces will be constructed with a durable 

all-weather pavement and will be drained via gravity to a SPEL Stormcepter, which will then drain 

to a proposed detention pond on the site, before being disposed of the existing public system. 

The areas immediately around the pump stations will be drained to the sewerage system. 

The proposal complies with A1. 

 

C2.6.2 – Design and layout of parking areas 

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

SCHEME REQUIREMENTS 

A1.1 – Parking, access ways, manoeuvring and circulation spaces must either: 

(a) comply with the following: 

(i) have a gradient in accordance with Australian Standard AS 2890 - Parking facilities, Parts 1-

6; 

(ii) provide for vehicles to enter and exit the site in a forward direction where providing for 

more than 4 parking spaces; 

(iii) have an access width not less than the requirements in Table C2.2; 

(iv) have car parking space dimensions which satisfy the requirements in Table C2.3; 

(v) have a combined access and manoeuvring width adjacent to parking spaces not less than the 

requirements in Table C2.3 where there are 3 or more car parking spaces; 

(vi) have a vertical clearance of not less than 2.1m above the parking surface level; and 

(vii) excluding a single dwelling, be delineated by line marking or other clear physical means; 

or 

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

 

A1.1 - Parking spaces provided for use by persons with a disability must satisfy the following: 

(a) be located as close as practicable to the main entry point to the building; 

(b) be incorporated into the overall car park design; and 

(c) be designed and constructed in accordance with Australian/New Zealand Standard AS/NZS 

2890.6:2009 Parking facilities, Off-street parking for people with disabilities. 
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 … 

RESPONSE 

The following is in response to A1.1 

(b) the proposal has been designed in accordance with the relevant Australian Standards. 

With regard to A1.2, accessible spaces have been provided in accordance with A1.2 and have been 

located as close as practicable to the main entry points of each building, are incorporated into the 

overall car parking design and comply with the relevant Australian Standards. 

Please refer to the accompanying civil documentation and traffic impact assessment for further 

detail. 

The proposal complies with A1 and A1.1. 

 

C2.6.3 – Number of Accesses for Vehicles 

Objective: That: 

(a) access to land is provided which is safe and efficient for users of the land and all road 
network users, including but not limited to drivers, passengers, pedestrians and cyclists by 
minimising the number of vehicle accesses; 

(b) accesses do not cause an unreasonable loss of amenity of adjoining uses; and 

(c) the number of accesses minimise impacts on the streetscape. 

SCHEME REQUIREMENTS 

A1 – The number of accesses provided for each frontage must: 

(a) be no more than 1; or 

(b) no more than the existing number of accesses, whichever is the greater.  

P1 - The number of accesses for each frontage must be minimised, having regard to: 

(a) any loss of on-street parking; and 

(b) pedestrian safety and amenity; 

(c) traffic safety; 

(d) residential amenity on adjoining land; and 

(e) the impact on the streetscape. 

RESPONSE 

The site currently has one access onto South Road, however the proposed development includes 

one additional access, therefore a response to P1 is required. 

P1 

(a) There is no on-street parking along the frontage of the site, due to its proximity to the on/off 

ramp and round-about onto the Bass Highway.  

(b) & (c) Due to the location of the site, pedestrian activity along the frontage of the site is 

anticipated to be relatively low given that most patrons will be accessing the site via vehicles and 

will utilise the on-site car parking. 

The proposal is expected to result in a reduction in vehicle speeds past the site along South Road 

due to the new access arrangements, which will improve traffic and pedestrian safety.  
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(d) the reduction in vehicle speeds along South Road is anticipated to improve residential amenity, 

by reducing noise emissions from vehicles travelling along South Road. 

(e) For operational reasons and traffic safety two separate accesses providing entry and exit are 

required. Due to the location of the site on the edge of the established urban area, the additional 

access proposed is not expected to have any unreasonable impact on the streetscape.  

The proposal complies with P1. 

7.3  ROAD AND RAILWAY ASSETS CODE 

7 .3. 1  U s e  S t a n da r d s  

C3.5.1 – Traffic generation at a vehicle crossing, level crossing or new junction 

Objective: To minimse any adverse effects on the safety and efficiency of the road or rail 
network from vehicular traffic generated from the site at an existing or new vehicle crossing 
or level crossing or new junction. 

SCHEME REQUIREMENTS 

A1.2 - For a road, excluding a category 1 road or a limited access road, written consent for a 

new junction, vehicle crossing, or level crossing to serve the use and development has been 

issued by the road authority. 

A1.4 – Vehicular traffic to and from the site, using an existing vehicle crossover or private level 

crossing, will not increase by more than: 

(a) the amounts in Table C3.1. 

A1.5 - Vehicular traffic must be able to enter and leave a major road in a forward direction. 

RESPONSE 

A response to P1 has been provided in the accompanying Traffic Impact Assessment. 

 

7.4  NATURAL ASSETS CODE 

7 .4. 1  D e v e l o p m e nt  S t a n d a r d s  

C7.6.2 – Clearance within a priority vegetation area 

Objective: That clearance of native vegetation within a priority vegetation area: 

(a) does not result in unreasonable loss of priority vegetation; 

(b) is appropriately managed to adequately protect identified priority vegetation; and 

(c) minimises and appropriately manages impacts from construction and development 
activities. 

SCHEME REQUIREMENTS 

P1.1 

Clearance of native vegetation within a priority vegetation area must be for: 

(a) … 

(b) … 

(c) … 

(d) use or development that will result in significant long term social and economic benefits 

and there is no feasible alternative location or design; 



 

ireneinc PLANNING & URBAN DESIGN South Road, Ulverstone 

     

  54 
   

(e) clearance of native vegetation where it is demonstrated that on-going pre-existing 

management cannot ensure the survival of the priority vegetation and there is little potential 

for long-term persistence; or 

(f) the clearance of native vegetation that is of limited scale relative to the extent of priority 

vegetation on the site. 

P1.2 

Clearance of native vegetation within a priority vegetation area must minimise adverse impacts 

on priority vegetation, having regard to: 

(a) the design and location of buildings and works and any constraints such as topography or 

land hazards; 

(b) any particular requirements for the buildings and works; 

(c) minimising impacts resulting from bushfire hazard management measures through siting 

and fire-resistant design of habitable buildings; 

(d) any mitigation measures implemented to minimise the residual impacts on priority 

vegetation; 

(e) any on-site biodiversity offsets; and 

(f) any existing cleared areas on the site. 

RESPONSE 

The existing vegetation on the site is classified as dry eucalyptus forest and woodland, according 

to TasVeg 4.0 mapping and occupies a moderate area in the western side of the site.  

However, this area is not identified as possessing any threatened or conservation significance 

vegetation. Whilst it is anticipated that a large proportion of this area will need to be cleared, 

additional landscaping will be provided. 

In relation to P1.1(d), the use and development will provide a significant long term social and 

economic benefit to the region by providing key infrastructure along the Bass Highway, including: 

• Rest-stop for freight vehicles, providing 24hr amenities along with refuelling; and 

• High-quality food and beverage options and convenience items for commuters and local 

residents, along with additional employment options.  

Ongoing consultation with the Tasmanian Transport Association, truck/freight drivers and Central 

Coast Council has acknowledged a need for such facilities along the Bass Highway, which are 

currently not available in any substantial capacity between Sassafras and Burnie. 

The existing vegetation on the site is isolated from other large stands of vegetation and surrounded 

by high intensity transport networks.  

Notwithstanding the above, a combination of existing and new landscaping will be retained in this 

area, and will extend along the boundaries of the site.  
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8. SUMMARY 

This application is for a combined permit and amendment and has been prepared under Section 

40T of the Land Use Planning and Approvals Act 1993. 

The amendment seeks to rezone the site from Low-Density Residential to Local Business to 

facilitate the proposed service station and associated drive-through restaurant and truck stop 

facilities. The Local Business zone was chosen as it allows for a wide variety of uses/development, 

whilst restricting larger scale commercial operations, which ensure development on the site is of 

an intensity that respects the urban nature of the area and reduces the potential for future land 

use conflict. 

As outlined in Part A of this report, the proposal is consistent with and furthers the relevant 

strategic directions under the Cradle Coast Regional Land Use Framework and will provide much 

needed infrastructure to support the growing freight industry and wider Tasmanian economy.  

The amendment has been assessed against the relevant criteria under the following statutory 

documents: 

• Cradle Coast Regional Land Use Framework (Living on the Coast); and 

• Central Coast Strategic Plan; and 

The proposal has also been assessed against the objectives and requirements of the Land Use 

Planning and Approvals Act, particularly the State Policies and requirements of Section 34(2). 

The permit application seeks approval for a service station, along with dedicated truck refuelling 

and rest stop amenities. Discussions with the Tasmanian Transport Association has identified a lack 

of such facilities between Burnie and Sassafras, which constitutes approximately 65 kilometres of 

highway. In addition, the provision of dedicated 24hr truck stop amenities, such as change rooms 

and showers, with particularly for female truck drivers is highly anticipated.  

The proposal performs well against the relevant provisions of the planning scheme. 



 

 

CCO - S6.0 South Road Specific Area Plan 

CCO – S6.1 Plan Purpose 

The purpose of the South Road Specific Area Plan is: 

CCO – S6.1.1 To provide for the development of a service station on the site to which this plan 

applies, along with associated food services tenancies. 

CCO - S6.1.2 To provide appropriate facilities that cater specifically to freight and transport service 

providers and their staff. 

CCO – S6.2 Application of this Plan 

CCO-S6.2.1 The specific area plan applies to the area of land designated as the South Road 

Specific Area Plan on the overlay maps and in Figure CCO-S1.1 

CCO-S6.2.2 In the area of land this plan applies to, the provisions of the specific area plan 

are in substitution for, and are in addition to the provisions of: 

(a) Local Business Zone 

as specified in the relevant provision. 

CCO – S6.3 Definition of Terms 

CCO – S6.3.1 This subclause is not used in this Specific Area Plan. 

CCO – S6.4 Development Exempt from this Specific Area Plan 

CCO – S6.4.1  This subclause is not used in this Specific Area Plan. 

CCO – S6.5 Use Table 

CCO – S6.5.1 This sub-clause is in substitution for Local Business Zone – clause 14.2 Use Table. 

Use Class Qualification 

No Permit Required 

Natural and Cultural Values Management  

Passive Recreation  

tracey
Stamp



 

 

Utilities If for minor utilities. 

Permitted 

No uses 

Discretionary 

Food Services Only if for take-away food premises (including 
drive-through facilities) located at CT 141816/1 – 
South Road; 

Vehicle Fuel Sales and Service Only if for a service station located at CT 
141816/1 – South Road. 

Utilities If not listed as No Permit Required. 

Prohibited 

All other uses  

CCO – S6.6 Use Standards 

This sub-clause is not used in this Specific Area Plan. 

CCO – S6.7 Development Standards for Buildings and Works 

This subclause is not used in this Specific Area Plan. 

CCO – S6.8 Development Standards for Subdivision 

This subclause is not used in this Specific Area Plan. 

  



 

 

Figure CCO – S1.1 Planning Area South Road Specific Area Plan 
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P1 DSG RFI RU 01/02/22
P2 DSG ROCK PITCHING RU 07/03/22

NEW SERVICES GENERAL ARRANGEMENT PLAN
SCALE 1:750

E

N
W

W

SW
S

SE

N
NE

NEW SERVICES

W NEW WATER SUPPLY LINE

NEW STORWATER DRAIN

EXISTING SERVICES

COUNCIL STORMWATER DRAIN

SEWERAGE DRAIN

WATER SUPPLY

STATE GOVERNMENT STORMWATER DRAIN

162m³
DETENTION POND

HW-A-01

SW-A-02
SW-A-03

2xDN300

DN225

DETENTION POND TO DRAIN
TO EXISTING DSG OWNED
OPEN DRAIN. CONSTRUCT
RECESSED 300mm DEEP
1500x1500mm ROCK
PITCHING PAD AFTER
HEADWALL APRON. USE
200mm MEAN ROCK SIZE ON
FILTER FABRIC

DRAIN TO EXISTING DSG

OW
NED DN750 CULVERT

S NEW PRIVATE SEWERAGE DRAIN

THIS COLOUR LINE REPRESENTS AN
EXISTING SERVICE UNLESS
SPECIFIED OTHERWISE

NEW PUBLIC SEWERAGE DRAIN

PUBLIC SEWERAGE DRAIN TO BE ABANDONED

DN450 AC W
ATER MAIN

5m MIN

2m MIN

NEW STORWATER OPEN DRAIN

LOCATE TASWATER WATER MAIN
PRIOR TO CONSTRUCTION AND
CONSTRUCT DETENTION POND AT
MINIMUM 5m FROM CENTRE OF PIPE

LOCATE TASWATER WATER MAIN
PRIOR TO CONSTRUCTION. FINISHED
SURFACE LEVEL OF NEW ROAD IS NOT
TO REDUCE COVER OVER THIS ASSET

LOCATE TASWATER SEWER MAIN
PRIOR TO CONSTRUCTION AND
CONSTRUCT DETENTION POND AT
MINIMUM 2m FROM CENTRE OF PIPE

NEW BUNDED AREA

NEW HYDRANTH
SO

UT
H R

OA
D

BASS HIGHWAY ON RAMP

EX SEW-01-A

EX SEW-01-01
EX SEW-01-B

SEW-01-05

EX SEW-01-07

SEW-01-06

EXISTING INTERNAL DRAINAGE
EASEMENT TO BE ABANDONED.
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STORMWATER SERVICES NOTES:
STORMWATER
1. ALL SITE SAFETY & MANAGEMENT PROCEDURES SHALL BE

IN ACCORDANCE WITH THE DEPARTMENT OF STATE
GROWTH SPECIFICATIONS:

      SECTION 168 OCCUPATIONAL HEALTH AND SAFETY &
SECTION 176 ENVIRONMENTAL MANAGEMENT.

2. ALL PIPES UNDER TRAFFIC ABLE AREAS ARE TO BE BACK
FILLED FULL DEPTH WITH 20 F.C.R. AND FULLY
COMPACTED.

3. ALL STORM WATER PIPES  TO BE MINIMUM PVC-U-SWJ
CLASS "SN8" TO AS 1254 WITH MINIMUM COVER OF 600mm
AND A MINIMUM FALL OF 1.25%  UNO

4. ALL DRAIN AND TRENCH CONSTRUCTION SHALL COMPLY
WITH THE LGAT STANDARD DRG TSD G01.

5. ANY EXCAVATED TRENCHES IN EXCESS OF 1.5M IN DEPTH
ARE TO BE ADEQUATELY SHORED TO PREVENT COLLAPSE
DURING WORKS.

EXISTING SERVICES

COUNCIL
STORM WATER DRAIN

SEWERAGE DRAIN

WATER DRAIN

STATE GOVERNMENT
STORM WATER DRAIN

NEW STORWATER PIPES. SIZES AND GRADES
AS NOTED ON PLAN AND LONG SECTIONS

NEW SERVICES

SW-X-X  900x600mm VEE GRATED
STORMWATER PIT TO BE AS PER GVP ON
TSD-SW14-v2. CLASS D LIDS IN TRAFFICABLE
AREAS AND CLASS B LIDS IN
NON-TRAFFICABLE AREAS

GT-1-X  200mm ACO GRATED TRENCH TO
DRAIN TO STORMWATER SYSTEM. CLASS D
GRATE WITH NON-SLIP FINISH

STORMWATER FLOW DIRECTION

SIDE ENTRY PIT 'TYPE 3.
TO BE AS PER TSD-SW09-v2

THIS COLOUR LINE INDICATES NEW
SERVICES OTHER THAN STORMWATER

FOR RETENTION POND SIZE
AND DRAINAGE H-000

HW-01-01

SPEL-01-02

SW-01-03

SW-01-04

SW-01-05

SW-01-06

SW-01-07

SW-01-08

NEW
 OPEN DRAIN SHOW

N DASHED

SW-X-X  600x600mm GRATED STORMWATER
PIT. MINIMUM CLASS D LIDS IN TRAFFICABLE
AREAS AND MINIMUM CLASS B LIDS IN
NON-TRAFFICABLE AREAS

VEE CHANNEL VEHICULAR CROSSING

AS PER TSD-R14-v2

NEW UNSEALED OPEN DRAIN

NEW CONCRETE HEADWALL TO BE IN
GENERAL ACCORDANCE WITH TSD-SW17-v2

CONNECT TO
FORECOURT CANOPY
DOWNPIPE

CONNECT TO FUEL SHOP DOWN PIPE

SPEL STORMCEPTOR ESR60/C1
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STORMWATER SERVICES NOTES:
STORMWATER
1. ALL SITE SAFETY & MANAGEMENT PROCEDURES SHALL BE

IN ACCORDANCE WITH THE DEPARTMENT OF STATE
GROWTH SPECIFICATIONS:

      SECTION 168 OCCUPATIONAL HEALTH AND SAFETY &
SECTION 176 ENVIRONMENTAL MANAGEMENT.

2. ALL PIPES UNDER TRAFFIC ABLE AREAS ARE TO BE BACK
FILLED FULL DEPTH WITH 20 F.C.R. AND FULLY
COMPACTED.

3. ALL STORM WATER PIPES  TO BE MINIMUM PVC-U-SWJ
CLASS "SN8" TO AS 1254 WITH MINIMUM COVER OF 600mm
AND A MINIMUM FALL OF 1.25%  UNO

4. ALL DRAIN AND TRENCH CONSTRUCTION SHALL COMPLY
WITH THE LGAT STANDARD DRG TSD G01.

5. ANY EXCAVATED TRENCHES IN EXCESS OF 1.5M IN DEPTH
ARE TO BE ADEQUATELY SHORED TO PREVENT COLLAPSE
DURING WORKS.

EXISTING SERVICES

COUNCIL
STORM WATER DRAIN

SEWERAGE DRAIN

WATER DRAIN

STATE GOVERNMENT
STORM WATER DRAIN

SW-04-01

SW-05-01

HW-03-01
SW-03-02

SW-03-03

SW-03-04

SW-03-05

SW-03-06

SW-06-01

SW-06-02

SW-06-03

VEE CHANNEL VEHICULAR CROSSING

AS PER TSD-R14-v2

NEW OPEN DRAIN SHOWN DASHED

GT-03-07

GT
-06

-04EXIT

CONNECT TO RESTAURANT
ROOF DOWN PIPE

SO
UTH

 ROAD

NEW STORWATER PIPES. SIZES AND GRADES
AS NOTED ON PLAN AND LONG SECTIONS

NEW SERVICES

SW-X-X  900x600mm VEE GRATED
STORMWATER PIT TO BE AS PER GVP ON
TSD-SW14-v2. CLASS D LIDS IN TRAFFICABLE
AREAS AND CLASS B LIDS IN
NON-TRAFFICABLE AREAS

GT-1-X  200mm ACO GRATED TRENCH TO
DRAIN TO STORMWATER SYSTEM. CLASS D
GRATE WITH NON-SLIP FINISH

STORMWATER FLOW DIRECTION

SIDE ENTRY PIT 'TYPE 3.
TO BE AS PER TSD-SW09-v2

THIS COLOUR LINE INDICATES NEW
SERVICES OTHER THAN STORMWATER

SW-X-X  600x600mm GRATED STORMWATER
PIT. MINIMUM CLASS D LIDS IN TRAFFICABLE
AREAS AND MINIMUM CLASS B LIDS IN
NON-TRAFFICABLE AREAS

NEW UNSEALED OPEN DRAIN

NEW CONCRETE HEADWALL TO BE IN
GENERAL ACCORDANCE WITH TSD-SW17-v2
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STORMWATER SERVICES NOTES:
STORMWATER
1. ALL SITE SAFETY & MANAGEMENT PROCEDURES SHALL BE

IN ACCORDANCE WITH THE DEPARTMENT OF STATE
GROWTH SPECIFICATIONS:

      SECTION 168 OCCUPATIONAL HEALTH AND SAFETY &
SECTION 176 ENVIRONMENTAL MANAGEMENT.

2. ALL PIPES UNDER TRAFFIC ABLE AREAS ARE TO BE BACK
FILLED FULL DEPTH WITH 20 F.C.R. AND FULLY
COMPACTED.

3. ALL STORM WATER PIPES  TO BE MINIMUM PVC-U-SWJ
CLASS "SN8" TO AS 1254 WITH MINIMUM COVER OF 600mm
AND A MINIMUM FALL OF 1.25%  UNO

4. ALL DRAIN AND TRENCH CONSTRUCTION SHALL COMPLY
WITH THE LGAT STANDARD DRG TSD G01.

5. ANY EXCAVATED TRENCHES IN EXCESS OF 1.5M IN DEPTH
ARE TO BE ADEQUATELY SHORED TO PREVENT COLLAPSE
DURING WORKS.

EXISTING SERVICES

COUNCIL
STORM WATER DRAIN

SEWERAGE DRAIN

WATER DRAIN

STATE GOVERNMENT
STORM WATER DRAIN

SW-04-01

NEW OPEN DRAIN SHOWN DASHED

NEW STORWATER PIPES. SIZES AND GRADES
AS NOTED ON PLAN AND LONG SECTIONS

NEW SERVICES

SW-X-X  900x600mm VEE GRATED
STORMWATER PIT TO BE AS PER GVP ON
TSD-SW14-v2. CLASS D LIDS IN TRAFFICABLE
AREAS AND CLASS B LIDS IN
NON-TRAFFICABLE AREAS

GT-1-X  200mm ACO GRATED TRENCH TO
DRAIN TO STORMWATER SYSTEM. CLASS D
GRATE WITH NON-SLIP FINISH

STORMWATER FLOW DIRECTION

SIDE ENTRY PIT 'TYPE 3.
TO BE AS PER TSD-SW09-v2

THIS COLOUR LINE INDICATES NEW
SERVICES OTHER THAN STORMWATER

SW-X-X  600x600mm GRATED STORMWATER
PIT. MINIMUM CLASS D LIDS IN TRAFFICABLE
AREAS AND MINIMUM CLASS B LIDS IN
NON-TRAFFICABLE AREAS

NEW UNSEALED OPEN DRAIN

NEW CONCRETE HEADWALL TO BE IN
GENERAL ACCORDANCE WITH TSD-SW17-v2

HW-07-01

SW-07-02

CONNECT TO FORECOURT
CANOPY DOWN PIPE

TRUCK FUELLING

NEW OPEN DRAIN SHOWN DASHED

HW-01-01

SPEL-01-02

SW-01-03

SW-01-04

SW-01-05

SW-01-06

SW-04-01
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CLASS D GRATED PIT TO BE IN GENERAL
ACCORDANCE WITH TSD-SW15-v2

SEWER FLOW DIRECTION

NEW PRECAST SEWER MAINTENANCE HOLE
TO CURRENT WSA STANDARDS

SEWER INSPECTION OPENING.
SHAFT TYPE 'D' AS PER
WSA STANDARD DRAWING

NEW SERVICES

SEWER SERVICES NOTES
SEWER:

1. ALL SEWER WORKS ARE TO BE IN ACCORDANCE WITH WSA
02-2014-3.1 MRWA VERSION 2.0 AND TASWATER'S
SUPPLEMENT

2. ALL SITE SAFETY & MANAGEMENT PROCEDURES SHALL BE
IN ACCORDANCE WITH THE DEPARTMENT OF STATE
FROWTH SPECIFICATIONS.
SECTION 168 OCCUPATIONAL HEALTH AND SAFETY
AND SECTION 176 ENVIRONMENTAL MANAGEMENT.

3. ALL MAINTENANCE STRUCTURES ARE TO BE IN
ACCORDANCE WITH WSA STANDARD DRAWINGS.

4. MH COVERS SHALL BE TYPE "D" IN ROADS & TYPE
"B"OTHERWISE.

5. ALL PIPES UNDER TRAFFICABLE AREAS ARE TO BE BACK
FILLED FULL DEPTH WITH 20mm F.C.R AND FULLY
COMPACTED

6. NEW SEWER MAIN SHALL BE DN150 PVC-U-SWJ 'SN8' TO AS
1260 - U.N.O

7. ALL PROPERTY CONNECTION BRANCH LINES TO BE DN100
PVC-U-SWJ "SN10"TO AS1260'.

8. ALL SEWER MAINS WITH A SLOPE GREATER THAN 10%
SHALL HAVE CEMENT STABILISED EMBEDMENT SYSTEM
TYPE B, TABLE 202-A OF DRAWING MRWA-S-202 AND A
BAGGED TRENCH STOP AT THE BOTTOM OF EACH SLOPE
AS PER TO FIGURE 206-E AND 206-F OF MRWA-S-206

9. CONSTRUCTION MANAGEMENT PLAN
SERVICE TIE IN PROCEDURE

· THE CONTRACTOR SHALL HAVE ALL NECESSARY PUMPS
AND EQUIPMENT ON SITE TO MANAGE ANY POTENTIAL
SEWAGE SPILL DURING THE TIE IN PROCEDURE.

· ALL WORKS BY TASWATER SHALL BE AT DEVELOPER'S COST.
· CONTRACTOR SHALL ADVISE THE SOLE SERVICE USER OF A

TEMPORARY OUTAGE.
STAGE 1 CONTRACTOR SHALL BUILD S1.2
STAGE 2 TASWATER SHALL PLUG OUTLET TO S1.2
STAGE 3 TASWATER SHALL CONNECT
STAGE 4 CONTRACTOR SHALL REBUILD S1.1
STAGE 5 TASWATER SHALL INSPECT ALL WORKS AND 
UNPLUG S1.2
TASWATER SHALL RETURN EXISTING SEWER TO LIVE.
CONTRACTOR TO BACKFILL EXCAVATIONS AND 
REINSTATE ALL AFFECTED SURFACES

DN150 CLASS SN10

BREAK INTO EXISTING SEWER MANHOLE AND
CONNECT NEW SEWER PIPE. REFER H-100 FOR
REFERENCE PLAN

EX SEW-01-01

SEW-01-02

SEW-01-03
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EXISTING SERVICES

THIS COLOUR LINE REPRESENTS AN EXISTING
SERVICE UNLESS SPECIFIED OTHERWISE

NEW PUBLIC SEWERAGE DRAIN TO BE AS
NOTED ON PLAN AND LONG SECTIONS

PUBLIC SEWERAGE DRAIN TO BE ABANDONED
AND CAPPED. MANHOLES ALONG ABANDONED
LINE TO BE REMOVED AND BACKFILLED WITH
COMPACTED FILL TO MATCH SURROUNDS

NEW PUBLIC PRECAST SEWER MAINTENANCE
HOLE TO CURRENT WSA STANDARDS BREAK INTO EXISTING SEWER MANHOLE

AND CONNECT NEW SEWER PIPE.
REFER H-100 FOR REFERENCE PLAN

NEW BUNDED AREA AROUND FUELLING AREAS

NEW PASSIVE OIL AND WATER SEPARATOR
TO TASWATER REQUIREMENTS.

PUBLIC SEWERAGE DRAIN TO BE ABANDONED
AND CAPPED. MANHOLES ALONG ABANDONED
LINE TO BE REMOVED AND BACKFILLED WITH
COMPACTED FILL TO MATCH SURROUNDS

THIS COLOUR LINE REPRESENTS A NEW
SERVICE OTHER THAN SEWER

GT-XX-XX. GREASE TRAPS TO BE CV PLASTICS
BELOW GROUND 2000L CODE: 2-GTBG OR
ENGINEER APPROVED EQUAL

DN150 CLASS SN10

DN150 CLASS SN10

DN150 CLASS SN10
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1. THE COPYRIGHT OF THIS DRAWING IS VESTED IN FLUSSIG SPATIAL AND IT MAY NOT
BE REPRODUCED IN WHOLE OR PART OR USED FOR THE

          MANUFACTURE OF ANY ARTICLE WITHOUT THE EXPRESS PERMISSION OF
          THE COPYRIGHT HOLDERS.
2. WORK TO FIGURED DIMENSIONS ONLY.
3. THIS DRAWING IS TO BE READ IN CONJUNCTION WITH ALL RELEVANT
          ARCHITECT'S, SERVICE ENGINEER'S AND FLUSSIG SPATIAL DRAWINGS
          AND SPECIFICATIONS.
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WATER SERVICES NOTES:
WATER SUPLY
1. ALL SITE SAFETY & MANAGEMENT PROCEDURES SHALL BE IN ACCORDANCE WITH

THE DEPARTMENT OF STATE GROWTH SPECIFICATIONS:
         SECTION 168 OCCUPATIONAL HEALTH AND SAFETY
         AND SECTION 176 ENVIRONMENTAL MANAGEMENT.
2. ALL WATER WORKS ARE TO BE IN ACCORDANCE WITH WATER SUPPLY CODE WSA

03-2011-3.1 MRWA ED 2 AND TASWATER'S SUPPLEMENT.
3. ALL PIPES UNDER TRAFFIC ABLE AREAS ARE TO BE BACK FILLED FULL DEPTH

WITH 20MM F.C.R. AND FULLY COMPACTED.
4. WATER MAIN MATERIAL SHALL BE PVC-O CLASS 16 TO AS 1477 SERIES 2 WITH

EPOXY COATED C.I. FITTINGS TO AS 2280 U. N. O.
5. THRUST BLOCKS TO BE PROVIDED AT STOP VALVES, HYDRANTS AND BENDS.
6. ALL DN100 AND GREATER DIAMETER WATER PIPES UNDER ROADS

DEFINED BY "THE LIST TRANSPORT SEGMENTS DATASET"
AS : COLLECTOR, ARTERIAL / MAJOR ARTERIAL  OR HIGHWAY
TO BE DICL WITH CORROSION PROTECTION SLEEVING AS PER CITY WEST WATER
APPROVED PRODUCTS CATALOGUE AND AS3680.

7. ALL MODIFICATIONS AND ADDITIONS TO WATER SERVICES WHICH CONNECT
DIRECTLY ONTO TASWATER MAINS MUST BE CARRIED BY TASWATER AT THE
DEVELOPER'S COST.

8. DETECTOR TAPE IS TO BE INSTALLED OVER ALL NON-METALLIC WATER MAINS.
9. PIPE COVER SHALL COMPLY WITH THE WATER SUPPLY CODE WSA 03-2011-3.1

MRWA ED. 2 AND TASWATER SUPPLEMENT SECTION 7.4.2. DRG No MRWA-W-202.
10. HYDRANT ROAD MARKERS SHALL BE INSTALLED IN ACCORDANCE WITH

TASWATER STANDARDS TW-W-311 TO 313.
11. ALL WATER SUPPLY PIPES ARE TO BE LOCATED WITH MINIMUM CLEARANCES TO

OTHER SERVICES IN ACCORDANCE WITH THAT SPECIFIED IN THE WATER SUPPLY
CODE WSA 03-2011-3.1 MRWA
EDITION  E - TABLE 5.5.

12. PROPERTY CONNECTIONS ARE TO BE IN ACCORDANCE WITH TW-SD-W-20
DN25 (20 ID) HDPE (PE100) SDR 11 PN16 SERVICE UNO.
 WITH WITH INTEGRAL DUAL CHECK VALVE, GATE VALVE AND PVC BOX AS
SPECIFIED BY TASWATER  - METERS REQUIRED.
PROPERTY CONNECTIONS TO BE  200MM ± 30 DEEP AT METER PIT.

13. POLY PIPE PROPERTY CONNECTIONS CROSSING ROADS SHALL BE CONDUIT
SLEEVED IN ACCORDANCE WITH  TASWATER SUPPLEMENTARY SPECIFICATION
WSA-03.

14. CONDUITS FOR POLY WATER ROAD CROSSINGS ARE TO BE UPVC DN100 SN4.
DUAL OR UP TOP 5 LOTS SERVICE ROAD CROSSINGS ARE TO BE 63 OD PE100
PN16 PIPE.

15. PIPE LAYING IN FILL MUST COMPLY WITH THE PARTICULAR REQUIREMENTS
OF CLAUSE 7.5.2 OF WSA 03-2011.

16. ALL WATER MAINS WITH A SLOPE GREATER THAN 10% SHALL HAVE AN
EMBEDMENT IN 20MM CEMENT TREATED CLASS 3 GRADED FCR TO WSA
PS352 OR APPROVED EQUIVALENT (REFER ITEM L TABLE 203-B OF DRAWING
MRWA-W-203) AND BAGGED TRENCH STOPS WITH SPACING AS PER
MRWA-W-208 TABLE 208-A AND CONSTRUCTED AS PER FIGURES 209-E AND
209-F OF MRWA-W-209.

DN100

FIRE HYDRANT SYSTEM TO BE CONSTRUCTED IN
ACCORDANCE WITH TASWATER SUPPLEMENT
TO WATER SUPPLY CODE OF AUSTRALIA WSA 03
- 2011-3.1 MRWA EDITION 2.0.

DN32

CONNECT TO EXISTING DN150 PUBLIC WATERMAIN AND CONSTRUCT
NEW DN100 PIPE ACROSS ROAD. REINSTATE ROAD AND FOOTPATH
TO COUNCIL REQUIREMENTS

ABANDON AND CAP EXISTING DN20 PROPERTY LINE AND
ASSOCIATED WATER METER

FP
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NOTE:
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1 INTRODUCTION 
SALT has been engaged by Tasmania Keystone Developments Pty Ltd to undertake an assessment of the traffic 
and parking impacts associated with the mixed-use development proposed at Lot 1 South Road, West Ulverstone. 

In the course of preparing this report, the following tasks have been undertaken: 

 Development plans have been reviewed and design advice provided to the project architect; 
 Vehicle turning movement count surveys have been commissioned at the roundabout to the west of the 

site; 
 A SIDRA assessment of the roundabout and site access points has been undertaken; and 
 The parking and traffic implications of the proposal have been assessed. 

The following sets out SALT’s findings with respect to traffic engineering matters for the proposed development. 

 

2 RFI RESPONSE 
This report (Revision F01) includes a response to the RFI from Central Coast Council dated 21 February 2022. A 
summary of the relevant traffic engineering matters is provided in Table 1. 

Table 1 RFI Response 

Item Response 

8. The application is reliant upon the Planning 
Scheme’s C3.0 Road and Railway Assets Code. The 
application triggers Table C3.1. Each of the Codes 
Performance Criteria under C3.5.1-(P1) must be 
addressed in the Traffic impact Assessment. 

An assessment against the code is provided in 
Section 10. 

9. Amend plans/reports to include Channelised Right 
Hand Treatment on South Road for entry into the 
development site. 

A channelised right-turn lane is now provided and a 
concept plan for this has been prepared to 
demonstrate feasibility – refer Appendix 1. 

It is expected that functional / detailed plans will be 
required as a condition of permit. 

10. Update the Traffic Impact Assessment to address 
the suitability and/or required upgrades to road 
infrastructure on the section of Knights Road, that 
provides access to/from development site for the 
vehicles exiting/entering Bass Highway. 

Commentary is provided in Section 9.4. 

Upgrades are neither feasible nor required to 
Knights Road. 

 

3 EXISTING CONDITIONS 
3.1 LOCATION AND SITE DESCRIPTION 
The subject site is located on the southern side of South Road in West Ulverstone. The location of the site with 
respect to the surrounding street network is shown in Figure 1. An aerial view of the site is provided in Figure 2. 
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Figure 1 Location of subject site 

 

 
Figure 2 Aerial view of subject site (source: Nearmap.com) 

The subject site covers a total area of 15,592m2 with frontages to South Road and the Bass Highway on-ramp. It 
is currently unoccupied. 

Subject Site 

Subject Site 

South Road 
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3.2 SURROUNDING LAND USE 
The land use in the vicinity of the site is primarily residential, consisting of detached houses. 

3.3 ZONING AND OVERLAYS 
The site is located within the Central Coast local government area and is subject to the Tasmanian Planning 
Scheme – Central Coast. 

It is situated within a Low-Density Residential zone – refer Figure 3. Land to the north is zoned General Residential. 

The site is subject to the Bushfire Prone Areas overlay and the Priority Vegetation Area overlay. 

 
Figure 3 Zoning map (source: www.iplan.tas.gov.au)  

3.4 ROAD NETWORK 
South Road runs generally in an east-west orientation. The carriageway features a single traffic lane in either 
direction. At the western end of the site, South Road connects to a roundabout which provides access to the Bass 
Highway on and off-ramps and Knight Roads Road. 

The posted speed limit is 60km/h. 

Views of South Road are provided in Figure 3 and Figure 4. 

Subject Site 
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Figure 4 South Road facing east 

 
Figure 5 South Road facing west 

3.5 SUSTAINABLE TRANSPORT 
3.5.1 WALKABILITY 
The site has good access to pedestrian facilities, with a footpath provided along South Road which provides a 
pedestrian connection to the surrounding residential areas. 

3.5.2 BICYCLES 
There are no bicycle lanes or paths in the vicinity of the site. 
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3.5.3 PUBLIC TRANSPORT 
Bus Route 190 (Ulverstone & Penguin to Burnie) has a stop on South Road at the frontage of the site. This will 
not be impacted by the proposed works. 

3.6 EXISTING TRAFFIC VOLUMES 
Vehicle turning movement count surveys were undertaken by Austraffic at the roundabout immediately west of 
the site on a typical weekday, Tuesday 27 July 2021 from 7am – 10am and 3pm – 7pm.  

The AM and PM peak hour volumes are summarised in Figure 3 and Figure 4. 

 
Figure 6 AM peak hour traffic volumes (7:45 – 8:45am) 

Key:
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Figure 7 PM peak hour volumes (4:30 – 5:30pm) 

3.7 CRASH HISTORY 
Review of reported crash history indicates that in the most recent 5-year period ending 27 October 2021, there 
have been: 

 2 x property damage only crashes at the roundabout west of the site: 
- DCA 130: Rear-end collision 
- DCA 189: Off curve 

 1 x property damage only crash at the intersection of South Road and Hearps Road: 
- DCA 132: Rear-end collision with vehicle turning right into Hearps Road. 

The above crash locations are indicated in Figure 8. 

This indicates there are no crash trends in direct vicinity of the site. 

Key:
Light (Heavy) Vehicles

31
(0)

18
(0)

1
(0)

0
(0)
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Figure 8 Crashes since 1 January 2009 

 

4 PROPOSAL 
It is proposed to construct a mixed-use development consisting of: 

 1 x petrol station featuring: 
- 8 x double-sided fuel bowsers; 
- 3 x diesel bowsers for trucks; 
- Ancillary fuel shop (202m2); 

 2 x drive through convenience restaurants (257m2 + 194m2); 
 2 x loading bays; 
 54 x car spaces (inclusive of 2 x DDA spaces and 1 x air and water space); 
 6 x truck spaces (up to B-double in length); 
 2 x bus/caravan spaces; and 
 8 x bicycle spaces. 

Vehicle access to the site is proposed via a two-way crossover to South Road at the eastern end of the site and 
an exit only crossover to South Road at the western end of the site. 

A right-turn lane will be provided for entry to the site from South Road. 
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5 CAR PARKING 
Table C2.1 of the Central Coast Planning Scheme outlines car parking requirements for new developments. 

An assessment of parking requirements for the proposed development is summarised in Table 1. 

Table 2 Statutory car parking requirements 

Land Use Planning Scheme Parking Rate Area / 
Number No. Spaces Required 

Vehicle Fuel Sales and 
Service 4 spaces per service bay 0 service 

bays 0 spaces 

Take Away Food Premises 
1 space per 15m² of floor area (including any 
outdoor dining areas) + 6 queuing spaces for 
drive through (if applicable) 

451m2 30 spaces 

Total 30 spaces 

The proposed development attracts a statutory parking requirement of 30 spaces. This is exceeded by the 
proposed supply of 54 spaces. This includes 11 parking spaces located on the western side of the site that are 
allocated to staff only. 

It is noted that the Planning Scheme parking rate for the petrol station is unrealistically low in this case, noting 
there are no service bays proposed. If instead the ‘General Retail’ parking rate of 1 space per 30m2 was applied to 
the associated fuel shop (202m2), the parking demand would be 7 spaces. The total parking demand of 37 spaces 
would hence still be exceeded. 

There is also a requirement for 6 queuing spaces for the drive through lanes. Drive Thru Convenience Restaurant 
1 provides total queueing space of 6 cars, whilst Drive Thru Convenience Restaurant 2 provides queueing for a 
total of 10 cars (allowing an average of 6.0m per vehicle). This satisfies the requirement. It is further noted that 
any overflow queueing (if it occurs) would take place within the subject site, and not extend onto South Road. 

 

6 BICYCLE PARKING 
Table C2.1 of the Central Coast Planning Scheme outlines bicycle parking requirements for new developments. 

An assessment of bicycle parking requirements for the proposal is provided in Table 2. 

Table 3 Statutory bicycle parking requirements 

Land Use Planning Scheme Parking Rate Area/number No. Spaces Required 

Vehicle Fuel Sales and 
Service 1 space per 5 employees 5 staff1 1 space 

Take Away Food Premises 1 space per 75m2 floor area 451m2 6 spaces 

Total 7 spaces 

1 Estimated maximum number of staff on-site at any one time 

The provision of 8 spaces exceeds the statutory requirement. 
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7 CAR PARK ACCESS & LAYOUT 
The proposed vehicle access arrangements and car park layout have been designed to provide convenient, safe 
and efficient access and circulation, in accordance with the requirements of the Central Coast Planning Scheme 
and relevant Australian Standards 

The following comments are provided: 

Vehicle Access 
 The proposed vehicle entry/exit point from South Road is well located in respect of maximising the 

distance from the roundabout at the western side of the site, whilst maintaining a suitable offset from 
the intersection of Hearps Road.  

 A channelised right hand turn treatment is proposed on South Road for entry into the site – refer concept 
plan in Appendix 1. The turn lane will have a length of 35m with a 20m taper. It will have a width of 3.5m 
and will also reduce the width of the through lanes on South Road to 4m each. Some widening will be 
required on both sides of South Road to the west of the access point. The turn lane has been designed 
in accordance with AustRoads Guide to Road Design Part 4A - Unsignalised and Signalised Intersections. 

 The proposed exit only point is suitably located at the western end of the site, with left-turn only 
movements to be permitted, providing efficient access to South Road and then to Bass Highway. The 
roundabout provides an opportunity for U-turns, though it is expected the substantial majority of drivers 
wanting to head east into Ulverstone will use the eastern crossover to exit the site. 

 The exit point will require the existing public footpath to be redirected to minimise the crossing distance. 
 Minor ramping will be required at each access point. This will be subject to detailed civil design to ensure 

compliance with AS2890.1 and AS2890.2, which will include the redesign of the public footpath. 
 The vehicle crossovers have been designed to allow entry for vehicles up to a 25m B-double in size (refer 

swept path diagrams in Appendix 2). The B-double is applied as a ‘checking vehicle’ having regard to 
AustRoads guidelines; that is, movements will not be frequent and hence it will be acceptable for the B-
double to take up most of the crossover when entering the site. A 19.0m semi-trailer is applied as the 
design vehicle, which will be able to enter the site concurrently with vehicles exiting the site. 

 AustRoads Guide to Road Design Part 4A: Unsignalised and Signalised Intersections specifies a 
requirement for 123m of Safe Intersection Sight Distance (SISD) for a 60km/h road. This is demonstrated 
in Figure 8. It can be seen that adequate sight distance is achieved subject to maintaining low height 
vegetation within areas of the landscaping strip at the frontage of the site. 

Car Park Layout 
 Parking spaces are 5.4m long x 2.6m wide. All spaces are accessed from aisles with a minimum width of 

6.4m. This meets/exceeds the minimum requirements of Table C2.3 of the Central Coast Planning Scheme. 
 Accessible car spaces and associated shared areas are 5.4m long x 2.4m wide in accordance with 

AS2890.6.  
 Swept path analysis has been undertaken using AutoTURN – refer Appendix 2. The vehicle swept path 

plots confirm that: 
- A 19m articulated fuel tanker (semi-trailer) can adequately enter and exit the site for fuel deliveries. 
- A 25m B-double truck can adequately enter and exit the site and access the truck parking bays and 

diesel bowsers. 
- An 8.8m long Medium Rigid Vehicle can readily access the loading areas of each proposed tenancy 

to make deliveries and collect waste. 
- A B99 car (5.2m long) can satisfactorily use both drive through lanes; and 
- A B99 car and caravan combination can use each of the dedicated parking bays. 

 The proposed zebra walkways within the car parking areas will serve to highlight the presence of 
pedestrians thereby improving safety. 
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Figure 9 Safe Intersection Sight Distance Check (123m SISD, 3m driver setback from edge of carriageway) 

 

8 LOADING AND WASTE COLLECTION 
The proposal features a loading bay for drive-through convenience restaurant 1 and a shared loading bay for the 
fuel shop and drive-through convenience restaurant 2, both of which can cater for up to a standard 8.8m MRV 
(refer swept path diagrams in Appendix 2). 

Swept path analysis also confirms that a 19m articulated fuel tanker can adequately enter and exit the site for 
fuel deliveries (refer Appendix 2). 

Adequate provision is hence made for loading and waste collection. 
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9 TRAFFIC GENERATION, DISTRIBUTION AND IMPACT 
9.1 TRAFFIC GENERATION 
Traffic generation and impact is assessed for the critical weekday evening peak hour only. Traffic generation 
during the AM on-road peak hour is typically very low for service stations and convenience restaurants. 

9.1.1 SERVICE STATION 
The RTA Guide to Traffic Engineering Developments provides the following traffic generation rate for service 
stations: 

Evening peak hour vehicle trips = 0.04 A(S) + 0.3 A(F) 

or. 

Evening peak hour vehicle trips = 0.66 (A)F 

Where: 

A(S) = area of site (m2) 

A(F) = gross floor area of convenience store (m2) 

Given the site contains various land uses, the second equation is more appropriate to apply. This equates to 0.66 
x 202 = 133 evening peak hour vehicle trips. 

As many as 80% of the vehicle trips (106 trips) made to and from the Service Station are expected to be those of 
motorists passing the site along South Road for a potentially unrelated primary trip purpose. 

9.1.2 DRIVE-THROUGH RESTAURANTS 
Table 3 below summarises the traffic generation of Hungry Jacks, KFC, Oporto and Red Rooster stores located 
within the Sydney metropolitan area. The data was collected during February 2013 by Bitzios Consulting on behalf 
of the NSW Roads and Maritime Services (RMS). 

Table 4 Convenience restaurant traffic generation 

Store Site GFA Total Trips Rate per 100m2 (weekday PM) Average Rate per 100m2 

Hungry Jacks 
1 340 92 27 

24 
2 350 70 20 

KFC 

3 140 60 43 

34 
4 220 60 27 
5 280 102 36 

6 330 96 29 

Oporto 12 230 56 24 24 

Red Rooster 
13 140 38 27 

20 
14 270 34 13 

This data indicates an average rate in the range of 20 – 34 trips / 100m2. Having regard to the table above, SALT 
conservatively adopts a rate of 40 trips per 100m2 for the convenience restaurants at the site. This results in a 
total of 180 vehicle trips (two-way) in the evening PM peak hour. 

The RTA Guide states that the proportion of passing trade is typically at least 50%. As such, 90 additional trips 
would be added to the surrounding road network as a result of the convenience restaurant 

9.1.3 SUMMARY 
The overall site will generate a total of 117 new vehicle trips within the weekday evening peak hour. An additional 
196 vehicles which are already passing the site will also enter/exit the site during the evening peak hour. This 
results in a total of 313 vehicles (two-way) entering/exiting the site during the evening peak hour. 

Adopting a 50/50 entry and exit split equates to approximately 156 inbound movements and 156 outbound 
movements. 
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9.2 TRAFFIC DISTRIBUTION 
The proposed development is likely to attract a significant amount of its trade from passing traffic on Bass 
Highway, that can conveniently turn left out of the site and return to Bass Highway via the roundabout and 
Knights Road. Based on this, it is estimated that: 

 75% of vehicle trips will be generated to/from the west, split as follows: 
- 85% via Bass Highway (eastbound, being the primary direction of travel that will attract trips to/from 

the service centre) 
- 10% via Knights Road (inc. the Bass Highway westbound on and off-ramps) 
- 5% via South Road 

 25% of vehicle trips will be generated to/from the east on South Road. 

It is also assumed for the purpose of this assessment that all vehicles exiting to the west will utilise the western 
access point and all vehicles exiting to the east will use the eastern access point (i.e. no vehicles will turn left out 
of the eastern access point). This results in the PM peak hour traffic distribution shown in Figure 9. 

 
Figure 10PM Peak Hour Traffic Distribution (Site Traffic) 

Overlaying the development traffic volumes on top of the existing South Road traffic volumes equates to the 
volumes shown in Figure 10. 

 
Figure 11  Ultimate Traffic Volumes – PM Peak Hour (2021) 
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This conservatively does not account for any passing trade discounts as a result of existing traffic on South Road 
that turns into the subject site (i.e. some of the traffic volumes shown above are higher than what they will be in 
reality). 

To account for a 10-year assessment, existing volumes have been factored up at 2% per annum (compounded), 
The resulting traffic volumes are shown in Figure 12. 

 
Figure 12  Ultimate Traffic Volumes – PM Peak Hour (2031) 

9.3 TRAFFIC IMPACT 
To quantify the level of traffic impact during the critical weekday PM peak hour, the site access points and 
roundabout to the west along South Road have been modelled as a network using SIDRA Intersection v9. SIDRA 
is an advanced micro-analytical traffic evaluation tool that provides estimates of capacity and performance 
statistics (delay, queue lengths etc) on a lane-by-lane basis.  

Key performance criteria include:  

Degree of Saturation (DOS): This represents the ratio of traffic volume to capacity.  Generally speaking, a 
DOS of below 0.9 indicates acceptable performance.  A DOS of over 1.0 indicates 
that capacity has been exceeded. 

Level of Service (LOS): An index of the operational performance of traffic based on service measures 
such as delay, degree of saturation, density and speed during a given flow 
period.  A guide to LOS ratings is provided in Table 4. 

Average Delay: The average delay time that can be expected for a given movement. 

95th Percentile Queue: The maximum queue length that can be expected in 95% of all observed queue 
lengths during the hour. 

Table 5 Level of Service Ratings 
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The detailed SIDRA outputs are provided in Appendix 3. 

The key performance factors are summarised in Table 5 for the Year 2031 scenario (with 10 years growth in 
background traffic volumes). 

Table 6 Key SIDRA outputs (Weekday PM peak hour, Year 2031) 

Intersection Leg Movement 
Degree of 
Saturation 

(DOS) 

Average Delay 
(S) 

Level of 
Service (LOS 

95% Back of 
Queue (m) 

Subject Site 
(east) 

Site (south) R 0.090 12.0  LOS B  2.3 

South Road 
(east) 

L 0.155  5.6  LOS A  0.0  

T 0.155  0.0  LOS A  0.0  

South Road 
(west) 

T 0.179  0.0  LOS A  0.0  

R 0.091  6.6  LOS A  2.9  

Subject Site 
(west) 

Site (south) L 0.095  6.4  LOS A  2.7 

South Road 
(east) T 0.131 0.0  LOS A  0.0 

South Road 
(west) T 0.240 0.0  LOS A  0.0 

Roundabout 

Knights 
Road 
(south) 

T 0.085  2.7  LOS A  3.0  

R2 0.085  9.6  LOS A  3.0  

R3 0.085  10.9  LOS B  3.0  

South Road 
(east) 

L3 0.236  1.7  LOS A  10.5  

L2 0.236  1.7  LOS A  10.5  

R 0.236  7.8  LOS A  10.5  

U 0.236  10.3  LOS B  10.5  

South Road 
(north) 

L2 0.064  4.8  LOS A  2.5  

L 0.064  4.1  LOS A  2.5  

T 0.064  4.4  LOS A  2.5  

Bass 
Highway 
(west) 

L 0.252  3.8  LOS A  10.3  

T 0.252  3.3  LOS A  10.3  

R 0.252  10.6  LOS B  10.3  

The SIDRA results indicate that: 

 All movements will operate at a Level of Service A (excellent) or B (very good); 
 There will be minimal queues or delays at all locations. In particular, the right-turn queue into the site 

from South Road will not exceed 1 vehicle; and 
 The degree of saturation does not exceed 0.252 for any leg, indicating that all movements will operate 

substantially under capacity. 

It is accordingly concluded that the additional traffic generated by the site will have no adverse impact on the 
operation of the surrounding road network, and no mitigating treatments are required. 
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9.4 KNIGHTS ROAD 
The proposal will generate additional vehicle turning movements at the Knights Road on and off-ramps. Given that 
Knights Road (south of Bass Highway) services a relatively small, closed residential catchment area, through 
volumes to/from the south on Knights Road are likely to be very low. Therefore, turning movements to/from the 
on and off-ramps will be able to be carried out with ease.  

It is further noted: 

 A significant portion of the existing traffic turning to/from Knights Road will also access the service centre 
i.e. these will not be ‘new’ trips; and 

 It is not feasible to provide any upgrades to Knights Road (for example, a right-turn lane to the westbound 
on-ramp) given the available space beneath the highway underpass. Nor is this considered necessary 
given the anticipated traffic volumes and 50km/h speed limit. 

. 
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10 ROAD AND RAILWAY ASSETS CODE 
The application has triggered Table C3.1 of the Road and Railway Assets Code. As such, the performance criteria 
under C3.5.1-(P1) are to be addressed. This is provided in Table 6 below. 

Table 7 C3.5.1 Performance Criteria 

Performance Criteria Response 

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 

The overall site will generate a total of 117 new vehicle trips within 
the weekday evening peak hour. The remaining trips will be 
vehicles which are already passing the site. 

As such, this equates to an average of two additional vehicle trips 
per minute added to the road network during the peak hour. As 
demonstrated by the SIDRA analysis in Section 9.3, the additional 
traffic will have minimal impact on the safety and operation of 
the surrounding road network. 

(b) the nature of the traffic generated by the 
use 

The site will generate a mix of car and truck traffic, with the 
majority of trips occurring to/from the Bass Highway and not 
passing any residential areas aside from two houses directly 
opposite the site. The nature of the traffic is considered 
appropriate for the roads surrounding the site. 

(c) the nature of the road The road is suitable to accommodate the additional traffic, 
providing one clear traffic lane in each direction. 

(d) the speed limit and traffic flow of the 
road 

South Road has a posted speed limit of 60km/h. As previously 
stated, impact on traffic flow will be minimal as a result of the 
additional traffic generated by the site. The introduction of a right 
turn lane will remove any disruptions to eastbound traffic on 
South Road. 

(e) any alternative access to a road No alternative access is available. 

(f) the need for the use 
The proposal fulfils an important community need for Ulverstone 
as well as for vehicles using the Bass Highway, by providing a 
convenient refuelling and rest area. 

(g) any traffic impact assessment 
The analysis of traffic impacts in Section 9.3 demonstrates that 
the additional traffic would have minimal adverse impact on the 
operation of the surrounding road network. 

(h) any advice received from the rail or road 
authority No advice has been received from the rail or road authority. 
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11 CONCLUSION 
Based on the assessments undertaken, it is concluded that: 

 The car parking provision of 54 spaces exceeds the statutory requirement of 30 spaces; 
 Bicycle parking has been provided in accordance with the Planning Scheme; 
 The proposed vehicle access arrangements and site layout have been designed in accordance with the 

Central Coast Planning Scheme and Australian Standards, and will provide efficient, safe and convenient 
access and circulation; 

 Adequate provision for loading and waste collection is provided; and 
 The traffic generated by the site will be adequately accommodated by the surrounding road network with 

minimal impacts. The proposed right-turn lane on South Road will safely accommodate right-turning 
vehicles into the site. 

Accordingly, we find no traffic engineering reason to inhibit the granting of a planning permit for the proposed 
development.
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NETWORK LAYOUT  

Network: N101 [Fut PM (Network Folder: General)]  

  

  

New Network  
Network Category: (None)  

Layout pictures are schematic functional drawings reflecting input data. They are not design drawings.  

 
 
SITES IN NETWORK  
Site ID  CCG ID  Site Name  

101  NA  Fu PM - Subject Site East  

101  NA  Fu PM - Subject Site West  

101  NA  Fu PM - Roundabout  
  



 

 22           TRAFFIC ENGINEERS / WASTE ENGINEERS / TRANSPORT PLANNERS / ROAD SAFETY AUDITORS  
 

  

MOVEMENT SUMMARY  

Site: 101 [Fu PM - Subject Site East (Site Folder: 
Future PM)]  

  

Network: N101 [Fut PM (Network 
Folder: General)]  

New Site  
Site Category: (None)  
Give-Way (Two-Way)  
Vehicle Movement Performance  

Mov 
ID  Turn  

DEMAND 
FLOWS  

ARRIVAL 
FLOWS  Deg. 

Satn  
 Aver. 

Delay  
Level of 
Service  

 
95% BACK OF 

QUEUE  Prop. 
Que  

 Effective 
Stop Rate  

Aver. No. 
Cycles  

Aver. 
Speed  [ Total  HV ]  [ Total  HV ]  [ Veh.  Dist ]  

  veh/h  %  veh/h  %  v/c   sec    veh  m      km/h  
South: RoadName  
3  R2  41  0.0  41  0.0  0.090   12.0  LOS B   0.3  2.3  0.64   0.86  0.64  48.6  
Approach  41  0.0  41  0.0  0.090   12.0  LOS B   0.3  2.3  0.64   0.86  0.64  48.6  

East: South Road  
4  L2  41  0.0  41  0.0  0.155   5.6  LOS A   0.0  0.0  0.00   0.08  0.00  57.6  
5  T1  263  4.1  263  4.1  0.155   0.0  LOS A   0.0  0.0  0.00   0.08  0.00  58.5  
Approach  304  3.5  304  3.5  0.155   0.8  NA   0.0  0.0  0.00   0.08  0.00  58.2  

West: South Road  
11  T1  358  0.4  358  0.4  0.179   0.0  LOS A   0.0  0.0  0.00   0.00  0.00  59.9  
12  R2  123  0.0  123  0.0  0.091   6.6  LOS A   0.4  2.9  0.40   0.62  0.40  48.2  
Approach  481  0.3  481  0.3  0.179   1.7  NA   0.4  2.9  0.10   0.16  0.10  56.4  

All Vehicles  826  1.5  826  1.5  0.179   1.9  NA   0.4  2.9  0.09   0.16  0.09  56.3  

Site Level of Service (LOS) Method: Delay (SIDRA). Site LOS Method is specified in the Network Data dialog (Network tab).  
Vehicle movement LOS values are based on average delay per movement.  
Minor Road Approach LOS values are based on average delay for all vehicle movements.  
NA: Intersection LOS and Major Road Approach LOS values are Not Applicable for two-way sign control since the average 
delay is not a good LOS measure due to zero delays associated with major road movements.  
Delay Model: SIDRA Standard (Geometric Delay is included).  
Gap-Acceptance Capacity: SIDRA Standard (Akçelik M3D).  
HV (%) values are calculated for All Movement Classes of All Heavy Vehicle Model Designation.  
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MOVEMENT SUMMARY  

Site: 101 [Fu PM - Subject Site West (Site 
Folder: Future PM)]  

  

Network: N101 [Fut PM (Network Folder: 
General)]  

New Site  
Site Category: (None)  
Give-Way (Two-Way)  
Vehicle Movement Performance  

Mov 
ID  Turn  

DEMAND 
FLOWS  

ARRIVAL 
FLOWS  Deg. 

Satn  
 Aver. 

Delay  
Level of 
Service  

 
95% BACK OF 

QUEUE  Prop. 
Que  

 Effective 
Stop Rate  

Aver. No. 
Cycles  

Aver. 
Speed  [ Total  HV ]  [ Total  HV ]  [ 

Veh.  Dist ]  
  veh/h  %  veh/h  %  v/c   sec    veh  m      km/h  

South: RoadName  
1  L2  123  0.0  123  0.0  0.095   6.4  LOS A   0.4  2.7  0.35   0.60  0.35  49.0  
Approach  123  0.0  123  0.0  0.095   6.4  LOS A   0.4  2.7  0.35   0.60  0.35  49.0  

East: South Road  
5  T1  263  0.8  263  0.8  0.131   0.0  LOS A   0.0  0.0  0.00   0.00  0.00  59.9  
Approach  263  0.8  263  0.8  0.131   0.0  NA   0.0  0.0  0.00   0.00  0.00  59.9  

West: South Road  
11  T1  481  1.3  481  1.3  0.240   0.0  LOS A   0.0  0.0  0.00   0.00  0.00  59.9  
Approach  481  1.3  481  1.3  0.240   0.0  NA   0.0  0.0  0.00   0.00  0.00  59.9  

All Vehicles  867  1.0  867  1.0  0.240   0.9  NA   0.4  2.7  0.05   0.08  0.05  53.5  

Site Level of Service (LOS) Method: Delay (SIDRA). Site LOS Method is specified in the Network Data dialog (Network tab).  
Vehicle movement LOS values are based on average delay per movement.  
Minor Road Approach LOS values are based on average delay for all vehicle movements.  
NA: Intersection LOS and Major Road Approach LOS values are Not Applicable for two-way sign control since the average 
delay is not a good LOS measure due to zero delays associated with major road movements.  
Delay Model: SIDRA Standard (Geometric Delay is included).  
Gap-Acceptance Capacity: SIDRA Standard (Akçelik M3D).  
HV (%) values are calculated for All Movement Classes of All Heavy Vehicle Model Designation.  
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MOVEMENT SUMMARY  

Site: 101 [Fu PM - Roundabout (Site Folder: 
Future PM)]  

  

Network: N101 [Fut PM (Network Folder: 
General)]  

New Site  
Site Category: (None)  
Roundabout  
Vehicle Movement Performance  

Mov 
ID  Turn  

DEMAND 
FLOWS  

ARRIVAL 
FLOWS  Deg. 

Satn  
 Aver. 

Delay  

Level 
of 

Service  
 
95% BACK OF 

QUEUE  Prop. 
Que  

 Effective 
Stop Rate  

Aver. No. 
Cycles  

Aver. 
Speed  [ Total  HV ]  [ Total  HV ]  [ Veh.  Dist ]  

  veh/h  %  veh/h  %  v/c   sec    veh  m      km/h  
South: Knights Road  
2  T1  24  0.0  24  0.0  0.085   2.7  LOS A   0.4  3.0  0.17   0.56  0.17  54.8  
3  R2  101  1.0  101  1.0  0.085   9.6  LOS A   0.4  3.0  0.17   0.56  0.17  47.8  
3b  R3  3  0.0  3  0.0  0.085   10.9  LOS B   0.4  3.0  0.17   0.56  0.17  56.5  
Approach  128  0.8  128  0.8  0.085   8.4  LOS A   0.4  3.0  0.17   0.56  0.17  50.0  

East: South Road  
4b  L3  161  0.0  161  0.0  0.236   1.7  LOS A   1.5  10.5  0.16   0.42  0.16  54.4  
4  L2  167  2.0  167  2.0  0.236   1.7  LOS A   1.5  10.5  0.16   0.42  0.16  55.8  
6  R2  55  4.2  55  4.2  0.236   7.8  LOS A   1.5  10.5  0.16   0.42  0.16  61.5  
6u  U  2  0.0  2  0.0  0.236   10.3  LOS B   1.5  10.5  0.16   0.42  0.16  34.8  
Approach  385  1.4  385  1.4  0.236   2.6  LOS A   1.5  10.5  0.16   0.42  0.16  55.9  

North: South Road  
7  L2  46  0.0  46  0.0  0.064   4.8  LOS A   0.4  2.5  0.53   0.52  0.53  51.2  
7a  L1  23  0.0  23  0.0  0.064   4.1  LOS A   0.4  2.5  0.53   0.52  0.53  56.8  
8  T1  1  0.0  1  0.0  0.064   4.4  LOS A   0.4  2.5  0.53   0.52  0.53  57.5  
Approach  71  0.0  71  0.0  0.064   4.6  LOS A   0.4  2.5  0.53   0.52  0.53  53.9  

West: Bass Highway  
10  L2  5  0.0  5  0.0  0.252   3.8  LOS A   1.5  10.3  0.37   0.36  0.37  55.8  
11  T1  335  0.0  335  0.0  0.252   3.3  LOS A   1.5  10.3  0.37   0.36  0.37  52.0  
12  R2  7  16.7  7  16.7  0.252   10.6  LOS B   1.5  10.3  0.37   0.36  0.37  58.2  
Approach  347  0.4  347  0.4  0.252   3.5  LOS A   1.5  10.3  0.37   0.36  0.37  52.3  

All Vehicles  932  0.8  932  0.8  0.252   3.9  LOS A   1.5  10.5  0.27   0.43  0.27  53.4  

Site Level of Service (LOS) Method: Delay (SIDRA). Site LOS Method is specified in the Network Data dialog (Network tab).  
Roundabout LOS Method: SIDRA Roundabout LOS.  
Vehicle movement LOS values are based on average delay per movement.  
Intersection and Approach LOS values are based on average delay for all vehicle movements.  
Roundabout Capacity Model: SIDRA Standard.  
Delay Model: SIDRA Standard (Geometric Delay is included).  
Gap-Acceptance Capacity: SIDRA Standard (Akçelik M3D).  
HV (%) values are calculated for All Movement Classes of All Heavy Vehicle Model Designation.  
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	 Lot 1 South Road, West Ulverstone

Executive Summary 

A multi-use development is proposed for a currently vacant block at Lot 1 South Road, West 
Ulverstone. The development comprises broadly a fuel station and associated shop, two drive-
through restaurants, and associated amenities. Noise emissions from activities on site, most notably 
heavy vehicle movements, have the potential to impact upon residential amenity within the nearby 
residential area. As such, NVC has been engaged to provide a noise assessment to investigate the 
likely noise impact from the development, and recommend noise mitigation measures where required. 
This report details the results of such an assessment, conducted in November/December 2021. 
Long term unattended noise measurements were made in two locations on site to determine the 
existing ambient noise levels in the area. 
Noise modelling has been conducted to predict noise emissions from vehicle movements on site and 
building mechanical plant at the nearest residential receivers. The noise model was validated against 
the ambient noise level measurements, which showed that the model is predicting 2 - 4 dB higher 
noise levels than measured, and is thus conservative. 
Noise levels from the proposed development at the nearby residential receivers are predicted to be 
insignificantly different to existing levels at the residential receivers, with a maximum predicted increase 
of 1.8dB at one receiver, which is unlikely to be perceptible. Predicted levels at the remaining receiver 
locations are approximately equivalent or lower than the existing ambient noise levels in the area. 
As such, noise emissions from the proposed development are unlikely to impact upon residential 
amenity regarding noise at the nearest residential receivers. The proposed development is thus 
deemed to comply with the Performance Solutions under clauses 14.3.1-P1, 14.3.1-P3, and 14.3.2-
P1 of the Tasmanian Planning Scheme - Central Coast. 
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	 Lot 1 South Road, West Ulverstone

1. BACKGROUND 
1.1. SITE & SURROUNDING AREA 

The site is a currently vacant block, located at Lot 1 South Road, West Ulverstone, as shown in Figure 
1. 

 
FIGURE 1: SITE AND SURROUNDING AREA 

The site is currently unoccupied, comprising open field between South Road and the Bass Highway. 
The site slopes down from South Road to the southbound highway on-ramp, with the site having 
clear view of the highway. There are currently trees in the Western corner of site, and sporadically 
along the southern boundary. These trees are not sufficiently dense to provide any significant acoustic 
screening. 
The site is currently zoned Low Density Residential under the Tasmanian Planning Scheme - Central 
Coast, however it is proposed that the site be re-zoned to Local Business as part of the Planning 
Application. 
The nearest residences are located adjacent the eastern boundary, in the Low Density Residential 
zone. These dwellings are denoted C and E in Figure 1. The dwelling at location C has a clear view 
over the site and of the highway. The dwelling at E has a view of site obscured by residential boundary 
fences, and a clear view of the highway. 
The residences to the north are across South Road, the nearest of which is denoted D in the figure, 
which has a clear view of the site, South Road, and the highway. The nearest to the south is denoted 
F, and is screened from site by the highway. To the west of the site is a roundabout, merging South 
Road, Knights Road, and the Bass Highway off/on ramps. No residences are in the immediate vicinity 
of site in this direction. 
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	 Lot 1 South Road, West Ulverstone

The site slopes down approximately 9m from the north-eastern corner to the south-western 
boundary. 
The existing zoning in the area surrounding site is shown in Figure 2. 

 
FIGURE 2: TASMANIAN PLANNING SCHEME ZONING 

1.2. SITE OPERATIONS 
It is proposed to construct a mixed-use development on the subject site, consisting of:  

• A service station, including: 
• 8 x double-sided fuel bowsers 
• 3 x diesel bowsers for trucks 
• An ancillary shop/convenience store with amenities (202m2)  

• Two drive-through restaurants (257m2 & 194m2) 
• Two loading bays 
• 54 car parking spaces 
• 6 truck parking spaces (up to B-double in length) 
• 2 bus/caravan parking spaces 
• 8 bicycle parking spaces.  

Access to the site is via two driveways off South Road; one at the eastern and one at the western end 
of the boundary. The eastern driveway is to be entry for all vehicles, and exit for light vehicles only. The 
western driveway is the primary site exit, and the sole heavy vehicle exit. 
The proposed site plan is shown in Figure 3.  
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	 Lot 1 South Road, West Ulverstone

FIGURE 3: PROPOSED SITE PLAN 

From Figure 3, it may be seen that both heavy and light vehicles access site from the driveway at the 
eastern end of the boundary with South Road. Heavy vehicles then traverse adjacent the eastern site 
boundary to either the fuel canopy (located in the southern corner of site) or continue on to the 
parking area (near to the south-western boundary adjacent the highway. They then exit the site via the 
driveway to the western end of the northern site boundary. 
Light vehicles enter site as described above, and then traverse to either the car parking spaces, drive-
through restaurants, or fuel canopy, all of which are located either adjacent the northern site boundary 
(with South Road) or near to the centre of site. They then exit the site via either of the driveways. 
Relevant to noise emissions on site, the following sources are also noted: 

• Mechanical plant is located on the roof of each building. 
• Three plant decks are shown, one beside the stand-alone restaurant building, and two atop 

the main building. 
• The Planning Application drawing set shows a screen surrounding all rooftop mechanical 

plant. 
• Specific equipment details are not yet available, however it is assumed that each plant deck 

will require AC compressor/condenser outdoor units, refrigeration compressor/condenser 
units, and fan units for building ventilation. 

• Bin enclosures / loading bays are located adjacent to each building. 
• To the south-east of the stand-alone restaurant, and to the east of the main building. 
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• The bin enclosures / loading bays are surrounded by solid screening, shown as Colorbond 
(profiled metal) in the drawing set. 

• These loading bays are also to be used for collection of the bins. 
The proposed operating hours as as follows: 
	 Fuel operations (bowsers/fuel shop)	 	 24 hours per day, 7 days per week 
	 Drive-through restaurants	 	 	 06:00AM to 11:00PM 
It is noted that the operating hours for the restaurants are a maximum under the Planning Application; 
general operating hours are likely to be reduced compared to these hours. 
The floor plan of both buildings, including the locations of the bin enclosures and loading bays are 
shown in Figures 4 and 5. Note that the mechanical plant is shown for the stand-alone restaurant only 
(on roof top of main building - see drawing set). 

 
FIGURE 4: PROPOSED FLOOR PLAN - STAND-ALONE RESTAURANT 
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	 Lot 1 South Road, West Ulverstone

 
FIGURE 5: PROPOSED FLOOR PLAN - MAIN BUILDING 

2. CRITERIA 
Section 14 of the Tasmanian Planning Scheme - Central Coast (the Scheme) states objectives and 
performance criteria for a Local Business Zone. The Scheme contains criteria relevant to noise under 
clause 14.3 - Use Standards, which is reproduced in part below. 
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	 Lot 1 South Road, West Ulverstone

 

The Scheme does not stipulate numerical criteria to indicate a noise level which may be considered to 
cause a ‘loss of amenity’. It is also noted that no numerical criteria are given for Residential zones. 
In order to define an appropriate noise level at neighbouring residential dwellings which may be 
deemed to protect residential amenity, the TAS EPP  is referred to. In Table 1 of the EPP, a list of 1

Acoustic Environmental Indicator levels are given, for which the environmental values specified in the 
policy “…will be protected for the majority of the human population where the acoustic environment 
indicator levels are not exceeded…” A section of that table is reproduced here in Table 1. 

TABLE 1:  ACOUSTIC ENVIRONMENTAL INDICATOR LEVELS - TAS. EPP (NOISE) 

Specific 
Environment Critical Health Effect

LAeq Time LAmax

dBA hrs dBA

Outdoor living area Serious annoyance, daytime and evening 55 16 -

Moderate annoyance, daytime and evening 50 16 -

Outside bedrooms Sleep disturbance, window open (outdoor values) 45 8 60

 Environmental Protection Policy (Noise) 2009, Department of Environment, Parks, Heritage and the Arts, Tasmania.1
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It is noted that the 16-hour (day) and 8-hour (night) LAeq time periods are defined as 6AM to 10PM 
and 10PM to 6AM respectively. In addition, these levels apply outside, at the location of the sensitive 
receiver. 
From the above it may be seen that, in order to protect residential amenity, noise emissions from site 
during the day time and night time should not exceed the following at the residential receiver: 
	 Day time 	 6:00AM to 10:00PM	 50 dBA, Leq,16-hr 
	 Night time 	 10:00PM to 6:00AM	 45 dBA, Leq,8-hr 

3. NOISE MEASUREMENTS 
Unattended noise measurements were made between the 30th October and the 10th November 2021, 
to quantify existing ambient noise levels in the area. Measurements used Svan Type 1 sound level 
meters, logging in A-weighted decibels with a Fast response time. The data set comprised overall 
levels, one-third octave spectra and full statistical data. Measurements were made at locations A and 
B (see Figure 1). Location A was chosen to allow validation of noise modelling data from highway 
traffic noise. Location B was chosen as being representative of the quietest area in the region of site, 
as it sufficiently set back from both South Road and the Bass Highway to minimise traffic noise from 
both. Both measurement locations were in free-space, at a height of nominally 1.5m. 

TABLE 2: SUMMARY OF NOISE LEVEL TREND - LOCATION A 

From the measurements, it is noted that the difference between the Leq and the L10 is minimal at all 
times of day, and the difference between the days time and the night time Leq is relatively small. This 
demonstrates that the ambient noise at both locations is relatively consistent, and does not reduce 
substantially during the night time period compared to the day. (See the Acoustic Glossary at the end 
of this document for an explanation of these terms.) 

4. NOISE MODELLING 
Noise emissions across the site have been modelled using iNoise software, which implements the 
ISO9613 algorithms for environmental noise. The predictions account for geometric divergence, 
barrier attenuation, atmospheric absorption, reflections/screening from buildings/structures/
topography, and ground absorption. The following assumptions have been made in the predictions: 

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

• Noise sources included in the model are traffic flow on all roadways, heavy and light vehicle 
movements on site, heavy vehicles idling in the parking area on site, and building mechanical 
plant. 

• Previous measurements of service station noise by NVC has demonstrated that fuel pump 
noise and patron noise on site are insignificant compared to vehicular noise emissions, and 
are thus not considered further. 

• Heavy vehicle noise is modelled using sound power data from the CNOSSOS-EU project for a 
heavy vehicle at 50km/hr. The overall sound power level used is 105 dBA. This is conservative, 

Time Period Location
Sound Pressure Level, dBA

L10 L90 LEQ

Day Time 
6:00AM – 10:00PM

Location A 65 51 62

Location B 59 50 56

Night Time 
10:00PM – 6:00AM

Location A 56 36 55

Location B 54 37 50
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as previous measurements by NVC of heavy vehicle noise at low speeds has determined a 
sound power level of 102 dBA. 

• Light vehicle noise is modelled using sound power data from the CNOSSOS-EU project for a 
light vehicle at 50km/hr. The overall sound power level used is 96 dBA. 

• Vehicle numbers on the Bass Highway were obtained from the Department of State Growth, 
and are based on traffic count measurements made on the highway approximately 2600m west 
of site (station A0249495W) throughout 2021. The ‘future’ noise model uses the numbers 
extrapolated to 2031, at a growth rate of 2% per annum. 

• Traffic flow on the site during the day time has been taken from a Traffic Impact Assessment by 
SALT3 , which specifies predicted traffic flow vehicles during peak hour flows. The evening peak 2

hour flow is used for the modelling of day time noise emissions, which is the worst-case 
scenario, and thus very conservative over the 16-hour day time period. 

• From measurements of traffic on the existing highway, the average hourly flow rate during the 
night time period is 12% of the average during the day time period. As such, night time traffic 
flow on site has been estimated as 12% of the day time peak hour numbers as above. As the 
above numbers were for peak hour traffic flow, this is again likely conservative. 

• A noise barrier has been included in the model, on the boundary with the residential neighbour 
to the east of site. The extents of the barrier are shown as the red line in Figure 3, and the 
requirements for its construction are detailed in section 6. 

• Each mechanical plant deck has been modelled with an overall sound power level of 88 dBA, 
based on previous measurements by NVC. The measurements used to define this sound power 
level were for a building significantly larger and more complex than site, and as such this sound 
power level is likely to be stronger than the plant which will be used on site. The predictions are 
thus deemed conservative. 

• The mechanical plant equipment is assumed to have acoustic screening installed 
surrounding it, extending nominally 0.5m higher than the plant. 

• The ground has been assumed to have a ground factor of 0 (100% reflective) on the roads and 
sealed parts of site, and a ground factor of 0.5 (50% reflective) elsewhere. 

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

• As per the Tasmanian Noise Measurement Procedures Manual, noise levels across the site are 
predicted at 1.2m above ground level. 

• The model has been validated against the measurements made at location A and location B 
using current traffic flow data, and has been demonstrated to be predicting noise levels 
approximately 2 to 4 dB above the measured levels. The model is thus conservative. 

The results are summarised in Table 3 and Table 4. Table 3 details results for the prediction of existing 
noise levels from traffic on the existing roadways, and road traffic and site noise emissions combined. 
The ‘difference’ column here details the predicted difference between existing ambient noise level and 
future (post-development) noise level at the residential receivers. Table 4 details the predicted noise 
levels from the site activity only (in the absence of all traffic noise). 

 Mixed-Use Development, Lot 1 South Road West Ulverstone, Traffic Impact Assessment, Version D01, SALT3, 10 Dec 2

2021.
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TABLE 3: SUMMARY OF NOISE MODEL RESULTS - SITE AND TRAFFIC 

TABLE 4: SUMMARY OF NOISE MODEL RESULTS - SITE ONLY 

The modelling demonstrates that vehicular noise (particularly heavy vehicles) is the dominant noise 
source from site at all residential receivers. Predicted noise emissions from the mechanical plant are 
negligible when compared to the existing ambient noise levels. 
The predicted noise spectra have been assessed for tonality and low-frequency content as per the 
Tas Noise Measurement Procedures Manual. No such corrections are applicable. 

5. ASSESSMENT 
In assessing the likelihood of the predicted noise levels resulting in loss of residential amenity, the 
following is considered: 

• From Table 4, it may be seen that the predicted noise levels from on-site noise sources at the 
residential neighbours are below the relevant criteria during both the day time and the night time 
at locations C, E and F. Noise emission levels to these receivers are thus deemed acceptable. 

• At location D, the day time peak hour level is predicted to be 59 dBA, and the night time ‘peak 
hour’ level 49 dBA. 

• Due to the proximity of the site to the Bass Highway, the predicted noise emissions from site are 
lower than exiting ambient noise levels, and thus cause minimal increase to the predicted overall 
noise levels at the residential receivers. 

Location

Overall Sound Pressure Levels [dBA]

Day Time Night Time

Existing Proposed Difference Existing Proposed Difference

A 66.4 68.2 1.8 57.0 58.8 1.8

B 61.3 62.9 1.6 51.9 53.0 1.1

C 61.4 59.1 -2.3 52.1 49.6 -2.5

D 62.7 63.9 1.2 53.3 54.4 1.1

E 60.9 61.1 0.2 51.5 51.6 0.1

F 64.0 64.1 0.1 54.6 54.7 0.1

Location
Sound Pressure Levels [dBA]

Day Time Night Time

A 64 54

B 59 49

C 49 39

D 59 49

E 49 39

F 42 32
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• The maximum increase is at location D, which is predicted to see an increase in noise levels 
of 1.2dB during the day and 1.1 dB during the night. It is noted that an increase of 1dB is 
unlikely to be perceptible, and an increase of 2dB is considered barely perceptible. 

• Locations E and F see a negligible increase (0.1 - 0.2dB), and location C is predicted to see 
a decrease in noise levels, due to the installation of the proposed barrier fence on the 
boundary it shares with site. 

• The predictions for site noise emissions use peak-hour traffic flow numbers, which is thus 
representative of the loudest one-hour period only. The actual noise levels over the entire day 
time and night time periods (Leq16-hour and Leq8-hour respectively) are likely to be markedly lower. 

• The noise model assumes that the vehicles are travelling along the movement path through site 
at a constant speed, rather than being fixed in one place. In reality all vehicles, and heavy 
vehicles in particular, are likely to spend the majority of their time on site at the fuel bowser 
locations, drive-through lane, or parked. These areas are all substantially further from the 
nearest residential locations than the site access driveway, and as a result the noise levels at 
locations C and D in particular are likely to be lower than the predictions. 

• Control measures have been proposed to reduce noise emissions to the nearest receiver 
(location C), via a noise barrier to provide screening between the residence and vehicles on site. 

• The site has been designed to allow smooth vehicle movement paths, particularly for heavy 
vehicles. This allows commercial vehicles to traverse the site without excessive manoeuvring, 
and reversing is generally unlikely to be required. 
• Further, the heavy vehicle flow is from top to bottom of site. As such, drivers are unlikely to 

need to lug or heavily load engines to traverse site. 
Based on all of the above, noise emissions from the proposed development are unlikely to cause loss 
of residential amenity at the nearest sensitive receivers. The proposed development is thus deemed to 
comply with the Performance Solutions under clauses 14.3.1-P1, 14.3.1-P3, and 14.3.2-P1 of the 
Tasmanian Planning Scheme - Central Coast. 

6. RECOMMENDATIONS 
In order to ensure that residential amenity regarding noise in the surrounding area is protected, the 
following is recommended: 

• Construct a noise barrier on the boundary between site and location C, with the extents shown 
in Figure 3. 

• The barrier should be minimum 1.8m high, and should have no gaps, including between the 
bottom of the barrier and the ground. 

• It requires a minimum surface mass of 15kg/m2. 9mm cement sheet, 20mm ship-lapped 
timber, or commercial noise barrier products are examples of acceptable constructions. 

• Acoustic screening should be installed around all mechanical plant equipment, to a height of 
0.5m above the top of the tallest unit. The requirements for such a screen are as detailed for the 
barrier above. 
• In the event that the manufacturer specified sound power level of a particular item of plant 

exceeds 85 dBA, an acoustic engineer should be engaged to ensure that suitable screening 
is installed around the unit, such that plant noise does not exceed the criteria stated in 
section 2. 

• Commercial vehicle movements for the supply of goods to site and the removal of waste should 
be confined to day time hours as much as possible, to limit the number of heavy vehicle 
movements on site during the night time period. 

• Upon completion of the development, it is recommended that noise measurements be made 
over a period of nominally 24 hours to ensure that noise levels at the nearest receivers are 
acceptable. 
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Appendix  – Acoustic Glossary 
Ambient Noise	 All noise associated with a measurement, and typically ignoring the particular 

noise under investigation. Typically measured as Leq and will usually comprise 
noise from many sources.  

Background Noise 	 Background noise describes the underlying level of noise present in the 
ambient noise. It may be described as the average of the minimum noise 
levels measured, and is typically measured by the statistical L90 level. 

Decibel [dB] 	 The scale used for describing sound. It is a logarithmic scale that uses a 
reference sound pressure of 20 μPa, or reference sound power of 10-12 
Watts.  

dBA 	 A-weighted decibel. The human ear does not perform linearly and is better at 
hearing high frequency rather than low frequency sounds, ie. low frequency 
sound at the same dB level as a high frequency sound will be perceived as 
quieter. To replicate the human ear response a frequency weighting, denoted 
as an A-weighting, is applied to the sound. A sound measured in this way is 
then an A-weighted sound pressure level with units dBA. Practically all noise 
is measured using the A-weighting. 

Leq	 Energy averaged sound pressure level over a period of time, usually 10 to 15 
minutes. Units of decibels, typically A weighted (LAeq). Because the decibel 
scale is a logarithmic ratio, the higher noise levels have far more sound 
energy, and therefore the  Leq  level tends to  indicate an average which is 
strongly influenced by short-term, high level noise events. Many studies show 
that human reaction to level-varying sounds tends to relate closer to the 
LAeq noise level than any other descriptor.. 

Frequency 	 Frequency is synonymous with pitch and has the units of Hertz (Hz) or cycles 
per second. A bass drum produces a low frequency sound, and a small bell a 
high frequency sound. The frequency range for human hearing is 
approximately 30Hz to 16kHz. 

L10,  L90…	 Ln is the sound pressure level that is exceeded for n% of the time. Hence the 
L10 describes the noisier events during the interval, and L90 the quieter 
events. The L90 is often used to describe the background level. A significant 
variation between the L10 and L90 would indicate an environment where 
there is a strong variation in noise levels, and the background is not the 
dominant source. As the variation between the L10 and L90 decreases, the 
background becomes a more dominant. 

Lmax	 The instantaneous maximum level using the time response and frequency 
weighting set for the meter (typically Fast response, A weighted). 

Inversion	 A condition typically occurring on clear, still nights which is characterised by 
the air near the ground being colder than air at higher altitudes. The 
increasing speed of sound with altitude bends the sound back towards the 
ground causing a focussing of the sound in a small area. The inversion effect 
can cause increases in noise levels of 5 to 10 dB with greater increases in 
exceptional circumstances.
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1. Introduction

Flüssig Engineers have been engaged to undertake a site-specific Stormwater Management Plan (SWMP) 
for the commercial development at Lot 1 South Road, West Ulverstone including, but not limited to, lot 
drainage analysis including stormwater drainage and MUSIC Modelling to stated stormwater quality 
standards. The purpose of this report is to determine the hydraulic characteristics and stormwater 
infrastructure capacity of a 1% AEP storm event and treatment of the 5% AEP existing and post-
development scenarios. 

1.1 Scope 

This engagement includes: 

1. Pre-construction drainage capacity at 1% AEP of existing design.

2. Pre-construction overland flow behaviour of existing stormwater design.

3. Post-construction drainage capacity at 1% AEP of new design.

4. Post-construction drainage quality at 5% AEP of new design.

5. Post-construction overland flow behaviour of new stormwater design.

2. Site Characteristics

2.1 Site Location 

Lot 1 South Road is located within West Ulverstone, Tasmania in the municipality of the Central 

Coast Council. The site is approximately 15,730 m2 lot with a proposed commercial development. 

The development site is zoned Low-density Residential, as are the properties to the east of the lot, 

with General Residential and Rural Living zones on the northern side of South Road, and Rural 

zoned areas to the south-west side of the Bass Highway.  

Figure 1. Lot 1 South Road, West Ulverstone Development Location 
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2.2 Topography 

Lot 1 South Road, West Ulverstone is an approximately 1.57 ha area draining from approximately 

28 mAHD to 16 mAHD to an existing stormwater dish drain on the southeast boundary abutting 

the Bass Highway. The land use is predominantly Low-density and General Residential zoned area. 

As can be seen by the topography in Figure 2, the lot slopes in a southeast direction from South 

Road towards the Bass Highway. 

Figure 2. DEM Boundary (approximate boundary only) 

3. Proposal

3.1 Proposed Development 

The proposed development consists of a service station including a commercial facility, parking bay 

and access road. Connection of the development is to South Road. Design of the development was 

undertaken as part of the engagement by Flüssig Engineers. Figure 3 shows the development plan 

proposed by our designers. 



FS_HOB_2265 Lot 1 South Road, West Ulverstone SWMP_REV01 

3 

Figure 3. Proposed Commercial Development Design 

3.2  Survey Data 

All survey data was supplied by the client as a processed AutoCAD. The provided data has been 

incorporated into various software to undertake the analysis.  

4. Stormwater Quantity

4.1 Catchment Analysis 

The catchment was modelled using RAFTS Hydrology software within Infoworks ICM. RAFTS 

software uses the Laurenson runoff-routing method to calculate runoff using the catchment 

properties including size, slope and % impervious. This method is accepted within ARR2019 for 

areas larger than single dwelling lot. 

4.2  Catchment Conditions 

The development site at Lot 1 South Road, West Ulverstone lies within a catchment area that 

extends from Upper Maud Street to the site with an overall catchment area of 14 ha approximately. 

The soil onsite is predominately weathered dolerite <500mm deep overlain on dolerite bedrock. 

This allows for drainage directly to a stream or piped infrastructure. 

Design Intensity Storms 

Design storm durations and temporal pattern were calculated using Australian Rainfall and Runoff 

2019 (ARR19) guidelines, running ten temporal pattern events through each duration to determine 

the worst-case duration using the median temporal pattern. Figure 4 below shows the 1% AEP 

rainfall event as the 4.5-hour storm event. 
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Figure 4. 1% Temporal Storms Box and Whisker Plot 

Land use 

Land use for the development both pre- and post-development were derived from plans and aerial 

imagery. Land use values are as follows in Table 1. 

Table 1. Land Use Area 

Pre-Development Post-Development 

Land Use Area (ha) % Total land Area (ha) % Total land 

Total Impervious 0 0 1.04 66.31 

Total Pervious 1.57 100 0.53 33.69 

Manning’s n and losses 

Losses for this catchment were derived from ARR19 data hub. As per ARR19, losses were taken at 

60% of prescribed value to account for effective impervious area. See Table 2 for loss values. 

Manning’s n values were taken directly from best practice manuals as shown in Table 3. 

Table 2. Runoff Coefficients 

Surface 
Initial losses 

(IL) mm 

Continuing Losses 

(CL) mm/ hr

Pervious 15 2.2 

Impervious 1 0 



FS_HOB_2265 Lot 1 South Road, West Ulverstone SWMP_REV01 

5 

Table 3. Manning's N coefficients 

Land Use Manning’s n 

Swale Channel 0.025 

Road 0.018 

Gravel 0.025 

Urban Yards 0.045 

Buildings 0.3 

4.3 Development Runoff 

Stormwater runoff from the development site has been assessed under pre- and post-development 

models to determine the potential impact the commercial development at Lot 1 South Road has on 

the immediate local flows. As per planning guidelines it is a requirement that this does not worsen 

from pre to post development. 

Using the above parameters, the site was calculated using Infoworks ICM software and ARR19 best 

practice manuals. Site characteristics for the pre- and post-development model are summarised in 

Table 4. 

Table 4. Site Characteristics 

Catchment Area (ha) 
Maximum 

Slope (%) 

Total Land use 

pervious/ 

impervious (ha) 

Storm duration and pattern 

Pre-

Development 
1.57 5 1.57/ 0.0 1% 4.5 hr storm pattern 6 

Post-

Development 
1.57 5 0.53/ 1.03 1% 4.5 hr storm pattern 6 

4.4 Model Results 

The pre- and post-development scenarios were calculated using Infoworks ICM software against 

the 5% and 1% AEP storm events. The storm durations were derived from the worst case median 

temporal pattern for these two events which were both 4.5 hours duration. 

The pre and post conditions can be seen in Figure 5 below showing the peak discharge and 

increase in peak discharge from pre to post development.  

As per the Central Coast Council’s Interim Planning Scheme 2015, E7.0 (Stormwater Management) 

and the State Growth Regulation for discharging into a class 1 Highway, the post-development 

allowable site discharge must not exceed the pre-development site discharge.  As can be seen from 

Table 5, this is exceeded in the 1% AEP by a peak discharge of 0.488m3/s, more than the allowable 

site discharge of 0.179m3/s. Therefore, the site must detain the difference using an onsite 

stormwater detention (OSD) system.  
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Figure 5. Site Discharge Curves 1% AEP Pre vs Post-Development 

The required storage is the difference between the pre- and post-development curves shown 

above in Figure 5. This area between the curve equates to a storage requirement which can be seen 

in Table 5. 

Table 5. Discharge volume rates pre- and post-development scenarios 

Design 

Event (AEP) 

Discharge Volume (m3) 

Pre-

Development 

Post- 

Development 

Permissible Site 

Discharge 

Required  

Detention 

1% 0.174 0.488 0.183 163 

4.5 On-Site Detention Sizing and Configuration 

As shown in Table 5, the site discharge increase due to development needs to be detained or 

otherwise agreed. The sections below outline the requirements for house and road storage. 

Commercial development Detention 

Stormwater from the commercial development including road surface is proposed to be serviced 

by 300mm lot drainage and several stormwater drainage pits.  All stormwater drainage runs to the 

proposed 164 m³ detention basin located within the proposed development. Refer to APPENDIX A 

– On-site Detention Calculations.

Due to site topography, it would be practical to install detention of this size within the green area 

reserve. 

0

0.1

0.2

0.3

0.4

0.5

0:00 0:05 0:10 0:15 0:20 0:25 0:30 0:35 0:40 0:45 0:50 0:55 1:00

D
is

ch
ar

ge
 (

m
3
/s

)

Time (h:mm)

Pre-Development

Post-Development



FS_HOB_2265 Lot 1 South Road, West Ulverstone SWMP_REV01 

7 

4.6 Maintenance 

A detention basin maintenance plan is required to be complete once a year. 

• Ensure there is a suitable vegetation buffer around the pond perimeter (un-mowed or at least
200mm in height for the entire side slope).

• Visually inspect for sediment and debris accumulation within the pond and pre-treatment (e.g.
sumps, forebay) areas annually.

• Clean pond if sediment/debris accumulates taking up 30% of the storage capacity or the pond is
negatively affecting downstream waterways or properties.

• Detailed inspection of sediment accumulation (sediment survey) every 5-7 years. Inspect drainage
area for erosion and possible illicit discharges.

• Repair clogging or erosion at the inlets, outlets, and overflow.

• Perform any mowing or weed control needed.

• Identify pond bank erosion and repair as needed.

4.7 1% AEP Overland Flow Path (OFP) 

As per Central Coast Council requirements, runoff for the 1% AEP is not required to be captured by 
infrastructure nor detained onsite in an OSD. However, as per State Growth guidelines, the 1% AEP storm 
must be detained if the flood flow path drains into a Class 1 Highway road reservation and must not cause 
additional impedance on the structural integrity or the safe utilisation of the existing highway.  

Pre-development OFP 

Figure 6 below shows the pre-development overland flow path for the full site catchment in the 

event of a 1% AEP storm. There is evidence that all the external runoff is directed through South 

Road without impedance inside Lot 1.  

Post-development OFP 

Post development flow can be seen in Figure 7. The introduction of new 163m³ detention pond 

would eliminate the direct flows from the new impervious areas into the road reserve. 

The proposed rock lined trapezoidal channel / swale has been assessed to the 100% 1% AEP inflow from 
the development PSD. The realistic inflow into the swale has been designed to intake 50% inflow from the 
183 l/s post development PSD at half full under a large rainfall event. 

Therefore, the swale will not top prior to a 0.8% AEP event. The channel characteristic and flow capacity 
calculations are as per below: 

Trapezoidal Channel 
Top m 2.00 

Base m 0.25 
Sides 1 in: 3.00 
Depth m 0.30 
Slope m/m 0.013 
Manning's "n" 0.050 
Hydraulic Radius 0.16 
V m/s 0.66 
Q m3/s 0.22 
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Figure 6. 1% AEP OFP Pre-Development 

Figure 7. 1% AEP OFP Post-Development 
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4.8 Quantity Summary 

The SWMP quantity report has been designed from the Central Coast Council Interim Planning 

Scheme 2015 and best practice design and guidelines. The following is a summary of the 

requirements for stormwater management for the development at Lot 1 South Road, West 

Ulverstone: 

1. The developed lot is required to detain runoff from impervious areas to pre-development 

discharge.  

2. Storage requirements from the development runoff would require a volume of 163 m³ 

detention basin to be situated within the green area reserve. 

3. The 1% AEP runoff overland flow path can be directed from the development site via open  

channel. 

5. Water Quality (5% AEP) 

Water quality modelling for the site has been undertaken with the Model for Urban Stormwater 

Improvement Conceptualisation (MUSIC) software. The modelling conducted in MUSIC has been 

done in accordance with MUSIC Modelling Guidelines and the Tasmanian State Stormwater 

Strategy.  This document provides a guide to water quality modelling methodology and outlines 

the assumptions that should be made when selecting input parameters. 

 
Recommendation for the improvement of the water quality on site would include the diversion of 
stormwater flows from the development site to primary treatment system (treatment train). This would 
reduce the pollutants in the receiving waters further and be a safe design option if future usage of this sub 
catchment provides higher pollutant storm water runoff. 

5.1 Stormwater Quality Treatment (construction phase) 

During construction, many pollutants are generated from various sources. These pollutants can 

easily be captured in stormwater runoff and introduced into the downstream receiving 

environment polluting the waterways.   Listed below are some of the main construction phase 

pollutants: 

• Litter from construction – material packaging, paper, plastic, food packaging, off cuts etc. 

• Sediment erosion and transports from excavated material and fresh surfaces. 

• Hydrocarbons – equipment and machinery 

• Toxic material – cement, solvents, paints, cleaning agents etc. 

• pH altering substances – cement, cleaning agents etc 

 

Construction phase pollutants should be planned and mitigated for by a designed site-specific 

SWMP as part of the drawing set. This should detail controls including but not limited to: 

• Diversion of upslope water (where applicable) 

• Stabilised exit/ entry points 

• Minimise site disturbance where possible 

• Implement sediment control along downslope boundaries 

• Appropriate location and protection for stockpiles 
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• Capture on-site runoff that may contain pollutants 

• Maintain control measures 

• Stabilise site after disturbance (revegetation, etc.) 

5.2 Stormwater Quality Modelling 

Stormwater pollutant modelling for the Lot 1 South Road development was undertaken using 

MUSIC software version 6.3.0, under the guidelines of the State Stormwater Strategy and the 

Central Coast Council Interim Planning Scheme 2015.   

 

This model splits the catchment into the following typical areas: 

• Residential Catchment 

• Road Catchment (including bank runoff) 

 

The following fraction impervious and land areas having been adopted in the modelling as per the 

concept design measurements. See Table 6 below for fraction imperviousness (fi). 

Table 6. Adopted Fraction Impervious 

Catchment 

Area (ha) 

Roof Road Green Areas 

Area (ha) fi Area (ha) fi Area (ha) fi 

1.55 0.14 1 0.88 0.90 0.53 0 

 

 Council Planning Quality Removal Standards 

The Central Coast Council Interim Planning Scheme 2015 has adopted the pollutant removal 

targets and best practice from the State Stormwater Strategy 2010. See Table 7 for target removal 

rates. 

Table 7. State Stormwater Strategy Pollutant Removal Targets 

Parameter (kg/year) 
Result Pollutant Retention 

on Developed Site 

Total Suspended Solids (TSS)  80% 

Total Phosphorous (TP)  45% 

Total Nitrogen (TN)  45% 

Gross Pollutants  90% 

5.3 Treatment Train 

To achieve stormwater pollutant removal targets outlined above and considering site constraints. 

This model utilised Spel Stormceptor (or similar) underground proprietary gross pollutant trap 

(GPT) (Figure 8). The treatment train consists of roads and houses draining through stormwater 

infrastructure to a Stormceptor (or similar) within the green areas reserve. 

 

Properties of each treatment product can be seen in Table 8. Should an alternative similar product 

be selected it needs to have equal or greater removal properties. 
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Figure 8. MUSIC Treatment Train Effectiveness Result
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Table 8. Spel Stormceptor Properties 

Properties SPEL Stormceptor 

Are the proposed pollutant reduction efficiencies 

independently verified using a method suited to local 

conditions? 

Y 

Does the data provided include performance results 

under dry weather flows (to account for potential 

pollutant leeching?) 

Y 

It the assumed high-flow bypass rate consistent with 

manufacturer specifications? 
Y 

High Flow by-pass (m3/s) 0.3 

Low Flow 0.00 

Suspended Solids (TSS) Input (mg/L) 

Suspended Solids (TSS) Output (mg/L) 

1000.00 

160.00 

Phosphorous (TP) Input (mg/L) 

Phosphorous (TP) Output (mg/L) 

100.00 

19.00 

Nitrogen (Tn) Input (mg/L) 

Nitrogen (Tn) Output (mg/L) 

100.00 

53.00 

Gross Pollutants Input (mg/L) 

Gross Pollutants Output (mg/L) 

15.0 

0.00 

 

5.4 Quality Results 

The MUSIC pollutant load reductions are detailed in Table 9 below. As can be seen when 

comparing the MUSIC results to the required state stormwater strategy target load reductions, the 

specified treatment train outlined above and as seen in Figure 8 show that all targets either meet 

or exceed state reduction targets. 

 

Table 9. Pollutant Removal Achieved vs Targets 

Parameter (kg/year)  

Target Load 

Reduction 

(%) 

MUSIC 

Modelled 

Load 

Reduction (%) 

State 

Stormwater 

Targets 

Achieved (Y/N) 

Total Suspended Solids 

(TSS)  
80.0 93.3 Y 

Total Phosphorous (TP) 45.0 74.5 Y 

Total Nitrogen (TN)  45.0 51.7 Y 

Total Pollutants 90.0 100 Y 
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Based on the water quality assessment using the MUSIC software, it is found that the pollutant 

reduction improvement can be achieved by adopting the Stormwater Quality Improvement Devices 

(SQIDs) specified in Table 10. 
 

Table 10. Required Stormwater Quality Improvement Device  

SQID Quantity 

Spel Stormceptor or similar 1 unit 

SPEL Stormsack or similar 4 unit 

5.5 SQID Maintenance 

To ensure ongoing operation of all treatment systems, the Council would be required to perform 

regular maintenance on all treatment devices to ensure they remain in good working order. This 

would include, but not be limited to, the information described in Table 11. 

Table 11. Concept Maintenance Plan 

Task Action Frequency 

General Cleaning 
Clear all pollutants from storage and 

device filters, ensure operational 

Approximately every 6 

months 

Specialised cleaning 

and inspection 

Inspect all storage, inflow and outflow – 

clean and flush if required. Visually 

inspect main device for defects 

Yearly 

Maintenance 

Perform detailed inspection and 

maintenance of trench and associated 

infrastructure by a qualified person. 

Every 5 years. 

 

The above maintenance plan is generic and based on removal rates and best practice advice. 

Specific maintenance plans should be created for each specific device upon purchasing or 

confirmation of design. 

5.6 Quality Summary 

Flüssig Engineers recommends the following be undertaken to ensure the ongoing stormwater 

quality from the developed site: 

1. Establishment of quality control should be implemented to prevent pollution during 

construction. 

2. Installation of treatment devices in the order specified in this document (Figure 8). 

3. Maintenance plans need to be created and adhered to ensure the ongoing operation of the 

systems. 

4. Flüssig Engineers notes that some of the specified treatment products are proprietary 

products and although suitable in this instance, does not limit the developer to this 

product. However, any product selected by the developer should meet removal properties 

of these products for the MUSIC model to be valid. 
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5. Flussig Engineers notes that the installation of SQIDs may not be feasible due to site 

restrictions. Should this be the case Flüssig Engineers recommends a contribution to 

Council for improvements to public stormwater treatment systems downstream be made in 

lieu of the installation of SQIDs.   

6. Conclusion 

The post-development quantity and quality scenarios for the Stormwater Management Plan for Lot 

1 South Road, West Ulverstone have been investigated. Post-development quantity and quality 

have been assessed against both the Central Coast Council Interim Planning Scheme 2015, 

Planning Conditions, and the State Stormwater Strategy to ensure the post-development flows 

meet specified standards. 

 

The following conclusions were derived in this report: 

 

1. A comparison of the post-development peak flows for the 1% AEP storm event were 

undertaken against the pre-development flows and found to increase site discharge. 

2. A storage detention basin is required for the commercial development.  

3. The 1% OFP was assessed through the site and shown that it can directed away from 

neighbouring properties and critical infrastructure on site. 

4. The 5% AEP was assessed with SQIDS designed and sized using MUSIC that can achieve 

required pollutant removal through the installation of treatment device. 

5. Due to site restrictions a contribution to upgrade the public treatment system is 

recommended. 

 

Under the Stormwater Management Plan, the development site will meet current specified 

standards for both quantity and quality control.   

7. Limitations 

 

Flüssig Engineers were engaged by the developer of Lot 1 South Road, West Ulverstone for the 

purpose of a site-specific stormwater management plan as per E7.0 of the Planning Scheme 2015. 

This study is deemed suitable for purpose at the time of undertaking the study. If conditions of the 

development change, the plan will need to be reviewed against all changes. 

 

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

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

Flüssig Engineers. 

 

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

the purpose of this stormwater management plan.
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APPENDIX A – On-site Detention Calculations 
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Lot 1 South Road, West Ulverstone Project No.: 2265

TASMANIA Engineer MM

Lot 1 South Road OSD

STORMWATER DETENTION V5.04 Flussig Engineers

Location: West Ulverstone, TAS

Site: 15730m² with tc = 25 and tcs = 15 mins.

PSD: AEP of 1%, Above ground PSD = 183.61L/s

Storage: AEP of 1%, Above ground volume = 162.76m³

Design Criteria (Custom AEP IFD data used)

Location = West Ulverstone, TAS

Method = E (A)RI 2001,A(E)P 2019

PSD average recurrance interval (ARI) = 5 years

Storage average recurrance interval (ARI) = 10 years

PSD annual exceedance probabiliy (APE) = 1 %

Storage annual exceedance probabiliy (APE) = 1 %

Storage method = A (A)bove,(P)ipe,(U)nderground,(C)ustom

Permissible site discharge (Qu=Custom) = 183.610 L/s

Site Geometry

Site area (As) = 15730 m²    = 1.573 Ha

Pre-development coefficient (Cp) = 0.50

Post development coefficient (Cw) = 0.70

Total catchment (tc) = 25 minutes

Upstream catchment to site (tcs) = 15 minutes

Coefficient Calculations

Pre-development Post development

Zone Area (m²) C Area * C Zone Area (m²) C Area * C

Concrete 0 0.90 0 Concrete 8891 0.90 8002

Roof 0 1.00 0 Roof 1447 1.00 1447

Gravel 0 0.50 0 Gravel 0 0.50 0

Garden 15730 0.50 7865 Garden 5392 0.30 1618

Total 15730 m² 7865 Total 15730 m² 11067

Cp = ΣArea*C/Total = 0.500 Cw = ΣArea*C/Total = 0.704

Permissible Site Discharge (PSD)  (AEP of 1%)

PSD Intensity (I) = 79.9 mm/hr For catchment tc = 25 mins.

Pre-development (Qp = Cp*I*As/0.36) = 174.49 L/s

Peak post development (Qa = 2*Cw*I*As/0.36) = 488.56 L/s =(6.117 x I) Eq. 2.24

Storage method = A (A)bove,(P)ipe,(U)nderground,(C)ustom

Permissible site discharge (Qu = PSD) = 183.610 L/s

Above ground - Eq 3.8

0 = PSD² - 2*Qa/tc*(0.667*tc*Qp/Qa + 0.75*tc+0.25*tcs)*PSD + 2*Qa*Qp

Taking x as  = PSD and solving

a = 1.0 b = -1112.2 c = 170492.3

PSD = -b±√(b²-4ac)/(2a)

PSD = 183.610 L/s

Below ground pipe - Eq 3.3

Qp = PSD*[1.6*tcs/{tc*(1-2*PSD/(3*Qa))}-0.6*tcs²·⁶⁷/{tc*(1-2*PSDp/(3*Qa))}²·⁶⁷]

= 174.49

PSD = 183.727 L/s

Below ground rectangular tank - Eq 3.4

t =tcs/(tc*(1-2*PSD/(3*Qa))) = 0.792

Qp = PSD*[0.005-0.455*t+5.228*t²-1.045*t³-7.199*t⁴+4.519*t⁵]

= 174.49

PSD = 177.921 L/s

Created at 2:09 PM on Tuesday, 19 October 2021 by Structural Toolkit®, © Anthony Furr Software (Page 1 of 2)
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Lot 1 South Road, West Ulverstone Project No.: 2265

TASMANIA Engineer MM

Lot 1 South Road OSD

STORMWATER DETENTION V5.04 Flussig Engineers

Design Storage Capacity  (AEP of 1%)

Above ground (Vs) = [0.5*Qa*td-[(0.875*PSD*td)(1-0.917*PSD/Qa)+(0.427*td*PSD²/Qa)]]*60/10³ m³ Eq 4.23

Below ground pipe (Vs) = [(0.5*Qa-0.637*PSD+0.089*PSD²/Qa)*td]*60/10³ m³ Eq 4.8

Below ground rect. tank (Vs) = [(0.5*Qa-0.572*PSD+0.048*PSD²/Qa)*td]*60/10³ m³ Eq 4.13

td I Qa Above Vs Pipe Vs B/G Vs

(mins) (mm/hr) (L/s) (m³) (m³) (m³)

5 169.2 1035.1 110.74 121.03 125.18

7 152.7 934.0 134.35 148.33 154.07

8 145.4 889.6 143.22 158.95 165.48

9 138.8 848.9 150.50 167.91 175.21

10 132.7 811.5 156.41 175.45 183.51

10 132.7 811.5 156.41 175.45 183.51

11 127.0 777.1 161.15 181.75 190.56

12 121.8 745.4 164.89 186.98 196.53

13 117.1 716.1 167.76 191.28 201.56

14 112.6 689.1 169.89 194.77 205.78

td I Qa Vs

Type (mins) (mm/hr) (L/s) (m³)

Above 11.4 124.9 764.1 162.76

Pipe 13.1 116.6 713.3 191.66

B/ground 5.1 168.3 1029.6 126.84

Frequency of operation of Above Ground storage

Qop2 = 0.75 Cl 2.4.5.1

Qp2 =Qop2*Qp1 (where Qp1=PSD) = 137.71 L/s at which time above ground storage occurs

I = 360*Qp2/(2*Cw*As*10³) = 22.5 mm/h Eq 4.24

Period of Storage

Time to Fill:

Above ground (tf) = td*(1-0.92*PSD/Qa) Eq 4.27

Below ground pipe (tf) = td*(1-2*PSD/(3*Qa)) Eq 3.2

Below ground rect. tank (tf) = td*(1-2*PSD/(3*Qa)) Eq 3.2

Time to empty:

Above ground (te) = (Vs+0.33*PSD²*td/Qa*60/10³)*(1.14/PSD)*(10³/60) Eq 4.28

Below ground pipe (te) = 1.464/PSD*(Vs+0.333*PSD²*td/Qa*60/10³)*(10³/60) Eq 4.32

Below ground rect. tank (te) = 2.653/PSD*(Vs+0.333*PSD²*td/Qa*60/10³)*(10³/60) Eq 4.36

Storage period (Ps = tf + te) Eq 4.26

td Qa Vs tf te Ps

Type (mins) (L/s) (L/s) (mins) (mins) (mins)

Above 11.4 764.1 162.8 8.9 17.9 26.8

Pipe 13.1 713.3 191.7 10.9 27.1 37.9

B/ground 5.1 1029.6 126.8 4.5 32.3 36.8

Orifice

Permissible site discharge (Qu=PSD) = 183.61 L/s (Above ground storage)

Orifice coefficient (CD) = 1 For sharp circular orifice

Gravitational acceration (g) = 9.81 m/s²

Maximum storage depth above orifice (H) = 1000 mm

Orifice flow (Q) = CD*Ao*√(2*g*H)

Therefore:

Orifice area (Ao) = 41452 mm²

Orifice diameter (D = √(4*Ao/π)) = 229.7 mm

Table 1 - Storage as function of time for AEP of 1%

Table 2 - Storage requirements for AEP of 1%

Table 3 - Period of Storage requirements for AEP of 1%
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EXECUTIVE SUMMARY 

SALT has been engaged by Tasmania Keystone 

Developments Pty Ltd to prepare a Waste Management Plan 

(WMP) for a proposed commercial development located at Lot 

1 South Road, West Ulverstone. 

SALT understands that the proposal involves the development of fuel shop, convenience restaurant 

and drive-through restaurant. 

Waste would be stored on-site in the bin storage areas located at ground level. 

Commercial waste from the fuel shop and drive-through restaurant would be collected by private 

contractor, with: 

 3 x 1,100L garbage bins collected twice per week;  

 5 x 1,100L commingled recycling bins collected once per week; and 

 9 x 240L organics bins collected three times per week. 

Convenience restaurant waste would be collected by private contractor, with: 

 3 x 1,100L garbage bins collected twice per week;  

 4 x 1,100L commingled recycling bins collected once per week; and 

 9 x 240L organics bins collected three times per week. 

Waste vehicles would prop safely within the loading bays. Vehicle operators would ferry waste bins 

from the waste store to the collection vehicle and return upon emptying. 

In the opinion of SALT, the enclosed Waste Management Plan would provide efficient waste 

management for the proposed development. This report must be read in detail prior to implementation 

of the waste management strategy.  
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 INTRODUCTION  
SALT has been requested by Tasmania Keystone Developments Pty Ltd to prepare a Waste Management 

Plan for a proposed commercial development located at Lot 1 South Road, West Ulverstone. 

This Waste Management Plan (WMP) has been prepared based on industry best practice and the 

Sustainability Victoria Better Practice Guide for Waste Management and Recycling in Multiunit 
Developments 2019, including the waste generation rates enclosed therein. 

In the circumstance that the development plans are amended or new legal requirements are introduced, a 

revision of the enclosed WMP may be required by the Responsible Authority. The developer would be 

responsible in engaging with a waste consultant or engineer to prepare the updated report accordingly.   

 INCLUDED IN THIS REPORT  
Enclosed is the Waste Management Plan for the proposed development at Lot 1 South Road, West 

Ulverstone. Included are details regarding: 

§ Land use; 

§ Waste generation; 

§ Waste systems; 

§ Bin quantity, size and colour; 

§ Collection frequency; 

§ Bin storage area; 

§ Signage; 

§ Waste collection;  

§ Responsibilities; 

§ Ventilation, washing and vermin-prevention; 

§ Noise reduction; 

§ DDA compliance; 

§ Supplier contact information; and 

§ Scaled waste management drawings. 

 LAND USE 
Planning application number: to be allocated 

Land Zone: Low Density residential Zone 

Land use type: Commercial 

Number of levels: 1 

Commercial Space:  

§ 202m2 fuel shop; 

§ 257m2 convenience restaurant; and   

§ 194m2 drive-through restaurant. 
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 COMMERCIAL WASTE MANAGEMENT PLAN 
4.1 WASTE GENERATION 
Commercial waste generation rates are shown in Table 1. Calculations are based on 7 days per week 

operation for all the commercial spaces. 

Generation rates have been adopted based on commercial waste generation rates enclosed in the 

Sustainability Victoria Better Practice Guide for Waste Management and Recycling in Multiunit 
Developments 2019. These rates are considered appropriate for a mixed-use development located within 

the Central Coast Council. 

Convenience store waste generation rates have been adopted for the fuel shop and restaurant waste 

generation rates have been used for both restaurant spaces. 

Waste generation rates for food organics in restaurants and fuel shop spaces have been calculated based 

on the State of Victoria, Department of Health and Human Services Victoria Food Organics Recycling: A 
guide for small-medium food services organisations (2016) report which details that waste volumes 

generated by food and drink premises within Victoria has a general composition of at least 50% food waste. 

The garbage rate has been reduced accordingly to reflect the organics separation. 

Table 1 Commercial Waste Generation Rates  

Use Garbage (L/100m2/week) Commingled Recycling 
(L/100m2/week) Organics (L/100m2/week) 

Convenience store 1050 1050 1050 

Restaurant 2310 1400 2310 

A commercial waste generation assessment is provided in Table 2 and Table 3. 

Table 2 Commercial Waste Generation Assessment 

Use Area 
Waste Per Week 

Garbage Recycling Organics 
Fuel shop 202m2 2,121L 2,121L 2,121L 

Drive-through restaurant 194m2 4,482L 2,716L 4,482L 

Total Waste Generated per Week 6,603L 4,837L 6,603L 

Table 3 Convenience Restaurant 1 Waste Generation Assessment 

Use Area 
Waste Per Week 

Garbage Recycling Organics 
Convenience restaurant 257m2 5,937L 3,598L 5,937L 

Total Waste Generated per Week 5,937L 3,598L 5,937L 

4.2 WASTE SYSTEMS 
Waste would be sorted on-site by staff and cleaners as appropriate into the following streams: 

§ Garbage (General Waste);  

§ Commingled Recycling; and 

§ Food Organics. 

4.2.1 BIN STATIONS 
Based on Method Westpac NZ Case Study, the use of bin stations throughout their office spaces have 

reduced waste to landfill by 40%. The case study discusses the significance of accountability in ensuring 

diversion of waste from landfill. It is therefore recommended that bin stations are provided throughout 

commercial spaces.  
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Each bin station should be equipped with one bin for each waste stream. This would encourage the user to 

make a conscious decision before depositing their waste product into a specific bin and encourage 

appropriate segregation especially when bins are placed within an area open to public view.  

An example bin station with vertical signage is shown in Figure 1. The vertical signage is recommended to 

be implemented at each bin station to educate the users on the appropriate separation methods. This would 

allow for maximum diversion of waste from landfill and recovery of the respective waste streams to be 

achieved. 

  Example Bin Station with vertical signage  

 

 

4.2.2 GARBAGE (GENERAL WASTE) 
The commercial spaces would be furnished with plastic lined bins for the temporary holding of garbage 

waste, to have minimum cumulative capacity of 945 litres.  

The convenience restaurant 1 would be furnished with plastic lined bins for the temporary holding of garbage 

waste, to have minimum cumulative capacity of 850 litres.  

These capacities are based on the transfer of waste to the bin room occurring once per day. 

Staff/cleaners would dispose of waste from these bins directly into the appropriate 1,100L bin provided 

within the ground level bin room, accessed via the external pathway (refer to Appendix 1). 

Garbage is to be disposed of bagged. 

4.2.3 COMMINGLED RECYCLING 
The commercial spaces would be furnished with unlined bins for the temporary holding of commingled 

recyclables, to have minimum cumulative capacity of 690 litres. 

The convenience restaurant 1 would be furnished with unlined bins for the temporary holding of commingled 

recyclables, to have minimum cumulative capacity of 515 litres. 

These capacities are based on the transfer of recyclables to the bin room occurring once per day. 

Staff/cleaners would dispose of waste from these bins directly into the appropriate 1,100L bin provided 

within the ground level bin room, accessed via the external pathway (refer to Appendix 1). 

Commingled recyclables would be disposed of loosely. 
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4.2.4 FOOD ORGANICS  
The commercial spaces would be furnished with unlined bins for the temporary holding of food organics, to 

have minimum cumulative capacity of 945 litres. 

The convenience restaurant 1 would be furnished with unlined bins for the temporary holding of food 

organics, to have minimum cumulative capacity of 850 litres. 

These capacities are based on the transfer of waste to the bin room occurring once per day. 

Staff/cleaners would dispose of waste from these bins directly into the appropriate 240L bin provided within 

the ground level bin room, accessed via the external pathway (refer to Appendix 1). 

Organics waste is to be disposed of loosely or in compostable bags that have been approved by the waste 

contractor. 

These compostable bags should be marked with the Australian Standard compostable logo as shown in 

Figure 2 below. It should be noted that non-compostable bags should not be placed into the organics bins 

as it cannot be composted and thus will affect the quality of the organic product. 

 Australian Standard Compostable Logo 

 

4.3 BIN QUANTITY, SIZE AND COLLECTION FREQUENCY 
The bin quantity, size and the frequency of collection are shown below in Table 4 - Table 6. 

It should be noted that the generated waste and organics volume exceeds the capacity volume by 0.04% 

and 1.8% respectively. Due to the conservative nature of the waste generation estimates this minor 

exceedance of the bin capacity is considered negligible, and as such the below system is considered 

appropriate by SALT. 

Table 4 Fuel shop and drive-through restaurant Bin Size and Collection Frequency 

Waste Stream 
Collections per 

Week 
Bin Size No. Bins 

Weekly 

Capacity 

Weekly 

Volume 

Garbage 2 1,100L 3 6,600L 6,603L 

Commingled 

Recycling 
1 1,100L 5 5,500L 4,837L 

Organics 3 240L 9 6,480L 6,603L 

Table 5 Convenience Restaurant Bin Size and Collection frequency 

Waste Stream 
Collections per 

Week 
Bin Size No. Bins 

Weekly 

Capacity 

Weekly 

Volume 

Garbage 2 1,100L 3 6,600L 5,937L 

Commingled 

Recycling 
1 1,100L 4 4,400L 3,598L 

Organics 3 240L 9 6,480L 5,937L 
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Table 6 Typical Waste Bin Dimensions 

Capacity (L) Width (mm) Depth (mm) Height (mm) Area (m2) 

1,100 1240 1070 1330 1.33 

240 585 730 1060 0.43 

 

4.4 BIN COLOUR AND SUPPLIER 
All bins would be provided by private supplier. The below bin colours are specified by Australian Standard 

AS4123.7-2006, however due the private nature of the collection, these are only recommendations and are 

not mandatory: 

§ Garbage (general waste) shall have red lids with dark green or black body;  

§ Recycling shall have yellow lids with dark green or black body; and 

§ Organics shall have green lids with dark green or black body. 

Note, private contractors often supply bins for collection. 

4.5 WASTE STORAGE AREA 
Table 7 and Table 8 demonstrate the cumulative space requirements and provision of waste areas in the 

commercial areas of the proposed development. 

Please refer to scaled drawing shown in Appendix 1. 

Table 7 Commercial Waste Area Space Requirements  

Stream 
Space Required 

(excluding circulation) 
Space Provided 

General Waste 3.99m2 

30.00m2 Commingled Recycling 6.65m2 

Organics 3.87m2 

TOTAL 14.51m2 30.00m2 

Table 8 Convenience Restaurant 1 Waste Area Space Requirements 

Stream 
Space Required 

(excluding circulation) 
Space Provided 

General Waste 3.99m2 
19.00m2 

13.00m2 
Commingled Recycling 5.32m2 

Organics 3.87m2 

TOTAL 13.18m2 32.00m2 
Waste management would be overseen by building management. 

4.6 WASTE COLLECTION 
Fuel Shop and Drive-through Restuarant Waste Collection 
Waste would be collected by private contractor as follows: 

§ 3 x 1,100L garbage bins collected twice per week;  

§ 5 x 1,100L commingled recycling bins collected once per week; and 

§ 9 x 240L organics bins collected three times per week. 

Convenience Restaurant Waste Collection 
Waste would be collected by private contractor as follows: 

§ 3 x 1,100L garbage bins collected twice per week;  

§ 4 x 1,100L commingled recycling bins collected once per week; and 

§ 9 x 240L organics bins collected three times per week. 
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All waste bins would be stored on-site in the bin room provided on the ground level.  

Waste collections would occur between 7am to 6pm on Mondays to Friday, 8am to 6pm on Saturday and 

between 10am to 6pm on Sundays and public holidays, in accordance with EPA Tasmania Environmental 

Management and Pollution Control (Noise) Regulations. This is to ensure minimal noise impacts to the 

neighboring properties. 

General waste collections would occur via an 8.8m medium rigid vehicle. 

Waste collection vehicles would enter the subject site via a forward motion from South Road.  

Waste collection vehicles would reverse safely into the the ground floor loading bays.  

Vehicle operators would ferry waste bins from the bin room and return upon emptying.  

Waste collection vehicles would exit the loading bay in a forwards direction, exiting the subject site onto 

South Road. 

Building management would ensure that waste vehicle operators are able to access the bin room. 

Commercial waste bins would not be presented to street kerb at any point. 

 RESPONSIBILITIES  
Building management would be responsible for overseeing waste management within the development. 

Responsibilities would include: 

§ Provide commercial tenants with a waste management handbook which would include information 

on bin storage areas, transfer paths and waste management methods onsite; 

§ Ensure that all bins throughout the site and the bin room are equipped with appropriate signages to 

guide users on appropriate segregation methods for their waste and recyclables; 

§ Inspecting waste stores; 

§ Reviewing contamination within bins;  

§ Investigating incidents of inappropriate waste storage (or aggregation). 

Building management would ensure anyone found responsible for inappropriate waste disposal would be 

appropriately educated and made aware of correct waste disposal techniques.  

It is recommended that building management conducts a waste audit if waste is found to be inappropriately 

deposited by users or if the bin capacities need to be reviewed.  

 SIGNAGE 
Waste storage areas and bins would be clearly marked and signed with the industry standard signage 

approved by Sustainability Victoria or equivalent. The typical Sustainability Victoria signage is illustrated in 

Figure 3. 

Other good signages which can be used within the development are provided here: 

https://mwrrg.vic.gov.au/planning/multi-unit-developments-toolkit/  

 Sustainability Victoria Signage 
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 SUSTAINABILITY ACTION PLAN AND INITIATIVES  
The importance of restructuring the institutional waste management methods in developments is becoming 

more apparent as we experience the adverse impacts of increasing waste volumes and declining recycling 

rates. Developments such as the proposed subject site can contribute towards the prevention and reduction 

of nationwide waste generation volumes as well as to promote a local circular economy system. 

Building management should encourage users by demonstrating a commitment towards waste avoidance 

and minimisation initiatives. The waste hierarchy as detailed in the Environmental Protection Act 1970 

should be observed in order of preference (refer to Figure 4).  

 Waste Hierarchy  

 

In addition to the waste management strategy detailed in the enclosed report, building management can 

establish landfill diversion and recycling targets and conduct periodic waste audits to monitor contamination 

levels in recycling and organics bins. The results of the audit could be shared with commercial tenants to 

encourage them to continue or to improve their waste separation efforts. The audit may also be beneficial 

from a cost perspective as it would inform building management of opportunities to reduce bin numbers or 

collection frequencies.  

Commercial tenants should be inducted on on-site waste management practices and on the development’s 

sustainability action plan via the provision of a handbook or in-person training, as deemed necessary.  

 WASTE AREA DESIGN REQUIREMENTS 
8.1 VENTILATION 
Ventilation would be provided in accordance with Australian Standard AS1668.  

The waste room will be equipped with tight fitting doors and impervious flooring. Any openings within the 

waste room will be fitted with vermin-proof mesh.   

8.2 LITTER MANAGEMENT, WASHING AND STORMWATER 

POLLUTION PREVENTION 
An appropriately drained wash down area would be provided within the bin room in which each bin is to be 

washed regularly by building management. Bin washing areas or bin wash bays must discharge to a litter 

trap. Bin wash areas should not discharge into stormwater drainage.  

Alternatively, a third-party bin washing service can be engaged to perform this service. Bin washing suppliers 

must retain all waste water to within their washing apparatus so as to not impact on the drainage provisions 

of the site. 
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Building management and cleaners would be responsible in ensuring the following to prevent or minimise 

the dispersion of litter throughout the site:  

§ Prevent overfilling of bins by ensuring bin lids are closed at all times;  

§ Require waste contractor to remove any spillage that may occur during waste collections; and 

§ Ensure anyone found responsible for inappropriate waste disposal or dumping would be 

appropriately educated and made aware of correct waste disposal techniques. 

8.3 NOISE REDUCTION 
All waste areas would meet EPA, BCA and AS2107 acoustic requirements as appropriate within operational 

hours assigned to minimise acoustic impact on surrounding premises. 

Waste collection timings in accordance with EPA Tasmania Environmental Management and Pollution 

Control (Noise) Regulations have been stipulated in the waste collection section above.  

Waste contractors should also abide by the following regulations to ensure minimal noise impacts to the 

neighboring properties: 

§ Compaction only to be carried while on the move; 

§ Bottles should not be broken up at the point of collection 

§ Routes that service entirely residential areas should be altered to reduce early morning 

disturbances; and  

§ Noisy verbal communication between operators should be avoided where possible.  

8.4 DDA COMPLIANCE 
All waste areas to be accessed by commercial staff would comply with AS1428.1:2009. 

 RISK AND HAZARD ANALYSIS 
Table 9 shows the potential risks, severity and suggested control methods that could be considered to avoid 

the risks from occurring during waste collections.  

Note that this is a preliminary risk assessment and does not replace the need for the building management 

and collection contractors to complete their respective OHS assessment for waste collections.  

The information provided below have been adopted from WorkSafe Victoria Non-Hazardous Waste and 
Recyclable Materials (2003). The severity of each risk has been determined based on the risk rating table 

enclosed in Department of the Environment Environmental Management Plan Guidelines 2014. 
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Table 9 Potential Risks and Control Methods During Waste Collections 

Area Risk 
Severit

y  
Suggested controls 

 

Incidents during 

waste collection 

vehicle ingress or 

egress movements 

Low  

Vehicle operators would be trained in ensuring the following  

Tailgate is closed after clearing waste area 

Move vehicle slowly when tailgate or body is raised  

Clear waste from tailgate seal and from rear of machine before 

departure from the subject site 

Ensure tailgate is locked after unloading operation  

Vehicle operators should not exit the vehicle body unless engine is 

switched off, ignition key is removed, safety prop is in position and 

the vehicle body is well ventilated. Regular safety checks and 

inspection of vehicles should be conducted. 

Waste 

collection  

Incidents during 

manual handling of 

bins 

High 

Vehicle should meet relevant Australian Design Rules. Ensure that 

vehicles with low bowl height are used to avoid lifting of bins above 

shoulder height. Vehicle operator should be clear of the equipment 

before activation of packing or tipping controls.  

 

Slip and trip hazards 

in moving into and 

out of the vehicle 

Mediu

m 

Maintain sufficient and frequent communication between driver and 

runner. The hose should not be used as handholds when mounting 

or dismounting.  

 
Slips and trips while 

transporting bins 
Low 

As the car parking area is at the same grade with that of the waste 

storage area, there are no hazards presented from the presence of 

slopes or steps. The car parking and waste storage area would also 

be well lit at all times to ensure good visibility to staff/vehicle 

operators.  

However, to ensure that any other potential risks are mitigated, 

frequent communication should be maintained between the driver 

and runner and the runner should only transfer one bin at a time.   

Surrounding 

traffic  

Conflict with other 

vehicle operators 

and commercial 

tenants within the car 

park during collection 

Mediu

m 

Ensure that collection is to occur only at off-peak hours.  

The collection area should also be well-lit to allow for better visibility 

of oncoming traffic and pedestrians.  

Waste bins 

Type of wastes 

handled – risk 

associated in contact 

with unknown 

hazardous 

substances or sharp 

objects 

Mediu

m 

Commercial tenants should be educated on safe disposal of 

hazardous substances and sharp objects.  

Waste vehicle operators should be trained and informed on safe 

handling of unknown substances. Operators could be provided with 

PPE to avoid infections and to assist in handling of waste bins.  

Waste Bins 

Overflowing bins 

affecting the 

transport of bins to 

the waste collection 

vehicle or presenting 

as a trip hazard.  

Low 

The recommended number of bins enclosed in this WMP provides a 

larger capacity than the volume generated for all waste streams 

hence there would be a low likelihood of this occurring.  
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 SUPPLIER CONTACT INFORMATION 
Table 10 provides a list of equipment specified by this waste management plan.  

Below is a complimentary listing of contractors and equipment suppliers. You are not obligated to procure 

goods/services from these companies. This is not, nor is it intended to be, a complete list of available 

suppliers. 

SALT does not warrant (or make representations for) the goods/services provided by these suppliers. 

Table 10 High Level Purchasing Schedule  

Item Quantity Supplier Notes 

1,100L Bins 15 

Private Supplier* 

6 x 1,100L commercial garbage bins* 

9 x 1,100L commercial commingled recycling bins 

 

240L Bins 18 
18 x 240L commercial organics bins 

 

Bin Station As required 
Internal and external bin stations. Each bin station will 

contain one bin per waste stream. 

*Private waste collection contractors often supply their own bins for collection. 

10.1 EQUIPMENT SUPPLIERS 

10.1.1 BIN SUPPLIER 
§ Sulo MGB Australia (wheelie bin) – 1300 364 388 

§ Method Recycling (bin stations) - 0477 630 220 / 0412 001 686 

§ Source Separation System (wheelie bin and bin stations) - 1300 739 913 

10.1.2 ORGANICS BIN BIO-FILTER  
The bio bin-filter may be purchased for odour and vermin prevention purposes.  

§ Smart Biz Oz – 02 9160 7833 (NSW) 

10.2 WASTE COLLECTORS 

10.2.1 GARBAGE, RECYCLING AND ORGANICS 
§ Cleanaway – 13 13 39 

§ SUEZ Environment – 13 13 35 

§ Veolia Environmental Services – 132 955 

10.3 BIN WASHING SERVICES 
§ The Bin Butler – 1300 788 123 

§ Calcorp Services – 1888 225 267 

§ WBCM Environmental – 1300 800 621 

 PURPOSE AND LIMITATIONS 
This Waste Management Plan has been prepared to form a part of the town planning application. The report 

is prepared to: 

§ Demonstrate that an effective waste management system is compatible with the design of the 

development. An effective waste management system comprises of a system that is hygienic, clean, 

tidy, minimises waste being landfilled and maximises recycling and resource recovery; 

§ Ensure stakeholders are well informed of the design, roles and responsibilities required to 

implement the system;  

§ Provide supporting scaled drawings to confirm that the final design and construction is compliant 

with the report; 
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§ Define the relevant stakeholders involved in ensuring the implementation of the waste management 

system; and  

§ Ensure tenants are not disadvantaged in access to recycling and other sustainable waste 

management options. 

The following should be noted regarding the enclosed information:  

§ The waste generation volumes provided are estimates based on the best available waste 

generation rates. The actual waste volumes generated on-site may differ slightly from that estimated 

as it would depend on the occupancy rate of the development and tenant type (i.e. families or 

renters);  

§ The report does not discuss management of construction and demolition waste for the proposed 

development hence a separate report discussing the management of these waste streams would 

be required; and  

§ The equipment specifications and any information provided regarding the recommended equipment 

are provided for reference purposes only. SALT recommends that the developer attains the latest 

specifications of the required equipment from the respective contractor(s) prior to purchasing.  

§ The report should be updated if the development plans are amended or if new legal requirements 

are introduced.  
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+61 400 535 634 
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19 King Edward Street 
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Tel 03 6429 8900 
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www.centralcoast.tas.gov.au 

SCHEDULE OF STATUTORY DETERMINATIONS MADE UNDER DELEGATION 
Period:  1 May 2022 to 31 May 2022 

Building Permits – 5 

. New dwellings 2 $925,000 

. Outbuildings 2 $160,000 

. Additions/Alterations 1 $185,000 

. Other 0 $0 

. Units 0 $0 

Demolition Permit - 1 

Permit of Substantial Compliance – Building – 0 

Notifiable Work - Building – 26 

. New dwellings 10 $3,999,000 

. Outbuildings 7 $325,400 

. Additions/Alterations 5 $385,000 

. Other 3 $65,000 

. Units 1 $1,950,000 

Building Low Risk Work –   4 

Certificate of Likely Compliance – Plumbing -    18 

No Permit Required – Plumbing –  0 

Food Business registrations (renewals) - 0 

Food Business registrations -   3 

Temporary Food Business registrations –  1 
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SCHEDULE OF REGULATORY SERVICES DETERMINATIONS MADE UNDER DELEGATION 
Period:  1 May 2022 to 31 May 2022 

FIRE ABATEMENT INSPECTIONS COMPLETED -  1 

FIRE ABATEMENT CHECKS ON NOTICES ISSUED -  0 

ABATEMENT NOTICE/S ISSUED  

ADDRESS PROPERTY ID 

Nil 

KENNEL LICENCE/S ISSUED 

ADDRESS OWNER 

Nil 

DOG REGISTRATION NOTICES FOR 2022-2023 ISSUED 27 MAY 2022 

Total Individual Dogs Registered   3127 
Multiple Dogs Registered     588 
Total Dog Registration Notices Issued   2539 
Kennel Licence Renewals Issued       66 

PERMITS ISSUED UNDER ANIMAL CONTROL BY-LAW NO. 1 OF 2018 

ADDRESS PERMIT ISSUED FOR 

NIL 

WANDERING LIVESTOCK COMPLAINTS - 5 
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SCHEDULE OF OTHER REGULATORY SERVICES STATUTORY RESPONSIBILITIES 
Period:  1 May 2022 to 31 May 2022 

DOGS IMPOUNDED  

Claimed      3 
Burnie Dogs Home      0 
Devonport Dogs Home      0 
RSPCA Spreyton      0 
Destroyed      0 
Held over      1 

DOG OFFENCES 

Dog Attacks on Other Dogs       1 
Dog Attacks on Persons       1 
Dog Attacks on Livestock       1 
Barking Dog Complaints     13 
Unregistered Dogs Found by Compliance     8 

INFRINGEMENT NOTICES ISSUED FOR DOG OFFENCES    3 

CAUTIONS ISSUED FOR DOGS OFF-LEAD IN ON-LEAD AREA 

Penguin Beaches       3 
Turners Beach        0 
Buttons Beach        0 
Midway Beach        0 

PATROLS OF FREE CAMPING AREAS -    22 

Halls Point          8 
Penguin Surf Life Saving Club        9 
Forth Oval         11 
Nicholson Point          4 

Cautions Issued to Campers in Free Camping Areas      6 

TRAFFIC INFRINGEMENT NOTICES FOR PARKING OFFENCES  - 21 

Alexandra Road   0   0% 
Bannons Car Park   5 24% 
Coles/Furner’s Car Park   0   0% 
Crescent Street, Ulverstone 10 48% 
Eastland Drive   0   0% 
King Edward Street, Ulverstone   5 24% 
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Main Road, Penguin   0   0% 
North Reibey Street Car Park   0   0% 
Reibey Street   0   0% 
Surf Club Road, Penguin   1   5% 
Victoria Street   0   0% 
Wharf Car Park   0   0% 
Wongi Lane   0   0% 
Other   0   0% 
 
PARKING  COMPLAINTS 7 

ABANDONED CARS 2 

PARKING PERMITS ISSUED 4 
 
LITTER ENQUIRIES  2 

 

 

Ian Stoneman 
DIRECTOR CORPORATE SERVICES 
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INTRODUCTION 

The Central Coast Council acknowledges that rates constitute a system of taxation for 
Local Government purposes, as required by the Local Government Act 1993.  Rates 
are determined by reference to the Assessed Annual Value and the Rate in the Dollar. 

The aim of the Council’s Rates and Charges Policy is to provide clear information to 
ratepayers about the Council’s rating structure. 

Copies of the Rates and Charges Policy can be accessed via the Council’s website at 
www.centralcoast.tas.gov.au and are available for inspection at, or copies may be 
obtained from, the Council’s Administration Centre, 19 King Edward Street, 
Ulverstone and Service Centre, 78 Main Road, Penguin. 

The next review of this Rates and Charges Policy will be by June 2022 or when the 
Council makes a significant change in how it applies rates and charges, whichever is 
earlier. 

Under section 90 of the Local Government Act 1993 the Council may, not earlier than 
1 June and not later than 31 August in any year, set rates for that year on all rateable 
land in its municipal area. 

STRATEGIC FOCUS, ANNUAL BUSINESS PLAN AND BUDGET 

The Central Coast Council adopts a rating structure for each financial year to meet the 
requirements of the Local Government Act 1993 and to provide relative certainty and 
continuity for ratepayers.  The rating structure sets out how the Council will determine 
and collect rates from its community. 

The Council’s rating structure is an integral part of its Annual Business Plan and 
Budget.  In formulating the rating structure, the Council considers the impact on key 
parameters including the Council’s Strategic Plan, Long-term Financial Plan, Asset 
Management Plans and Budget documents. 

The Council is required by the Local Government Act 1993 to take into account the 
principles referred to in section 86A(1) of the Act; that is: 

(a) rates constitute taxation for the purposes of local government, rather than a 
fee for service; and 

(b) the value of rateable land is an indicator of the capacity of the ratepayer in 
respect of that land to pay rates. 

In setting rates, the Council considers the amount of revenue required to fund the 
delivery of services and activities set out in the Annual Plan and Budget and to meet 
the goals and objectives of the Council’s strategic directions. 
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RATING EQUITY 

The Council has determined that issues concerning equity within the community and 
the impact of rates across the area are addressed by the application of a rating 
structure that has regard to the equity, benefit, ability-to-pay, efficiency and simplicity 
principles of taxation. 

Based on a review of the impact on the ratepayers of the Central Coast Council, the 
Council has determined that it should ensure that all relevant land is assessed for rates, 
and that the provisions of the Local Government Act 1993 should be applied fairly and 
equitably to all landowners and occupiers. 

The Central Coast Council is committed to maintaining a transparent rating system; as 
a result, the Council ensures that the Rates and Charges Policy is managed to provide 
the greatest level of equity for our customers by maintaining a non-punitive rating 
structure. 

Some properties are exempt from paying council rates.  In certain circumstances rates 
levied against some properties are rebated according to mandatory provisions of the 
Local Government Act 1993.  Rates foregone through exemption or rebates must be 
contributed equitably across the remainder of the ratepayer base.  The Council acts 
responsibly to only award exemptions and mandatory rebates where they are 
warranted to minimise this impact on the general community. 

Equity and impact issues are best dealt with when considering all facets of the Council’s 
rating structure, including valuation, rating and collection policies and practices. 

RATING METHOD 

The Council has adopted the Assessed Annual Value (AAV) valuation method for rating 
purposes.  AAV is principally based on the annual rental potential of the property. 

The Council reviews the valuation method as part of its yearly rating review to 
determine whether AAV continues to be the most appropriate method to distribute the 
rate tax burden amongst the Council’s ratepayers.  As the Council’s property base 
changes, the valuation method must continue to reflect relative changes to the tax 
base, growth in existing values and the mix of new property developments. 

The State Valuer-General makes valuations of the land values, capital values and 
assessed annual values of all lands within each valuation district, including any Crown 
lands that are liable to be rated in accordance with Part 9 of the Local Government Act 
1993.  AAVs are determined each revaluation cycle, currently a six-year cycle.  The 
Valuation of Land Act 2001 determines that rating and taxing authorities are to be 
provided with market-based Adjustment Factors for property valuations when rating 
authorities are not subject to a revaluation cycle.  Adjustment Factors help minimise 
large fluctuations to valuations that can occur between revaluation cycles. 

The Adjustment Factors are determined from defined classes of property (such as 
residential, commercial, industrial, primary production, vacant and non-vacant land) 
and on a locality basis within the municipal area. 
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The AAV method will continue to be adopted for the following reasons: 

. for the majority of the Council’s ratepayers, it is a suitable valuation measure 
considering their ability to pay according to the income earning capacity of the 
property; 

. the availability of a significant amount of market annual rental information 
makes the AAV method efficient to administer; and 

. the method is considered consistent with the equity, ability to pay, efficiency 
and simplicity principles of taxation. 

It is noted that AAV has a minimum of 4% of Capital Value which generally applies to 
most rural properties and highly valued residential properties for equity purposes. 

SUPPLEMENTARY VALUATION RATE 

If a supplementary valuation is made of any land prior to the end of any financial year 
the Council may adjust the amount payable in respect of any rate for that land for that 
financial year. 

If an adjusted rate is made of any land, a rate notice must be issued by the General 
Manager, with the amount shown as credited or payable on that notice due to be paid 
within 30 days of the date on which that notice issued. 

EXEMPTIONS 

The Central Coast Council’s practice is to identify and value all land in the Council area.  
Once identified each separate parcel of land is assessed for rateability.  Section 106A 
of the Local Government Act 1993, specifies the way certain properties might be 
exempt from council rates: 

(1) A council, by absolute majority, may: 

(a) exempt land or a class of land from a separate rate or separate charge; 
or 

(b) vary the amount of a separate rate or separate charge payable in respect 
of land or a class of land, having regard to: 

(i) the use or predominant use of the land or class of land; or 

(ii) the non-use of the land; or 

(iii) the locality of the land or class of land; or 

(iv) any other prescribed factor. 
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The Central Coast Council has exempted a range of properties under section 87(1) of 
the Local Government Act 1993 as follows: 

87. Exemption from rates  

(1) All land is rateable except that the following are exempt from general and 

separate rates, averaged area rates, and any rate collected under section 88 

or 97: 

(a) land owned and occupied exclusively by the Commonwealth; 

(b) land held or owned by the Crown that is not land to which a relevant 

right to occupation relates and that is land that –  

(i) is a national park, within the meaning of the Nature 

Conservation Act 2002; or 

(ii) is a conservation area, within the meaning of the Nature 

Conservation Act 2002; or 

(iii) is a nature recreation area, within the meaning of the Nature 

Conservation Act 2002; or 

(iv) is a nature reserve, within the meaning of the Nature 

Conservation Act 2002; or 

(v) is a regional reserve, within the meaning of the Nature 

Conservation Act 2002; or 

(vi) is a State reserve, within the meaning of the Nature 

Conservation Act 2002; or 

(vii) is a game reserve, within the meaning of the Nature 

Conservation Act 2002; or 

(viii) … 

(ix) is a public reserve, within the meaning of the Crown Lands Act 

1976; or 

(x) is a public park used for recreational purposes and for which 

free public access is normally provided; or 

(xi) is a road, within the meaning of the Roads and Jetties Act 1935; 

or 

(xii) is a way, within the meaning of the Local Government 

(Highways) Act 1982; or 

(xiii) is a marine facility, within the meaning of the Marine and Safety 

Authority Act 1997; or 
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(xiv) supports a running line and siding within the meaning of the 

Rail Safety National Law (Tasmania) Act 2012; 

(ba) land, held or owned by the Crown, that is a seabed – 

(i) on land to which relates a lease granted and in force under Part 

4 of the Marine Farming Planning Act 1995; or 

(ii) on land, if no lease (other than a lease referred to in 

subparagraph (i), or licence, has been granted by the Crown in 

relation to the land and is in force; or 

(c) land owned by the Hydro-Electric Corporation or land owned by a 

subsidiary, within the meaning of the Government Business Enterprises 

Act 1995, of the Hydro-Electric Corporation on which assets or operations 

relating to electricity infrastructure, within the meaning of the Hydro-Electric 

Corporation Act 1995, other than wind-power developments, are located; 

(d) land or part of land owned and occupied exclusively for charitable 

purposes; 

(da) Aboriginal land, within the meaning of the Aboriginal Lands Act 1995, 

which is used principally for Aboriginal cultural purposes; 

(e) land or part of land owned and occupied exclusively by a council. 

The Council is mindful that wherever properties are exempt from paying council rates, 
or where a rebate is applied, those rates foregone must be contributed by the rest of 
the community.  The principles of equity dictate that the Council remains diligent in 
only granting exemptions where they are warranted.  It is the Council’s practice to 
adopt valuations for exempt properties.  Where exempt properties become rateable 
part of the way through the financial year, rates are then calculated and recovered. 

GENERAL RATE 

The Local Government Act 1993 provides for raising of revenue for the broad purposes 
of the Council through a General Rate which applies to all properties, or through 
variations to the General Rate which apply within the municipal area according to any 
or all of the following factors: 

. the use or predominant use of the land; 

. the non-use of the land; 

. the locality of the land; 

. any planning zone; 

. any other prescribed factor. 

The Council has chosen to apply section 107 Variation in rates from 2022-2023 using 
the use or predominant use of the land as supplied by the Officer of the Valuer-
General. 
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SERVICE RATES AND CHARGES 

FIRE LEVY 

The Council is required to collect a mandatory State Government service rate for the 
State Fire Levy. 

The fire levy rate applies to all rateable land and includes a minimum amount payable 
in respect of the fire levy. 

The Council is required to remit revenue raised to the State Fire Commission and does 
not determine how the revenue is to be spent.  A commission of the revenue collected 
is provided by the State Fire Commission for collection of the levy. 

WASTE MANAGEMENT 

A Waste Management Service Charge is payable in respect of all rateable land to which 
a garbage collection service is supplied or made available. 

MINIMUM AMOUNT PAYABLE 

In making a General Rate, a council may set a minimum amount payable in respect of 
that rate if that rate does not include a fixed charge.  The setting of such a minimum 
amount provides a mechanism by which lower valued properties pay not less than a 
minimum amount, and it can only apply if there has been no fixed charge applied.  The 
minimum amount must not apply to more than 35% of properties for each year. 

The reasons for imposing a minimum amount is that the Council considers it 
appropriate that all rateable properties make a base level contribution to the cost of 
administering Council activities, and the cost of creating and maintaining the physical 
infrastructure that supports each property. 

STATE GOVERNMENT CONCESSION 

PENSIONER REBATE 

Eligible pensioners as at 1 July each year are entitled to a State Government rate rebate 
of 30% up to a maximum amount.  That maximum amount varies if they are also a 
TasWater customer. 

This rebate applies only to a pensioner’s principal place of residence, provided they 
satisfy the requirements of the State Government and hold a: 

. Pensioner Concession Card (PCC); 

. Veterans’ Affairs Gold Card; or 

. Health Care Card (HCC), but excludes a Seniors Health Card. 

The Council deducts the rebate for previously eligible Pensioner Remissions from rates 
prior to issuing notices, but requires new pensioners, pensioners who have recently 
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relocated to this municipal area, or any pensioner who believes he/she should have 
been eligible for a Rate Remission, to complete an application form and lodge it with 
the Council. 

The State Government verifies and approves the rebate applications each year, and if 
any rebate application is found to be ineligible the rebate amount will be revoked and 
payable by the ratepayer. 

COUNCIL CONCESSION 

PENSIONER REMISSION 

The Central Coast Council also provides a rate remission to eligible pensioners living 
alone. 

RATE REMISSIONS 

DISCRETIONARY REMISSIONS 

Discretionary remissions are reviewed on a case-by-case basis under section 129 of 
the Local Government Act 1993 as follows: 

129. Remission of rates  

(1) A ratepayer may apply to the council for remission of all or part of any 

rates paid or payable by the ratepayer or any penalty imposed or 

interest charged under section 128.  

(2) An application is to be –  

(a) made in writing; and 

(b) lodged with the general manager. 

(3) A council, by absolute majority, may grant a remission of all or part of 

any rates, penalty or interest paid or payable by the ratepayer.  

(4) A council, by absolute majority, may grant a remission of any rates, 

penalty or interest paid or payable by a class of ratepayers. 

(5) The general manager is to keep a record of the details of any remission 

granted under this section. 

All assessment criteria will be applied fairly and equitably to each application on a 
case-by-case basis. 

Any person or body who is aggrieved by a determination of the delegated officer in 
respect of an application for a rebate may seek a review of that decision in accordance 
with the Council’s Customer Service Charter. 
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REMISSIONS ON UNOCCUPIED PROPERTY 

The Council will consider a remission where a separate house and flat are located at 
the same premises but the flat is not being occupied as a separate household. 

This will be considered upon the production by the owner each year of a statutory 
declaration to the effect that the flat is not being let and/or used as a single dwelling 
separate to the principal dwelling house and that any second power connection has 
been removed. 

Such a statutory declaration is to be lodged with the Council within the time approved 
for the granting of a discount. 

Any difficult decisions as to whether a rating adjustment is granted is to rest with the 
Council.  

PAYMENT OF RATES 

PAYMENT 

All Rates and Charges shall be payable in one payment on or before the 30th day of 
September each year. 

DISCOUNT FOR EARLY PAYMENT 

A discount of 5% is offered to all ratepayers for payment of Rates and Charges in total 
on or before the 31st day of August, each year, provided that no such discount shall 
be offered if there are at any time any arrears of Rates and Charges owing. 

The Council offers a range of payment options for the convenience of ratepayers.  
Methods of payment are usually outlined on the back of the rates notice and include 
payment: 

. in person at the Council’s offices at 19 King Edward Street, Ulverstone (Monday 
– Friday, 8.30am – 4.30pm) or 78 Main Road, Penguin (Monday – Friday, 9.00am 
– 3.30pm); 

. by mail to Central Coast Council, PO Box 220, Ulverstone, 7315.  Cheques 
should be made payable to Central Coast Council and marked 'Not Negotiable';  

. by direct debit.  Application forms are available at the Council’s offices or by 
phoning (03) 6429 8900; 

. by phoning 1300 886 451 any time with your credit card and property details; 

. online at www.centralcoast.tas.gov.au, select Payments and follow the prompts. 

Ratepayers may also apply to the Council to pay Rates and Charges by instalments, 
subject to approved terms and conditions.  Arrangements are required to be made by 
30 September each year. 
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NON-PAYMENT OF RATES 

The failure by some ratepayers to pay either their rates or the relevant instalment 
payment of those rates on time does impact on the rest of the ratepayers of the Central 
Coast Council.  Under section 128 of the Local Government Act 1993 late payment fines 
and penalties may be applied to any outstanding rates not paid by the last day to pay.  
The Council does not currently apply any such penalty.  

The Council may take legal action to recover any overdue amounts, fines and interest. 

If an amount payable by way of rates in respect of land has been in arrears for three 
years or more, the Council may sell the land in accordance with section 137 of the 
Local Government Act 1993. 

OBJECTIONS 

RATES NOTICE 

A person may object to a rates notice on the grounds that: 

(a) the land specified in the rates notice is exempt; 
(b) the amount of rates is not correctly calculated; 
(c) the basis on which those rates are calculated does not apply; 
(d) he/she is not liable for payment for the rates specified in the notice; or 
(e) he/she is not liable to pay those rates for the period specified in the rates 

notice. 

Any objection must be in writing to the General Manager and made within 28 days after 
receipt of the rates notice. 

A person may appeal to the Magistrates Court for a review if the General Manager:  

(a) fails to amend the rates notice within 30 days after lodging the objection; 
(b) refuses to amend the rates notice. 

It is important to note that the lodgement of any objection does not change the due 
date for payment of rates.  Rates must be paid in accordance with the Rates Notice 
until otherwise notified by the Council. 

VALUATION OR LAND USE 

If a property owner believes that a particular property has been incorrectly valued or 
wrongly classified as to its land use, then an objection may be made to the Valuer-
General within 60 days of being notified of the land valuation or land use classification. 

COMMUNICATION 

The Council is committed to accountable and transparent decision-making processes, 
providing access to a fair and objective procedure for the internal review of decisions. 

If a ratepayer has any queries or concerns about the Rates and Charges Policy or their 
Rate Notices they should, in the first instance, contact the Council’s Rates staff.  All 
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attempts will be made to resolve concerns quickly and efficiently without the need for 
a formal grievance application to be lodged.  If, however, the ratepayer feels that their 
concerns are not being adequately dealt with, the Council’s Customer Service Charter 
allows them to seek further clarification or redress. 

The Council’s Customer Service Charter has been developed and adopted in 
accordance with Section 339F of the Local Government Act 1993.  Copies of the Charter 
are available for public inspection on the Council’s website 
www.centralcoast.tas.gov.au and at the Administration Centre, 19 King Edward Street, 
Ulverstone, or at the Service Centre, 78 Main Road, Penguin, without charge. 

THE STATE OMBUDSMAN 

If a ratepayer feels that their application has not been dealt with satisfactorily by the 
Council, they can take their concerns to the State Ombudsman.  The Ombudsman has 
comprehensive powers to investigate the actions of local government.  Concerns can 
be taken to the Ombudsman at any time during the grievance application review 
process.  If a grievance application is taken to the Ombudsman while the Council’s 
review is also in progress, the Council’s review may be suspended until the outcome 
of the Ombudsman’s review has been considered.  

Finally, it remains the right of ratepayers to make a complaint against the Council, in 
accordance with the section 339E of the Local Government Act 1993. 

A rate cannot be challenged based on non-compliance with the Council’s Rates and 
Charges Policy and must be paid in accordance with the required payment provisions. 

 

 

SANDRA AYTON 
GENERAL MANAGER 
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THE BACK OF THIS FORM MUST NOT BE USED 

Ref: JPA 1327883 Optus Mobile Lease 2 
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