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City Planning Committee Meeting 
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COMMITTEE ACTING AS PLANNING AUTHORITY ...................................... 3 

APPLICATIONS UNDER THE HOBART INTERIM PLANNING SCHEME 
2015 

12. 19 Lillie Street, Glebe and Adjoining Right Of Way - Partial 
Demolition, Alterations and Extension and Two Multiple Dwellings 
(One New, One Existing) ........................................................................... 4 
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Sandy Bay - Partial Demolition, Alterations and 13 Multiple Dwellings 
(Two Existing, 11 New) .......................................................................... 108 
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The General Manager reports: 
 
“That in accordance with the provisions of Part 2 Regulation 8(6) of the Local 
Government (Meeting Procedures) Regulations 2015, these supplementary matters 
are submitted for the consideration of the Committee. 
 
Pursuant to Regulation 8(6), I report that: 
 

(a)  information in relation to the matter was provided subsequent to the 
distribution of the agenda; 

 
(b)  the matter is regarded as urgent; and 
 
(c)  advice is provided pursuant to Section 65 of the Act.” 
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COMMITTEE ACTING AS PLANNING AUTHORITY 

 
In accordance with the provisions of Part 2 Regulation 25 of the Local 
Government (Meeting Procedures) Regulations 2015, the intention of the 
Committee to act as a planning authority pursuant to the Land Use Planning 
and Approvals Act 1993 is to be noted. 
 
In accordance with Regulation 25, the Committee will act as a planning 
authority in respect to those matters appearing under this heading on the 
agenda, inclusive of any supplementary items. 
 
The Committee is reminded that in order to comply with Regulation 25(2), the 
General Manager is to ensure that the reasons for a decision by a Council or 
Council Committee acting as a planning authority are recorded in the minutes. 
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12. 19 LILLIE STREET, GLEBE AND ADJOINING RIGHT OF WAY - PARTIAL 
DEMOLITION, ALTERATIONS AND EXTENSION AND TWO MULTIPLE 
DWELLINGS (ONE NEW, ONE EXISTING) 

 PLN-18-573 - FILE REF: F19/3154  

Address: 19 Lillie Street, Glebe and Adjoining Right Of Way 

Proposal: Partial Demolition, Alterations and Extension and Two 
Multiple Dwellings (One New, One Existing) 

Expiry Date: 22 January 2019 

Extension of Time: Not applicable 

Author: Helen Ayers 

 

RECOMMENDATION 

That: Pursuant to the Hobart Interim Planning Scheme 2015, the Council 

approve the application for partial demolition, alterations and extension and 

two multiple dwellings (one new, one existing) at 19 Lillie Street, Glebe and 

adjoining right of way for the reasons outlined in the officer’s report and a 

permit containing the following conditions be issued: 

 

GEN 

 

The use and/or development must be substantially in accordance 

with the documents and drawings that comprise PLN18573  19 

LILLIE STREET GLEBE TAS 7000  Final Planning Documents, except 

where modified below. 

 

Reason for condition 

 

To clarify the scope of the permit. 

 

TW 

 

The use and/or development must comply with the requirements of 

TasWater as detailed in the form Submission to Planning Authority 

Notice, Reference No. TWDA 2018/01459HCC dated 10/09/2018 as 

attached to the permit. 
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Reason for condition 

 

To clarify the scope of the permit. 

 

PLN 8 

 

The front fence along the front boundary must be no more than 1.2m in 

height above footpath level and be no less than 30% transparent. 

 

Reason for condition 

 

To provide reasonable opportunity for privacy for dwellings, to 

maintain the streetscape, and to clarify the scope of the permit. 

 

PLN s4 

 

The gable roof proposed for the rear dwelling is not approved and 

must be replaced with a skillion roof which rakes up from the north-

eastern side to a high point at its southwestern side. 

 

Prior to the issue of any approval under the Building Act 2016, 

revised plans must be submitted and approved showing: 

 

1.   An amended roof design for the proposed new dwelling, 

whereby the gable roof over the living and dining rooms is 

replaced with a skillion roof that rakes up toward the 

southwestern side of the dwelling, to a maximum height of 

700mm above the remaining roof form. 

 

All work required by this condition must be undertaken in accordance 

with the approved revised plans. 

 

Advice:  The roof design submitted as plan 18015_DA14 Revision A and 

18015_DA15 Revision A dated 3/1/2019 depict a roof form over the living and 

dining rooms that would satisfy this condition. 

 

Reason for condition 

 

To ensure compliance with 11.4.2 P3 when considering the visual bulk the 

proposed works present to adjoining properties. 
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ENG sw1 

 

All stormwater from the proposed development (including but not 

limited to: roofed areas, ag drains, retaining wall ag drains and 

impervious surfaces such as driveways and paved areas) must be 

drained to the Council’s stormwater infrastructure prior to first 

occupation or commencement of use (whichever occurs first). 

 

Advice: it is noted that under the urban drainage act 2013 Council typically 

only approve one stormwater connection per property and that stormwater 

cannot be drained through a second property. It is likely that your stormwater 

from the new dwelling will be required to discharge through the existing kerb 

and gutter connection and that the proposed kerb and gutter connection will 

be permitted for draining the driveway only (which is on a separate title). 

 

Reason for condition 

 

To ensure that stormwater from the site will be discharged to a suitable 

Council approved outlet. 

 

ENG sw4 

 

Any proposed new storm water connection must be constructed and 

existing connections proposed to be abandoned sealed by the Council 

at the owner’s expense, prior to the first occupation. 

 

Detailed engineering drawings must be submitted and approved, 

prior to commencement of work. The detailed engineering 

drawings must include: 

 

1. the location of the proposed connection; 

 

2. the size of the connection appropriate to satisfy the needs 

of the development; and 

 

3. a long section of the proposed connection if the Council’s City 

Infrastructure Stormwater Engineers deem this necessary. 

 

All work required by this condition must be undertaken in accordance 

with the approved detailed engineering drawings. 
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Advice: 

 The applicant is advised to submit detailed design drawings via the 

Council City Infrastructure Division application for a new stormwater 

connection. If detailed design to satisfy this condition is submitted via 

the planning condition endorsement process there may be fees 

associated with the assessment, and once approved the applicant will 

still need to submit an application for a new stormwater connection 

with the Council’s City Infrastructure Division. 

 

 Where building / plumbing approval is also required, it is recommended 

that documentation to satisfy this condition is submitted well before 

submitting documentation for building/plumbing approval. Failure to 

address planning condition requirements prior to submitting for 

building/plumbing approval may result in unexpected delays. 

 

Reason for condition 

 

To ensure the site is drained adequately. 

 

ENG 4 

 

The access driveway and parking module (car parking spaces, aisles 

and manoeuvring area) approved by this permit must be constructed to 

a sealed standard (spray seal, asphalt, concrete, pavers or equivalent 

Council approved) and surface drained to the Council's stormwater 

infrastructure prior to the commencement of use. 

 

Reason for condition 

 

To ensure the safety of users of the access driveway and parking module, and 

that it does not detract from the amenity of users, adjoining occupiers or the 

environment by preventing dust, mud and sediment transport. 

 

ENG 1 

 

The cost of repair of any damage to the Council's infrastructure 

resulting from the implementation of this permit, must be met by the 

owners within 30 days of the completion of the development or as 

otherwise determined by the Council. 

 

 

 

https://www.hobartcity.com.au/City-services/Environment/Stormwater-and-waterways
https://www.hobartcity.com.au/City-services/Environment/Stormwater-and-waterways
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A photographic record of the Council's infrastructure adjacent to the 

subject site must be provided to the Council prior to any 

commencement of works. 

 

A photographic record of the Council’s infrastructure (e.g. existing 

property service connection points, roads, buildings, stormwater, 

footpaths, driveway crossovers and nature strips, including if any, 

preexisting damage) will be relied upon to establish the extent of 

damage caused to the Council’s infrastructure during construction. In 

the event that the owner/developer fails to provide to the Council a 

photographic record of the Council’s infrastructure, then any damage 

to the Council's infrastructure found on completion of works will be 

deemed to be the responsibility of the owner. 

 

Reason for condition 

 

To ensure that any of the Council's infrastructure and/or siterelated service 

connections affected by the proposal will be altered and/or reinstated at the 

owner’s full cost. 

 

ENV 1 

 

Sediment and erosion control measures sufficient to prevent sediment 

from leaving the site must be installed prior to any disturbance of the 

site, and maintained until all areas of disturbance have been stabilized 

or revegetated. 

 

Advice: For further guidance in preparing a Soil and Water Management 

Plan – in accordance with Fact sheet 3 Derwent Estuary Program click 

here. 

 

Reason for condition 

 

To avoid the sedimentation of roads, drains, natural watercourses, Council 

land that could be caused by erosion and runoff from the development, and 

to comply with relevant State legislation. 

 

HER 11 

 

All brickwork, internal early and original joinery such as, but not limited 

to, architraves, doors, skirting boards, floorboards and picture rails 

and must be retained as is and in situ. 

http://edamssvr1:8082/Pages/XC.Assess/www.hobartcity.com.au%20development%20engineering%20standards%20and%20guidelines
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Prior to the issue of any approval under the Building Act 2016, revised 

plans must be submitted and approved showing the retention of all 

original and early fabric in accordance with the above requirement. 

 

All work required by this condition must be undertaken in accordance 

with the approved revised plans. 

 

Reason for condition 

 

To ensure that development at a heritage place is undertaken in a sympathetic 

manner which does not cause loss of historic cultural heritage significance. 

 

HER 12 

 

The proposed demolition of walls to form two new door openings on the 

north east elevation is not approved. A revised proposal is required that 

reduces the width of both openings with only double doors in the 

proposed kitchen and sash windows in the proposed living room. 

 

Prior to the issue of any approval under the Building Act 2016, 

documentation must be submitted and approved which details how the 

above modifications are to be achieved in accordance with the above 

requirement. 

 

All work required by this condition must be undertaken in accordance 

with the approved documentation. 

 

Advice: 

It is recommended that the applicant discuss the above requirement prior to 

lodgement of the required documentation to ensure its meets Council's 

requirement. 

 

Reason for condition 

 

To ensure that development at a heritage place is undertaken in a sympathetic 

manner which does not cause loss of historic cultural heritage significance. 

 

HER 17 

 

The palette of exterior colours and materials must reflect the palette of 

materials within the local streetscape and precinct. 
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Prior to the issue of any approval under the Building Act 2016, revised 

plans must be submitted and approved showing exterior colours and 

materials in accordance with the above requirement. 

 

All work required by this condition must be undertaken in accordance 

with the approved plans. 

 

Reason for condition 

 

To ensure that development at a heritage place and in a heritage precinct is 

undertaken in a sympathetic manner which does not cause loss of historic 

cultural heritage significance. 

 

HER s3 

 

The rear deck, windows, doors and privacy screen to the attic room on 

the first floor as shown on drawings DA10, DA11, DA12, DA13, DA14 and 

DA15 are not approved. 

 

Prior to the issue of any approval under the Building Act 2016, revised 

plans must be submitted and approved, showing either: 

 

 the deck and associated elements removed from the proposal, or  

skylights to a maximum of three, or 

 

 two traditional style dormer windows on the rear roof plane. 

 

All works required by this condition must be undertaken in accordance 

with the approved documentation. 

 

Reason for condition 

 

To ensure that development at a heritage place and in a heritage precinct is 

undertaken in a sympathetic manner which does not cause loss of historic 

cultural heritage significance. 
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HER s4 

 

Revised plans are to be submitted showing the following: 

 

 further and greater separation of the new rear extension with a wide 

box gutter to retain the existing rear eaves line and gutter of the 

heritage house. 

 

 an increased recess between the external face of the existing brick 

chimney and the proposed extension to expose all of the rear brick 

chimney. 

 

Prior to the issue of any approval under the Building Act 2016, revised 

plans must be submitted and approved showing the above. 

 

All work required by this condition must be undertaken in accordance 

with the approved revised plans. 

 

Reason for condition 

 

To ensure development at a heritage place and within a heritage precinct is 

undertaken in a sympathetic manner that does not cause loss of historic cultural 

heritage significance. 

 

ADVICE 

 

The following advice is provided to you to assist in the implementation of the 

planning permit that has been issued subject to the conditions above. The 

advice is not exhaustive and you must inform yourself of any other legislation, 

bylaws, regulations, codes or standards that will apply to your development 

under which you may need to obtain an approval. Visit the Council's website for 

further information. 

 

Prior to any commencement of work on the site or commencement of use the 

following additional permits/approval may be required from the Hobart City 

Council. 

 

BUILDING PERMIT 

 

You may need building approval in accordance with the Building Act 2016. Click 

here for more information. 

 

http://www.hobartcity.com.au/Development/Planning
https://www.hobartcity.com.au/Development/Building-and-plumbing/Lodgment-of-building-and-plumbing-applications
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This is a Discretionary Planning Permit issued in accordance with section 57 of 

the Land Use Planning and Approvals Act 1993. 

 

PLUMBING PERMIT 

 

You may need plumbing approval in accordance with the Building Act 2016, 

Building Regulations 2016 and the National Construction Code. Click here for 

more information. 

 

OCCUPATION OF THE PUBLIC HIGHWAY 

 

You may require a Permit to Open Up and Temporarily Occupy a Highway (for 

work in the road reserve). Click here for more information. 

 

NEW SERVICE CONNECTION 

 

Please contact the Hobart City Council's City Infrastructure Division to initiate the 

application process for your new stormwater connection. 

 

STORM WATER 

 

Please note that in addition to a building and/or plumbing permit, development 

must be in accordance with the Hobart City Council’s Hydraulic Services By law. 

Click here for more information. 

 

WORK WITHIN THE HIGHWAY RESERVATION 

 

Please note development must be in accordance with the Hobart City Council’s 

Highways By law. Click here for more information. 

 

WASTE DISPOSAL 

 

It is recommended that the developer liaise with the Council’s Cleansing and 

Solid Waste Unit regarding reducing, reusing and recycling materials associated 

with demolition on the site to minimise solid waste being directed to landfill. 

 

Further information regarding waste disposal can also be found on the Council’s 

website. 

 

FEES AND CHARGES 

 

Click here for information on the Council's fees and charges. 

https://www.hobartcity.com.au/Development/Building-and-plumbing/Lodgment-of-building-and-plumbing-applications
https://www.hobartcity.com.au/City-services/Roads-and-footpaths/Roads-and-footpaths
https://www.hobartcity.com.au/City-services/Environment/Stormwater-and-waterways
http://www.hobartcity.com.au/Council/Legislation
http://www.hobartcity.com.au/Council/Legislation
http://www.hobartcity.com.au/Environment/Recycling_and_Waste
https://www.hobartcity.com.au/Council/Fees-and-charges
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DIAL BEFORE YOU DIG 

 

Click here for dial before you dig information. 

 
 

Attachment A: PLN-18-573 - 19 LILLIE STREET GLEBE TAS 7000 - Planning 
Committee or Delegated Report ⇩   

Attachment B: PLN-18-573 - 19 LILLIE STREET GLEBE TAS 7000 - CPC 
Agenda Documents ⇩   

Attachment C: PLN-18-573 - 19 LILLIE STREET GLEBE TAS 7000 - Planning 
Referral Officer Cultural Heritage Report ⇩   

Attachment D: PLN-18-573 - 19 LILLIE STREET GLEBE TAS 7000 - Applicant 
Submission of Proposed Changes to Satisfy Conditions ⇩    

https://www.1100.com.au/
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13. 59 GROSVENOR STREET & 61 GROSVENOR STREET & 2 CHURCHILL 
AVENUE, SANDY BAY - PARTIAL DEMOLITION, ALTERATIONS AND 13 
MULTIPLE DWELLINGS (TWO EXISTING, 11 NEW) 

 PLN-18-760 - FILE REF: F19/2780  

Address: 59 Grosvenor Street & 61 Grosvenor Street & 2 
Churchill Avenue, Sandy Bay 

Proposal: Partial Demolition, Alterations and 13 Multiple Dwellings 
(Two Existing, 11 New) 

Expiry Date: 21 January 2019 

Extension of Time: Not applicable 

Author: Helen Ayers 

 

RECOMMENDATION 

That:  Pursuant to the Hobart Interim Planning Scheme 2015, the Council approve 

the application for partial demolition, alterations and 13 multiple dwellings (two 

existing, 11 new) at 59 and 61 Grosvenor Street and 2 Churchill Avenue, 

Sandy Bay for the reasons outlined in the officer’s report and a permit 

containing the following conditions be issued: 

 

GEN 

 

The use and/or development must be substantially in accordance with 

the documents and drawings that comprise PLN18760 59 & 61 

GROSVENOR STREET AND 2 CHURCHILL AVENUE SANDY BAY TAS 

7005  Final Planning Documents, except where modified below. 

 

Reason for condition 

 

To clarify the scope of the permit. 

 

TW 

 

The use and/or development must comply with the requirements of 

TasWater as detailed in the form Submission to Planning Authority 

Notice, Reference No. TWDA 2018/01934HCC dated 04/12/2018 as 

attached to the permit. 
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Reason for condition 

 

To clarify the scope of the permit. 

 

ENG sw1 

 

The development (including hardstand) must be drained to a piped 

system. The new private stormwater connection must be constructed, 

and any existing connections be abandoned and sealed at the owner’s 

expense prior to occupation. 

 

Detailed engineering drawings must be submitted and approved, prior 

to commencement of work. The detailed engineering drawings must 

include: 

 

1. The location of the proposed connection and all existing 

connections to be abandoned; 

 

2. The size and design of the connection such that it is appropriate 

to safely service the development; 

 

3. Written permission for the works outside 59 and 61 Grosvenor 

Street; and 

 

4. Certify that the receiving stormwater pipe has sufficient capacity. 

 

All work required by this condition must be undertaken in accordance 

with the approved engineering drawings. 

 

Advice: The applicant is advised to submit detailed design drawings as part 

of the plumbing permit application in this instance as the receiving 

stormwater pipe which your development is proposing to connect to is 

actually a private stormwater main owned by University of Tasmania on 

University of Tasmania land. (The University of Tasmania main connects to 

Council's stormwater system near Sandy Bay Road and the system 

upstream of this point has been considered as a shared private stormwater 

system). 

 

Reason for condition 

 

To ensure that stormwater from the site will be discharged to a suitable 

Council approved outlet. 
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ENG sw7 

 

Stormwater pre treatment for storm water discharges from the 

development must be installed prior to commencement of use. 

 

The stormwater pretreatment system must incorporate a treatment 

system of a size and design sufficient to achieve the stormwater quality 

targets in accordance with the State Stormwater Strategy 2010. 

 

The stormwater pretreatment system must be maintained during the 

life of the development. 

 

Advice: Failure to ensure consistency between the stormwater treatment 

system proposed in the planning application documentation and plumbing 

permit application documentation may result in delays in the issue of any 

approval under the Building Act 2016. 

 

Reason for condition 

 

To avoid the possible pollution of drainage systems and natural watercourses, 

and to comply with relevant State legislation. 

 

ENG sw8 

 

A 3,400 litre stormwater detention system must be installed to limit 

stormwater discharges from the development to 14.8 L/s for a 5 minute 

5% AEP storm event, prior to first occupation. 

 

A detailed detention design must be submitted and approved by 

Council, prior to the issuing of any plumbing approval under the 

Building Act 2016. The design must: 

 

1. Be prepared by a suitably qualified engineer, 

 

2. Include design drawings of the detention tank showing the layout, 

the inlet and outlet (including long section), the overflow 

mechanism. 
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3. Include a Stormwater Management Summary Plan that outlines the 

obligations for future property owners to stormwater management, 

including a maintenance plan which outlines the operational and 

maintenance measures to check and ensure the ongoing effective 

operation of all systems, such as: inspection frequency; cleanout 

procedures; descriptions and diagrams of how the installed 

systems operate; details of the life of assets and replacement 

requirements. 

 

All work required by this condition must be undertaken and maintained 

in accordance with the approved stormwater management report and 

design. 

 

Advice: 

 

 The applicant is required to submit detailed design documentation to 

satisfy this condition via Council's planning condition endorsement 

process (noting there is a fee associated with condition endorsement 

approval of engineering drawings [see general advice on how to obtain 

condition endorsement and for fees and charges]). This is a separate 

process to any plumbing approval under the Building Act 2016. 

 

 Once the stormwater management report and design has been approved 

the Council will issue a condition endorsement. 

 

 It is advised that documentation for condition endorsement is lodged well 

before a Building / Plumbing Permit is required, as failure to address 

design requirements until Building / Plumbing Permit stage may result in 

unexpected delays. 

 

Reason for condition 

 

To ensure that the stormwater runoff quantity is managed to take into account 

the limited receiving capacity of the downstream Council stormwater 

infrastructure. 

 

ENG tr2 

 

A construction traffic and parking management plan must be 

implemented prior to the commencement of work on the site (including 

demolition). 
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The construction traffic (including cars, public transport vehicles, 

service vehicles, pedestrians and cyclists) and parking management 

plan must be submitted and approved, prior to any approval under the 

Building Act 2016 (including demolition). The construction traffic and 

parking management plan must: 

 

1. Be prepared by a suitably qualified person. 

 

2. Develop a communications plan to advise the wider community of 

the traffic and parking impacts during construction. 

 

3. Include a start date and finish dates of various stages of works. 

 

4. Include times that trucks and other traffic associated with the works 

will be allowed to operate. 

 

5. Nominate a superintendent, or the like, to advise the Council of the 

progress of works in relation to the traffic and parking management 

with regular meetings during the works. 

 

All work required by this condition must be undertaken in accordance 

with the approved construction traffic and parking management plan. 

 

Advice: 

 Once the construction traffic and parking management plan has been 

approved, the Council will issue a condition endorsement (see general 

advice on how to obtain condition endorsement). 

 

 Where building approval is also required, it is recommended that 

documentation for condition endorsement be submitted well before 

submitting documentation for building approval. Failure to address 

condition endorsement requirements prior to submitting for building 

approval may result in unexpected delays. 

 

Reason for condition 

 

To ensure the safety of vehicles entering and leaving the development and the 

safety and access around the development site for the general public and 

adjacent businesses. 
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ENG 3a 

 

The access driveway, circulation roadways, ramps and parking module 

(parking spaces, aisles and manoeuvring area) must be designed and 

constructed in accordance with Australian Standard 

AS/NZS2890.1:2004  (including the requirement for vehicle safety 

barriers where required) with the exception of the following: 

 

1. The blind aisle end widening for car parking space 01 to be a 

minimum of 700mm wide, with an aisle width of 6.0m. 

 

2. The maximum aisle gradient within the site to be 6.5% 

 

3. The minimum side clearance for the design envelope for 61 

Grosvenor Street car parking space to be 250mm. 

 

Advice: 

 It is advised that designers consider the detailed design of the access 

and parking module prior to finalising the Finished Floor Level (FFL) of 

the parking spaces (especially if located within a garage incorporated 

into the dwelling), as failure to do so may result in difficulty complying 

with this condition. 

 

Reason for condition 

 

To ensure the safety of users of the access and parking module, and 

compliance with the relevant Australian Standard. 

 

ENG 3c 

 

The access driveway, circulation roadways, ramps and parking module 

(parking spaces, aisles and manoeuvring area) must be constructed in 

accordance with Condition ENG 3a. 

 

Prior to the first occupation, documentation by a suitably qualified 

engineer certifying that the access driveway and parking module has 

been constructed in accordance with the above drawings must be 

lodged with Council. 
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Advice: 

 Certification may be submitted to Council as part of the Building Act 

2016 approval process or via condition endorsement (see general advice 

on how to obtain condition endorsement). It is noted that the certification 

is not to ensure structural integrity but rather to ensure compliance with 

AS2890.1 (and relaxations associated with Condition ENG 3a). 

 

Reason for condition 

 

To ensure the safety of users of the access and parking module, and 

compliance with the relevant Australian Standard. 

 

ENG 4 

 

The access driveway and parking module (car parking spaces, aisles 

and manoeuvring area) approved by this permit must be constructed to 

a sealed standard (spray seal, asphalt, concrete, pavers or equivalent 

Council approved) and surface drained to the Council's stormwater 

infrastructure prior to the first occupation. 

 

Reason for condition 

 

To ensure the safety of users of the access driveway and parking module, and 

that it does not detract from the amenity of users, adjoining occupiers or the 

environment by preventing dust, mud and sediment transport. 

 

ENG 5 

 

The number of parking spaces approved on the site is: 

 

1. Fourteen (14) User Class 1A car parking spaces 

 

2. A minimum number of Class B (AS2890.3) bicycle parking spaces 

of six (6) [secure tenant parking] 

 

3. A minimum number of Class C (AS2890.3) bicycle parking spaces 

of two (2) [visitor parking] 
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Prior to first occupation: 

 

 All car parking spaces must be delineated by means of white or 

yellow lines 80mm to 100mm wide, or white or yellow pavement 

markers in accordance with Australian Standards AS/NZS 2890.1 

2004. 

 

 All bicycle parking spaces must be installed in accordance with 

AS/NZS 2890.3 2015. 

 

 Install signage (in accordance with AS1742.11 2009 or Council 

approved equivalent) at the entrance to the main car parking area 

indicating that the parking area is for residents only; 

 

Reason for condition 

 

To ensure the provision of parking for the use is safe and efficient. 

 

ENG 1 

 

Any damage to council infrastructure resulting from the implementation 

of this permit, must, at the discretion of the Council: 

 

1. Be met by the owner by way of reimbursement (cost of repair and 

reinstatement to be paid by the owner to the Council); or 

 

2. Be repaired and reinstated by the owner to the satisfaction of the 

Council. 

 

A photographic record of the Council's infrastructure adjacent to the 

subject site must be provided to the Council prior to any 

commencement of works. 

 

A photographic record of the Council’s infrastructure (e.g. existing 

property service connection points, roads, buildings, stormwater, 

footpaths, driveway crossovers and nature strips, including if any, 

preexisting damage) will be relied upon to establish the extent of 

damage caused to the Council’s infrastructure during construction. In 

the event that the owner/developer fails to provide to the Council a 

photographic record of the Council’s infrastructure, then any damage 

to the Council's infrastructure found on completion of works will be 

deemed to be the responsibility of the owner. 
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Reason for condition 

 

To ensure that any of the Council's infrastructure and/or siterelated service 

connections affected by the proposal will be altered and/or reinstated at the 

owner’s full cost. 

 

ENV 2 

 

Sediment and erosion control measures, in accordance with an 

approved soil and water management plan (SWMP), must be installed 

prior to the commencement of work and maintained until such time as 

all disturbed areas have been stabilised and/or restored or sealed to the 

Council’s satisfaction. 

 

A SWMP must be submitted prior to the issue of any approval under the 

Building Act 2016 or the commencement of work, whichever occurs 

first. The SWMP must be prepared in accordance with the Soil and 

Water Management on Building and Construction Sites fact sheets 

(Derwent Estuary Program, 2008), available here. 

 

All work required by this condition must be undertaken in accordance 

with the approved SWMP. 

 

Advice: Once the SWMP has been approved, the Council will issue a 

condition endorsement (see general advice on how to obtain condition 

endorsement). 

 

Where building approval is also required, it is recommended that 

documentation for condition endorsement be submitted well before 

submitting documentation for building approval. Failure to address condition 

endorsement requirements prior to submitting for building approval may 

result in unexpected delays. 

 

Reason for condition 

 

To avoid the pollution and sedimentation of roads, drains and natural 

watercourses that could be caused by erosion and runoff from the 

development. 

 

 

 

https://www.hobartcity.com.au/Development/Planning/Engineering-standards-and-guidelines
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ADVICE 
 

The following advice is provided to you to assist in the implementation of the 

planning permit that has been issued subject to the conditions above. The 

advice is not exhaustive and you must inform yourself of any other legislation, 

bylaws, regulations, codes or standards that will apply to your development 

under which you may need to obtain an approval. Visit the Council's website 

for further information. 
 

Prior to any commencement of work on the site or commencement of use the 

following additional permits/approval may be required from the Hobart City 

Council. 

 

CONDITION ENDORSEMENT ENGINEERING 
 

All engineering drawings required to be submitted and approved by this 

planning permit must be submitted to the City of Hobart as a CEP (Condition 

Endorsement) via the City’s Online Service Development Portal. When lodging 

a CEP, please reference the PLN number of the associated Planning 

Application. Each CEP must also include an estimation of the cost of works 

shown on the submitted engineering drawings. Once that estimation has been 

confirmed by the City’s Engineer, the following fees are payable for each CEP 

submitted and must be paid prior to the City of Hobart commencing 

assessment of the engineering drawings in each CEP: 

 

Value of Building Works Approved by Planning Permit Fee: 

 Up to $20,000: $150 per application. 

 

 Over $20,000: 2% of the value of the works as assessed by the City's 

Engineer per assessment. 

 

These fees are additional to building and plumbing fees charged under the 

Building and Plumbing Regulations. 
 

Once the CEP is lodged via the Online Service Development Portal, if the 

value of building works approved by your planning permit is over $20,000, 

please contact the City’s Development Engineer on 6238 2715 to confirm the 

estimation of the cost of works shown on the submitted engineering drawings 

has been accepted. 

Once confirmed, pleased call one of the City’s Customer Service Officers on 

6238 2190 to make payment, quoting the reference number (ie. CEP number) 

of the Condition Endorsement you have lodged. Once payment is made, your 

engineering drawings will be assessed. 

http://www.hobartcity.com.au/Development/Planning
http://www.hobartcity.com.au/Development/Planning
https://apply.hobartcity.com.au/Common/Common/terms.aspx
https://apply.hobartcity.com.au/Common/Common/terms.aspx
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BUILDING PERMIT 
 

You may need building approval in accordance with the Building Act 2016. 

Click here for more information. 
 

This is a Discretionary Planning Permit issued in accordance with section 57 

of the Land Use Planning and Approvals Act 1993. 

 

PLUMBING PERMIT 
 

You may need plumbing approval in accordance with the Building Act 2016, 

Building Regulations 2016 and the National Construction Code. Click here for 

more information. 

 

OCCUPATION OF THE PUBLIC HIGHWAY 
 

You may require a permit for the occupation of the public highway for 

construction or special event (e.g. placement of skip bin, crane, scissor lift etc). 

Click here for more information. 
 

You may require a Permit to Open Up and Temporarily Occupy a Highway (for 

work in the road reserve). Click here for more information. 

 

PERMIT TO CONSTRUCT PUBLIC INFRASTRUCTURE 
 

You may require a permit to construct public infrastructure, with a 12 month 

maintenance period and bond (please contact the Hobart City Council's City 

Infrastructure Division to initiate the permit process). 

 

STORM WATER 
 

Please note that in addition to a building and/or plumbing permit, development 

must be in accordance with the Hobart City Council’s Hydraulic Services By 

law. Click here for more information. 

 

WORK WITHIN THE HIGHWAY RESERVATION 
 

Please note development must be in accordance with the Hobart City 

Council’s Highways By law. Click here for more information. 

 

RIGHT OF WAY 
 

The private right of way must not be reduced, restricted or impeded in any way, 

and all beneficiaries must have complete and unrestricted access at all times. 

https://www.hobartcity.com.au/Development/Building-and-plumbing/Lodgment-of-building-and-plumbing-applications
https://www.hobartcity.com.au/Development/Building-and-plumbing/Lodgment-of-building-and-plumbing-applications
https://www.hobartcity.com.au/Business/Construction-Activities-and-Events-on-Public-Streets
https://www.hobartcity.com.au/City-services/Roads-and-footpaths/Roads-and-footpaths
http://www.hobartcity.com.au/Council/Legislation
http://www.hobartcity.com.au/Council/Legislation
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You should inform yourself as to your rights and responsibilities in respect to 

the private right of way particularly reducing, restricting or impeding the right 

during and after construction. 

 

TITLE ADHESION 
 

An adhesion of your titles is required because a portion of your development is 

across one or more title boundaries. Contact your solicitor or a registered land 

surveyor to initiate the process. 

 

WEED CONTROL 
 

Effective measures are detailed in the Tasmanian Washdown Guidelines for 

Weed and Disease Control: Machinery, Vehicles and Equipment (Edition 1, 

2004). The guidelines can be obtained from the Department of Primary 

Industries, Parks, Water and Environment website. 

 

NOISE REGULATIONS 
 

Click here for information with respect to noise nuisances in residential areas. 

 

FEES AND CHARGES 
 

Click here for information on the Council's fees and charges. 

 

DIAL BEFORE YOU DIG 
 

Click here for dial before you dig information. 

 
 
 

Attachment A: PLN-18-760 - 59 GROSVENOR STREET SANDY BAY TAS 
7005 - Planning Committee or Delegated Report ⇩   

Attachment B: PLN-18-760 59 & 61 GROSVENOR STREET AND 2 
CHURCHILL AVENUE SANDY BAY TAS 7005 - CPC Agenda 
Documents ⇩   

Attachment C: PLN-18-760 - 59 GROSVENOR STREET SANDY BAY TAS 
7005 - Planning Referral Officer Cultural Heritage Report ⇩   

Attachment D: PLN-18-760 59 & 61 GROSVENOR STREET AND 2 
CHURCHILL AVENUE SANDY BAY TAS 7005 - CPC 
Supporting Documents (Supporting information)    

http://dpipwe.tas.gov.au/
https://www.hobartcity.com.au/Residents/Noise
https://www.hobartcity.com.au/Council/Fees-and-charges
https://www.1100.com.au/
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APPLICATION UNDER HOBART INTERIM PLANNING SCHEME 2015


Type of Report: Committee


Council: 21 January 2019


Expiry Date: 22 January 2019


Application No: PLN18573


Address: 19 LILLIE STREET , GLEBE
ADJOINING RIGHT OF WAY 


Applicant: David Button (JAWS Architects)
level 1 / 21 Castray Esplanade


Proposal: Partial Demolition, Alterations and Extension and Two Multiple Dwellings
(One New, One Existing)


Representations: Twenty four (24)


Performance criteria: Zone Development Standards
Parking and Access Code
Historic Heritage Code


1.  Executive Summary


1.1 Planning approval is sought for partial demolition, alterations and extension and
two multiple dwellings (one new, one existing) at 19 Lillie Street, Glebe and
adjoining right of way.
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1.2 More specifically the proposal includes: 


Demolition of a number of outbuildings and roofed areas at the rear of the
dwelling.
Demolition of a leanto kitchen and bathroom addition.
Demolition of the walls that enclose the verandah at the front of the dwelling.
Demolition of the walls that enclose the garage at the front of the dwelling, as
well as the nonoriginal section of the garage adjacent to the eastern boundary.
Extension to the carport at the front of the property.
Internal alterations to the middle western bedroom to create a bathroom,
laundry and ensuite to the front bedroom.
Conversion of the eastern bedroom into a kitchen.
New french doors on the eastern elevation from both the living room and the
new kitchen onto a terrace.
New deck cut into the rear roof of the existing dwelling, accessible from the two
dormer bedrooms.
Separation of the rear bedroom from the existing dwelling to include it as part of
a new rear dwelling on the site.
New two bedroom rear dwelling on the site, cojoined to the existing dwelling.
Terraced area between the new dwelling and the rear boundary.
Single car garage and laundry under the new dwelling at the rear.


1.3 The proposal relies on performance criteria to satisfy the following standards and
codes:


   
  1.3.1 Zone Development Standards  Building Envelope, Site Coverage and


Private Open Space, Sunlight, Privacy
  1.3.2 Parking and Access Code
  1.3.3 Historic Heritage Code


1.4 Twenty four (24) representations (23 objecting to and 1 supporting the
proposal) were received within the statutory advertising period between 8 and 22
November 2018.


1.5 The proposal is recommended for approval subject to conditions. 


1.6 The final decision is delegated to the Council.
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2.  Site Detail


2.1 The application site is a regularly shaped 439m2 lot on the northern side of Lillie
Street, Glebe.  It contains an existing heritage listed dwelling, and associated
outbuildings.  The existing built form occupies most of the site.  A carport has also
been historically constructed for the use of the site at the rear of the adjacent right
of way, between 19 and 21 Lillie Street.  The surrounding area is primarily
occupied by residential development.


   
 


  Figure 1:  The location of the application site is highlighted in yellow.


3.  Proposal


3.1 Planning approval is sought for partial demolition, alterations and extension and
two multiple dwellings (one new, one existing) at 19 Lillie Street, Glebe and
adjoining right of way.
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3.2 More specifically the proposal is for:


Demolition of a number of outbuildings and roofed areas at the rear of the
dwelling (including the carport that had been constructed in the right of way
shared between 19 and 21 Lillie Street).
Demolition of a leanto kitchen and bathroom addition.
Demolition of the walls that enclose the verandah at the front of the dwelling.
Demolition of the walls that enclose the garage at the front of the dwelling, as
well as the nonoriginal section of the garage adjacent to the eastern boundary.
Extension to the carport at the front of the property.
Internal alterations to the middle western bedroom to create a bathroom,
laundry and ensuite to the front bedroom.
Conversion of the eastern bedroom into a kitchen.
New french doors on the eastern elevation from both the living room and the
new kitchen onto a terrace.
New deck cut into the rear roof of the existing dwelling, accessible from the two
dormer bedrooms.
Separation of the rear bedroom from the existing dwelling to include it as part of
a new rear dwelling on the site.
New two bedroom rear dwelling on the site, cojoined to the existing dwelling.
Terraced area between the new dwelling and the rear boundary.
Single car garage and laundry under the new dwelling at the rear.


4.  Background


4.1 There is no relevant background for this application.


5.  Concerns raised by representors


5.1 Twenty four (24) representations (23 objecting to, and one in support of the
proposal) were received within the statutory advertising period between 8 and 22
November 2018.


   
5.2 The following table outlines the concerns raised in the representations received.


Those concerns which relate to a discretion invoked by the proposal are
addressed in Section 6 of this report.


   
Privacy:
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Several representors were concerned that the proposed new
deck that is to be recessed into the rear of the roof of the
existing dwelling will provide occupants with opportunity to
overlook the rear gardens of the surrounding properties, thus
removing their privacy.
Representors have suggested that an alternative that would
increase privacy for surrounding dwellings would be to replace
the proposed deck that is set into the rear roof plane with
dormer windows.
Representors are concerned that the removal of the enclosure
of the front porch of the existing dwelling will open up views from
the dwellings living room into dwelling on the other side of Lillie
Street, reducing the privacy and amenity of the occupants.
One representor has suggested that the proposed screening of
decks is not adequate, and should be higher.  They have also
requested additional screening around all windows and outdoor
areas to protect the privacy of adjacent dwellings.  The
representor has also suggested that it would be desirable to
condition the installation and maintenance of screening
vegetation around the boundaries to further protect the privacy
of adjacent properties.


Amenity:
Representors suggested that the proposed built form for the
second dwelling is overly intrusive, and that a skillion roof, rather
than the proposed gable feature, would be more sympathetic to
the surrounding area, and as such not obstruct views and
amenity from adjoining properties
Representors are concerned that the additional dwelling will
result in additional occupants on the site, and will therefore
result in increased noise from the site impacting on the amenity
of the surrounding dwellings.
One representor is concerned that smoke will be emitted by the
proposed wood heater in the new dwelling, and that this smoke
will cause a negative impact on surrounding residents.
Representors are concerned that the proposed development
will reduce the sunlight available to the surrounding dwellings
and their private open space.
Representors are concerned that the use of the proposed new
garage for the rear dwelling will be difficult, and will require
multiple vehicle movements, the noise from which will result in a
loss of amenity for surrounding dwellings.
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Neighbourhood Character:
Several representors were concerned that the proposed second
dwelling, occupying the bulk of the rear yard of the existing
dwelling, is not inkeeping with the surrounding character of
houses with rear yards.
Representors were concerned that the approval of this
proposed second dwelling that occupies the bulk of the rear
yard will set a precedent for such development in the
surrounding neighbourhood, thus detracting from its charm.
Representors are concerned that the proposed second dwelling
introduces high density residential development into an area
they say does not currently contain this style of development. 
The representors are concerned that this will irreparably alter
and damage the coherence of the streetscape and integrity of
the suburb.
Representors are concerned that the roof of the second dwelling
will be visible from the street, and as such will have a negative
impact on the character of the neighbourhood.
Representors are concerned that the "proposed development
is an inappropriate and excessive intensification of the site".
Representors are concerned that the second dwelling proposed
for the site will result in a feeling of 'crowding' people and
dwellings into the area with an overall negative impact on the
amenity of the surrounding area.
Representors are concerned that the proposed new
development will be highly visible from both the surrounding
area, and from more distant vantage points around Hobart.  The
representors suggest that the form of the development is not
consistent with the heritage values or existing character of the
surrounding area.


 
Subdivision:


Several representors were concerned that the proposal will
result in subdivision of land, which they do not support for the
area.  
Representors were concerned that this proposal will set a
precedent for subdivision in the area.


Heritage:
Representors are concerned that the introduction of a second
dwelling to the site will erode the heritage values of the site and
of the wider precinct as it is not typical of the surrounding
development.
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Representors have suggested that the applicant is seeking to
maximise financial return from the site at the cost of the historic
character of the neighbourhood.
Representors are concerned that the proposed second dwelling
is not consistent with the historic pattern of development that
comprises a single house with rear garden.
Representors are concerned that the proposed rear deck cut
into the roof of the existing dwelling is not inkeeping with the
heritage values of the area.
Representors are concerned that the modern design for the
proposed second dwelling is not sympathetic to the heritage
values of the existing dwelling, and surrounding neighbourhood.
One representor has indicated that the reduction of the height of
the chimney stacks is not consistent with the heritage values of
the site, and has requested that they be retained at their original
height.
One representor has suggested that the introduction of a
second dwelling at the rear of the exising will add "an additional
layer of townscape and inconsistent with maintaining a balance
between the built environment and open space.
Representors are concerned about the proposed changes to
the floor plan, which will see the rear bedroom excised from the
existing dwelling, and included in the new dwelling.  The
representors feel that t his alteration to the heritage fabric is not
appropriate and should not be supported.
One representor suggests that the proposal will remove open
space and trees, replacing them with built form, at the rear of the
existing dwelling at 19 Lillie Street.


 
Construction Impacts:


Representors are concerned that there will be significant impact
upon the residential amenity and convenience for the
surrounding neighbourhood during the construction phase due
to skip bins and the like being stored in the street, as well as the
tradespeople and delivery vehicles whilst they are working at the
property.


 
Use:


Representors are concerned that the second dwelling will be
used for rental or short term (Air BnB style) accommodation,
and that if it is it will have a detrimental impact upon the
surrounding properties as it will not be occupied by the owners.  
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Density:
One representor is concerned that the right of way may have
been used in the calculation of the density for the proposed
development.  They have asked whether the density will be
compliant without the area of the right of way.


 
Parking and Access:


Representors are concerned that there is not sufficient car
parking provided on the site to accommodate future occupants
of the dwellings, or their visitors.  The representors are
concerned that there is not (in their view) sufficient onstreet car
parking to meet this demand and as such there will be a
resultant detriment both to the occupants of the dwellings, and to
surrounding residents.


 
Traffic Impact Assessment:


One representor has questioned the accuracy of the Traffic
Impact Assessment (TIA).  The representor has suggested that
the TIA doe snot take into account driver behaviour, and
underestimates the average speeds of vehicles travelling on
Lillie Street, thus altering the safe site distances that should be
required for vehicles to enter and exit the site.


 
Site Coverage:


Representors have questioned whether the existing outbuilding
structures should be able to be relied upon as 'existing site
cover' and therefore influence the assessment of the proposed
site cover for the development.
Representors are concerned that the proposed site cover will
remove any available outdoor space for the occupants of the
dwellings.


 
Fencing:


One representor is concerned that the rear walls of existing
structures, which have acted as fencing between the properties
for a number of years are to be removed, and replaced with
1.8m high paling fences, and they have yet to be consulted as
the shared boundary owners. The representors have indicated
that they do not support the proposed fences, and would prefer
to contribute to the design of the future shared fence.


 
Sunshadow Diagrams:
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One representor is concerned with the accuracy of the sun
shadow diagrams. In particular, they are concerned that the
diagrams show overshadowing of the dwelling to the south west
at 9am on the winter solstice. Anecdotal evidence suggests that
the kitchen of this adjacent property receives sunlight by 9am on
the winter solstice.


 
Support:


One representor has indicated a belief that there is a "small
group of local residents attempting to stop this development
with unfounded concerns. I do not like how this resident is
being targeted and hope the planing committee will look
favourably on the proposal"  The representor has further stated
that they are "in full support of the proposed development. It is
sympathetic to the area and locals".


6.  Assessment


6.1 The Hobart Interim Planning Scheme 2015 is a performance based planning
scheme. To meet an applicable standard, a proposal must demonstrate
compliance with either an acceptable solution or a performance criterion. Where a
proposal complies with a standard by relying on one or more performance criteria,
the Council may approve or refuse the proposal on that basis. The ability to
approve or refuse the proposal relates only to the performance criteria relied on.


   
6.2 The site is located within the Inner Residential Zone of the Hobart Interim Planning


Scheme 2015.
   
6.3 The existing use is residential (single dwelling). The proposed use is residential


(multiple dwellings). The existing use is a permitted use in the zone. The proposed
use is a permitted use in the zone.


6.4 The proposal has been assessed against: 
   
  6.4.1 Part D  11 Inner Residential Zone
     
  6.4.2 Part E  E6.0 Parking and Access Code
     
  6.4.3 Part E  E7.0 Stormwater Management Code
     
  6.4.4 Part E  E13.0 Historic Heritage Code
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6.5 The proposal relies on the following performance criteria to comply with the
applicable standards:


   
  6.5.1 Setbacks and Building Envelope  Part D 11.4.2 
     
  6.5.2 Site Coverage and Private Open Space  Part D 11.4.3
     
  6.5.3 Sunlight  Part D 11.4.4
     
  6.5.4 Number of Car Parking Spaces  Part E E6.6.1
     
  6.5.5 Design Of Vehicular Accesses  Part E E6.7.2
     
  6.5.6 Layout of Parking Areas  Part E E6.7.5
     
  6.5.7 Surface Treatment of Parking Area  Part E E6.7.6
     
  6.5.8 Development Standards for Heritage Place  Part E E13.7
     
  6.5.9 Development Standards for Heritage Precincts  Part E E13.8
     
6.6 Each performance criterion is assessed below. 


6.7 Setback and Building Envelope  Part D 11.4.2 P2 
   
  6.7.1 The acceptable solution at clause 11.4.2 A2 requires carports to be


setback 4m from the frontage.
     


6.7.2 The proposal includes modification of the existing garage at a setback of
1.4m from the frontage to make it into a slightly wider carport. 


     
6.7.3 The proposal does not comply with the acceptable solution; therefore


assessment against the performance criterion is relied on. 
     
  6.7.4 The performance criterion at clause 11.4.2 P2 provides as follows:
     
    The setback of a garage or carport from a frontage must:


(a) provide separation from the frontage that complements or
enhances the existing streetscape, taking into account the specific
constraints and topography of the site; and


(b) allow for passive surveillance between the dwelling and the
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street.
     


6.7.5 The proposal is to remove the side walls of the existing garage, remove
an old leanto addition on the north eastern side, and replace it with a new
extension.  This will open up the frontage beyond that which currently
exists, and renovate the structure into something that is more sympathetic
with the site and surrounds.


The carport is located in the south eastern corner of the site, and does not
encroach further in front of the dwelling than the existing garage.  As such,
the carport will not reduce the capacity for passive surveillance between
the dwelling and the street.


     
6.7.6 The proposal complies with the performance criterion.


6.8 Setback and Building Envelope  Part D 11.4.2 P3 
   
  6.8.1 The acceptable solution at clause 11.4.2 A3 requires buildings and works


to be contained within a three dimensional building envelope which starts
at 3m in height at the side boundaries and 3m in height at a setback of
3m from the rear boundary, which then increases in height at a 45 degree
angle to a maximum height of 9.5m.  The acceptable solution also
requires walls within 1.5m of the side boundary to have a maximum length
of one third of the length of the boundary.


     
6.8.2 The proposal includes a rear 'terrace' and stairs built to the rear boundary,


and additions to the building within 1.5m of the western boundary,
resulting in the structure being greater in length than one third the length of
the boundary.


     
6.8.3 The proposal does not comply with the acceptable solution; therefore


assessment against the performance criterion is relied on. 
     
  6.8.4 The performance criterion at clause 11.4.2 P3 provides as follows:
     
    The siting and scale of a dwelling must: 


(a) not cause unreasonable loss of amenity by: 
(i) reduction in sunlight to a habitable room (other than a bedroom)
of a dwelling on an adjoining lot; or 
(ii) overshadowing the private open space of a dwelling on an
adjoining lot; or
(iii) overshadowing of an adjoining vacant lot; or 
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(iv) visual impacts caused by the apparent scale, bulk or
proportions of the dwelling when viewed from an adjoining lot; and 


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


     
6.8.5 Recent Tribunal decisions, including The House Family Office Pty Ltd v


Hobart City Council, have determined that when assessing an application
against the performance criterion, reference must not be had to the
building envelope authorised by the acceptable solution. That is, the
permitted building envelope does not provide the test of 'reasonableness'
against which a discretionary application is assessed. Instead, the
development must be assessed on its merits against the provisions of the
performance criterion; that is, (a) does the development cause an
unreasonable loss of amenity to adjoining neighbours by reduction in
sunlight to a habitable room (other than a bedroom) of a dwelling, by
overshadowing of a dwelling's private open space, or by visual impacts
caused by the apparent scale, bulk or proportions of the dwelling when
viewed from an adjoining lot, and (b) does the development provide
separation between dwellings on adjoining lots that is compatible with that
prevailing in the vicinity?


The overshadowing caused by the proposed second dwelling is not a
significant increase on that which already exists, and as such, is not
considered unreasonable.  This is demonstrated by the attached sun
shadow diagrams, which demonstrate that there is no overshadowing of
the adjacent private open space to the south west by midday on the winter
solstice, and no overshadowing of the private open space of the property
to the north east.  The sun shadow diagrams also demonstrate that the
overshadowing of the dwelling to the south west exists as a product of the
existing dwelling, and will not be significantly increased by the proposed
second dwelling.


Due to the gradients of the site and surrounding area, it is difficult to
achieve any further development without some visual bulk.  However, this
will typically be experienced by downslope properties and is what could
be expected for the neighbourhood.  Notwithstanding this, it is considered
that the visual bulk should be minimal to upslope properties for the same
reasons.  Accordingly, the currently proposed roof form for the rear
dwelling will introduce more bulk into the view lines than would be
expected.  As such, it has been negotiated with the applicant that the roof
form for the rear dwelling be altered and the gable feature be replaced
with a separate skillion form which rakes back toward the north east, thus
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reducing the bulk of the dwelling and providing a more 'outbuildinglike'
appearance to the structure when viewed from this angle.  It is considered
that the visual bulk of the second dwelling when viewed from the south
west is sufficiently broken through alternate materials and stepping of the
building to ensure that it is not unreasonable, particularly as a significant
portion of it will be screened by the existing outbuilding on the adjacent
property to the south west.


The separation between dwellings remains unchanged, as the pattern of
dwellings on the Glebe is to be built quite close to both side boundaries,
and there is no change to the existing setbacks in this instance.  In terms
of the second dwelling's encroachment into the rear yard, while the use is
different from the typical dwelling additions in the surrounding area, the
extent of the building extending into the rear yard is largely comparable to
others in the area.


     
6.8.6 The proposal complies with the performance criterion, subject to the roof


modifications detailed above being required by condition.


6.9 Site Coverage  Part D 11.4.3 P1
   
  6.9.1 The acceptable solution at clause 11.4.3 A1 requires a maximum site


coverage of 50%.
     


6.9.2 The proposal includes 58% site cover. 
     


6.9.3 The proposal does not comply with the acceptable solution; therefore
assessment against the performance criterion is relied on. 


     
  6.9.4 The performance criterion at clause 11.4.3 P1 provides as follows:
     
    Dwellings must have:


(a) private open space that is of a size and dimensions that are
appropriate for the size of the dwelling and is able to
accommodate: 
(i) outdoor recreational space consistent with the projected
requirements of the occupants and, for multiple dwellings, take
into account any communal open space provided for this purpose
within the development; and 
(ii) operational needs, such as clothes drying and storage; 


unless the projected requirements of the occupants are
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considered to be satisfied by public open space in close proximity;
and


(b) reasonable space for the planting of gardens and landscaping. 
     


6.9.5 There is sufficient, conveniently located outdoor space to accommodate
outdoor dining and recreation needs for all occupants of the dwellings. 
This space has capacity for storage and for clothes drying, though storage
is also accommodated elsewhere on the site.  The front yard of the
existing dwelling provides ample opportunity for the planting of gardens
and for landscaping that is sympathetic to the era of the house.  There are
pockets of garden that are proportional to the needs of the proposed new
dwelling at the rear of the site.


     
6.9.6 The proposal complies with the performance criterion.


6.10 Private Open Space  Part D 11.4.3 P2
   
  6.10.1 The acceptable solution at clause 11.4.3 A2 requires multiple dwellings to


have a minimum of 50m2 of private open space per dwelling, 24m2 of
which is north facing, directly adjacent to and accessible from a habitable
room (other than a bedroom), and has a minimum dimension of 3m.


     
6.10.2 The proposal includes a 21m2 north facing terrace, adjacent to and


accessible from the dining room of the proposed new dwelling, with a
minimum 3m dimension.  When the remainder of the outdoor areas are
added, the total area for the proposed dwelling is 50m2 


The proposal also includes an east facing 27m2 terrace, adjacent to and
accessible from the kitchen and the living room of the existing dwelling,
with a minimum dimension of 2.7m.  When the remainder of the outdoor
areas are added (including the front garden), the total area for the existing
dwelling is 98m2.


     
6.10.3 The proposal does not comply with the acceptable solution; therefore


assessment against the performance criterion is relied on. 
     
  6.10.4 The performance criterion at clause 11.4.3 P2 provides as follows:
     
    A dwelling must have private open space that: 


(a) includes an area that is capable of serving as an extension of
the dwelling for outdoor relaxation, dining, entertaining and
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children’s play that is:
(i) conveniently located in relation to a living area of the dwelling;
and
(ii) orientated to take advantage of sunlight;


unless the projected requirements of the occupants are
considered to be satisfied by communal open space or public
open space in close proximity.


     
6.10.5 There is sufficient, conveniently located outdoor space to accommodate


outdoor dining and recreation needs for all occupants of the dwellings.
This space has capacity for storage and for clothes drying, though storage
is also accommodated elsewhere on the site. The front yard of the
existing dwelling provides ample opportunity for the planting of gardens
and for landscaping that is sympathetic to the era of the house. There are
pockets of garden that are proportional to the needs of the proposed new
dwelling at the rear of the site.


     
6.10.6 The proposal complies with the performance criterion.


6.11 Sunlight  Part D 11.4.4 P1
   
  6.11.1 The acceptable solution at clause 11.4.4 A1 requires dwellings to have at


least one habitable room, other than a bedroom, to have a north facing
window.


     
6.11.2 The proposal includes a compliant window for the proposed new rear


dwelling, but only east, north east and south facing windows for the
existing dwelling. 


     
6.11.3 The proposal does not comply with the acceptable solution; therefore


assessment against the performance criterion is relied on. 
     
  6.11.4 The performance criterion at clause 11.4.4 P1 provides as follows:
     
    A dwelling must be sited and designed so as to allow sunlight to


enter at least one habitable room (other than a bedroom).
     


6.11.5 The existing dwelling will have two new wide glazed french doors, one to
the living room and one to the kitchen, both of which face east/north east. 
The windows will receive morning sunlight to midday.


     
6.11.6 The proposal complies with the performance criterion.
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6.12 Number of Car Parking Spaces  Part E E6.6.1 P1
   
  6.12.1 The acceptable solution at clause E6.6.1 A1 requires two car parking


spaces per dwelling, giving a total of four spaces for the site.
     


6.12.2 The proposal includes one covered car parking space per dwelling, with a
total of two car parking spaces for the site. 


     
6.12.3 The proposal does not comply with the acceptable solution; therefore


assessment against the performance criterion is relied on. 
     
  6.12.4 The performance criterion at clause E6.6.1 P1 provides as follows:
     
    The number of onsite car parking spaces must be sufficient to


meet the reasonable needs of users, having regard to all of the
following:


(a) car parking demand;


(b) the availability of onstreet and public car parking in the
locality;


(c) the availability and frequency of public transport within a 400m
walking distance of the site;


(d) the availability and likely use of other modes of transport;


(e) the availability and suitability of alternative arrangements for
car parking provision;


(f) any reduction in car parking demand due to the sharing of car
parking spaces by multiple uses, either because of variation of car
parking demand over time or because of efficiencies gained from
the consolidation of shared car parking spaces;


(g) any car parking deficiency or surplus associated with the
existing use of the land;


(h) any credit which should be allowed for a car parking demand
deemed to have been provided in association with a use which
existed before the change of parking requirement, except in the
case of substantial redevelopment of a site;
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(i) the appropriateness of a financial contribution in lieu of parking
towards the cost of parking facilities or other transport facilities,
where such facilities exist or are planned in the vicinity;


(j) any verified prior payment of a financial contribution in lieu of
parking for the land;


(k) any relevant parking plan for the area adopted by Council;


(l) the impact on the historic cultural heritage significance of the
site if subject to the Local Heritage Code;


(m) whether the provision of the parking would result in the loss,
directly or indirectly, of one or more significant trees listed in the
Significant Trees Code.


     
6.12.5 The existing dwelling has a single approved garage at the front of the


property.  This will be retained for the front dwelling, along with the 'credit'
for the lacking second car parking space on the site.  


The new dwelling will be provided a single car parking space, again with a
deficit of one space for the dwelling.


The dwellings are within easy walking distance of the city centre, and as
such are likely to use alternate means of transport, such as walking or
riding into the city for daytoday commuting.  The site is also within 100m
of a public transport corridor (Brooker Avenue) which provides further
alternatives to cars for longer trips from the site.


     
6.12.6 The proposal complies with the performance criterion.


6.13 Design Of Vehicular Accesses  Part E E6.7.2 P1
   
  6.13.1 The acceptable solution at clause E6.7.2 A1 requires a pedestrian sight


triangle in accordance with AS/NZS 2890.1:2004 section 3 for all access
driveways.


     
6.13.2 The proposal includes access adjacent to an existing 1.2m fence which


encroaches into these pedestrian sight triangles.
     


6.13.3 The proposal does not comply with the acceptable solution; therefore
assessment against the performance criterion is relied on. 
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  6.13.4 The performance criterion at clause E6.7.2 P1 provides as follows:
     
    Design of vehicle access points must be safe, efficient and


convenient, having regard to all of the following:


(a) avoidance of conflicts between users including vehicles,
cyclists and pedestrians;


(b) avoidance of unreasonable interference with the flow of traffic
on adjoining roads;


(c) suitability for the type and volume of traffic likely to be
generated by the use or development;


(d) ease of accessibility and recognition for users.
     


6.13.5 The proposal has been assessed by Council's Development Engineer,
who has advised that "a Traffic Impact Statement has been provided by
a traffic engineer that identifies sight distances to vehicles and
pedestrians are acceptable. The sight distances are acceptable in
accordance with the performance criteria".


     
6.13.6 The proposal complies with the performance criterion.


6.14 Layout of Parking Areas  Part E E6.7.5 P1
   
  6.14.1 The acceptable solution at clause E6.7.5 A1 requires access and


manoeuvring to be provided in accordance with AS/NZS 2890.1:2004,
which includes the provision of a 3m minimum width driveway.


     
6.14.2 The proposal includes reliance upon a 2.6m wide driveway.


     
6.14.3 The proposal does not comply with the acceptable solution; therefore


assessment against the performance criterion is relied on. 
     
  6.14.4 The performance criterion at clause E6.7.5 P1 provides as follows:
     
    The layout of car parking spaces, access aisles, circulation


roadways and ramps must be safe and must ensure ease of
access, egress and manoeuvring onsite.


     
6.14.5 The proposal has been assessed by Council's Development Engineer,


who has provided the following comment:
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    The existing driveway to the parking space for the new dwelling at


the rear of the property is 2.6m wide which is narrower than the
3.0m required by AS/NZS 2890.1:2004, however the driveway is
existing. The car parking space for the new dwelling meets the
requirements AS/NZS 2890.1:2004. The manoeuvre area for the
vehicle accessing the parking space for the new dwelling has been
determined to be acceptable by the Traffic Impact Statement. The
Traffic Impact Statement provided by a traffic engineer identifies
the parking area for the new dwelling and the existing driveway is
acceptable and enables safe, easy and efficient use. The existing
car park space and driveway at the front of the property for the
existing dwelling are existing with no changes.


     
6.14.6 The proposal complies with the performance criterion.


6.15 Development Standards for Heritage Place and Precinct  Part E E13.7 and E13.8
   
  6.15.1 There are no acceptable solutions for the relevant provisions of clauses


E13.7 and E13.8.  
     


6.15.2 The proposal includes removal of the enclosed front verandah, rebuilding
the front garage in a similar form, reroofing the pressed metal roof tiles
with Colorbond, a new front fence, relocating an existing double hung
window to the west elevation, demolition of the external east wall for two
large new openings, internal demolition and alteration of the floor plan to
create a 3 bedroom dwelling in the front and a new rear addition to form a
second rear dwelling. To the rear of the front heritage listed house, but
within the main roof form is a proposal for a large deck that extends
across the full width of the rear roof plane. It is contemporary in form with
horizontal timber slatted screens. 


     
6.15.3 There is no acceptable solution; therefore assessment against the


performance criterion is relied on. 
     
  6.15.4 The relevant performance criterion at clauses E13.7 and E13.8 provide


as follows:
     
    E13.7.1


P1  Demolition must not result in the loss of significant fabric,
form, items, outbuildings or landscape elements that contribute to
the historic cultural heritage significance of the place unless all of
the following are satisfied;
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(a) there are, environmental, social, economic or safety reasons of
greater value to the community than the historic cultural heritage
values of the place;


(b) there are no prudent and feasible alternatives;


(c) important structural or façade elements that can feasibly be
retained and reused in a new structure, are to be retained;


(d) significant fabric is documented before demolition.


E13.7.2
P1  Development must not result in any of the following:


(a) loss of historic cultural heritage significance to the place
through incompatible design, including in height, scale, bulk, form,
fenestration, siting, materials, colours and finishes;


(b) substantial diminution of the historic cultural heritage
significance of the place through loss of significant streetscape
elements including plants, trees, fences, walls, paths, outbuildings
and other items that contribute to the significance of the place.


P2  Development must be designed to be subservient and
complementary to the place through characteristics including:


(a) scale and bulk, materials, built form and fenestration;


(b) setback from frontage;


(c) siting with respect to buildings, structures and listed elements;


(d) using less dominant materials and colours.


P3  Materials, built form and fenestration must respond to the
dominant heritage characteristics of the place, but any new fabric
should be readily identifiable as such.


P4  Extensions to existing buildings must not detract from the
historic cultural heritage significance of the place.


P5  New front fences and gates must be sympathetic in design,
(including height, form, scale and materials), to the style, period
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and characteristics of the building to which they belong.


13.8.1 
P1  Demolition must not result in the loss of any of the following:


(a) buildings or works that contribute to the historic cultural
heritage significance of the precinct;


(b) fabric or landscape elements, including plants, trees, fences,
paths, outbuildings and other items, that contribute to the historic
cultural heritage significance of the precinct;
unless all of the following apply;
(i) there are, environmental, social, economic or safety reasons of
greater value to the community than the historic cultural heritage
values of the place;
(ii) there are no prudent or feasible alternatives;
(iii) opportunity is created for a replacement building that will be
more complementary to the heritage values of the precinct.


13.8.2
P1  Design and siting of buildings and works must not result in
detriment to the historic cultural heritage significance of the
precinct, as listed in Table E13.2.


P3  Extensions to existing buildings must not detract from the
historic cultural heritage significance of the precinct.


P4  New front fences and gates must be sympathetic in design,
(including height, form, scale and materials), and setback to the
style, period and characteristics of the precinct.


     
6.15.5 The proposal has been assessed by Council's Cultural Heritage Officer,


who has provided the following comments:
     
    Demolition:


The new works to the front of the house, in general, reinstate some
of the original features of the heritage place, a positive outcome,
given that it has been subject to unfortunate changes. The rear
extension is two storey with parking, laundry and storage below
and a two bedroom second dwelling above with the substantial part
of the roof presenting as low pitched roof with a gable roof form
over the dining and living room in a room with a 2.1 metre high
ceiling, adding volume and ceiling height to the space. A large
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wide deck is proposed for the rear attic space of the original house
with stairs and access via the rear deck or from within the parking
space at ground level.


This proposal needs to be seen in the context of surrounding
houses where neighbouring properties overlook and have direct
lines of sight toward the house from their rear gardens/yards and
rear living spaces of their houses with the visibility of the rear of the
subject property magnified by the stepping of the blocks and steep
street alignment. In a couple of instances, the rear of 19 Lillie
Street is in the direct line of site or at eye level from neighbouring
properties. While much of the proposed development is to the rear
of the block and not visible from the street to the front, there are
locations where the proposed development will be highly visible
for neighbours.


New Works:
The form and design of the rear deck and attic window are at odds
with the historical form of the listed building and involves
demolition and alteration of the traditional part of the roof, far
beyond what is acceptable for a heritage listed place. This
element would be better off being deleted as part of the proposal,
but could be replaced with skylights or traditional dormer windows.
This could be achieved by a condition of permit with a
replacement of either a single or two smaller traditional attic
dormer windows or skylights to both attic rooms. This would result
in the removal of the balcony, screening and resolve the awkward
connection of the deck into the rear roof wing of the house.


The extent of demolition on the northern elevation to form triple
glazed doors to the east and to provide connection to the outside
terrace is logical, but involves too much demolition that is
acceptable when assessed against the provisions of the Heritage
Code (E13.7.1 and E13.8.1). A reduction to the extent of the size
of the doors to one of the two rooms would resolve this  to either
the proposed kitchen or living room with the introduction of a
window or variation of a sash double hung window to the other
room. Again this could be achieved by a condition of permit. The
reuse of the sash window from the existing bedroom and proposed
kitchen to the proposed ensuite on the other side of the building
(west elevation) is acceptable.


The rear chimney that is visible externally is a feature of the house
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that is worth revealing and respecting. The proposal has a wall
from the kitchen that buts directly into the brick wall, obscuring part
of the brickwork. It is recommended that the wall be set further back
to reveal the brickwork of the chimney in its entirety and this can
be achieved by a condition of permit. In addition with this, the
junction between the existing rear wing (ie the room that houses
the above mentioned chimney) and the proposed rear extension
for the second dwelling, requires greater resolution and a greater
degree of separation with wider box gutters allowing the eaves line
and gutter of the existing house to remain visible. This too could
be achieved by a condition of permit.


The original door and door frame that is at the end of the hall will
become redundant as part of this proposal as a fire rated wall is
required between the front and rear dwelling. It is recommended
that this feature remain in situ and be closed off with all fire rated
walls and materials on the other side. This would enable the
doorway to be reinstated and a reconnection made between the
front and the rear second dwelling should it ever be required,
although it is recognised that this is highly unlikely.


The roof form over the proposed kitchen and living space of the
rear second dwelling, while not prominent from the street, was
raised as being of concern by representors, as a feature that would
be prominent and overly bulky when viewed from their property.
This could be addressed by a condition of permit to reduce the
pitch of the gable roof or to alter its form to be lesser in bulk and
height.


With such conditions of permit, the proposal would then satisfy the
above provisions of the Scheme, being subservient in scale, bulk,
siting with respect to the listed building, not detracting or being
incompatible in design whilst reducing the amount and degree of
demolition. In addition, the proposal would not be considered to
detract from or result in detriment to the historic cultural heritage
significance of the precinct. The proposed new fence and gate,
traditional and low in height (1.2 metres) is also be considered
acceptable.


In summary, the proposal, with appropriate conditions, satisfies the
relevant provisions E13.7.1 P1, E13.8.1 P2, E13.7.2 P1, P2, P3,
P4 and P5 and E13.8.2 P1, P3 and P4 of the Heritage Code of the
Scheme.
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6.15.6 The proposal complies with the performance criterion, subject to the


recommended conditions.


7.  Discussion


7.1 Planning approval is sought for partial demolition, alterations and extension and
two multiple dwellings (one new, one existing) at 19 Lillie Street, Glebe and
adjoining right of way.


   
7.2 The application was advertised and received twenty four representations. The


representations raised concerns including privacy, amenity, neighbourhood
character, subdivision, heritage, construction impacts, use, density, parking and
access, traffic impact assessment, site coverage, fencing, sun shadow diagrams.


   
7.3 The proposal has been assessed against the relevant provisions of the planning


scheme and is considered to perform well subject to a number of conditions.
   
7.4 The proposal has been assessed by other Council officers, including the Council's


Development Engineer, and Cultural Heritage Officer. The officers have raised no
objection to the proposal, subject to a number of conditions. 


   
7.5 The proposal is recommended for conditional approval.


8.  Conclusion


8.1 The proposed partial demolition, alterations and extension and two multiple
dwellings (one new, one existing) at 19 Lillie Street, Glebe and adjoining right of
way satisfies the relevant provisions of the Hobart Interim Planning Scheme 2015,
and as such is recommended for approval.
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That:


9.  Recommendations


Pursuant to the Hobart Interim Planning Scheme 2015, the Council approve the
application for partial demolition, alterations and extension and two multiple
dwellings (one new, one existing) at 19 Lillie Street, Glebe and adjoining right of
way for the reasons outlined in the officer’s report and a permit containing the
following conditions be issued:


GEN


The use and/or development must be substantially in accordance with the
documents and drawings that comprise PLN18573  19 LILLIE STREET
GLEBE TAS 7000  Final Planning Documents, except where modified below.


Reason for condition


To clarify the scope of the permit.


TW


The use and/or development must comply with the requirements of TasWater
as detailed in the form Submission to Planning Authority Notice, Reference
No. TWDA 2018/01459HCC dated 10/09/2018 as attached to the permit. 


Reason for condition


To clarify the scope of the permit.


PLN 8


The front fence along the front boundary must be no more than 1.2m in height
above footpath level and be no less than 30% transparent. 


Reason for condition 


To provide reasonable opportunity for privacy for dwellings, to maintain the
streetscape, and to clarify the scope of the permit.


PLN s4


The gable roof proposed for the rear dwelling is not approved and must be
replaced with a skillion roof which rakes up from the northeastern side to a
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high point at its southwestern side.


Prior to the issue of any approval under the Building Act 2016, revised plans
must be submitted and approved showing: 


1.  An amended roof design for the proposed new dwelling, whereby the
gable roof over the living and dining rooms is replaced with a skillion
roof that rakes up toward the southwestern side of the dwelling, to a
maximum height of 700mm above the remaining roof form. 


All work required by this condition must be undertaken in accordance with the
approved revised plans.


Advice:  The roof design submitted as plan 18015_DA14 Revision A and
18015_DA15 Revision A dated 3/1/2019 depict a roof form over the living and
dining rooms that would satisfy this condition.


Reason for condition


To ensure compliance with 11.4.2 P3 when considering the visual bulk the proposed
works present to adjoining properties.


ENG sw1


All stormwater from the proposed development (including but not limited to:
roofed areas, ag drains, retaining wall ag drains and impervious surfaces such
as driveways and paved areas) must be drained to the Council’s stormwater
infrastructure prior to first occupation or commencement of use (whichever
occurs first). 


Advice: it is noted that under the urban drainage act 2013 Council typically only
approve one stormwater connection per property and that stormwater cannot be
drained through a second property.  It is likely that your stormwater from the new
dwelling will be required to discharge through the existing kerb and gutter connection
and that the proposed kerb and gutter connection will be permitted for draining the
driveway only (which is on a separate title).


Reason for condition


To ensure that stormwater from the site will be discharged to a suitable Council
approved outlet.
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ENG sw4


Any proposed new storm water connection must be constructed and existing
connections proposed to be abandoned sealed by the Council at the owner’s
expense, prior to the first occupation.


Detailed engineering drawings must be submitted and approved, prior to
commencement of work. The detailed engineering drawings must include:


1.  the location of the proposed connection;
2.  the size of the connection appropriate to satisfy the needs of the


development;
3.  a long section of the proposed connection if Council City Infrastructure


Stormwater Engineers deem this necessary. 


All work required by this condition must be undertaken in accordance with the
approved detailed engineering drawings. 


Advice: 
The applicant is advised to submit detailed design drawings via a Council
City Infrastructure Division application for a new stormwater connection. If
detailed design to satisfy this condition is submitted via the planning
condition endorsement process there may be fees associated with the
assessment, and once approved the applicant will still need to submit an
application for a new stormwater connection with Council City Infrastructure
Division. 
Where building / plumbing approval is also required, it is recommended that
documentation to satisfy this condition is submitted well before submitting
documentation for building/plumbing approval. Failure to address planning
condition requirements prior to submitting for building/plumbing approval
may result in unexpected delays.


Reason for condition 


To ensure the site is drained adequately.


ENG 4


The access driveway and parking module (car parking spaces, aisles and
manoeuvring area) approved by this permit must be constructed to a sealed
standard (spray seal, asphalt, concrete, pavers or equivalent Council
approved) and surface drained to the Council's stormwater infrastructure prior
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to the commencement of use.


Reason for condition


To ensure the safety of users of the access driveway and parking module, and that it
does not detract from the amenity of users, adjoining occupiers or the environment by
preventing dust, mud and sediment transport.


ENG 1


The cost of repair of any damage to the Council's infrastructure resulting from
the implementation of this permit, must be met by the owners within 30 days of
the completion of the development or as otherwise determined by the Council.


A photographic record of the Council's infrastructure adjacent to the subject
site must be provided to the Council prior to any commencement of works. 


A photographic record of the Council’s infrastructure (e.g. existing property
service connection points, roads, buildings, stormwater, footpaths, driveway
crossovers and nature strips, including if any, preexisting damage) will be
relied upon to establish the extent of damage caused to the Council’s
infrastructure during construction. In the event that the owner/developer fails
to provide to the Council a photographic record of the Council’s infrastructure,
then any damage to the Council's infrastructure found on completion of works
will be deemed to be the responsibility of the owner.


Reason for condition


To ensure that any of the Council's infrastructure and/or siterelated service
connections affected by the proposal will be altered and/or reinstated at the owner’s full
cost.


ENV 1


Sediment and erosion control measures sufficient to prevent sediment from
leaving the site must be installed prior to any disturbance of the site, and
maintained until all areas of disturbance have been stabilized or revegetated.


Advice: For further guidance in preparing a Soil and Water Management Plan – in
accordance with Fact sheet 3 Derwent Estuary Program click here.


Reason for condition
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To avoid the sedimentation of roads, drains, natural watercourses, Council land that
could be caused by erosion and runoff from the development, and to comply with
relevant State legislation.


HER 11


All brickwork, internal early and original joinery such as, but not limited to,
architraves, doors, skirting boards, floorboards and picture rails and must be
retained as is and in situ.


Prior to the issue of any approval under the Building Act 2016, revised
plans must be submitted and approved showing the retention of all original
and early fabric in accordance with the above requirement.  


All work required by this condition must be undertaken in accordance with the
approved revised plans.


Reason for condition


To ensure that development at a heritage place is undertaken in a sympathetic manner
which does not cause loss of historic cultural heritage significance.


HER 12


The proposed demolition of walls to form two new door openings on the north
east elevation is not approved. A revised proposal is required that reduces the
width of both openings with only double doors in the proposed kitchen and
sash windows in the proposed living room.


Prior to the issue of any approval under the Building Act 2016, documentation
must be submitted and approved which details how the above modifications
are to be achieved in accordance with the above requirement.


All work required by this condition must be undertaken in accordance with the
approved documentation.


Advice:
It is recommended that the applicant discuss the above requirement prior to
lodgement of the required documentation to ensure its meets Council's requirement.


Reason for condition


To ensure that development at a heritage place is undertaken in a sympathetic manner
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which does not cause loss of historic cultural heritage significance.


HER 17


The palette of exterior colours and materials must reflect the palette of
materials within the local streetscape and precinct.


Prior to the issue of any approval under the Building Act 2016, revised plans
must be submitted and approved showing exterior colours and materials in
accordance with the above requirement. 


All work required by this condition must be undertaken in accordance with the
approved plans. 


Reason for condition


To ensure that development at a heritage place and in a heritage precinct is
undertaken in a sympathetic manner which does not cause loss of historic cultural
heritage significance.


HER s3


The rear deck, windows, doors and privacy screen to the attic room on the first
floor as shown on drawings DA10, DA11, DA12, DA13, DA14 and DA15 are not
approved.


Prior to the issue of any approval under the Building Act 2016, revised plans
must be submitted and approved, showing either:


the deck and associated elements removed from the proposal, or
skylights to a maximum of three, or
two traditional style dormer windows on the rear roof plane.


All works required by this condition must be undertaken in accordance with
the approved documentation. 


Reason for condition: 


To ensure that development at a heritage place and in a heritage precinct is
undertaken in a sympathetic manner which does not cause loss of historic cultural
heritage significance.


HER s4
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Revised plans are to be submitted showing the following:
further and greater separation of the new rear extension with a wide box
gutter to retain the existing rear eaves line and gutter of the heritage
house.
an increased recess between the external face of the existing brick
chimney and the proposed extension to expose all of the rear brick
chimney.


Prior to the issue of any approval under the Building Act 2016, revised plans
must be submitted and approved showing the above.


All work required by this condition must be undertaken in accordance with the
approved revised plans.


Reason for condition


To ensure development at a heritage place and within a heritage precinct is
undertaken in a sympathetic manner that does not cause loss of historic cultural
heritage significance.


ADVICE


The following advice is provided to you to assist in the implementation of the planning
permit that has been issued subject to the conditions above. The advice is not
exhaustive and you must inform yourself of any other legislation, bylaws, regulations,
codes or standards that will apply to your development under which you may need to
obtain an approval. Visit the Council's website for further information.


Prior to any commencement of work on the site or commencement of use the following
additional permits/approval may be required from the Hobart City Council.


BUILDING PERMIT


You may need building approval in accordance with the Building Act 2016. Click
here for more information. 


This is a Discretionary Planning Permit issued in accordance with section 57 of
the Land Use Planning and Approvals Act 1993.


PLUMBING PERMIT


You may need plumbing approval in accordance with the Building Act 2016, Building
Regulations 2016 and the National Construction Code. Click here for more
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information.


OCCUPATION OF THE PUBLIC HIGHWAY


You may require a Permit to Open Up and Temporarily Occupy a Highway (for work in
the road reserve). Click here for more information. 


NEW SERVICE CONNECTION


Please contact the Hobart City Council's City Infrastructure Division to initiate the
application process for your new stormwater connection. 


STORM WATER


Please note that in addition to a building and/or plumbing permit, development must be
in accordance with the Hobart City Council’s Hydraulic Services By law. Click here for
more information. 


WORK WITHIN THE HIGHWAY RESERVATION


Please note development must be in accordance with the Hobart City Council’s
Highways By law. Click here for more information. 


WASTE DISPOSAL


It is recommended that the developer liaise with the Council’s Cleansing and Solid
Waste Unit regarding reducing, reusing and recycling materials associated with
demolition on the site to minimise solid waste being directed to landfill. 


Further information regarding waste disposal can also be found on the Council’s
website.


FEES AND CHARGES


Click here for information on the Council's fees and charges.


DIAL BEFORE YOU DIG


Click here for dial before you dig information. 
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(Helen Ayers)
Acting Senior Statutory Planner


As signatory to this report, I certify that, pursuant to Section 55(1) of the Local Government Act
1993, I hold no interest, as referred to in Section 49 of the Local Government Act 1993, in matters
contained in this report.


 
(Rohan Probert) 
Manager Development Appraisal


As signatory to this report, I certify that, pursuant to Section 55(1) of the Local Government Act
1993, I hold no interest, as referred to in Section 49 of the Local Government Act 1993, in matters
contained in this report.


Date of Report: 7 January 2019


Attachment(s):
 
Attachment B  CPC Agenda Documents
 
Attachment C  Referral Officer Report (Cultural Heritage)
 
Attachment D  Applicant Submission of Proposed Changes to Satisfy Conditions
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19 Lillie Street,  Glebe.  Proposed additional dwelling. 


  


This Planning Application is for the restoration of an 1890s weather board dwelling and minor 


alterations to the original fabric, the demolition of  non significant rear additions and the construction 


of a new dwelling behind the existing house. The original house will be restored and presented in an 


earlier state. 


 The new rear additions will be visually recessive, reading as traditional outbuilding roofs. 


 


The house is located in Zone 11.0  Inner Residential   of the Hobart City Council  Interim Planning 


Scheme 2015  (the Scheme) 


 


It is also subject to two Overlays: 


1) The Glebe Heritage Precinct G1.  Glebe is significant mainly because it contains the 


largest collection of weatherboard Victorian and Federation houses in Hobart. The garden 


settings are important and the original and/or significant external detailing, finishes and 


materials are important to the area’s  integrity. 


              19 Lillie Street is listed in HCC Table E13.1 Heritage Places- number 1716. 


 


               A separate Heritage Assessment has been prepared for this site by Graeme Corney. This  


               discusses the Planning Scheme requirements for Heritage Precinct G1 and explains the          


               design responses of the proposal.  It concludes that the ...proposal is a well considered  


               design response to the heritage values of the place and of the precinct.........and satisfies       


               the heritage requirements of its heritage listing and within the heritage Precinct G1. 


                


               This Heritage assessment  is attached to the planning application. 


 


2) Specific Area Plan 116.SAP3  RHH Helipad Airspace Inner Area which limits height to 


64.5m AHD.  The planning scheme limits building heights to 9.5m in this zone so the 


Specific Area Plan is redundant  here. 


 


 


 


 
 
 
 
 
 
 
 


21 |August    |2018    
 
 
 
 
 


The Senior Planner 
Hobart City Council 
 


 
 
 







Zone Purpose 11.1. 


 The Inner residential Zone Purpose Statements include 11.1.1.3   To encourage residential 


development at higher densities in locations within walkable distance of services, facilities, 


employment and high frequency public transport corridors. 


19 Lillie Street is some 900m from the Hobart City Centre and access to multiple bus routes and all 


the services and facilities of the city centre. 


11.4.1  Residential Density 


For multiple dwellings the Scheme requires a residential density of 200 to 400 m2 


The site has an area of 439m2 and with 2 dwellings the density will be 219.5m2 which satisfies the 


Scheme. 


11.4.2  Setbacks and building envelope 


The proposed new addition at the rear of the existing dwelling has a main floor which accesses the 


outside ground on the high side of the site, to allow level garden access. 


There is a low basement consisting of a car parking space, entry stair and laundry at the level of the 


ROW. 


The entire building volume including roof is designed to fit within the building envelope given in 


diagram 11.4.2A of the Scheme. 


The building is setback 3m from the rear boundary and 1 m from the side boundary. 


To the west of the house there is a Right of Way which effectively positions the proposed new 


habitable space over 4.5m from the boundary of no. 21 Lillie Street. 


Drawings DA11 and DA 12 show the Building Envelope lines. 


11.4.3  Site coverage and private open space. 


The total site coverage of the proposed two dwellings will be 218m2  which will be 50% of the site 


area of 439m2. 
(The site coverage of the existing house and all outbuildings is currently around 250m2) 


Each dwelling will have private open spaces that total over 50m2 each. Half of the private open 


spaces are free from impervious services. 


At least  40m2  private open space will be in an area at least 3m wide, is directly accessible from the 


Living Room and is situated to the North and East of the dwellings to receive at least 3 hours of 


sunlight  between 9am and 3pm  on 21st June. 


11.4.4 Sunlight and overshadowing 


The existing house has a living room on the eastern corner with no window to admit sunlight or 


warmth. It is proposed to install a pair of glazed doors into the east wall to allow for sunlight access. 


The living room in the new dwelling has large glazed sliding doors facing North and East. 


The majority of the private open space of the modified existing dwelling will receive at least 3 hours of 


sunlight on the winter solstice. (see shadow diagrams)  Note the on June 21 at 9am and 3pm the sun 


is so low that it is blocked by the Queens Domain Hill and not shining on the Glebe. 


11.4.5 Width of openings for garages. 


The existing small garage between the house and the street dates from the 1920s or 1930s. 


2 
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The existing pitched corrugated iron roof will be retained on new posts. 


The wall cladding and existing roller shutter door will be removed to open up the view to the house. 


The total width of opening to the street is around 3m. 


11.4. 6  Privacy 


Balconies and Decks more than 1m above natural ground and within 3m of a rear or side boundary 


must have a permanently fixed screen to a height of 1.7m above the floor level with a uniform 


transparency of no more than 25%. 


There is a narrow strip of deck to the north of the kitchen dining room, however it is more than 3m 


from the rear boundary. 


The small deck to the west of the kitchen is setback 1.1m from the side boundary. 


Between the side boundary and the neighbouring site of number 21 Lillie Street there is a Right of 


Way between 2.5 and 2.7m wide. 


The balustrade of  this proposed deck will be some 3.6m from the neighbours side boundary. 


Performance Criteria P1 is satisfied in that the setback from the neighbour’s  side boundary will 


achieve the Privacy objectives of an acceptable solution with a 3m setback. 


Similarly the window of the kitchen will be over 4.5m from the neighbours side boundary  and have no 


greater loss of privacy than an acceptable solution 3m setback from the side boundary. 


The upper level of the original house will have a deck formed into the roof to provide sunny north 


facing windows to the two attic bedrooms. 


This deck will have horizontal painted battens across its western end to a height of 1.7m and with a 


transparency no more than 25%. This satisfies the Acceptable Solution. 


11.4.7 Frontage Fences 


New painted timber picket fences 1.2m high  will be provided to the Lillie Street boundary. 


11.4.8 Waste Storage 


Each dwelling has an area at least 1.5m2 in an area for the exclusive use of the dwelling for the 


storage of garbage and recycling bins. 


Table E6.1 Number of car parking spaces 


Multiple dwellings require 2 car spaces per dwelling. 


This application proposes to provide one off-street car space per dwelling. 


Typically, the Glebe houses were built in the late 1800s, prior to the advent of the automobile as 


mass transport. The area is also very steep, and so space suitable for parking cars is not available on 


many sites. 


Number 19 Lillie Street is fortunate in that it has an existing small car garage between the house and 


the street, as well as a car space at the rear accessible off the Right of Way. 


This proposal will retain both these spaces. 


The Glebe is located only some 900m from the Hobart city centre and is within walking distance of 


public bus routes, shops and all the facilities of the city.We therefore request that this inner urban 
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location and the access to services as a pedestrian reduces the demand for cars and carparking, and 


that one space per dwelling will satisfy the intent of the scheme. 


Further, the heritage listing of the place and the precinct is based on the existing situation of very few 


on-site carparks and that a requirement to provide additional spaces will have negative heritage 


impacts. 


It is intended to turn vehicles at the end of the right of way by multiple manoeuvre to enable forward 


direction entry to and exit  from the site. 


Design intent of proposed works 


Existing House; 


The 1890s portion of the current house will be retained, restored and adapted. 


The roof framing still has closely spaced battens indicating an original roof cladding of shingles or 


slates. The original roof covering has been removed in the past and replaced by corrugated iron and 


subsequently reroofed again with the current pressed metal tiles. The pressed metal tiles will be 


removed and replaced by corrugated Custom Orb in a dark grey Colorbond finish. 


The front veranda was originally an open veranda and at a later date enclosed with an unsympathetic 


glazed wall. This glazed wall will be removed and the veranda returned to an open form. A new picket 


balustrade will be added. 


The current glazed front door is not original. It will be replaced by a solid four panel timber door - 


either a second hand 1890s door or a new replacement of the same pattern. 


The 1920s era glazed room at the front of the house will be retained. 


A new painted picket fence 1200mm high will be built on the front boundary and the original front 


garage gable roof retained, supported on new columns with no enclosing walls. This will allow the 


original garage to be practical for parking a modern car and will open up sight lines to the front of the 


house. 


The kitchen and small bathroom at the rear is a later addition, possibly done in the 1960s or 70s. 


These will be removed. 


The structures behind the house are all crudely constructed ad-hoc sheds and infill roofs with low or 


no heritage significance. These will be removed. 


An original room with fireplace at the rear will be retained and used as a bedroom in the new second 


dwelling. 


The two dwellings will be separated by a fire rated masonry wall extending from ground level up to 


the underside of the roof covering .The current living room has a south facing window, but no window 


to allow admittance of sunlight and warmth. It is proposed to install a pair of painted timber framed 


glazed doors into the eastern wall of the living room. 


Similarly a pair of glazed doors will replace a single window in the wall of the proposed kitchen to 


allow for sunlight and access to the private outdoor space. 
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An opening will be formed between living room and new kitchen to provide intercommunication. The 


original picture rail will be retained.   


The two first floor attic bedrooms will remain, however it is proposed to create a small deck on the 


north side, within the roof area and to provide glazed doors to the bedrooms to admit sunlight. 


Another window will allow daylight down into the stairwell and ground floor hallway. 


These decks will not be visible from Lillie Street. 


Weatherboards, timber windows, eaves and fascias will be painted in light grey with white and black 


trims as indicated on the elevations.  


Overall, 19 Lillie Street will have the inappropriate later accretions and claddings removed, and 


significant 1890s fabric retained and restored. 


 Its presentation will return it to a former state which will help contribute to the coherent  collection of 


weatherboard Victorian and Federation houses of the Glebe. 


New Rear Dwelling; 


The new dwelling at the rear is designed to be subservient in size and generally not be visible from 


Lillie Street. There are few public vantage points on the Glebe from which the rear buildings will be 


discernible, from most locations they will not be visible. 


The new-build ground floor area is around 86m2, compared with the retained ground floor area of the 


existing house of 132m2 


The new rear addition is made up of small components and the gable roof is also small in size so that 


the new building elements read as a group of outbuildings significantly smaller and lower than the 


house  


.Recessed behind the existing house on the Right of Way side the new building will be finished in 


darker colours forming a recessive palette to further reduce the visual impact. The 3D model images 


indicate that the rear dwelling is not visible from a pedestrian viewpoint in Lillie Street on the west 


(ROW) side and the glimpse on the east (uphill) side will present as a gable roofed outbuilding. 


Views from Davenport Street are restricted to a few narrow glimpses between houses. These 


glimpses are further obstructed by vegetation between buildings. 


Three pages of photographs of the existing building follow; 


David Button 


JAWS ARCHITECTS 
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11 KYTHERA PLACE, ACTON PARK TASMANIA 7170 


TEL: (03) 6248 7323     MOBILE: 0402 900 106 


EMAIL: milglad@bigpond.net.au  ABN: 51 345 664 433 


TRAFFIC IMPACT STATEMENT 


 


PROPOSED ADDITIONAL DWELLING AND 
RENOVATIONS  


19 LILLIE STREET, GLEBE 


 


1. INTRODUCTION 


A development application has been lodged with the Hobart City Council for 
modifications to the residential dwelling at 19 Lillie Street in Glebe and 
construction of an adjoining residential unit to the rear of the existing 
dwelling.     


In considering the application, the council has raised concern about: 


- the height of the front fence; 


- the adequacy of sight distance between motorists using the two 
driveways and vehicles approaching along Lillie Street; 


- the sight distance between motorists exiting the two driveways and 
pedestrians using the footpath along Lillie Street; 


- the layout of car parking space, turning areas, driveway and access 
designed to ensure that parking area enables safe, easy and efficient use 
(PA5.1 is assumed to refer to the existing garage parking space on the 
eastern side of the site); 


- the design of access, driveway, turning area and parking space located at 
the rear of the site (PA 5.2 is assumed to refer to the parking space at the 
end of the driveway on the western side of the site). 


This Traffic Impact Statement (TIS) has been prepared to address these issues.   


 


2. PROPOSED DEVELOPMENT  


Currently, there is an existing dwelling on the development site. 


There is a driveway along the western side of the property which has a straight 
alignment between the dwelling on the development site and the dwelling on 
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the neighbouring property leading to a carport located near the northern end of 
the property. 


There is also a garage located at the eastern side of the property, slightly set 
back from the frontage boundary.    


Views of the current frontage of the development site are seen in Photographs 
2.1 to 2.4.  


Part of a proposed renovation and additions to this heritage house includes the 
addition of a residential unit at the rear of the existing dwelling. 


The design drawing of the changes to the development show the proposed 
continued use of the western side driveway but removal of the carport and 
construction of a garage under the new unit for the use of the unit residents.  


The garage at the eastern side of the site will be modified into a carport. 


The design drawings showing the layout of the dwellings, driveways and 
fencing details are attached. 


 


Photograph 2.1: View to east along Lillie Street with development 
site on left at parked car 
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Photograph 2.2: View of frontage of 19 Lillie Street 


 


Photograph 2.3: View of western driveway to 19 Lillie Street 
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Photograph 2.4: View of eastern garage to 19 Lillie Street 


 


3. CONSIDERATION OF SIGHT DISTANCES 


The request from Council refers to available sight distances between motorists 
and pedestrians on the Lillie Street roadway and footpath approaching the 
driveways to 19 Lillie Street and motorist using the driveways to exit the 
property. 


Sight distances to approaching vehicles 


Clause E5.6.4 is also not relevant in this case because the requirements of this 
clause are about the adequacy of the available sight distance between vehicles 
at a public road intersection. 


Clause E6.7.2 A1 states: the location, sight distance, width and gradient of an 
access must be designed and constructed to comply with section 3 – “Access 
Facilities to Off-street Parking Areas and Queuing Areas” of AS/NZS 
2890.1:2004 Parking Facilities Part 1: Off-street car parking. 


AS 2890.1 details the required sight distances to approaching vehicles on 
public roads from a domestic driveway which is the case in this assessment. 


The required sight distance for approach vehicle speeds of 50km/h is 40m 
from a point 2.5m back from the edge of road.  Due to the steep grade of the 
road, 85th percentile vehicle speeds in Lillie Street is less than 40km/h for 
which the required sight distance is 30m (for a domestic driveway).  The 
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downgrade on Lillie Street would require an additional 5m for vehicles 
travelling to the west. 


A driver entering Lillie Street in a forward or reverse direction will be able to 
see much further than 30-35m in both directions along Lillie Street at both 
driveways (over 100m), if there are cars parked intermittently along Lillie 
Street, as seen in Photographs 3.1 to 3.4.   


If there are parked cars fully lining Lillie Street, exiting drivers could safely 
continue to enter Lillie Street up to the edge of the outer parking lane to obtain 
sufficient sight distance along Lillie Street before moving into the traffic 
stream.  This is normal and common practice at any driveway on a public 
street where there are parked cars along the near side of the road. 


As indicated above, the sight distance is measured from a point 2.5m back for 
the edge of road.  This distance is the same for a driver entering the road in a 
forward or reverse direction as the position of the driver in a 5m long car is 
generally around the middle of the car. 


There are no issues or concerns with the adequacy of sight distance along 
Lillie Street to/from approaching vehicles for drivers entering 19 Lillie Street. 


 


Photograph 3.1: View to west along Lillie Street from eastern driveway  
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Photograph 3.2: View to east along Lillie Street from eastern driveway  


 


Photograph 3.3: View to west along Lillie Street from western driveway  
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Photograph 3.4: View to east along Lillie Street from western driveway  


 


Sight distances to approaching pedestrians  


The Council advice states that there is a need to achieve the required 
pedestrian sight triangles, as detailed in AS 2890.1 with the sight triangles to 
be fully within the development site, but height or transparency options can be 
allowed.    


Both driveways are existing, and their potential use will not change as a result 
of the proposed development from what it could be at present. 


There will be no changes to the driveways which will adversely change 
pedestrian/vehicles conflicts or safety. 


Photographs 3.5 to 3.8 provide views of the sight lines available between 
drivers entering Lillie Street and pedestrians for both driveways.   


While Council refers to a potential 1.6m high frontage fence, this will not be 
the case.  A drawing attached to this report details the improvement to the 
frontage fence and that the height will be between 1.0m and 1.2m. 


The sight lines between pedestrians and drivers entering Lillie Street at the 
western driveway are more than required, as seen in Photographs 3.5 and 3.6.   


The sight line to the west relies on a view across the corner of the adjacent 
property, which is a quite common requirement for driveways across the state. 
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There is no practical alternative for this driveway except closing the driveway, 
which is not supported; the situation does not require any other interventions. 


The sight lines between pedestrians and drivers entering Lillie Street at the 
eastern driveway are more than required to the west but slightly less than 
required to the east, as seen in Photographs 3.7 and 3.8.   


The corner of the garage is offset from the corner of the property, both from 
the side boundary and back from the frontage boundary by around 1.5m to 
1.7m, such that from the actual position of the driver exiting the garage, the 
driver would just see a pedestrian from the east when laterally 2m from the 
driver’s position and 2.5m back from the frontage boundary. 


The sight distances are considered quite good given the location and also 
when considering the situation at many other driveways in this area which 
have virtually no lateral sight distance.  


Therefore, it has been concluded there is no justification for any interventions 
in this case, having regard to each and all the above relevant factors in 
assessing the geometric characteristic of the driveway, potential for any 
incidents and the safety of the driveway.  This includes due consideration of 
the performance criteria for Clause E6.7.2, which state: 


Clause E6.7.2 Design of Vehicular Accesses – Performance Criteria P1 


Design of vehicle access points must be safe, efficient and convenient, 
having regard to all of the following: 


(a) avoidance of conflicts between users including vehicles, cyclists and 
pedestrians; 


(b) avoidance of unreasonable interference with the flow of traffic on 
adjoining roads; 


(c) suitability for the type and volume of traffic likely to be generated by 
the use or development; 


(d) ease of accessibility and recognition for users. 
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Photograph 3.5: View to west along Lillie Street footpath 
from western driveway 


 


Photograph 3.6: View to east along Lillie Street footpath 
from western driveway 
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Photograph 3.7: View to east along Lillie Street footpath 
from eastern driveway 


 


Photograph 3.8: View to west along Lillie Street footpath 
from eastern driveway 
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4. CONSIDERATION OF CAR ACCESS AND CIRCULATION 


The proposed renovation and additions on the site will retain the two 
driveways located at each side of the property.  This is not seen as a concern 
given the driveways will provide access to parking for different dwellings. 


There will be no change to the eastern garage and driveway other than the 
garage will be modified to become a carport. 


The forward entry to the carport and reverse exit onto Lillie Street is not a 
concern given Lillie Street is a local low volume residential street.  The 
existing gutter crossover will remain unchanged. 


The entry and exit movements will be quite standard manoeuvres as with any 
residential driveway.  The carport will have a length of around 6.5m and 
width of around 3m. 


The existing western driveway, between the two dwellings is 2.6m wide up to 
the proposed/garage/parking area.  It is normal to require a 3.0m wide 
driveway, but this is an existing driveway and physical constraints do not 
allow it to be widened. 


The 2.6m width does not preclude a car from using the driveway, it is still 
quite trafficable, given the width of a B85 car is 1.87m and a B99 car is 
1.94m, leaving 300-350mm clearance each side.   


The driveway and trafficable areas will be quite flat (grade around 1%). 


With these circumstances, there is no reason cars will not be able to physically 
use the driveway safely, and therefore, it is not recommended vehicles use and 
access along this driveway be denied. 


The garage at the end of the driveway will be quite large and open, allowing 
for required car manoeuvres. 


There will be more than sufficient width for a parked car (more than the 
required 5.4m x 2.4m and 300mm side clearances).  The height clearance will 
at least 2.4m, more than the required minimum of 2.2m. 


While the attached drawings indicate a three-point car manoeuvre to and from 
the garage including a reverse movement into the garage, checks of the 
available space, using the AS 2890.1 templates for a B85 car, indicate that a 
two-point manoeuvre would be required to park the car in the garage (reverse 
in) and a five-point manoeuvre to exit (possibly a three-point exit manoeuvre 
for small cars).  


A more comfortable use of the available manoeuvring space would be to enter 
the garage in a three-point manoeuvre and exit in a two-point manoeuvre. 


While a five-point manoeuvre will be required in either case, AS 2890.1 
discusses the need for more than three manoeuvres, albeit for larger cars.  
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Again, given the nature of the site, this multiple parking manoeuvre is quite 
acceptable and much more preferable to having cars reversing along the 
driveway and into Lillie Street. 


 


5. CONCLUSIONS  


In considering the concerns raised by Council about motorist and pedestrian 
sight distances at the access driveways to 19 Lillie Street as well as the 
parking and access arrangements, it has been concluded: 


- there are no issues or concerns with the adequacy of sight distance 
along Lillie Street for drivers exiting the driveway to 19 Lillie Street, 
the sight distances are more than required;  


- no changes or any interventions to the current arrangements are 
recommended with respect to the pedestrian sight distances at the 
driveways as a consideration of all relevant factors lead to a conclusion 
that the potential for or risk of any incident is extremely low;  


- the car parking and manoeuvring arrangements are considered quite 
acceptable; and 


- the narrower than normal driveway at the western end of the site does 
not preclude a car from using the driveway safely; there is no reason to 
not support vehicles use and access along this driveway. 


 


 
Milan Prodanovic   
 
23 October 2018  
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Submission to Planning Authority Notice 


Council Planning 
Permit No. 


PLN-18-573 
Council notice 
date 


04/09/2018 


TasWater details 


TasWater 
Reference No. 


TWDA 2018/01459-HCC Date of response 10/09/2018 


TasWater 
Contact 


Amanda Craig Phone No. 03) 6345 6318 


Response issued to 


Council name HOBART CITY COUNCIL 


Contact details coh@hobartcity.com.au  


Development details 


Address 19 LILLIE ST, GLEBE Property ID (PID) 5666565 


Description of 
development 


Partial demolition, alterations and extension and two multiple dwellings  


Schedule of drawings/documents 


Prepared by Drawing/document No. Revision No. Date of Issue 


Jaws Architects 18015_DA03  Site Plan -- 21/08/18 


 


Conditions 


Pursuant to the Water and Sewerage Industry Act 2008 (TAS) Section 56P(1) TasWater imposes the 
following conditions on the permit for this application: 


CONNECTIONS, METERING & BACKFLOW 


1. A suitably sized water supply with metered connection/sewerage system and connection to the 
development must be designed and constructed to TasWater’s satisfaction and be in accordance 
with any other conditions in this permit. 


2. Any removal/supply and installation of water meters and/or the removal of redundant and/or 
installation of new and modified property service connections must be carried out by TasWater at 
the developer’s cost. 


3. Prior to commencing construction/use of the development, any water connection utilised for 
construction/the development must have a backflow prevention device and water meter installed, 
to the satisfaction of TasWater. 


BOUNDARY TRAP AREA 


4. The proposed development is within a boundary trap area and the developer must provide a 
boundary trap that prevents noxious gases or persistent odours back venting into the property’s 
sanitary drain. The boundary trap must be contained within the property boundaries and the 
property owner remains responsible for the ownership, operation and maintenance of the 
boundary trap. 


DEVELOPMENT ASSESSMENT FEES 


5. The applicant or landowner as the case may be, must pay a development assessment fee of $211.63 
to TasWater, as approved by the Economic Regulator and the fees will be indexed, until the date 
they are paid to TasWater. 


The payment is required within 30 days of the issue of an invoice by TasWater.  
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Advice 


General 


For information on TasWater development standards, please visit 
http://www.taswater.com.au/Development/Development-Standards 


For application forms please visit http://www.taswater.com.au/Development/Forms 


 


Declaration 


The drawings/documents and conditions stated above constitute TasWater’s Submission to Planning 
Authority Notice. 


Authorised by 


 
Jason Taylor 
Development Assessment Manager 


TasWater Contact Details 


Phone  13 6992 Email  development@taswater.com.au 


Mail  GPO Box 1393 Hobart TAS 7001 Web  www.taswater.com.au 


 



http://www.taswater.com.au/Development/Development-Standards

http://www.taswater.com.au/Development/Forms



		DA-18-55086  PLN-18-573 - 19 LILLIE STREET GLEBE TAS 7000 - Amended Plan - Additional Information - AIS-18-1437

		DA-18-41494  PLN-18-573 - 19 LILLIE STREET GLEBE TAS 7000 - Title (Folio text and Plan and Schedule of Easements)

		DA-18-41495  PLN-18-573 - 19 LILLIE STREET GLEBE TAS 7000 - Title (Folio text and Plan and Schedule of Easements)

		DA-18-41497  PLN-18-573 - 19 LILLIE STREET GLEBE TAS 7000 - Covering Letter

		DA-18-55088  PLN-18-573 - 19 LILLIE STREET GLEBE TAS 7000 - Covering Letter - Additional Information  - AIS-1437

		DA-18-55087  PLN-18-573 - 19 LILLIE STREET GLEBE TAS 7000 - Traffic Impact Assessment - Additional Information - AIS-18-1437






Application Referral Cultural Heritage  Response


From: Sarah Waight


Recommendation:


Date Completed:


Address: 19 LILLIE STREET, GLEBE
ADJOINING RIGHT OF WAY


Proposal: Partial Demolition, Alterations and Extension and Two
Multiple Dwellings (One New, One Existing)


Application No: PLN18573


Assessment Officer: Helen Ayers,


Referral Officer comments: 


This place is heritage listed in table E13.1 of the Scheme and also located in the Glebe
Heritage Precinct. (G1)


The house is a c.1885 Victorian Georgian house with a symmetrical facade, original dormer
central to the roof, sash windows, panel doors and originally would have had two symmetrically
positioned chimneys and an open verandah to the street. The house has had a number of
successive changes, many of which are unsympathetic, however, overall the original plan
configuration remains apparent as does the form of the house. It is one of a group of heritage
listed houses in this street and also within the area, hence it being part of a heritage precinct. 


The proposal is supported by a report "Heritage Assessment" by Graeme Corney dated 24
July 2018.


This precinct is significant for reasons including:
1. It demonstrates the three distinct sections of land granted to church groups which were
leased and developed initially, in the 1880s and 1890s by the Anglican and Presbyterian
Churches.
2. It contains the largest collection of weatherboard Victorian and Federation houses in Hobart.
3. The individual residential buildings and elements contribute to a coherent precinct highly
visible throughout Hobart.
4. The garden settings of properties and parkland spaces are important and reinforce the
precinct’s connection to the Queens Domain.
5. The large number of landmark residential and institutional buildings that are of historic and
architectural merit.
6. The original and/or significant external detailing, finishes and materials demonstrating a high
degree of integrity with a homogenous historic character.
 
The proposal is for demolition and alterations to the front and rear as well as internal and
external changes. A rear extension is proposed converting the single house into two separate
houses/dwellings.


Twentyfour (24) representations were received, 23 against and 1 for the proposal.


In summary, the heritage related comments are:
The block will lose its typical Glebe character of house with a rear garden.
This sort of subdivision is not sympathetic







Putting decks into roof areas is not consistent with the character of a house in the
Glebe.
The high density will impact on the coherence of the street and integrity of the suburb.
The addition will have an impact on the heritage values of this suburb.
I would challenge the statement that is is 'generally not visible from Lillie St'.
It is at the expense of the historical character of the Glebe.
The shed at the back of the property has been there for over 70 years and forms the
back fence.
We object to the loss of our heritage and we ask that Glebe is thought of as a whole, not
just one development.
The charm of Glebe is in the properties  large extensions and balconies does not fit
with what is best for the neighbourhood.
A more sympathetic proposal would be a dormer window in the rear upstairs window
without the deck and a low profile flat roof. ie remove the gable roof.
In the Glebe, the house lots are very small and thus houses are very close to each other
and the ground levels are all at different levels, such that some houses are higher than
the top of fences.
We believe the dwelling should be lower in height with fences that are higher and
privacy screens.
The deck at the rear disrupts the continuity of the heritage landscape.
The Glebe is a unique collection of weatherboard houses with unique roof lines,
streetscapes and arrangement of high density housing. This threatens the heritage
values of the entire precinct.
The development is excessive in scale and unsympathetic to the heritage precinct.
It does not respect the neighbourhood character and does not encourage open space
or garden that reinforce the Precinct's connection to the Queens Domain.
It will be highly visible from Lillie, Bayley and Davenport Streets and suburbs that look
into the Glebe, such as North Hobart, Mt Stuart and Hobart central.
It does not keep the integrity of the chimney and the rear wing which will, under this
proposal, belong to the rear dwelling and not to the original house.
It does not represent the heritage area of the Glebe and change its nature.
It is inappropriate because it is a loss of heritage amenity in an historical location.
It impacts on the heritage and social fabric of the Glebe.
The second residence is not in keeping with or supported by the heritage precinct
statements. It is a heritage listed house and the integrity of the house should be
maintained. ie no deck or glass doors into the roofline. It adds another layer to the
townscape that is not in keeping with the integrity of Glebe.
More open space and garden would better reflect the historic values of the suburb.
The precedent of allowing this development will change the nature of the area and
degrade its heritage values.
It is impossible to see where one house ends and the other begins and eliminates most
of the usable open space.


The idea of an alternative roof form for the rear extension is repeated in a number of
representations as is the removal of the rear roof deck/balcony. The representations nominate
a flat roof to the rear extension as a preferred option. There is also concern that the early rear
wing is incorporated into the new rear dwelling and not part of the original house.


The proposal must be assessed against E13.7.1, E13.7.2, E13.8.1 and E13.8.2. The
application does not involve subdivision.


The house, although earlier, appears in drainage plans dated 1906 with a rear shed along the
rear boundary and the house having a four bedroom floor plan with central hallway and an
externally accessed room on the north west rear corner of the house with a brick chimney.


The details of the proposed changes to the existing heritage listed house are as follows:







removal of the enclosed front verandah, rebuild the front garage in a similar form, reroof the
pressed metal roof tiles with Colorbond, a new front fence, relocate an existing double hung
window to the west elevation, demolition of the external east wall for two large new openings,
internal demolition and alteration of the floor plan to create a 3 bedroom dwelling in the front
house and a new rear addition to form a second rear dwelling. To the rear of the front heritage
listed house, but within the main roof form is a proposal for a large deck that extends across
the full width of the rear roof plane. It is contemporary in form with horizontal timber slatted
screens.


The proposed demolition must satisfy E13.7.1 and E13.8.1 which state:
E13.7.1 P1
Demolition must not result in the loss of significant fabric, form, items, outbuildings or
landscape elements that contribute to the historic cultural heritage significance of the place
unless all of the following are satisfied;
(a) there are, environmental, social, economic or safety reasons of greater value to the
community than the historic cultural heritage values of the place;
(b) there are no prudent and feasible alternatives;
(c) important structural or façade elements that can feasibly be retained and reused in a new
structure, are to be retained;
(d) significant fabric is documented before demolition.


E13.8.1 P1
Demolition must not result in the loss of any of the following:
(a) buildings or works that contribute to the historic cultural heritage significance of the
precinct;
(b) fabric or landscape elements, including plants, trees, fences, paths, outbuildings and
other items, that contribute to the historic cultural heritage significance of the precinct;
unless all of the following apply;
(i) there are, environmental, social, economic or safety reasons of greater value to the
community than the historic cultural heritage values of the place;
(ii) there are no prudent or feasible alternatives;
(iii) opportunity is created for a replacement building that will be more complementary to the
heritage values of the precinct.


The new works to the front of the house, in general, reinstate some of the original features of
the heritage place, a positive outcome, given that it has been subject to unfortunate changes.
The rear extension is two storey with parking, laundry and storage below and a two bedroom
second dwelling above with the substantial part of the roof presenting as low pitched roof with
a gable roof form over the dining and living room in a room with a 2.1 metre high ceiling,
adding volume and ceiling height to the space. A large wide deck is proposed for the rear attic
space of the original house with stairs and access via the rear deck or from within the parking
space at ground level.


This proposal needs to be seen in the context of surrounding houses where neighbouring
properties overlook and have direct lines of sight toward the house from their rear
gardens/yards and rear living spaces of their houses with the visibility of the rear of the subject
property magnified by the stepping of the blocks and steep street alignment. In a couple of
instances, the rear of 19 Lillie Street is in the direct line of site or at eye level from neighbouring
properties. While much of the proposed development is to the rear of the block and not visible
from the street to the front, there are locations where the proposed development will be highly
visible for neighbours.


The proposal must also be assessed against E13.7.2 and E13.8.2 which state:


E13.7.2 P1
Development must not result in any of the following:







(a) loss of historic cultural heritage significance to the place through incompatible design,
including in height, scale, bulk, form, fenestration, siting, materials, colours and finishes;
(b) substantial diminution of the historic cultural heritage significance of the place through
loss of significant streetscape elements including plants, trees, fences, walls, paths,
outbuildings and other items that contribute to the significance of the place.


E13.7.2 P2
Development must be designed to be subservient and complementary to the place through
characteristics including:
(a) scale and bulk, materials, built form and fenestration;
(b) setback from frontage;
(c) siting with respect to buildings, structures and listed elements;
(d) using less dominant materials and colours.


E13.7.2 P3
Materials, built form and fenestration must respond to the dominant heritage characteristics
of the place, but any new fabric should be readily identifiable as such.


E13.7.2 P4
Extensions to existing buildings must not detract from the historic cultural heritage
significance of the place


E13.7.2 P5
New front fences and gates must be sympathetic in design, (including height, form, scale
and materials), to the style, period and characteristics of the building to which they belong.


E13.8.2 P1
Design and siting of buildings and works must not result in detriment to the historic cultural
heritage significance of the precinct, as listed in Table E13.2.


E13.8.2 P3
Extensions to existing buildings must not detract from the historic cultural heritage
significance of the precinct.


E13.8.2 P4
New front fences and gates must be sympathetic in design, (including height, form, scale
and materials), and setback to the style, period and characteristics of the precinct.


The form and design of the rear deck and attic window are at odds with the historical form of
the listed building and involves demolition and alteration of the traditional part of the roof, far
beyond what is acceptable for a heritage listed place. This element would be better off being
deleted as part of the proposal, but could be replaced with skylights or traditional dormer
windows. This could be achieved by a condition of permit with a replacement of either a single
or two smaller traditional attic dormer windows or skylights to both attic rooms. This would
result in the removal of the balcony, screening and resolve the awkward connection of the deck
into the rear roof wing of the house.


The extent of demolition on the northern elevation to form triple glazed doors to the east and to
provide connection to the outside terrace is logical, but involves too much demolition that is
acceptable when assessed against the provisions of the Heritage Code (E13.7.1 and
E13.8.1). A reduction to the extent of the size of the doors to one of the two rooms would
resolve this   to either the proposed kitchen or living room with the introduction of a window or
variation of a sash double hung window to the other room. Again this could be achieved by a
condition of permit. The reuse of the sash window from the existing bedroom and proposed
kitchen to the proposed ensuite on the other side of the building (west elevation) is acceptable.







The rear chimney that is visible externally is a feature of the house that is worth revealing and
respecting. The proposal has a wall from the kitchen that buts directly into the brick wall,
obscuring part of the brickwork. It is recommended that the wall be set further back to reveal
the brickwork of the chimney in its entirety and this can be achieved by a condition of permit. In
addition with this, the junction between the existing rear wing (ie the room that houses the
above mentioned chimney) and the proposed rear extension for the second dwelling, requires
greater resolution and a greater degree of separation with wider box gutters allowing the
eaves line and gutter of the existing house to remain visible. This too could be achieved by a
condition of permit.


The original door and door frame that is at the end of the hall will become redundant as part of
this proposal as a fire rated wall is required between the front and rear dwelling. It is
recommended that this feature remain in situ and be closed off with all fire rated walls and
materials on the other side. This would enable the doorway to be reinstated and a re
connection made between the front and the rear second dwelling should it ever be required,
although it is recognised that this is highly unlikely.


The roof form over the proposed kitchen and living space of the rear second dwelling, while not
prominent from the street, was raised as being of concern by representors, as a feature that
would be prominent and overly bulky when viewed from their property. This could be addressed
by a condition of permit to reduce the pitch of the gable roof or to alter its form to be lesser in
bulk and height.


With such conditions of permit, the proposal would then satisfy the above provisions of the
Scheme, being subservient in scale, bulk, siting with respect to the listed building, not
detracting or being incompatible in design whilst reducing the amount and degree of
demolition. In addition, the proposal would not be considered to detract from or result in
detriment to the historic cultural heritage significance of the precinct. The proposed new fence
and gate, traditional and low in height (1.2 metres) isalso be considered acceptable.


In summary, the proposal, with appropriate conditions, satisfies the relevant provisions E13.7.1
P1, E13.8.1 P2, E13.7.2 P1, P2, P3, P4 and P5 and E13.8.2 P1, P3 and P4 of the Heritage
Code of the Scheme.


Sarah Waight
Cultural Heritage Officer
7 January 2018
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APPLICATION UNDER HOBART INTERIM PLANNING SCHEME 2015


Type of Report: Committee


Council: 21 January 2019


Expiry Date: 21 January 2019


Application No: PLN18760


Address: 59 GROSVENOR STREET , SANDY BAY
61 GROSVENOR STREET , SANDY BAY
2 CHURCHILL AVENUE , SANDY BAY


Applicant: Josh Crossin (LXN Architecture and Consulting)
21a Cross Street


Proposal: Partial Demolition, Alterations and 13 Multiple Dwellings (Two Existing, 11
New)


Representations: Twenty five (25)


Performance criteria: Zone Development Standards
Parking and Access Code
Stormwater Management Code
Historic Heritage Code


1.  Executive Summary


1.1 Planning approval is sought for partial demolition, alterations and 13 multiple
dwellings (two existing, 11 new) at 59 and 61 Grosvenor Street and 2 Churchill
Avenue, Sandy Bay.
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1.2 More specifically the proposal includes: 


Demolition of the rear stairs for the existing dwellings at 59 and 61 Grosvenor
Street, and the restoration of the rear verandahs to these dwellings.
Construction of a three storey, multiple dwelling building spanning both the rear
yards of 59 and 61 Grosvenor Street.
The ground floor of the new building will house 10 car parking spaces on the
western side, which are open to the driveway, as well as three, two bedroom
dwellings on the eastern side, all with one bathroom, open living / dining /
kitchen areas, and private open space to the east (and north for apartment 1).
The first floor of the new building will house four, two bedroom dwellings, all with
two bathrooms, open living / dining / kitchen areas, and small decks off the
living areas.
The second floor of the new building will house four, two bedroom dwellings, all
with two bathrooms, open living / dining / kitchen areas, and small decks off the
living areas.
Garbage bins will be located in a fenced / screened storage area on the
southern side of the access to the university law school.


1.3 The proposal relies on performance criteria to satisfy the following standards and
codes:


   
  1.3.1 Zone Development Standards  Dwelling Density, Building Envelope,


Private Open Space, Sunlight, Privacy and Waste Storage
  1.3.2 Parking and Access Code
  1.3.3 Historic Heritage Code


1.4 Twenty five (25) representations objecting to the proposal were received within the
statutory advertising period between 6 and 20 December 2018.


1.5 The proposal is recommended for approval subject to conditions. 


1.6 The final decision is delegated to the Council. 
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2.  Site Detail


2.1 The site is located on the eastern side of Grosvenor Street, adjacent to the
entrance to the University of Tasmania sports facilities, and Faculty of Law building.
 There are two existing dwellings located toward the front of the two properties.
 Access to the university is via a right of way over 61 Grosvenor Street. There is a
substantial, underutilised area at the rear of the dwellings which is currently used
for informal car parking by the occupants of the dwellings.  The application also
relies upon stormwater works on the adjacent university land, though these are
contained within an existing easement. As these works on the university campus
are included in the proposal, that land is included in the application site.


Figure 1:  Application site is highlighted in purple and includes area required for
stormwater works (University of Tasmania).
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Figure 2: Area where new multiple dwellings will be located is highlighted in purple.


3.  Proposal


3.1 Planning approval is sought for partial demolition, alterations and 13 multiple
dwellings (two existing, 11 new) at 59 and 61 Grosvenor Street and 2 Churchill
Avenue, Sandy Bay.
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3.2 More specifically the proposal is for:


Demolition of the rear stairs for the existing dwellings at 59 and 61 Grosvenor
Street, and the restoration of the rear verandahs to these dwellings.
Construction of a three storey multiple dwelling building spanning both the rear
yards of 59 and 61 Grosvenor Street.
The ground floor of the new building will house 10 car parking spaces on the
western side, which are open to the driveway, as well as three, two bedroom
dwellings on the eastern side, all with one bathroom, open living / dining /
kitchen areas, and private open space to the east (and north for apartment 1).
The first floor of the new building will house four, two bedroom dwellings, all with
two bathrooms, open living / dining / kitchen areas, and small decks off the
living areas.
The second floor of the new building will house four, two bedroom dwellings, all
with two bathrooms, open living / dining / kitchen areas, and small decks off the
living areas.
Garbage bins will be located in a fenced / screened storage area on the
southern side of the access to the university law school.


4.  Background


4.1 There have been a number of applications to redevelop the application site over
recent years.  The three most recent of these are:


   
  PLN0900401  Application for the demolition of the existing dwellings and


the construction of 30 new dwellings within a 4 storey, 3 building complex with
subsurface car parking. This application was refused by Council, appealed
by the applicant, with the Council decision ultimately being upheld by the
Appeal Tribunal.


   
  PLN150025301  Application for the demolition of the existing dwellings


and for the construction of 4 new multiple dwellings and a local shop. This
application was refused by Council, appealed by the applicant, and ultimately
approved by the Appeal Tribunal, with the permit taking effect on 25
November 2015, but not acted upon.


   
  PLN161068  Application for the retention of the existing dwellings and for


the construction of a building at the rear of the site containing a basement car
park for 14 cars, and 8 new dwellings over three levels above this.  Council
approved this permit on 27 February 2017, but it is yet to be acted on.
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5.  Concerns raised by representors


5.1 Twenty five (25) representations objecting to the proposal were received within the
statutory advertising period between 6 and 20 December 2018.


   
5.2 The following table outlines the concerns raised in the representations received.


Those concerns which relate to a discretion invoked by the proposal are
addressed in Section 6 of this report.


   
Density:


Representors are concerned that there is insufficient site area
per dwelling, stating that the surrounding area is characterised
by single sandstone dwellings on lots, not unit buildings.  As
such, the representors indicate that the design and density of
the dwellings proposed is inappropriate.
Representors are concerned that the density is too high for the
site in the context of the surrounding area and will result in a loss
of residential amenity for surrounding dwellings due to the
number of occupants of the site.


Building Envelope Protrusion:
Several representors have indicated that the building protrudes
excessively outside of the building envelope on the eastern
side.
One representor is concerned that the extent of the building
envelope protrusion in terms of height is out of character with
the surrounding area, and will detract form the amenity of the
area.


Car Parking:
Representors have indicated that there is insufficient car
parking for the number of dwellings proposed for the site as
there is already limited onstreet car parking. 
Representors have noted that there appears to be no
accessible parking spaces provided for people with mobility
issues.
One representor has cited Australian Bureau of Statistics
figures which indicate that it is likely that there would be more
than one vehicle per dwelling, and as such the representor
suggests the parking provided is insufficient.
Several representors have indicated that the lack of visitor
parking for the site will be problematic in light of the existing car
parking availability in the street and surrounds.
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Sunlight:
Representors are concerned that there is insufficient sunlight
entering units 7 and 11 to provide for reasonable amenity to
future occupants.
Representors are concerned that there is insufficient light
penetrating the outdoor space (decks) of the south facing
dwellings.


Heritage:
Representors are concerned that the proposed development of
a unit block in the rear yard of the existing dwellings is not
consistent with the heritage values and character of the area.


 
Pedestrian and Vehicular Safety:


Representors are concerned that the shared vehicle and
pedestrian access to the rear unit building will result in user
conflict and safety concerns given the number of vehicle
movements anticipated per day.
Representors have indicated that the Traffic Impact Assessment
fails to address any intercampus travel likely to be required by
students occupying the proposed dwellings.  The representors
are concerned that there will be far more need for cars, and with
them car parking spaces, and far more vehicle movements than
have been suggested in the Traffic Impact Assessment.


 
Amenity / Privacy:


Representors are concerned that a number of windows overlook
adjacent dwellings and their private open space, reducing the
amenity of the properties unreasonably.
One representor is concerned that the proposed development
will result in increased traffic and ambient noise due to the
number of occupants and the proposed construction method.


 
Precedent:


Representors are concerned that approval of this proposal will
result in other such developments being proposed in the area,
eroding heritage and neighbourhood values.


 
Potential Flooding:
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One representor is concerned that, in light of recent storm
events, the ground floor residences may flood should there be
more extreme weather events.


 
Neighbourhood Character:


Several representors are concerned that the proposed scale of
the development and number of occupants of the space will
erode the character of the neighbourhood.


 
Private Open Space:


Representors are concerned that there is not sufficient private
open space for the occupants of the proposed development.


 
Retain Existing Dwellings:


A number of representors have indicated strong support for the
retention of the existing dwellings at the front of the properties.


6.  Assessment


6.1 The Hobart Interim Planning Scheme 2015 is a performance based planning
scheme. To meet an applicable standard, a proposal must demonstrate
compliance with either an acceptable solution or a performance criterion. Where a
proposal complies with a standard by relying on one or more performance criteria,
the Council may approve or refuse the proposal on that basis. The ability to
approve or refuse the proposal relates only to the performance criteria relied on.


   
6.2 The site is located within the Inner Residential Zone of the Hobart Interim Planning


Scheme 2015.
   
6.3 The existing use is two single dwellings. The proposed use is thirteen multiple


dwellings. The existing use is a permitted use in the zone. The proposed use is
a permitted use in the zone.


6.4 The proposal has been assessed against: 
   
  6.4.1 Part D  11 Inner Residential Zone
     
  6.4.2 Part E  E5.0 Road and Railway Assets Code
     
  6.4.3 Part E  E6.0 Parking and Access Code
     
  6.4.4 Part E  E7.0 Stormwater Management Code
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  6.4.5 Part E  E13.0 Historic Heritage Code


6.5 The proposal relies on the following performance criteria to comply with the
applicable standards:


   
  6.5.1 Residential Density for Multiple Dwellings  Part D 11.4.1 P1
     
  6.5.2 Setback and Building Envelope Part D 11.4.2 P3
     
  6.5.3 Private Open Space  Part D 11.4.3 P2
     
  6.5.4 Sunlight  Part D 11.4.4 P1
     
  6.5.5 Privacy  Part D 11.4.6 P1
     
  6.5.6 Waste Storage for Multiple Dwellings  Part D 11.4.8 P1
     
  6.5.7 Existing Road Accesses and Junctions  Part E E5.5.1 
     
  6.5.8 Number of Parking Spaces  Part E E6.6.1 P1
     
  6.5.9 Layout of Parking Area  Part E E6.7.5 P1
     
  6.5.10 Stormwater Drainage and Disposal  Part E E7.7.1 P2
     
  6.5.11 Development Standards for Heritage Precincts  Part E E13.8
     
6.6 Each performance criterion is assessed below. 


6.7 Residential Density for Multiple Dwellings  Part D 11.4.1 P1
   
  6.7.1 The acceptable solution at clause 11.4.1 A1 requires a density of one


dwelling per 200m2 of site area.
     


6.7.2 The proposal includes a density of one dwelling per 114.5m2 of total site
area.


     
6.7.3 The proposal does not comply with the acceptable solution; therefore


assessment against the performance criterion is relied on. 
     
  6.7.4 The performance criterion at clause 11.4.1 P1 provides as follows:
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    Site area per dwelling may be:


(a) less than 200m2 if any of the following applies:
(i) the development contributes to a range of dwelling types and
sizes appropriate to the locality;
(ii) the development provides for a specific accommodation need,
such as aged care, special needs or student accommodation;


(b) more than 400m2 if any of the following applies:
(i) site constraints preclude development at a higher density;
(ii) the development is designed or located to make provision for
future development with a site area per dwelling of 400m2 or less. 


     
6.7.5 The applicant has indicated that the likely uptake of dwellings will be by


students, families of students, and academic and other university staff. 
Given the location of the application site, it is likely that the amenity
impacts for those living in that location would limit the desirability for
occupation of these dwelling by people with no connection to the
university.  Given the current shortage of student accommodation, this
proposal would address a portion of the current need.


There are also a variety of dwelling types and sizes to be provided on the
site.  The original dwellings at the front of the site are to be retained, with a
mixture of two and three bedroom dwellings being provided in the new
building.  It is considered that this mixture of dwelling sizes will contribute
to the range of dwelling types and sizes appropriate to the locality and will
help cater for the student population of the surrounding area.


     
6.7.6 The proposal complies with the performance criterion.


6.8 Setback and Building Envelope Part D 11.4.2 P3 
   
  6.8.1 The acceptable solution at clause 11.4.2 A3 requires that development fit


within a three dimensional envelope as described in the Planning
Scheme.


     
6.8.2 The proposal includes a new building which is outside the prescribed


building envelope on the north, south and east boundaries. 
     


6.8.3 The proposal does not comply with the acceptable solution; therefore
assessment against the performance criterion is relied on. 


     
  6.8.4 The performance criterion at clause 11.4.2 P3 provides as follows:
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    The siting and scale of a dwelling must: 


(a) not cause unreasonable loss of amenity by: 
(i) reduction in sunlight to a habitable room (other than a bedroom)
of a dwelling on an adjoining lot; or 
(ii) overshadowing the private open space of a dwelling on an
adjoining lot; or
(iii) overshadowing of an adjoining vacant lot; or 
(iv) visual impacts caused by the apparent scale, bulk or
proportions of the dwelling when viewed from an adjoining lot; and 


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


     
6.8.5 Recent Tribunal decisions, including The House Family Office Pty Ltd v


Hobart City Council, have determined that when assessing an application
against the performance criterion, reference must not be had to the
building envelope authorised by the acceptable solution. That is, the
permitted building envelope does not provide the test of 'reasonableness'
against which a discretionary application is assessed. Instead, the
development must be assessed on its merits against the provisions of the
performance criterion; that is, (a) does the development cause an
unreasonable loss of amenity to adjoining neighbours by reduction in
sunlight to a habitable room (other than a bedroom) of a dwelling, by
overshadowing of a dwelling's private open space, or by visual impacts
caused by the apparent scale, bulk or proportions of the dwelling when
viewed from an adjoining lot, and (b) does the development provide
separation between dwellings on adjoining lots that is compatible with that
prevailing in the vicinity?


In relation to each of the above matters the following assessment is
provided: 


The orientation of the lot is such that the new building will not reduce
the sunlight to the habitable rooms of any dwellings on adjoining lots;
The orientation of the lot is such that the new building will not cause an
unreasonable degree of overshadowing of the private open space of
any dwellings on adjoining lots, with a small amount of the rear yard at
14 View Street being overshadowed in the later afternoon at the winter
solstice;
There are no vacant residential lots adjoining the site.
The building faces a facade of the University Law School which has
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limited office and classroom windows with views across the site.
Similarly, the building will face a carpark on the land to the north of the
application site. The dwelling to the east has a significant outbuilding
(approximately 3.8m4m high) which screens the majority of the
proposed new building from the rear yard, and the entire building from
the dwelling that is on that site. As such, the scale of the building is not
considered unreasonable.
Buildings on surrounding blocks are quite closely located, providing
little separation between them. As such, the separation offered by the
proposal is considered consistent with and adequate for the
surrounds.


     
6.8.6 The proposal complies with the performance criterion.


6.9 Private Open Space  Part D 11.4.3 P2 
   
  6.9.1 The acceptable solution at clause 11.4.3 A2 requires dwellings 1, 2 and 3


and the existing dwellings to have a minimum of 50m2 of private open
space, with a minimum of 24m2 that is level, northfacing, a minimum of
3m wide and directly adjacent to and accessible from a habitable room.  It
also requires that the remainder of the dwellings have a minimum of
12m2 of private open space that is level, north facing, a minimum of 2m
wide and directly adjacent to and accessible from a habitable room.


     
6.9.2 The proposal includes insufficient compliant private open space for all


dwellings.
     


6.9.3 The proposal does not comply with the acceptable solution; therefore
assessment against the performance criterion is relied on. 


     
  6.9.4 The performance criterion at clause 11.4.3 A1 provides as follows:
     
    A dwelling must have private open space that: 


(a) includes an area that is capable of serving as an extension of
the dwelling for outdoor relaxation, dining, entertaining and
children’s play that is:
(i) conveniently located in relation to a living area of the dwelling;
and
(ii) orientated to take advantage of sunlight;


unless the projected requirements of the occupants are
considered to be satisfied by communal open space or public
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open space in close proximity.
     


6.9.5 Each dwelling has an area of private open space that is capable of acting
as an extension to the living area that is conveniently located and that will
take advantage of available sunlight, albeit that the dwellings towards the
southern end of the building will have a lower degree of access to sunlight
than other dwellings.  In addition to this, there are numerous recreation
trails, reserve areas and parks in close proximity to the site, enabling
alternatives for outdoor recreation.


     
6.9.6 The proposal complies with the performance criterion.


6.10 Sunlight  Part D 11.4.4 P1 
   
  6.10.1 The acceptable solution at clause 10.4.4 A1 requires all dwellings to have


a habitable room with a window facing within 30 degrees of north.
     


6.10.2 The proposal includes dwellings 2,3, 6, and 7 with eastfacing habitable
rooms, and dwellings 7 and 11 with westfacing habitable rooms. 


     
6.10.3 The proposal does not comply with the acceptable solution; therefore


assessment against the performance criterion is relied on. 
     
  6.10.4 The performance criterion at clause 11.4.4 P1 provides as follows:
     
    A dwelling must be sited and designed so as to allow sunlight to


enter at least one habitable room (other than a bedroom).
     


6.10.5 All dwellings that do not have northfacing habitable room windows will
either receive morning or afternoon sunlight.


     
6.10.6 The proposal complies with the performance criterion.


6.11 Privacy  Part D 11.4.6 P1
   
  6.11.1 The acceptable solution at clause 11.4.6 A1 requires decks to be a


minimum of 3m from side and rear boundaries, or to have a minimum
1.7m high privacy screen.


     
6.11.2 The proposal includes decks to dwellings 411 that are within 3m of side


boundaries without any proposed screening.
     


6.11.3 The proposal does not comply with the acceptable solution; therefore
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assessment against the performance criterion is relied on. 
     
  6.11.4 The performance criterion at clause 11.4.6 P1 provides as follows:
     
    P1  A balcony, deck, roof terrace, parking space or carport


(whether freestanding or part of the dwelling) that has a finished
surface or floor level more than 1m above natural ground level,
must be screened, or otherwise designed, to minimise overlooking
of:


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


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


(c) an adjoining vacant residential lot.
     


6.11.5 The adjacent property to the north is a doctor's surgery, with its car
parking located to the rear, adjacent to the proposed new decks.  The
adjacent property to the south is the University of Tasmania, specifically
the law school and access and car parking for the sports centre. As such,
there is no need to consider privacy for either of the adjacent properties,
as there is no dwelling on either property.


     
6.11.6 The proposal complies with the performance criterion.


6.12 Waste Storage for Multiple Dwellings  Part D 11.4.8 P1 
   
  6.12.1 The acceptable solution at clause 11.4.8 A1 requires that waste storage


for multiple dwellings be located behind the dwellings.
     


6.12.2 The proposal includes waste storage in an enclosure at the front of the
property, on the opposite side of the access driveway / right of way to the
law school. 


     
6.12.3 The proposal does not comply with the acceptable solution; therefore


assessment against the performance criterion is relied on. 
     
  6.12.4 The performance criterion at clause 11.4.8 P1 provides as follows:
     
    A multiple dwelling development must provide storage, for waste


and recycling bins, that is: 


(a) capable of storing the number of bins required for the site; and
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(b) screened from the frontage and dwellings; and


(c) if the storage area is a communal storage area, separated from
dwellings on the site to minimise impacts caused by odours and
noise.


     
6.12.5 The bin storage area is of sufficient size to meet the needs of the


occupants of the site.  It is separated from the dwellings on the site and is
screened to prevent views of the bins from both the dwellings and from the
street.


     
6.12.6 The proposal complies with the performance criterion.


6.13 Existing Road Accesses and Junctions  Part E E5.5.1 P3
   
  6.13.1 The acceptable solution at clause E5.5.1 A3 requires an increase in traffic


using an existing access to be no greater than 20% or 40 vehicle
movements per day.


     
6.13.2 The proposal includes an increase of 160 vehicle movements per day.


     
6.13.3 The proposal does not comply with the acceptable solution; therefore


assessment against the performance criterion is relied on. 
     
  6.13.4 The performance criterion at clause E5.5.1 P3 provides as follows:
     
    Any increase in vehicle traffic at an existing access or junction in


an area subject to a speed limit of 60km/h or less, must be safe
and not unreasonably impact on the efficiency of the road, having
regard to:


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


(b) the nature of the traffic generated by the use;


(c) the nature and efficiency of the access or the junction;


(d) the nature and category of the road;


(e) the speed limit and traffic flow of the road;


(f) any alternative access to a road;
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(g) the need for the use;


(h) any traffic impact assessment; and


(i) any written advice received from the road authority.
     


6.13.5 The proposal has been assessed by the Council's Senior Development
Engineer, who has advised that:


     
    The TIA states that there will be an increase of 60vpd for the


apartment complex car parking area.
The existing access is shared with the University and has around
18 car parking spaces.
TIA Figure 4.1 and 4.2 show 15 and 16 vph, which equates to an
estimate of 160vpd on the basis of the peak hour being 10% of
total daily traffic.


On this basis, the intensification of use does not comply with A3,
and will need assessment [against] P3 as the intensification is
greater than 20% and 40vpd.
The TIA states that: 
There are no concerns with an increase of this level to the future
traffic volumes along Grosvenor Street, Alexander Street or the
site access street or also through the intersection of these streets.
The addition of some six vehicles/hour to the traffic volume on
these streets is not of concern as this will not create any
operational issues. 


In this case, more than adequate gaps will be available in the
opposing traffic streams at Grosvenor Street/Alexander
Street/Grosvenor Crescent/site access street intersection such that
turning motorists will experience minimal delay and queuing.
The expected future traffic conflict at the intersection will be less
than 400 vehicles/hour, allowing for some significant growth in
UTAS traffic through the intersection. 


On this basis SDE is supportive of approval under P3.
     


6.13.6 The proposal complies with the performance criterion.


6.14 Number of Parking Spaces  Part E E6.6.1 P1 
   
  6.14.1 The acceptable solution at clause E6.6.1 A1 requires the proposed
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development to have two onsite car parking spaces per multiple dwelling
plus 1 visitor space per 4 dwellings (rounded up to the nearest whole
number).  This equates to 26 spaces for the 13 dwellings plus 4 visitor
spaces, giving a total of 30 spaces being required to meet the acceptable
solution.


     
6.14.2 The application proposes 14 onsite spaces, two of which are accessed


from Grosvenor Street in a jockey arrangement.  None of the proposed
spaces have been designated for visitors.


     
6.14.3 The proposal does not comply with the acceptable solution; therefore


assessment against the performance criterion is relied on. 
     
  6.14.4 The performance criterion at clause E6.6.1 P1 provides as follows:
     
    The number of onsite car parking spaces must be sufficient to


meet the reasonable needs of users, having regard to all of the
following:


(a) car parking demand;


(b) the availability of onstreet and public car parking in the
locality;


(c) the availability and frequency of public transport within a 400m
walking distance of the site;


(d) the availability and likely use of other modes of transport;


(e) the availability and suitability of alternative arrangements for
car parking provision;


(f) any reduction in car parking demand due to the sharing of car
parking spaces by multiple uses, either because of variation of car
parking demand over time or because of efficiencies gained from
the consolidation of shared car parking spaces;


(g) any car parking deficiency or surplus associated with the
existing use of the land;


(h) any credit which should be allowed for a car parking demand
deemed to have been provided in association with a use which
existed before the change of parking requirement, except in the
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case of substantial redevelopment of a site;


(i) the appropriateness of a financial contribution in lieu of parking
towards the cost of parking facilities or other transport facilities,
where such facilities exist or are planned in the vicinity;


(j) any verified prior payment of a financial contribution in lieu of
parking for the land;


(k) any relevant parking plan for the area adopted by Council;


(l) the impact on the historic cultural heritage significance of the
site if subject to the Local Heritage Code;


(m) whether the provision of the parking would result in the loss,
directly or indirectly, of one or more significant trees listed in the
Significant Trees Code.


     
6.14.5 Council's Senior Development Engineer has assessed the application


and has advised as follows:
     
    TIA states there will be 1x parking space per dwelling minimum,


and that the site is close to buses, bicycle parking will be provided,
there [are] likely to be [residents] who work/study at the university
and as such have no need for vehicles. On the basis that at least
1x parking space will be available for each dwelling this is
supported under Performance Criteria.
It is noted that there are a number of representations on parking
grounds. Many provide sound arguments which I have raised with
Council's Manager Traffic Engineering whom has advised that
they are supportive of this development as there is one car
parking space per dwelling and that this aligns with Hobart's
Transport Strategy of moving towards a city with more cycling,
public transport etc.
(a) Demand is likely to be less than typical dwellings (Table E6.1)
due to the likely tenants being associated with study at the
university.
(b) No on street available in the area for tenants, but timed parking
will provide area for visitors.
(c) Public transport near by
(d) Other modes of transport likely as in close proximity to
University so students can cycle and walk
(e) No other arrangements


Page: 18 of 34







(f) No sharing
(g) 2x existing deficiency.
(h) No Credit
(i) No Financial Contribution
(j) No Prior Payment
(k) No Parking Plan
(l) No heritage influencing parking
(m) No Significant Trees


     
  6.14.6 The above assessment is supported.
     


6.14.7 The proposal complies with the performance criterion.


6.15 Layout of Parking Area  Part E E6.7.5 P1 
   
  6.15.1 The acceptable solution at clause E6.7.5 A1 requires side clearances for


parking spaces of 300mm each side (600mm total).
     


6.15.2 The proposal includes a combined total clearance for spaces of 500mm.
     


6.15.3 The proposal does not comply with the acceptable solution; therefore
assessment against the performance criterion is relied on. 


     
  6.15.4 The performance criterion at clause E6.7.5 P1 provides as follows:
     
    The layout of car parking spaces, access aisles, circulation


roadways and ramps must be safe and must ensure ease of
access, egress and manoeuvring onsite.


     
6.15.5 The proposal has been assessed by the Council's Senior Development


Engineer, who has advised as follows:
     
    This is approvable under Performance Criteria as 300mm on one


side and 200mm on the other is acceptable for a regular user of
the car parking space, given this is only one space and that the
aisle width means that the vehicle is still able to enter and exit the
parking space in a single movement.


     
6.15.6 The proposal complies with the performance criterion.


6.16 Stormwater Drainage and Disposal  Part E E7.7.1 P2
   
  6.16.1 The acceptable solution at clause E7.7.1 A2 requires water sensitive
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urban design for development of this scale.
     


6.16.2 The proposal includes no provision of water sensitive urban design.
     


6.16.3 The proposal does not comply with the acceptable solution; therefore
assessment against the performance criterion is relied on. 


     
  6.16.4 The performance criterion at clause 7.7.1 P2 provides as follows:
     
    A stormwater system for a new development must incorporate a


stormwater drainage system of a size and design sufficient to
achieve the stormwater quality and quantity targets in accordance
with the State Stormwater Strategy 2010, as detailed in Table E7.1
unless it is not feasible to do so.


     
6.16.5 The proposal has been assessed by the Council's Senior Development


Engineer, who has advised as follows:
     
    Clause is triggered due to parking and impervious area. Applicant


proposes mechanical treatment method which requires
assessment under Performance Criteria.
Approved under P2 of Clause E7.7.1 subject to condition.


     
6.16.6 The proposal complies with the performance criterion.


6.17 Development Standards for Heritage Precincts  Part E E13.8 
   
  6.17.1 There is no acceptable solution for clause E13.8. 
     


6.17.2 The proposal includes the construction of an apartment block in the rear
yards of two existing houses, 59 and 61 Grosvenor Street. The properties
have had several recent planning applications. There is a currently
approved proposal for redevelopment of the two properties. The
properties fall within a Heritage Precinct under the new interim planning
scheme (Hobart Interim Planning Scheme 2015).


     
6.17.3 There is no acceptable solution; therefore assessment against the


performance criterion is relied on. 
     
  6.17.4 The performance criterion at clause E13.8 provide as follows:
     
    13.8.1 


P1  Demolition must not result in the loss of any of the following:
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(a) buildings or works that contribute to the historic cultural
heritage significance of the precinct;


(b) fabric or landscape elements, including plants, trees, fences,
paths, outbuildings and other items, that contribute to the historic
cultural heritage significance of the precinct;
unless all of the following apply;
(i) there are, environmental, social, economic or safety reasons of
greater value to the community than the historic cultural heritage
values of the place;
(ii) there are no prudent or feasible alternatives;
(iii) opportunity is created for a replacement building that will be
more complementary to the heritage values of the precinct.


13.8.2
P1  Design and siting of buildings and works must not result in
detriment to the historic cultural heritage significance of the
precinct, as listed in Table E13.2.


P2  Design and siting of buildings and works must comply with
any relevant design criteria / conservation policy listed in Table
E13.2, except if a heritage place of an architectural style different
from that characterising the precinct.


P3  Extensions to existing buildings must not detract from the
historic cultural heritage significance of the precinct.


P4  New front fences and gates must be sympathetic in design,
(including height, form, scale and materials), and setback to the
style, period and characteristics of the precinct.


P5  The removal of areas of landscaping between a dwelling and
the street must not result in the loss of elements of landscaping
that contribute to the historic cultural significance or the
streetscape values and character of the precinct.


     
6.17.5 The application has been assessed by the Council's Cultural Heritage


Officer, who has provided the following advice:
     
    It could be argued that the development of the rear yards of the


existing buildings could result in detriment to the historic cultural
heritage significance of the precinct, and that such development is
not a desirable pattern for protection of heritage values within the
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precinct. A case could be made that the proposal fails to to meet
the Performance Criteria P1 of E13.8.2. Weighing against this
argument are (a) the fact that the rear yards do not have the
appearance of traditional back gardens but are currently used for
informal car parking; (b) the fact that the two properties are
sandwiched between a commercial venture (consulting rooms) to
the north and the university to the south and (c) the fact that the
proposal involves the retention of the primary significant structures
which contribute to the overall streetscape. The statement
provided by the applicant is supported.


The merits of the current proposal should also be considered in
the context of the existing approved development proposals for
the site. 


In light of the above, it is considered that the proposal, could meet
the relevant performance criteria of the Heritage Code.


     
6.17.6 The proposal complies with the performance criterion.


7.  Discussion


7.1 Planning approval is sought for partial demolition, alterations and 13 multiple
dwellings (two existing, 11 new) at 59 and 61 Grosvenor Street and 2 Churchill
Avenue, Sandy Bay.


   
7.2 The application was advertised and received twenty five representations. The


representations raised concerns including density, building envelope, car parking,
sunlight, heritage, pedestrian and vehicle safely, amenity / privacy, precedent,
potential flooding, neighbourhood character, and private open space.


   
7.3 The proposal has been assessed against the relevant provisions of the planning


scheme and is considered to perform well.
   
7.4 The proposal has been assessed by other Council officers, including the Council's


Senior Development Engineer, Cultural Heritage Officer, Cadastral Surveyor and
Civil Engineer. The officers have raised no objection to the proposal, subject to
conditions. 


   
7.5 The application has been assessed by TasWater, who have provided conditions


for approval should a permit be issued.
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7.6 The proposal is recommended for approval.


8.  Conclusion


8.1 The proposed partial demolition, alterations and 13 multiple dwellings (two existing,
11 new) at 59 and 61 Grosvenor Street and 2 Churchill Avenue, Sandy
Bay satisfies the relevant provisions of the Hobart Interim Planning Scheme 2015,
and as such is recommended for approval.
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That:


9.  Recommendations


Pursuant to the Hobart Interim Planning Scheme 2015, the Council approve the
application for partial demolition, alterations and 13 multiple dwellings (two
existing, 11 new) at 59 and 61 Grosvenor Street and 2 Churchill Avenue, Sandy
Bay for the reasons outlined in the officer’s report and a permit containing the
following conditions be issued:


GEN


The use and/or development must be substantially in accordance with the
documents and drawings that comprise PLN18760 59 & 61 GROSVENOR
STREET AND 2 CHURCHILL AVENUE SANDY BAY TAS 7005  Final Planning
Documents, except where modified below.


Reason for condition


To clarify the scope of the permit.


TW


The use and/or development must comply with the requirements of TasWater
as detailed in the form Submission to Planning Authority Notice, Reference
No. TWDA 2018/01934HCC dated 04/12/2018 as attached to the permit. 


Reason for condition


To clarify the scope of the permit.


ENG sw1


The development (including hardstand) must be drained to a piped system.
The new private stormwater connection must be constructed, and any existing
connections be abandoned and sealed at the owner’s expense prior to
occupation.


Detailed engineering drawings must be submitted and approved, prior to
commencement of work. The detailed engineering drawings must include:


1.  the location of the proposed connection and all existing connections to
be abandoned;


2.  the size and design of the connection such that it is appropriate to
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safely service the development;
3.  written permission for the works outside 59 and 61 Grosvenor St. 
4.  Certify that the receiving stormwater pipe has sufficient capacity.


All work required by this condition must be undertaken in accordance with the
approved engineering drawings. 
 
Advice: The applicant is advised to submit detailed design drawings as part of the
plumbing permit application in this instance as the receiving stormwater pipe which
your development is proposing to connect to is actually a private stormwater main
owned by Utas on Utas land. (The Utas main connects to Council's stormwater
system near Sandy Bay Road and the system upstream of this point has been
considered as a shared private stormwater system).


Reason for condition


To ensure that stormwater from the site will be discharged to a suitable Council
approved outlet.


ENG sw7


Stormwater pre treatment for storm water discharges from the development
must be installed prior to commencement of use.


The stormwater pretreatment system must incorporate a treatment system of
a size and design sufficient to achieve the stormwater quality targets in
accordance with the State Stormwater Strategy 2010.


The stormwater pretreatment system must be maintained during the life of the
development.
 
Advice: Failure to ensure consistency between the stormwater treatment system
proposed in the planning application documentation and plumbing permit
application documentation may result in delays in the issue of any approval under
the Building Act 2016.


Reason for condition 


To avoid the possible pollution of drainage systems and natural watercourses, and to
comply with relevant State legislation.


ENG sw8


Page: 25 of 34







A 3,400 litre stormwater detention system must be installed to limit stormwater
discharges from the development to 14.8 L/s for a 5 minute 5% AEP storm
event, prior to first occupation.


A detailed detention design must be submitted and approved by Council, prior
to the issuing of any plumbing approval under the Building Act 2016. The
design must:


1.  be prepared by a suitably qualified engineer,
2.  include design drawings of the detention tank showing the layout, the


inlet and outlet (including long section), the overflow mechanism.
3.  include a Stormwater Management Summary Plan that outlines the


obligations for future property owners to stormwater management,
including a maintenance plan which outlines the operational and
maintenance measures to check and ensure the ongoing effective
operation of all systems, such as: inspection frequency; cleanout
procedures; descriptions and diagrams of how the installed systems
operate; details of the life of assets and replacement requirements.


All work required by this condition must be undertaken and maintained in
accordance with the approved stormwater management report and design.


Advice: 


The applicant is required to submit detailed design documentation to satisfy
this condition via Council's planning condition endorsement process (noting
there is a fee associated with condition endorsement approval of engineering
drawings [see general advice on how to obtain condition endorsement and for
fees and charges]). This is a separate process to any plumbing approval
under the Building Act 2016.
Once the stormwater management report and design has been approved the
Council will issue a condition endorsement.
It is advised that documentation for condition endorsement is lodged well
before a Building / Plumbing Permit is required, as failure to address design
requirements until Building / Plumbing Permit stage may result in unexpected
delays.


Reason for condition 


To ensure that the stormwater runoff quantity is managed to take into account the
limited receiving capacity of the downstream Council stormwater infrastructure.


ENG tr2
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A construction traffic and parking management plan must be implemented
prior to the commencement of work on the site (including demolition).


The construction traffic (including cars, public transport vehicles, service
vehicles, pedestrians and cyclists) and parking management plan must be
submitted and approved, prior to any approval under the Building Act 2016
(including demolition). The construction traffic and parking management plan
must:


1.  Be prepared by a suitably qualified person. 
2.  Develop a communications plan to advise the wider community of the


traffic and parking impacts during construction.
3.  Include a start date and finish dates of various stages of works.
4.  Include times that trucks and other traffic associated with the works will


be allowed to operate.
5.  Nominate a superintendant, or the like, to advise the Council of the


progress of works in relation to the traffic and parking management with
regular meetings during the works.


All work required by this condition must be undertaken in accordance with the
approved construction traffic and parking management plan.


Advice: 
Once the construction traffic and parking management plan has been approved, the Council


will issue a condition endorsement (see general advice on how to obtain condition


endorsement).


 Where building approval is also required, it is recommended that documentation for condition


endorsement be submitted well before submitting documentation for building approval. Failure


to address condition endorsement requirements prior to submitting for building approval may


result in unexpected delays.


Reason for condition 


To ensure the safety of vehicles entering and leaving the development and the safety
and access around the development site for the general public and adjacent
businesses.


ENG 3a


The access driveway, circulation roadways, ramps and parking module
(parking spaces, aisles and manoeuvring area) must be designed and
constructed in accordance with Australian Standard AS/NZS2890.1:2004
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(including the requirement for vehicle safety barriers where required) with the
exception of the following:


1.  The blind aisle end widening for car parking space 01 to be a minimum
of 700mm wide, with an aisle width of 6.0m.


2.  The maximum aisle gradient within the site to be 6.5%
3.  The minimum side clearance for the design envelope for 61 Grosvenor


Street car parking space to be 250mm.


Advice: 
 It is advised that designers consider the detailed design of the access and
parking module prior to finalising the Finished Floor Level (FFL) of the
parking spaces (especially if located within a garage incorporated into the
dwelling), as failure to do so may result in difficulty complying with this
condition.


Reason for condition


To ensure the safety of users of the access and parking module, and compliance with
the relevant Australian Standard.


ENG 3c


The access driveway, circulation roadways, ramps and parking module
(parking spaces, aisles and manoeuvring area) must be constructed in
accordance with Condition ENG 3a. 
 
Prior to the first occupation, documentation by a suitably qualified engineer
certifying that the access driveway and parking module has been constructed
in accordance with the above drawings must be lodged with Council.


Advice: 
 Certification may be submitted to Council as part of the Building Act 2016
approval process or via condition endorsement (see general advice on how to
obtain condition endorsement). It is noted that the certification is not to ensure
structural integrity but rather to ensure compliance with AS2890.1 (and
relaxations associated with Condition ENG 3a).


Reason for condition


To ensure the safety of users of the access and parking module, and compliance with
the relevant Australian Standard.
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ENG 4


The access driveway and parking module (car parking spaces, aisles and
manoeuvring area) approved by this permit must be constructed to a sealed
standard (spray seal, asphalt, concrete, pavers or equivalent Council
approved) and surface drained to the Council's stormwater infrastructure prior
to the first occupation.


Reason for condition


To ensure the safety of users of the access driveway and parking module, and that it
does not detract from the amenity of users, adjoining occupiers or the environment by
preventing dust, mud and sediment transport.


ENG 5


The number of parking spaces approved on the site is:


1.  Fourteen (14) User Class 1A car parking spaces
2.  A minimum number of Class B (AS2890.3) bicycle parking spaces of six


(6) [secure tenant parking]
3.  A minimum number of Class C (AS2890.3) bicycle parking spaces of two


(2) [visitor parking]


Prior to first occupation:
All car parking spaces must be delineated by means of white or yellow
lines 80mm to 100mm wide, or white or yellow pavement markers in
accordance with Australian Standards AS/NZS 2890.1 2004.
All bicycle parking spaces must be installed in accordance with AS/NZS
2890.3 2015.
Install signage (in accordance with AS1742.11 2009 or Council approved
equivalent) at the entrance to the main car parking area indicating that
the parking area is for residents only;


Reason for condition 


To ensure the provision of parking for the use is safe and efficient. 


ENG 1
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Any damage to council infrastructure resulting from the implementation of this
permit, must, at the discretion of the Council:


1.  Be met by the owner by way of reimbursement (cost of repair and
reinstatement to be paid by the owner to the Council); or


2.  Be repaired and reinstated by the owner to the satisfaction of the
Council.


  
A photographic record of the Council's infrastructure adjacent to the subject
site must be provided to the Council prior to any commencement of works. 


A photographic record of the Council’s infrastructure (e.g. existing property
service connection points, roads, buildings, stormwater, footpaths, driveway
crossovers and nature strips, including if any, preexisting damage) will be
relied upon to establish the extent of damage caused to the Council’s
infrastructure during construction. In the event that the owner/developer fails
to provide to the Council a photographic record of the Council’s infrastructure,
then any damage to the Council's infrastructure found on completion of works
will be deemed to be the responsibility of the owner.


Reason for condition


To ensure that any of the Council's infrastructure and/or siterelated service
connections affected by the proposal will be altered and/or reinstated at the owner’s full
cost.


ENV 2


Sediment and erosion control measures, in accordance with an approved soil
and water management plan (SWMP), must be installed prior to the
commencement of work and maintained until such time as all disturbed areas
have been stabilised and/or restored or sealed to the Council’s satisfaction.


A SWMP must be submitted prior to the issue of any approval under the
Building Act 2016 or the commencement of work, whichever occurs first. The
SWMP must be prepared in accordance with the Soil and Water Management
on Building and Construction Sites fact sheets (Derwent Estuary Program,
2008), available here. 


All work required by this condition must be undertaken in accordance with the
approved SWMP. 


Advice: Once the SWMP has been approved, the Council will issue a condition
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endorsement (see general advice on how to obtain condition endorsement).


Where building approval is also required, it is recommended that documentation for
condition endorsement be submitted well before submitting documentation for
building approval. Failure to address condition endorsement requirements prior to
submitting for building approval may result in unexpected delays.


Reason for Condition


To avoid the pollution and sedimentation of roads, drains and natural watercourses
that could be caused by erosion and runoff from the development.


ADVICE


The following advice is provided to you to assist in the implementation of the planning
permit that has been issued subject to the conditions above. The advice is not
exhaustive and you must inform yourself of any other legislation, bylaws, regulations,
codes or standards that will apply to your development under which you may need to
obtain an approval. Visit the Council's website for further information.


Prior to any commencement of work on the site or commencement of use the following
additional permits/approval may be required from the Hobart City Council.


CONDITION ENDORSEMENT ENGINEERING


All engineering drawings required to be submitted and approved by this planning
permit must be submitted to the City of Hobart as a CEP (Condition Endorsement) via
the City’s Online Service Development Portal. When lodging a CEP, please reference
the PLN number of the associated Planning Application. Each CEP must also include
an estimation of the cost of works shown on the submitted engineering drawings. Once
that estimation has been confirmed by the City’s Engineer, the following fees are
payable for each CEP submitted and must be paid prior to the City of Hobart
commencing assessment of the engineering drawings in each CEP:


Value of Building Works Approved by Planning Permit Fee:
Up to $20,000: $150 per application.
Over $20,000: 2% of the value of the works as assessed by the City's Engineer
per assessment.


These fees are additional to building and plumbing fees charged under the Building
and Plumbing Regulations.


Once the CEP is lodged via the Online Service Development Portal, if the value of
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building works approved by your planning permit is over $20,000, please contact the
City’s Development Engineer on 6238 2715 to confirm the estimation of the cost of
works shown on the submitted engineering drawings has been accepted. 


Once confirmed, pleased call one of the City’s Customer Service Officers on 6238
2190 to make payment, quoting the reference number (ie. CEP number) of the
Condition Endorsement you have lodged. Once payment is made, your engineering
drawings will be assessed.


BUILDING PERMIT


You may need building approval in accordance with the Building Act 2016. Click
here for more information. 


This is a Discretionary Planning Permit issued in accordance with section 57 of
the Land Use Planning and Approvals Act 1993.


PLUMBING PERMIT


You may need plumbing approval in accordance with the Building Act 2016, Building
Regulations 2016 and the National Construction Code. Click here for more
information.


OCCUPATION OF THE PUBLIC HIGHWAY


You may require a permit for the occupation of the public highway for construction or
special event (e.g. placement of skip bin, crane, scissor lift etc). Click here for more
information. 


You may require a Permit to Open Up and Temporarily Occupy a Highway (for work in
the road reserve). Click here for more information. 


PERMIT TO CONSTRUCT PUBLIC INFRASTRUCTURE


You may require a permit to construct public infrastructure, with a 12 month
maintenance period and bond (please contact the Hobart City Council's City
Infrastructure Division to initiate the permit process).


STORM WATER


Please note that in addition to a building and/or plumbing permit, development must be
in accordance with the Hobart City Council’s Hydraulic Services By law. Click here for
more information. 
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WORK WITHIN THE HIGHWAY RESERVATION


Please note development must be in accordance with the Hobart City Council’s
Highways By law. Click here for more information. 


RIGHT OF WAY


The private right of way must not be reduced, restricted or impeded in any way, and all
beneficiaries must have complete and unrestricted access at all times.


You should inform yourself as to your rights and responsibilities in respect to the
private right of way particularly reducing, restricting or impeding the right during and
after construction.


TITLE ADHESION


An adhesion of your titles is required because a portion of your development is across
one or more title boundaries. Contact your solicitor or a registered land surveyor to
initiate the process.


WEED CONTROL


Effective measures are detailed in the Tasmanian Washdown Guidelines for Weed
and Disease Control: Machinery, Vehicles and Equipment (Edition 1, 2004). The
guidelines can be obtained from the Department of Primary Industries, Parks, Water
and Environment website.


NOISE REGULATIONS


Click here for information with respect to noise nuisances in residential areas.


FEES AND CHARGES


Click here for information on the Council's fees and charges.


DIAL BEFORE YOU DIG


Click here for dial before you dig information. 
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(Helen Ayers)
Acting Senior Statutory Planner


As signatory to this report, I certify that, pursuant to Section 55(1) of the Local Government Act
1993, I hold no interest, as referred to in Section 49 of the Local Government Act 1993, in matters
contained in this report.


 
(Rohan Probert) 
Manager Development Appraisal


As signatory to this report, I certify that, pursuant to Section 55(1) of the Local Government Act
1993, I hold no interest, as referred to in Section 49 of the Local Government Act 1993, in matters
contained in this report.


Date of Report: 7 January 2019


Attachment(s):
 
Attachment B  CPC Agenda Documents
 
Attachment C  Referral Officer Report (Cultural Heritage)
 
Attachment D  CPC Supporting Documents
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MATERIALS & FINISHES LEGEND


RW RENDERD WALL PAINT FINISH
SCN VERTICAL SCREEN PAINT FINSIH
BSC BARESTONE OR SIMILAR CLADDING
CGL CLEAR GLAZING POWDERCOAT FRAME
OGL OPAQUE GLAZING POWDERCOAT FRAME
BAL METAL BALUSTRADE POWDERCOAT FINISH
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BAL METAL BALUSTRADE POWDERCOAT FINISH
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SEARCH DATE : 30-Mar-2017
SEARCH TIME : 08.46 AM


DESCRIPTION OF LAND


  City of HOBART
  Lot 197 on Plan 55178 (formerly being P767)
  Derivation : Part of 65A-2R-0Ps Gtd to D Lord
  Prior CT 2789/81


SCHEDULE 1


  M505102  TRANSFER to GROSVENOR HOLDINGS (TAS) PTY LTD
           Registered 16-Mar-2015 at 12.01 PM


SCHEDULE 2


  Reservations and conditions in the Crown Grant if any
  D158190  MORTGAGE to Australia and New Zealand Banking Group 
           Limited   Registered 16-Mar-2015 at 12.02 PM


UNREGISTERED DEALINGS AND NOTATIONS 


  No unregistered dealings or other notations
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SEARCH DATE : 30-Mar-2017
SEARCH TIME : 08.47 AM


DESCRIPTION OF LAND


  City of HOBART
  Lot 1 on Sealed Plan 111773
  Derivation : Part of 65A-2R-0Ps. Gtd. to D. Lord
  Prior CT 55178/198


SCHEDULE 1


  M505102  TRANSFER to GROSVENOR HOLDINGS (TAS) PTY LTD
           Registered 16-Mar-2015 at 12.01 PM


SCHEDULE 2


  Reservations and conditions in the Crown Grant if any
  SP 111773 EASEMENTS in Schedule of Easements
  D158190  MORTGAGE to Australia and New Zealand Banking Group 
           Limited   Registered 16-Mar-2015 at 12.02 PM


UNREGISTERED DEALINGS AND NOTATIONS 


  No unregistered dealings or other notations
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DESCRIPTION OF LAND


  City of HOBART
  Lot 1 on Plan 111774
  Derivation : Part of 65A-2R-0Ps. Gtd. to D. Lord
  Prior CT 55178/198


SCHEDULE 1


  M505102  TRANSFER to GROSVENOR HOLDINGS (TAS) PTY LTD
           Registered 16-Mar-2015 at 12.01 PM


SCHEDULE 2


  Reservations and conditions in the Crown Grant if any
  BURDENING EASEMENT the full and free right of The Co-Operative 
           Estates Limited its successors and assigns and the 
           owners and occupiers of the time being of and part of 
           the Golf Links Estate of using all sewers and drains 
           now or hereafter to be made in or over any part 
           thereof with power at any time upon giving previous 
           reasonable notice to enter upon the said property to 
           make lay repair cleanse and maintain any pipes or 
           drains the person or persons entering to make good 
           any damage to the surface occasioned thereby provided 
           that any pipes or drains shall be laid within five 
           feet of the North Eastern or South Eastern boundaries 
           of the said land within described.
  SP 111773 BENEFITING EASEMENT: Right of carriageway over Right 
           of Way shown on Diagram No. 111774
  D158190  MORTGAGE to Australia and New Zealand Banking Group 
           Limited   Registered 16-Mar-2015 at 12.02 PM


UNREGISTERED DEALINGS AND NOTATIONS 


  No unregistered dealings or other notations


SEARCH OF TORRENS TITLE
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SEARCH DATE : 30-Mar-2017
SEARCH TIME : 08.46 AM


DESCRIPTION OF LAND


  City of HOBART
  Lot 197 on Plan 55178 (formerly being P767)
  Derivation : Part of 65A-2R-0Ps Gtd to D Lord
  Prior CT 2789/81


SCHEDULE 1


  M505102  TRANSFER to GROSVENOR HOLDINGS (TAS) PTY LTD
           Registered 16-Mar-2015 at 12.01 PM


SCHEDULE 2


  Reservations and conditions in the Crown Grant if any
  D158190  MORTGAGE to Australia and New Zealand Banking Group 
           Limited   Registered 16-Mar-2015 at 12.02 PM


UNREGISTERED DEALINGS AND NOTATIONS 


  No unregistered dealings or other notations
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SEARCH DATE : 30-Mar-2017
SEARCH TIME : 08.47 AM


DESCRIPTION OF LAND


  City of HOBART
  Lot 1 on Sealed Plan 111773
  Derivation : Part of 65A-2R-0Ps. Gtd. to D. Lord
  Prior CT 55178/198


SCHEDULE 1


  M505102  TRANSFER to GROSVENOR HOLDINGS (TAS) PTY LTD
           Registered 16-Mar-2015 at 12.01 PM


SCHEDULE 2


  Reservations and conditions in the Crown Grant if any
  SP 111773 EASEMENTS in Schedule of Easements
  D158190  MORTGAGE to Australia and New Zealand Banking Group 
           Limited   Registered 16-Mar-2015 at 12.02 PM


UNREGISTERED DEALINGS AND NOTATIONS 


  No unregistered dealings or other notations
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SEARCH DATE : 30-Mar-2017
SEARCH TIME : 08.49 AM


DESCRIPTION OF LAND


  City of HOBART
  Lot 1 on Plan 111774
  Derivation : Part of 65A-2R-0Ps. Gtd. to D. Lord
  Prior CT 55178/198


SCHEDULE 1


  M505102  TRANSFER to GROSVENOR HOLDINGS (TAS) PTY LTD
           Registered 16-Mar-2015 at 12.01 PM


SCHEDULE 2


  Reservations and conditions in the Crown Grant if any
  BURDENING EASEMENT the full and free right of The Co-Operative 
           Estates Limited its successors and assigns and the 
           owners and occupiers of the time being of and part of 
           the Golf Links Estate of using all sewers and drains 
           now or hereafter to be made in or over any part 
           thereof with power at any time upon giving previous 
           reasonable notice to enter upon the said property to 
           make lay repair cleanse and maintain any pipes or 
           drains the person or persons entering to make good 
           any damage to the surface occasioned thereby provided 
           that any pipes or drains shall be laid within five 
           feet of the North Eastern or South Eastern boundaries 
           of the said land within described.
  SP 111773 BENEFITING EASEMENT: Right of carriageway over Right 
           of Way shown on Diagram No. 111774
  D158190  MORTGAGE to Australia and New Zealand Banking Group 
           Limited   Registered 16-Mar-2015 at 12.02 PM


UNREGISTERED DEALINGS AND NOTATIONS 


  No unregistered dealings or other notations
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SEARCH DATE : 27-Sep-2016
SEARCH TIME : 01.49 PM
 
 


DESCRIPTION OF LAND
 
  City of HOBART
  Lot 1 on Plan 167424
  Derivation : Part of 251A-2R-18 2/10P Vested in the University 
  of Tasmania
  Prior CT 153995/1
 
 


SCHEDULE 1
 
  A800944 B382690 C21681 C411349  UNIVERSITY OF TASMANIA   
           Registered 03-Jun-2003 at noon
 
 


SCHEDULE 2
 
  Reservations and conditions in the Crown Grant if any
  SP153903 BENEFITING EASEMENT: (of that part of the said land 
           within described formerly comprised in Folio of the 
           Register Volume 153903 Folio 3) a right of drainage 
           over the Drainage Easement Variable Width shown on 
           P167424
  SP153903 BURDENING EASEMENT: right of drainage in favour of 
           Hobart City Council over the Drainage Easement 2.00 
           Wide shown on P167424
  SP153903 BURDENING EASEMENT: a right of drainage (appurtenant 
           to Lots 1 & 2 on SP153903) over the Drainage 
           Easements 2.00 Wide shown on P167424
  C973919  BURDENING GAS SUPPLY EASEMENT and ancillary rights 
           (fully defined therein) for the benefit of Tas Gas 
           Networks Pty Ltd over the Gas Supply Easement 'P' and 
           Gas Supply Easement 'Q' shown passing through the 
           said land within described on P.167424 (Subject to 
           Conditions)  Registered 28-Jun-2011 at noon
  C973920  BURDENING TELECOMMUNICATIONS EASEMENT with the 
           benefit of a restriction as to user of land in favour 
           of Tas The Crown over the land marked Easement for 
           Services 'T' and Easement for Services 'V' on P.
           167424 (Subject to Conditions)  Registered 
           28-Jun-2011 at noon
  SP167420 BURDENING EASEMENT: Right of Carriageway (appurtenant 
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           to Lots 1 & 2 on SP167420) over the Rights of Way 'A' 
           & 'B' variable width on P167424
  SP167420 BURDENING EASEMENT: Right of Carriageway (appurtenant 
           to Lot 1 on SP167420) over the Right of Way 'C' 
           variable width on P167424
  SP167420 BURDENING EASEMENT: a pipeline easement (appurtenant 
           to Lot 2 on SP167420) over the Pipeline Easement 0.60 
           wide on P167424
  D137394  BURDENING ELECTRICITY INFRASTRUCTURE EASEMENT with 
           the benefit of a restriction as to user of land in 
           favour of Tasmanian Networks Pty Ltd over the land 
           marked Electricity Infrastructure Easement on Plan 
           167424 (Subject to Provisions)   Registered 
           13-May-2015 at noon
  C560395  BURDENING EASEMENT: a Pipeline Easement in favour of 
           Hobart City Council over the Pipeline Easement 3.00 
           wide on Plan 167424  Registered 18-Apr-2008 at noon
  C188641  LEASE to OPTUS MOBILE PTY LTD of a leasehold estate 
           for the term of "ten years from 1-May-2009" (of 
           portion of the said land within described as defined 
           therein)  Registered 09-Sep-1999 at 12.01 PM
  C248926  LEASE to COMMONWEALTH SCIENTIFIC AND INDUSTRIAL 
           RESEARCH ORGANISATION of a leasehold estate for the 
           term of 99 years from 1-Jan-1999 (of Lot 1 on P.
           127885 only)  Registered 04-Oct-2000 at noon
           Leasehold Title(s) issued: 127885/1
  C274695  CAVEAT by University Co-operative Bookshop Limited 
           "against portion of the land as described therein"  
           Registered 23-Jan-2001 at noon
  C840784  ADHESION ORDER under Section 110 of the Local 
           Government (Building and Miscellaneous Provisions) 
           Act 1993  Registered 28-May-2008 at noon
  C907046  CAVEAT by University Co-operative Bookshop Limited 
           affecting such portion of the said land within 
           described as shown hatched on the plan attached 
           thereto  Registered 28-Apr-2009 at 12.01 PM
 
 


UNREGISTERED DEALINGS AND NOTATIONS 
 
  No unregistered dealings or other notations
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Submission to Planning Authority Notice 


Council Planning 
Permit No. 


PLN-18-760 
Council notice 
date 


27/11/2018 


TasWater details 


TasWater 
Reference No. 


TWDA 2018/01934-HCC Date of response 04/12/2018 


TasWater 
Contact 


Phil Papps Phone No. (03) 6237 8246 


Response issued to 


Council name HOBART CITY COUNCIL 


Contact details coh@hobartcity.com.au  


Development details 


Address 59 GROSVENOR ST, SANDY BAY Property ID (PID) 5614968 


Description of 
development 


Partial demolition, alterations and 13 multiple dwellings (two existing, 11 new) 


Schedule of drawings/documents 


Prepared by Drawing/document No. Revision No. Date of Issue 


Rare Site Services Plan / CDA01 B 23/11/2018 


Conditions 


Pursuant to the Water and Sewerage Industry Act 2008 (TAS) Section 56P(1) TasWater imposes the 
following conditions on the permit for this application: 


CONNECTIONS, METERING & BACKFLOW 


1. A suitably sized metered water property connection must be provided to service the domestic and 
fire demands of the proposed development in accordance with TasWater standards. 


2. Any removal/supply and installation of water meters and/or the removal of redundant and/or 
installation of new and modified property service connections must be carried out by TasWater at 
the developer’s cost. 


ASSET CREATION & INFRASTRUCTURE WORKS (SEWER MAIN DIVERSION) 


3. Plans submitted with the application for Engineering Design Approval must, to the satisfaction of 
TasWater show, all existing, redundant and/or proposed property services and mains. 


4. Prior to applying for a Permit to Construct new TasWater infrastructure the developer must obtain 
Engineering Design Approval for the new infrastructure. The application for Engineering Design 
Approval must include engineering design plans prepared by a suitably qualified person showing the 
hydraulic servicing requirements for the sewer main realignment to TasWater’s satisfaction.   


5. Prior to works commencing, a Permit to Construct must be applied for and issued by TasWater. All 
infrastructure works must be inspected by TasWater and be to TasWater’s satisfaction.  


6. In addition to any other conditions in this permit, all works must be constructed under the 
supervision of a suitably qualified person in accordance with TasWater’s requirements.   


7. Prior to the issue of a Certificate of Water and sewerage Compliance (Building and/or Plumbing) all 
additions, extensions, alterations or upgrades to TasWater’s water and sewerage infrastructure 
required to service the development are to be constructed at the expense of the developer to the 
satisfaction of TasWater, with live connections performed by TasWater. 


8. After testing to TasWater’s requirements, of newly created works, the developer must apply to 
TasWater for connection of these works to existing TasWater infrastructure, at the developer’s cost. 
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9. At practical completion of the water and sewerage works and prior to applying to TasWater for a 
Certificate of Water and Sewerage Compliance (Building and/or Plumbing), the developer must 
obtain a Certificate of Practical Completion from TasWater for the works that will be transferred to 
TasWater.  To obtain a Certificate of Practical Completion: 


a. Written confirmation from the supervising suitably qualified person certifying that the 
works have been constructed in accordance with the TasWater approved plans and 
specifications and that the appropriate level of workmanship has been achieved; 


b. A request for a joint on-site inspection with TasWater’s authorised representative must be 
made; 


c. Security for the twelve (12) month defects liability period to the value of 10% of the works 
must be lodged with TasWater.  This security must be in the form of a bank guarantee; 


d. As constructed drawings must be prepared by a suitably qualified person to TasWater’s 
satisfaction and forwarded to TasWater. 


10. After the Certificate of Practical Completion has been issued, a 12 month defects liability period 
applies to this infrastructure.  During this period all defects must be rectified at the developer’s cost 
and to the satisfaction of TasWater.  A further 12 month defects liability period may be applied to 
defects after rectification.  TasWater may, at its discretion, undertake rectification of any defects at 
the developer’s cost.  Upon completion, of the defects liability period the developer must request 
TasWater to issue a “Certificate of Final Acceptance”.  The newly constructed infrastructure will be 
transferred to TasWater upon issue of this certificate and TasWater will release any security held for 
the defects liability period.  


11. The developer must take all precautions to protect existing TasWater infrastructure. Any damage 
caused to existing TasWater infrastructure during the construction period must be promptly 
reported to TasWater and repaired by TasWater at the developer’s cost.  


12. Ground levels over the TasWater assets and/or easements must not be altered without the written 
approval of TasWater. 


56W CONSENT 


13. Prior to the issue of the Certificate for Certifiable Work (Building) and/or (Plumbing) by TasWater 
the applicant or landowner as the case may be must make application to TasWater pursuant to 
section 56W of the Water and Sewerage Industry Act 2008 for its consent in respect of that part of 
the development, if applicable which is built within two metres of TasWater infrastructure.    


The plans submitted with the application for the Certificate for Certifiable Work (Building) and/or 
(Plumbing) must if applicable show footings of proposed buildings located over or within 2.0m from 
TasWater pipes and must be designed by a suitably qualified person to adequately protect the 
integrity of TasWater’s infrastructure, and to TasWater’s satisfaction, be in accordance with AS3500 
Part 2.2 Section 3.8 to ensure that no loads are transferred to TasWater’s pipes.  These plans must 
also include a cross sectional view through the footings which clearly shows; 


a. Existing pipe depth and location relative to proposed buildings; 


b. Footings must be no closer than 


c. The line of influence from the base of the footing must pass below the invert of the pipe and 
be clear of the pipe trench and; 


d. A note on the plan indicating how the pipe location and depth were ascertained. 


FINAL PLANS, EASEMENTS & ENDORSEMENTS 


14. Prior to the Sealing of the Final Plan of Survey,  a Consent to Register a Legal Document must be 
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obtained from TasWater as evidence of compliance with these conditions when application for 
sealing is made. 
Advice: Council will refer the Final Plan of Survey to TasWater requesting Consent to Register a Legal 
Document be issued directly to them on behalf of the applicant. 


15. Pipeline easements, to TasWater’s satisfaction, must be created over the proposed TasWater 
infrastructure and be in accordance with TasWater’s standard pipeline easement conditions.   


DEVELOPMENT ASSESSMENT FEES 


16. The applicant or landowner as the case may be, must pay a development assessment fee of $675.71 
to TasWater, as approved by the Economic Regulator and the fees will be indexed, until the date 
paid to TasWater. The payment is required within 30 days of the issue of an invoice by TasWater.  


Advice 


General 


For information on TasWater development standards, please visit 
http://www.taswater.com.au/Development/Development-Standards 


For application forms please visit http://www.taswater.com.au/Development/Forms 


Service Locations 
Please note that the developer is responsible for arranging to locate the existing TasWater infrastructure 
and clearly showing it on the drawings.  Existing TasWater infrastructure may be located by a surveyor 
and/or a private contractor engaged at the developers cost to locate the infrastructure.   
The location of TasWater infrastructure as shown on the GIS is indicative only. 


 A permit is required to work within TasWater’s easements or in the vicinity of its infrastructure. 


Further information can be obtained from TasWater 


 TasWater has listed a number of service providers who can provide asset detection and location 


services should you require it. Visit www.taswater.com.au/Development/Service-location for a list 


of companies 


 TasWater will locate residential water stop taps free of charge 


 Sewer drainage plans or Inspection Openings (IO) for residential properties are available from 


your local council. 


Declaration 


The drawings/documents and conditions stated above constitute TasWater’s Submission to Planning 
Authority Notice. 


Authorised by 


 
Jason Taylor 
Development Assessment Manager 


TasWater Contact Details 


Phone  13 6992 Email  development@taswater.com.au 


Mail  GPO Box 1393 Hobart TAS 7001 Web  www.taswater.com.au 


 



http://www.taswater.com.au/Development/Development-Standards

http://www.taswater.com.au/Development/Forms

http://www.taswater.com.au/Development/Service-location






Application Referral Cultural Heritage  Response


From: Brendan Lennard


Recommendation:


Date Completed:


Address: 59 GROSVENOR STREET, SANDY BAY
61 GROSVENOR STREET, SANDY BAY
2 CHURCHILL AVENUE, SANDY BAY


Proposal: Partial Demolition, Alterations and 13 Multiple
Dwellings (Two Existing, 11 New)


Application No: PLN18760


Assessment Officer: Helen Ayers,


Referral Officer comments: 


The proposal involves the construction of an apartment block in the rear yards of two existing
houses, 59 and 61 Grosvenor Street. The properties have had several recent planning
applications. There is a currently approved proposal for redevelopment of the two properties.
The properties fall within a Heritage Precinct under the new interim planning scheme (Hobart
Interim Planning Scheme 2015). 


The Golf Links Estate  Historical Background 


The residential area within which the subject development site is located was formerly the Golf
Links Estate, subdivided by Cooperative Estates Ltd in three parts between 1915 and 1917.
The land had previously been the golf links of the Hobart Golf Club (between 1907 and 1916).
A further strip of land between Alexander Street and the creek (also owned by Cooperative
Estates Ltd was subdivided in 1923. The lots were very popular, and land sold quickly. Most of
the houses in this area were built in the following two decades, resulting in a very
homogeneous pattern of residential development. The most obvious exception is the block of
flats on an internal block at No. 7 View Street – which was formerly the Tennis Court of the
Hobart Golf Club. 


An examination of documentary records, including Council’s drainage records and Post Office
Directories reveals that by 1930 a total of 275 houses had been constructed, with another 44
being built in the 1930s. By 1940 there were 319 houses (including four houses with corner
shops) constructed on the estate. This represents over 90% of the total subdivided estate –
with the remaining section (nearer Sandy Bay Road and Grace Street) being developed after
the Second World War. 


A survey of these properties was undertaken in 2010, to ascertain which places remain. Of the
319 places erected before 1940, only three had been demolished (less than 1%). The houses
demolished are 48 View Street (demolished 1973), 35 Alexander Street (demolished 1988)
and 3 Alexander Street (demolished 20082009) 
Over 99% of the houses erected before 1940 within this estate have survived. This remarkable
level of intactness provides the area with a strong and homogeneous sense of character. 


This character is reflected by the area’s inclusion as a Heritage Precinct within the Hobart
Interim Planning Scheme 2015. 







Table E13.2 Heritage Precincts 


SB6 
Golf Links Estate 


This precinct is significant for reasons including: 


1. Its value as the largest single subdivision in Sandy Bay with a very fine group of c19201930
houses, the best such group in Hobart. 


2. Its predominantly single storey Edwardian character with very intact streetscapes. The
houses are all very good examples of Edwardian cottages and Californian Bungalow styles. 


3. The predominantly intact building stock. 


4. The connection of the site with the former golf links which is still readable in the subdivision
pattern. 


Historical background of existing properties 


Image 1: 61 Grosvenor Street  HCC photo (also used by applicant in submission documents) 







Image 2: 59 Grosvenor Street  HCC photo (also used by applicant in submission documents) 


The two properties date from 192122 (Balleen, No. 61) and 193536 (Ferry Hill, No. 59) and
exhibit typical InterWar Bungalow features. No 61 Grosvenor in particular, presents as an
extremely neat and intact example of this era, with dominant gabled roof forms, with a large
entrance porch and covered area, with splayed timber supports on brick pillars with infilled
panels of vertical timber slats acting as a balustrade. Together with rectangular bay windows
and scalloped board (simulating shingles) gabled ends, the building is considered to be a
typical example of its architectural period, and is consistent with the architectural form of
neighbouring residential development. The building at 59 Grosvenor St represents a more
modest and later architectural design, but still displaying a level of architectural detail (e.g. the
leadlight windows and the use of clinker bricks above the window heads) and contributing
significantly to the traditional streetscape of the local residential area. Together the buildings
display aspects of the subtle evolution in architectural treatment of domestic architecture from
the 1920s to the 1930s. 


A positive aspect of the current proposal is that the two existing buildings are to be retained.
The timber framed sunroom at the rear of No. 61 is to be demolished. This is an element of the
building shown in original drainage plans and likely to be as old as the rest of the building. 


Relevant Scheme Provisions 


As stated above, the property is located within a Heritage Precinct. It is therefore subject to the
provisions of the Heritage Code. 


The purpose of the Heritage Code is as follows: 


E13.1 Purpose 


E13.1.1 


To recognise and protect the historic cultural heritage significance of places, precincts,
landscapes and areas of archaeological potential by regulating development that may impact







on their values, features and characteristics. 


The following relevant provisions apply to Heritage Precincts: 


E13.8.1 Demolition 


Objective: 


To ensure that demolition in whole or in part of buildings or works within a heritage precinct
does not result in the loss of historic cultural heritage values unless there are exceptional
circumstances. 


Acceptable Solutions Performance Criteria


A1


No Acceptable Solution


P1


Demolition must not result in the loss of any
of the following:


(a) buildings or works that contribute to
the historic cultural heritage
significance of the precinct;


(b) fabric or landscape elements,
including plants, trees, fences, paths,
outbuildings and other items, that
contribute to the historic cultural
heritage significance of the precinct;


unless all of the following apply;


(i) there are environmental,
social, economic or safety
reasons of greater value to the
community than the historic
cultural heritage values of the
place;


(ii) there are no prudent or
feasible alternatives;


(iii) opportunity is created for a
replacement building that will be
more complementary to the
heritage values of the precinct.


E13.8.2 Buildings and Works other than Demolition 


Objective: 


To ensure that development undertaken within a heritage precinct is sympathetic to the
character of the precinct. 


Acceptable Solutions Performance Criteria







A1


No Acceptable Solution


P1


Design and siting of buildings and works
must not result in detriment to the historic
cultural heritage significance of the
precinct, as listed in Table E13.2.


A2


No Acceptable Solution


P2


Design and siting of buildings and works
must comply with any relevant design
criteria / conservation policy listed in Table
E13.2, except if a heritage place of an
architectural style different from that
characterising the precinct.


A3


No Acceptable Solution


 


P3


Extensions to existing buildings must not
detract from the historic cultural heritage
significance of the precinct.


A4


New front fences and gates must accord
with original design, based on
photographic, archaeological or other
historical evidence.


P4


New front fences and gates must be
sympathetic in design, (including height,
form, scale and materials), and setback to
the style, period and characteristics of the
precinct.


A5


Areas of landscaping between a dwelling
and the street must be retained.


P5


The removal of areas of landscaping
between a dwelling and the street must not
result in the loss of elements of
landscaping that contribute to the historic
cultural significance or the streetscape
values and character of the precinct.


The purpose of the Heritage Code is, inter alia, to recognise and protect the historic cultural
heritage significance of precincts by regulating development that may impact on their values,
features and characteristics. 


The design and siting of the proposed apartment complex at the rear of the existing houses
takes advantage of the slope of the land, ensuring that the new building is only marginally
higher than the existing buildings, and comparable to the height of the previously approved
proposal.  


The applicant has provided the following assessment in support of the proposal:


The proposed development is set behind the building line of the existing dwellings and due
to the sloping site, sits only 800mm above the ridge line of 59 Grosvenor Street. In the
context of the University buildings, the proposed building is 2m lower than the northern
facade of the Faculty of Law building, (which continues to rise in height as it returns to front
Grosvenor Street). The proposed building is located in excess of 20m from the street
frontage and is setback a minimum of 6m from the rear building line of the existing
dwellings. This separation allows the building to be read in the context of the existing







contemporary University buildings, reduces the visual bulk of the building when viewed from
the street and preserves the street address of the existing dwellings. The proposal is
considered to comply with the Performance Criteria.


Comment


It could be argued that the development of the rear yards of the existing buildings could result in
detriment to the historic cultural heritage significance of the precinct, and that such
development is not a desirable pattern for protection of heritage values within the precinct. A
case could be made that the proposal fails to to meet the Performance Criteria P1 of E13.8.2.
Weighing against this argument are (a) the fact that the rear yards do not have the appearance
of traditional back gardens but are currently used for informal car parking; (b) the fact that the
two properties are sandwiched between a commercial venture (consulting rooms) to the north
and the university to the south and (c) the fact that the proposal involves the retention of the
primary significant structures which contribute to the overall streetscape. The statement
provided by the applicant is supported.


The merits of the current proposal should also be considered in the context of the existing
approved development proposals for the site. 


In light of the above, it is considered that the proposal, could meet the relevant performance
criteria of the Heritage Code. 
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01
1.1 OVERVIEW OF PLANNING APPLICATION


Planning approval is sought for the development of Multiple Dwellings at 59 
and 61 Grosvenor Street. 


The proposal includes:
•	 Minor alterations to the rear of the existing dwellings.
•	 Construction of a new, 11 dwelling apartment building.
•	 A Staged Strata Scheme.


This report provides supporting information, a detailed description of the 
project and an assessment of the proposal against the relevant provisions of the 
Interim Planning Scheme 2015.


The planning application consists of the following documents:
•	 Certificates of Title (Appendix A.)
•	 Architectural Drawings (Prepared by LXN Architecture & Consulting.
•	 Traffic Impact Assessment (Prepared by Milan Prodanovic, Traffic 


Engineering and Road Safety).
•	 Infrastructure Development Report (RARE Engineers)
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2.1 SITE DESCRIPTION & LAND TITLES


The subject site is located in Grosvenor Street, Sandy Bay and encompasses 
three titles: 


59 Grosvenor Street  - CT 55178/197 area = 732m2
61 Grosvenor Street - CT 111774/1   area = 597m2
    CT 111773/1   area = 159m2


The combined site area is 1,492m2. Two existing dwellings front Grosvenor 
Street; no. 59 and no. 61, (refer Figures 4 & 5), the properties date from 
1921 and 1935 respectively. The dwellings are currently used as student 
accommodation (share house) and will be retained, with the proposed multiple 
dwelling development to be constructed on vacant land at the rear of the site.


G
rosvenor Street


Figure 2. Aerial Image (Source: NearMap)


Figure 1. Cadastral Parcels (Source: The List Map)
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Subject Site


Subject Site
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The site has an existing Development Application (PLN-16-1068 ) approving 
partial demolition and alterations to the existing dwellings and the construction 
of 8 apartments with a 14 car basement carpark. The proposed development is 
to be located within the site area of the previously approved works. 


The site is located near the intersection of Grosvenor and Alexander Street and 
is adjacent to the University of Tasmania sports facilities, and Faculty of Law 
building. Driveway access to the adjoining UTAS property is partly over title 
CT 111773/1 (61 Grosvenor Street).


Vehicular access to the site is currently via a driveway to the north of the 
residence on 59 Grosvenor and from a gate partially along the southern 
boundary of 61 Grosvenor.


A Staged Strata Scheme is proposed for the site. Creating three Lots as outlined 
in Figure 3 below and on architectural drawing DA-06 Proposed Strata Plan.


02


A Staged Strata Scheme will allow Lot 1 (59 Grosvenor St) and Lot 2 (61 
Grosvenor Street) to gain their own strata titles with a vacant ‘balance’ at the 
rear. Stage 1 works will include minor alterations to the existing dwellings, 
creating private outdoor spaces and carparking for #61. Stage 2 will include the 
construction of the proposed multi- dwelling development. 


LOT  1.
(STAGE 1.)


LOT  2.
(STAGE 1.)


LOT  3.
(STAGE 2.)


Figure 3. Staged Strata Scheme Diagram
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Figure 4. Existing dwelling at 61 Grosvenor Street.
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Figure 5. Existing dwelling at 59 Grosvenor St.


The site is sloping from West to East, the fall is sufficient to accommodate a 
basement level at the rear of the existing dwellings. Surplus land to the east 
of the site is currently used for informal parking, the site does not have any 
formal landscaping or fencing providing amenity or usable outdoor space to the 
existing dwellings.  


Vegetation on the site is currently sparse and overgrown. An established 
eucalypt to the South of 61 Grosvenor Street, will be preserved (as conditioned 
in the existing Planning Permit).
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Figures 7 & 8. The rear facades of 59 Grosvenor St (L) and 59 Grosvenor St (R).
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45 43


Figure 6. Rear yard, showing adjoining university buildings (Source: Irene inc Planning)
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2.2 SITE CONTEXT & ADJOINING LAND


The site is located in the Inner Residential Zone and is adjacent to the specific 
area plan University of Tasmania. The existing dwellings abut a commercial 
venture to the north and the university to the south. 


The site is also located within the Heritage Precinct SB6 - Golf Links Estate; and 
there are a number of state and locally listed Heritage Properties in the vicinity 
of the site. The precinct is significant for Edwardian character and Californian 
Bungalow style dwellings, with intact streetscapes. The existing planning permit 
is evidence of a tolerance for development at the subject site as it has been 
determined that the site can be developed without detriment to the cultural 
heritage significance of the Precinct.


The northern neighbour is a commercial use. A doctor’s consulting rooms/ 
medical practice has been located in a former dwelling, the site has parking for 
7 cars at the rear. There is a single dwelling located on the eastern boundary, 
14 View Street, a single story shed structure is abutting a large portion of the 
shared boundary.


The development site is to the immediate north west of the University of 
Tasmania, Sandy Bay Campus. The closest building is the University Law 
building which is a 2 - 3 storey face block work building. Like most of the 
University buildings this is designed in a contemporary style with a parapet 
wall concealing a flat roof. Building heights can be confirmed on the site survey 
drawing DA-02. The university buildings are recognisably institutional and of a 
larger scale than the surrounding residential dwellings. Building materials are 
more commercial in nature and aesthetic and building heights range from 2 to 4 
storeys.


The University campus provides a number of facilities and amenities for 
students including; sports grounds and gymnasium, restaurants, cafe and bar, 
concert facilities, library, social clubs, community services and counselling.


Sandy Bay local shopping centre is within 800m walking distance and contains 
retail and community services. The growing numbers of overseas students 
utilising this shopping district is evidenced by the growing divergence of 
specialty food stores and bilingual ATMs. The Wellspring church located on 
the corner of Grosvenor and Lord Street offers Chinese services, and has a large 
student congregation.


The site is also in close proximity to both Regent Street and Sandy Bay Road, 
both of which provide frequent bus services. Recreational facilities in close 
proximity include the beach and foreshore reserve at Marieville Esplanade, as 
well as Sandy Bay Beach to the south.
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2.3 DETAILED DESCRIPTION OF THE PROPOSED DEVELOPMENT


This application seeks approval for construction of a new building, spanning 
the rear yards of 59-61 Grosvenor Street, to accommodate 11 apartments. The 
proposed building is positioned parallel with the Eastern boundary, separated 
from the existing dwellings via a common vehicle access way. This application 
does not seek to alter the existing use or overall built form of the existing 
residential dwellings fronting Grosvenor Street.


Proposed works to the dwellings are limited to: removal of external staircases 
at the rear of both dwellings to allow sufficient room for vehicle access and 
manoeuvring and minor works to the sun rooms, to create private outdoor 
space adjacent to habitable rooms.


The proposed development will be staged to satisfy the requirements of a 
Staged Strata Scheme and will create a dedicated off street parking space for 61 
Grosvenor street. 


Access to the site is via secure pedestrian and vehicle gates. Sufficient space is 
provided for pedestrians to safely access the gate without sharing circulation 
with vehicles entering or exiting the site. There are 12 additional carparking 
spaces on the site, 10 covered carparking spaces and 2 spaces at the rear of the 
existing dwellings. Each dwelling has 1 off street carpark, the existing dwelling 
at 59 Grosvenor street retains the 2 existing parking spaces. 


At ground floor level, the proposed building will accommodate 3, two-bedroom 
apartments, a stair and lift lobby, service area and secure bicycle storage.  Level 
1 and 2 each accommodate 4 dwellings. The apartments vary in size and range 
from 58.8m2 - 80m2.


Each dwelling is provided with private outdoor space in the form of terraces 
and balconies, which have been carefully designed to maintain privacy between 
residents and neighbours.


The existing Planning Permit includes a basement level for carparking. 
Excavating the site has been reviewed and deemed an unnecessary risk with 
regard to storm water management for future rain events and undermining the 
foundations of the existing dwellings. The proposed development works with 
the site contour, rather than cutting into the site. 


The proposed development has been designed with reference to the existing 
planning approval, which provides a precedent for development of the subject 
site.
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03
PLANNING SCHEME REQUIREMENTS


The subject site is within the Inner Residential Zone (Zone 11), under the 
Interim Planning Scheme 2015. In addition to the Development Standards for 
Zone 11 the following codes under the Interim Planning Scheme are considered 
relevant:


- E5.0 Road and Railway Assets Code
- E6.0 Parking and Access Code
- E7.0 Stormwater Management Code
- E13.0 Historic Heritage Code


Figure 9. Hobart Interim Planning Scheme 2015, Zone Map (Source: iplan).


Figure 10. Hobart Interim Planning Scheme 2015, Overlay Map (Source: iplan). Title 
CT 111773/1 falls within both the Heritage Precinct and the University of 
Tasmania Particular Purpose Zone.


Subject Site


Subject Site


 
11.0 Inner Residen-
116 Heritage Precinct


116. UTA University of 
Tasmania


11. Inner Residential


116. UTA University of 
Tasmania
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11.1.1 Zone Purpose Statements
The following zone Purpose Statements Apply: 


11.1.1.1 To provide for a variety of residential uses and dwelling types close to 
services and facilities in inner urban and historically established areas, which 
uses and types respect the existing variation and pattern in lot sizes, set back, and 
height.
11.1.1.2 To provide for compatible non-residential uses that primarily serve the 
local community.
11.1.1.3 To encourage residential development at higher densities in locations 
within walkable distance of services, facilities, employment and high frequency 
public transport corridors.
11.1.1.4 To encourage residential development that respects the neighbourhood 
character.
11.1.1.5 To provide a high standard of residential amenity.
11.1.1.6 To allow commercial uses which provide services for the needs of residents 
of a neighbourhood and do not displace an existing residential use or adversely 
affect their amenity particularly through noise, traffic generation and movement, 
and the impact of demand for on-street parking. 


There are no Local Area Objectives for the Zone. 


There are no Desired Future Character Statements for the Zone. 
2.1.1 USE TABLE
The existing residential use is to be maintained. The proposed Residential use is 
a permitted use in this zone. 


2.1.2 DEVELOPMENT STANDARDS
The following provides detail of the development in response to the relevant 
Development Standards for Building Works:


11.4.1 Residential Density for Multiple Dwellings
Objective: To control the siting and scale of dwellings to: 
(a) provide reasonably consistent separation between dwellings on adjacent sites 
and a dwelling and its frontage; and
(b) provide consistency in the apparent scale, bulk, massing and proportion of 
dwellings; and
(c) provide separation between dwellings on adjacent sites to provide reasonable 
opportunity for daylight and sunlight to enter habitable rooms and private open 
space.


3.1 ZONING - INNER RESIDENTIAL
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Acceptable Solution
A1 Multiple dwellings must have a 
site area per dwelling of not less than 
200m2 and not more than 400m2.


Proposed
The proposed Staged Strata Scheme 
will create 3 Lots. Lot 1 (59 Grosvenor 
Street) will have an approximate site 
area of 277m2. Lot 2 (61 Grosvenor 
Street) will have an approximate site 
area of 281m2 . Both Lot 1 and Lot 2 
meet the requirements of A1.
Lot 3 will accommodate the proposed 
11 apartments across a site area of 
938m2. Equating to a site area per 
dwelling of 85.2m2. The proposal is 
required to be assessed against the 
performance criteria.


P1 (a) Less than 200m2 if any of the 
following applies: 
(i) the development contributes to a 
range of dwelling types and sizes ap-
propriate to the locality; 
(ii) The development provides for a 
specific accommodation need, such as 
aged care, special needs or student ac-
commodation. 
(b)More than 400m2 if...


The proposed development (as a 
whole) consists of 2, 3 bedroom, 
single residential dwellings and 11, 2 
bedroom apartments, ranging in size 
from 58.5m2 - 80m2. 
The development is considered to 
meet P1(a)(i) as it contributes to a 
range of dwelling types and sizes ap-
propriate to the locality. The proposed 
development supports the Zone 
Objectives, specifically 11.1.1.3 which 
encourages higher density develop-
ment in areas with access to amenity 
and public transport. Initial market 
feedback suggests that the apart-
ments will attract student occupants, 
students with families, employees of 
the University and others seeking the 
convenience of the site’s location. The 
proposal is considered to meet the 
performance criteria of (a)(ii).  
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11.4.2 Setbacks and Building Envelope
Objective: To control the siting and scale of dwellings to: 
(a) provide reasonably consistent separation between dwellings on adjacent sites 
and a dwelling and its frontage; and
(b) provide consistency in the apparent scale, bulk, massing and proportion of 
dwellings; and
(c) provide separation between dwellings on adjacent sites to provide reasonable 
opportunity for daylight and sunlight to enter habitable rooms and private open 
space.
Acceptable Solution
A1 Unless within a building area, a 
dwelling, excluding protrusions (such 
as eaves, steps, porches, and awnings) 
that extend not more than 0.6 m into 
the frontage setback, must have a set-
back from a frontage that is...


Proposed
The proposal does not alter the exist-
ing frontage setback, which complies 
with the Acceptable Solution. 


A2 A garage or carport must have a 
setback from a frontage of at least:
(a) 4m, or alternatively 1m behind the 
façade of the dwelling; or...


This Provision is not applicable to the 
development. 


A3 A dwelling, excluding outbuildings 
with a building height of not more than 
2.4 m and protrusions (such as eaves, 
steps, porches, and awnings) that ex-
tend not more than 0.6 m horizontally 
beyond the building envelope, must:
(a) be contained within a building 
envelope (refer to diagrams 11.4.2A, 
11.4.2B, 11.4.2C and 11.4.2D) deter-
mined by:


The proposed development does not 
comply with the building envelope 
controls outlined in A3 and requires 
assessment under P3. 
The siting of the proposed building 
has been determined by the location 
of the existing dwellings on the site, 
which have been retained for heritage 
values. 


P3 The siting and scale of a dwelling 
must: 
(a) not cause unreasonable loss of  
amenity by: 
(i) reduction in sunlight to a habit-
able room (other than a bedroom) of 
a dwelling on an adjoining lot; or 


The proposed building does not result 
in loss of amenity as it will not result 
in the loss of sunlight to habitable 
rooms of dwellings on adjoining lots, 
or overshadowing of private open 
space or vacant lots.
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(ii) overshadowing the private open 
space of a dwelling on an adjoining 
lot; or


Please refer to the sun study provided 
on Architectural drawing DA-13.


(iii) overshadowing of an adjoining 
vacant lot; or
(iv) visual impacts caused by the 
apparent scale, bulk or proportions 
of the dwelling when viewed from an 
adjoining lot; and


The proposal will be visible from 14 
View Street, although the view will 
be obscured by established vegetation 
and an existing shed structure built 
against the boundary.  
The proposed building is of a simi-
lar scale to the previously approved 
development. 
The bulk and proportions are less 
than the existing university buildings 
seen from 14 View Street.


(b) provide separation between dwell-
ings on adjoining lots that is compat-
ible with that prevailing in the sur-
rounding area.


The proposed building is setback 6m 
from the existing dwellings on the 
site and 3m from the North and East 
boundaries, providing an appropriate 
level of separation between adjoining 
dwellings.


11.4.3 Site Coverage and Private Open Space
Objective: To provide:
(a) for outdoor recreation and the operational needs of the residents; and
(b) opportunities for the planting of gardens and landscaping; and
(c) private open space that is integrated with the living areas of the dwelling; and
(d) private open space that has access to sunlight.
Acceptable Solution
A1 Dwellings must have:
(a) a site coverage of not more than 
50% (excluding eaves up to 0.6m); and
(b) for multiple dwellings, a total area 
of private open space of not less than 
50m2 associated with each dwell-
ing, unless the dwelling has a finished 
floor level that is entirely more than 
1.8m above the finished ground level 
(excluding a garage, carport or entry 
foyer); and 


Proposed
The proposal requires assessment 
under the Performance Criteria as the 
proposal does not comply with the 
requirements of A1. 
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(c) a site area of which at least 25% of 
the site area is free from impervious 
surfaces.


P1 Dwellings must have:


(a) private open space that is of a size 
and dimensions that are appropriate 
for the size of the dwelling and is able 
to accommodate:


The Private outdoor space provided 
to each dwelling is considered to 
be proportional to the size of the 
dwelling and in each case is greater 
than 10% of the floor area of the 
dwelling. Minor alterations to the 
existing dwellings are proposed to 
improve the existing private outdoor 
space. The east facing sun rooms 
will have window panes removed, 
creating sunny, verandah spaces, 
while maintaining the architectural 
integrity.


(i) outdoor recreational space consist-
ent with the projected requirements of 
the occupants; and


The outdoor spaces associated with 
each dwelling are designed to reflect 
the inner-city/ university lifestyle of 
the occupants, where parks, activ-
ity centres and other amenities are 
within a walkable distance.


(ii) operational needs, such as clothes 
drying and storage;


Ground floor apartments have gen-
erous courtyards with fixed clothes 
lines. Apartments on L1 and L2 can 
accommodate temporary clothes 
drying racks on the balconies and 
have provision for mechanical clothes 
dryers in the laundries. The existing 
dwellings both have adequate P.O.S to 
facilitate clothes drying and adequate 
basement storage areas. 
The site has a common, secure, bicy-
cle storage area. 


unless the projected requirements of the 
occupants are considered to be satisfied 
by public open space in close proximity; 
and


 It is reasonable to assume that oc-
cupants (students/ staff of the Uni-
versity) will have access to University 
amenities and recreational spaces.


(b) reasonable space for the planting of 
gardens and landscaping.


Each apartment dwelling has a terrace 
or balcony with the capacity to 
accommodate a potted garden.
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A2 A dwelling must have an area of 
private open space that:
(a) is in one location and is at least: 
(i) 24m2
(ii) 12 m2, if the dwelling is a mul-
tiple dwelling with a finished floor 
level that is entirely more than 1.8m 
above the finished ground level (ex-
cluding a garage, carport or entry 
foyer); ....


The development does not comply 
with the requirements of A2 and 
therefore requires assessment under 
the P2.


P2 A dwelling must have private open 
space that: 
(a) includes an area that is capable of 
serving as an extension of the dwelling 
for outdoor relaxation, dining, enter-
taining and children’s play that is: 
(i) conveniently located in relation to a 
living area of the dwelling; and
(ii) orientated to take advantage of 
sunlight;


The outdoor spaces for each apart-
ment are private and designed as an 
extension of the living areas, increas-
ing the amenity of the apartments and 
allowing for the provision of outdoor 
cooking and outdoor dining. Each 
outdoor space is oriented to capture 
views and sunlight.
The proposed, open air ‘verandah’ 
spaces at 59 and 61 Grosvenor pro-
vide an improvement to the existing 
condition as there is currently no 
P.O.S at the level of the existing living 
areas. 


11.4.4 Sunlight and Overshadowing
Objective: To provide:
(a) the opportunity for sunlight to enter habitable rooms (other than bedrooms) 
of dwellings; and 
(b) separation between dwellings on the same site to provide reasonable oppor-
tunity for daylight and sunlight to enter habitable rooms and private open space.
Acceptable Solution
A1 A dwelling must have at least one 
habitable room (other than a bedroom) 
in which there is a window that faces 
between 30 degrees west and 30 degrees 
east of north (see diagram 11.4.4A).


Proposed
Apartment 7 on Level 1 and Apart-
ment 11 on Level 2 do not meet the 
requirements of A1 and therefore 
require assessment under the perfor-
mance criteria.
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P1 A dwelling must be sited and de-
signed so as to allow sunlight to enter 
at least one habitable room (other than 
a bedroom).


Apartment 7 and 11 have a window 
in their living space that is oriented to 
the South-East, allowing sunlight to 
enter the lounge areas. In the spring 
and summer months, during the 
longer days of the year. 


A2 A multiple dwelling... This Provision is not applicable to the 
development.


A3 A multiple dwelling, that is to the 
north of the private open space, of 
another dwelling on the same site, re-
quired in accordance with A2 or P2 of 
11.4.3, must be in accordance with (a)
or (b), unless excluded by (c):
(a) The multiple dwelling is contained
within a line projecting (see diagram 
11.4.4C):
(i) at a distance of 3 m from the north-
ern edge of the private open space; and
(ii) vertically to a height of 3 m above 
natural 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 of sunlight 
between 9.00 am and 3.00 pm on 21st 
June.
(c) That part, of a multiple dwelling,
consisting of:
(i) an outbuilding with a building 
height no more than 2.4 m; or
(ii) protrusions (such as eaves, steps, 
and awnings) that extend no more 
than 0.6 m horizontally from the mul-
tiple dwelling.


The proposed veranda space on the 
East Elevation of 61 Grosvenor Street 
does not receive sunlight per the 
requirements of A3 and therefore 
requires assessment under the perfor-
mance criteria. 
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P3 A multiple dwelling must be de-
signed and sited to not cause unreason-
able loss of amenity by overshadowing 
the private open space, of another 
dwelling on the same site, required in 
accordance with A2 or P2 of 11.4.3.


The dwelling at 61 Grosvenor Street 
does not currently have an outdoor 
space that receives sunlight (per A3), 
however the proposed verandah cre-
ates a space that will receive a reason-
able amount of sunlight throughout 
the year and is therefore considered 
to improve the current amenity and 
meet the requirements of P3.


11.4.5 Width of openings for garages and carports
Objective:
To reduce the potential for garage or carport openings to dominate the primary 
frontage.
Acceptable Solution
A1 A garage or carport 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).


Proposed
This Provision is not applicable to the 
development.


11.4.6 Privacy
Objective:
To reduce the potential for loss of privacy for dwellings.
Acceptable Solution
A1 A balcony, deck, roof terrace, 
parking space, or carport (whether 
freestanding or part of the dwelling) 
that has a finished surface or floor level 
more than 1m above natural ground 
level must have a permanently fixed 
screen to a height of at least 1.7m 
above the finished surface or floor level, 
with a uniform transparency of no 
more than 25%, along the sides facing 
a:


Proposed
Apartments 6, 7, 10 and 11 have 
balconies that are higher than 1.7m 
above ground level and within 3m of 
the southern boundary, they therefore 
require assessment under the perfor-
mance criteria.


(a) side or rear boundary , unless the 
balcony, deck, roof terrace, parking 
space, or carport has a setback of at 
least 3 m from the boundary; and ...
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P1 A balcony, deck, roof terrace, park-
ing space or carport (whether free-
standing or part of the dwelling) that 
has a finished surface or floor level 
more than 1m above natural ground 
level, must be screened, or otherwise 
designed, to minimise overlooking of:
(a) a dwelling on an adjoining lot or its 
private open space; or
(b) another dwelling on the same site 
or its private open space; or
(c) an adjoining vacant residential lot.


Balconies for apartment 6, 7 ,10 
and 11 are within the 3m boundary 
setback, however screening is not 
provided as the adjoining land is no a 
dwelling use. The design is therefore 
considered to comply P1.


A2 A window or glazed door, to a 
habitable room, of a dwelling, that 
has a floor level more than 1 m above 
the natural ground level, must be in 
accordance with (a), unless it is in 
accordance with (b):
(a)the window or glazed door:
(i) is to have a setback of at least 3 m 
from a side or rear boundary; and
(ii) if the dwelling is a multiple 
dwelling, is to be at least 6 m from 
a window or glazed door, to a habit-
able room, of another dwelling on the 
same site; and
(iii) if the dwelling is a multiple 
dwelling, is to be at least 6 m from 
the private open space of another 
dwelling on the same site.


The development complies with the 
requirements of A2 (a).


(b) the window or glazed door:
(i) is to be offset, in the horizontal 
plane, at least 1.5m from the edge of 
a window or glazed door, to a habit-
able room of another dwelling; ...


A2 (b) is not applicable. 
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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 multi-
ple dwelling by a horizontal distance 
of at least:


The development complies with A3. 
Glazing to GF habitable rooms facing 
the common parking area have a min. 
sill height of 1.7m.


11.4.7 Frontage Fences
Objective: To control the height and transparency of frontage fences to: 
(a) allow the potential for mutual passive surveillance between the road and the 
dwelling; and
(b) establish a consistent pattern of frontage fences.
Acceptable Solution
A1 A fence (including a free-standing 
wall) within 3m of a frontage must 
have a height above natural ground 
level of not more than: 
(a) 1.2m if the fence is solid; or
(b) 1.5m, if any part of the fence that 
is within 3m of a primary frontage has 
openings above a height of 1.2m which 
provide a uniform transparency of not 
less than 30% (excluding any posts or 
uprights).


Proposed
The proposed frontage fence complies 
with the requirements of A1. 


11.4.8 Waste Storage for Multiple Dwellings
Objective:
To provide for the storage of garbage and recycling bins for multiple dwellings.
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Acceptable Solution
A1 A multiple dwelling must have a stor-
age area, for waste and recycling bins, that 
is an area of at least 1.5m2 per dwelling 
and is within one of the following loca-
tions: 
(a) in an area for the exclusive use of each 
dwelling, excluding the area in front of the 
dwelling; or
(b) in a communal storage area with an 
impervious surface that: 
(i) has a setback of at least 3 m from a 
frontage; and
(ii) is at least 5.5 m from any dwelling; 
and
(iii) is screened from the frontage and any 
dwelling by a wall to a height of at least 
1.2m above the finished surface level of the 
storage area. 


Proposed
The proposed development requires 
assessment under the Performance 
Criteria.


P1 A multiple dwelling development must 
provide storage, for waste and recycling 
bins, that is: 
(a) capable of storing the number of bins 
required for the site; and
(b) screened from the frontage and dwell-
ings; and
(c) if the storage area is a communal stor-
age area, separated from dwellings on the 
site to minimise impacts caused by odours 
and noise.


59 and 61 Grosvenor Street both have 
exclusive bin storage areas located 
near their carparking spaces. 
 The proposed apartment building 
has a separate waste storage area 
located on the southern side of the 
existing driveway. The waste storage 
area accommodates two 1500 lt waste 
bins, the bin enclosure is screened 
and separated from the dwellings to 
minimise impacts from odours and 
noise. The bins are located  adjacent 
to the driveway to ensure they are 
easily accessed by the waste collection 
truck.
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3.2 OVERLAY CODES


3.2.1 E2.0 Potentially Contaminated Land Code
No existing or historical potentially contaminating activities are know to have 
occurred at the site. This has also been confirmed with City of Hobart Planning 
Officers.  


3.2.2 E5.0 Road and Railway Access Assets Code
A Traffic Impact Assessment (TIA) has been completed to address Code E5.0, 
please refer to the attached report by Milan Prodanovic.


3.2.3 E6.0 Parking and Access Code
A Traffic Impact Assessment (TIA) has been completed to address Code E6.0, 
please refer to the attached report by Milan Prodanovic.


3.2.4 E7.0 Stormwater Management Code
An infrastructure report addressing the Stormwater Management Code has 
been prepared by RARE Engineers.


3.2.5 E13.0 Historic Heritage Code


The subject site is listed within a Heritage Precinct, the SB6 Golf Links Estate. 
The existing dwellings on the site are not individually listed.  The  Statement of 
Historic Cultural Heritage Significance for the precinct is as follows: 


SB6 Golf Links Estate - This precinct is significant for reasons including:


1. Its value as the largest single subdivision in Sandy Bay with a very fine 
group of c1920- 1930 houses, the best such group in Hobart.
2. Its predominantly single storey Edwardian character with very intact 
streetscapes. The houses are all very good examples of Edwardian dwellings 
and Californian Bungalow styles.
3. The predominantly intact building stock.
4. The connection of the site with the former golf links which is still readable in 
the subdivision pattern.


There is an existing Planning Application in place, approving the construction 
of a multi- residential dwelling across the rear yards of 59 and 61 Grosvenor 
Street. Approval was granted, following a determination that the proposed 
development would not create a significant disruption to the existing pattern of 
subdivision characterised by the Golf Links Estate precinct. It was determined 
that the site has specific characteristics; such as large modern buildings in close 
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proximity and existing site access, that would allow the site to be developed 
while preserving the existing dwellings and maintaining the Heritage Character 
of the streetscape. 


E.13.7.1 Demolition
Objective: To ensure that demolition in whole or part of a heritage place does 
not result in the loss of historic cultural heritage values unless there are excep-
tional circumstances.
Acceptable Solution
A1 No acceptable solution
P1 Demolition must not result in the 
loss of any of the following:
(a) buildings or works that contribute 
to the historic cultural heritage signifi-
cance of the precinct;
(b) fabric or landscape elements, 
including plants, trees, fences, paths, 
outbuildings and other items, that con-
tribute to the historic cultural heritage 
significance of the precinct...


Proposed
Minor alterations are proposed at the rear of both dwellings at 59 and 61 
Grosvenor Street. The works are limited to the removal of the existing external 
staircases and of window panes, to allow the enclosed sunrooms to function 
as verandah spaces. In each case the works are located at the rear of the 
properties, maintaining the intact streetscape. 


The development does not propose removal of any plants or trees that 
contribute to the Heritage Significance of the place. An existing concrete 
path at the rear of 59 Grosvenor Street will be removed, however this is not 
considered to impact on the heritage significance of the precinct. 


The white picket fence at the front of 61 Grosvenor Street will be re-aligned 
and reconstructed using the same materials and aesthetic as the existing. 
The re-alignment of the fence will allow the existing property boundary and 
garden to be appropriately defined and will provide additional opportunities 
for landscaping and private outdoor space. These proposed minor works 
will improve the street appeal of the property and not impact on the heritage 
values of the precinct.
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E.13.7.2 Buildings and Works other than Demolition
Objective: 
To ensure that development undertaken within a heritage precinct is sympathet-
ic to the character of the precinct.
Acceptable Solution
A1 No acceptable solution


Refer below:


P1 Design and siting of buildings and 
works must not result in detriment to 
the historic cultural heritage signifi-
cance of the precinct, as listed in Table 
E13.2.


Proposed
The proposed development is set behind the building line of the existing 
dwellings and due to the sloping site, sits only 800mm above the ridge line of 
59 Grosvenor Street.  In the context of the University buildings, the proposed 
building is 2m lower than the northern facade of the Faculty of Law building, 
(which continues to rise in height as it returns to front Grosvenor Street). 
The proposed building is located in excess of 20m from the street frontage 
and is setback a minimum of 6m from the rear building line of the existing 
dwellings. This separation allows the building to be read in the context of the 
existing contemporary University buildings, reduces the visual bulk of the 
building when viewed from the street and preserves the street address of the 
existing dwellings.


The proposal is considered to comply with the Performance Criteria. 


A2 No acceptable solution
P2  Design and siting of buildings and 
works must comply with any relevant 
design criteria / conservation policy 
listed in Table E13.2, except if a her-
itage place of an architectural style 
different from that characterising the 
precinct.


No design criteria/ conservation 
policy is listed in relation to SB6. 
Therefore this provision does not 
apply.
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A3 No acceptable solution
P3 Extensions to existing buildings 
must not detract from the historic 
cultural heritage significance of the 
precinct.


N/A


A4 New front fences and gates must 
accord with original design, based on 
photographic, archaeological or other 
historical evidence.


The proposed development complies 
with the acceptable solution, the 
proposed modifications to the exist-
ing fence will replicate the existing 
condition.


A5 Areas of landscaping between 
a dwelling and the street must be 
retained.


The proposed development complies 
with the acceptable solution. 
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CONCLUSION 


The subject site has an existing Planning Permit to construct 8 dwellings (over 
three levels) and a basement carpark.  


The proposal will provide a necessary diversity of housing choice in the area 
particularly aimed at providing for students or staff of the University. The 
location of the site provides residents access to a substantial level of amenities 
with proximity to the university, shops, public open space, and alternative 
transportation choices. As such, variations to provisions for amenity for the 
proposed dwellings are considered appropriate.


The design and scale of the development is appropriate for the nature of the site 
and exemplifies an economically sustainable infill development. The site will 
be developed to an appropriate level of density, while preserving the existing 
dwellings. Overall, the proposal provides an outcome that retains the values of 
the heritage precinct, and includes a use that is consistent with purpose of the 
Inner Residential Zone.


Where discretions are sought, the performance criteria are successfully 
addressed. On balance the development is considered to meet the requirements 
of the Hobart Interim Planning Scheme 2015 and is recommended to be 
approved. 
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Subject: RE: Grosvenor Crescent
Date: Thursday, 15 November 2018 at 2:31:06 pm Australian Eastern Daylight Time
From: Neal Denning
To: Josh Crossin | LXN Architecture
CC: Mark White
AKachments: image001.png, image002.png


This email originated from outside of the University of Tasmania. Do not click links or open attachments unless you
recognise the sender and know the content is safe.


Josh
 
This is to confirm that the University gives in principle agreement to connecPng to the University’s
internal storm water drain.
 
This is dependent on the developer giving Mark White, the University’s  Engineering Services Manager, at
least three weeks’ noPce prior to any works to connect to the drain commence.
 
 
Kind Regards
 
Neal
 
 
 
Neal Denning
Associate Director, Strategy and Policy
Infrastructure Services and Development
University of Tasmania
Ph: 03 6226 6415
Fax: 03 6226 6405
Mob: 0429 794 468
e-mail: Neal.Denning@utas.edu.au
 
 
 
From: Josh Crossin | LXN Architecture <josh@lxn.com.au> 
Sent: Thursday, 15 November 2018 1:37 PM
To: Neal Denning <neal.denning@utas.edu.au>
Cc: Mark White <mark.white@utas.edu.au>
Subject: Re: Grosvenor Crescent
 


 
Good Abernoon Neal,
 
As discussed this morning can you please reply to this email as approval in principal for to proposed
stormwater connecPon for 59 – 61 Grosvenor Street into your private line.
 
This will allow our clients to submit their development applicaPon for the site and progress the project.
 
Regards,
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This email and any attachments might be confidential and also privileged. If you are not the intended recipient please notify
the sender and delete all copies of this transmission immediately, along with any attachments. You should not copy it or use it
for any purpose, nor disclose its contents to any other person.  


PP save a tree, please consider the environment before printing this email.


From: Josh Crossin <josh@lxn.com.au>
Date: Monday, 12 November 2018 at 1:49 pm
To: Neal Denning <neal.denning@utas.edu.au>
Cc: Mark White <mark.white@utas.edu.au>, Amanda Sundstrup
<amanda.sundstrup@utas.edu.au>, Sarah Lindsay <sarah@lxn.com.au>
Subject: Re: Grosvenor Crescent
 
Neal,
 
Thank you for your Pme today.
 
As discussed onsite please refer to the adached request to make a private stormwater connecPon and
supporPng informaPon for your review and approval.
 
Should you have any queries please do not hesitate in calling me to discuss.
 
Kind Regards,
 


 
 
This email and any attachments might be confidential and also privileged. If you are not the intended recipient please notify
the sender and delete all copies of this transmission immediately, along with any attachments. You should not copy it or use it
for any purpose, nor disclose its contents to any other person.  


PP save a tree, please consider the environment before printing this email.


From: Neal Denning <neal.denning@utas.edu.au>
Date: Monday, 12 November 2018 at 11:21 am
To: Josh Crossin <josh@lxn.com.au>
Cc: Mark White <mark.white@utas.edu.au>, Amanda Sundstrup
<amanda.sundstrup@utas.edu.au>
Subject: Grosvenor Crescent
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Hi Josh
 
Good to meet with you both this morning.
 
As discussed, good you please send through details of the exisPng permit you have – specifically the
details of the connecPon to the Council stretch of the stormwater drain.
 
It will help us negoPate it through the system here.
 
Kind Regards
 
Neal
 
 
 
Neal Denning
Associate Director, Strategy and Policy
Infrastructure Services and Development
University of Tasmania
Ph: 03 6226 6415
Fax: 03 6226 6405
Mob: 0429 794 468
e-mail: Neal.Denning@utas.edu.au
 


University of Tasmania Electronic CommunicaPons Policy (December, 2014). 
This email is confidenPal, and is for the intended recipient only. Access, disclosure, copying, distribuPon, or reliance on
any of it by anyone outside the intended recipient organisaPon is prohibited and may be a criminal offence. Please delete
if obtained in error and email confirmaPon to the sender. The views expressed in this email are not necessarily the views
of the University of Tasmania, unless clearly intended otherwise.
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1. INTRODUCTION 


A development application is to be lodged with the Hobart City Council for 
the construction of 11 residential apartments at 59-61 Grosvenor Street in 
Sandy Bay.   


This Traffic Impact Assessment (TIA) has been undertaken in support of the 
proposed development.   


The TIA report considers the existing road and traffic characteristics along 
Grosvenor Street, Alexander Street in the area of the development site and the 
access street to the development site car park.  An assessment is made of the 
traffic activity that the residential apartment development will generate and the 
effect that this traffic will have on Grosvenor Street and nearby streets as well 
as the right of way access street (site access street) to the UTAS sports centre 
and car park.   


An evaluation is made on the adequacy of available sight distances at affected 
intersections and the design of the access to the development site.  The report 
also considers the proposed internal traffic circulation, parking provisions and 
pedestrian access. 


The report is based on the Department of State Growth (DSG) - Traffic Impact 
Assessment Guidelines.  The techniques used in the investigation and 
assessment incorporate best practice road safety and traffic management 
principles. 
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2. SITE DESCRIPTION 


The development site is located on the eastern side of Grosvenor Street where 
it meets Alexander Street at around ninety degrees to form a continuing road 
around the corner.  Grosvenor Crescent forms the southward continuation of 
Grosvenor Street from the Grosvenor Street/Alexander Street intersection but 
within the University of Tasmania (UTAS).   


The site access street to the east forms a fourth road leg to the intersection.  
This site access street passes along the southern side of the development site 
and provides a right of way access to the UTAS sports centre located to the 
east of the development site. 


Land use development along Grosvenor Street is fully residential apart from a 
medical centre adjacent to the northern side of the development site. To the 
south of Alexander Street and the site access street lies the UTAS campus 
through which Grosvenor Crescent passes. 


The location of the development site has been highlighted on the extract from 
the street atlas for this area, seen in Figure 2.1. 


 


Figure 2.1: Extract from street atlas showing location of 
proposed development site 


DEVELOPMENT SITE 
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3. DEVELOPMENT PROPOSAL 


The proposed development for the property at No.59-61 Grosvenor Street is 
the construction of 11 residential apartments over three levels. There will a car 
parking area between the apartment building at the eastern end of site and the 
existing two dwellings.    


The residential apartments will each have two bedrooms and each apartment 
will be provided with one off-street car parking space. 


The dwelling at 61 Grosvenor Street has provision for two off-street car 
parking spaces from Grosvenor Street whereas the dwelling at 59 Grosvenor 
Street does not currently have any off-street car parking.   


The development will provide for one car parking space at 59 Grosvenor 
Street to be accessed via the car park for the apartment block. 


There will be provision on the site for the parking of six bicycles belonging to 
the residents and two bicycles for visitors. 


Access to the off-street car park will be through a gated entry off the existing 
site access street which provides right of way to the UTAS sports centre and 
car parking area. 


Pedestrian access to and from the apartment building will be off the site access 
street via a separate gate near the car park access.  Pedestrians will proceed to 
the east or west along this road either towards Sandy Bay Road or the 
Grosvenor Street/Alexander Street intersection.   


Views of the development site are seen in Photographs 3.1 to 3.3. 


The proposed site layout of the residential apartments and car parking details 
are shown on the drawings included as Attachment A to this report.   
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Photograph 3.1: View of development site from Grosvenor Street 
(two brick houses) 


 


Photograph 3.2: View of development site side boundary along the 
site access street with proposed car park access in area of hedge 
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Photograph 3.3: View of development site from intersection of 
Grosvenor Street/Alexander Street 
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4. EXISTING ROAD AND TRAFFIC ENVIRONMENT 


  


4.1 Road Characteristics 


The only roads of relevance to the proposed development under consideration 
are Grosvenor Street and Alexander Street as well as the site access street to 
the east off the Grosvenor Street/Alexander Street/Grosvenor Crescent/site 
access street intersection.   


Both Grosvenor Street and Alexander Street would currently have the function 
of local access streets for this part of Sandy Bay.  Grosvenor Street has a 
straight horizontal alignment on a north-south orientation with a slight 
downgrade towards the Alexander Street intersection.  Alexander Street has an 
east-west orientation with a downgrade towards the east.  There is a slight 
bend in the street near its eastern end.   


As mentioned these two streets meet at near right angles but the intersection 
traffic control assigns vehicle priority around the corner along these streets.  A 
traffic island in Grosvenor Crescent offsets the entry point for Grosvenor 
Crescent traffic away from Grosvenor Street to re-enforce the need to give 
way to approaching traffic from Grosvenor Street and Alexander Street. 


The site access street to the east off the intersection has a give way sign and 
pavement markings to also require traffic entering the intersection from this 
street to give way to approaching traffic on the priority road. 


Adjacent to the development site, the sealed width of Grosvenor Street 
between kerb faces is around 14.6m.  There is a 1.3m wide footpath along 
each side of the street separated from the kerb line by a 1.4m to 1.5m wide 
nature strip. 


Alexander Street has a width of around 8.5m between kerb faces but the street 
width increases to around 11.4m near the Grosvenor Street intersection.  There 
is a footpath along both sides of the street.  


The site access street through the southern part of the development site is 
sealed to a width of around 6.0m between kerb faces.  There is a 1.3m to 1.5m 
wide footpath along the southern side of the site access street. 


Views of the geometric character of all four streets and their intersection are 
seen in Photographs 4.1 to 4.4. 


The 50km/h urban speed limit applies to Grosvenor Street and Alexander 
Street while a 20km/h speed limit applies to Grosvenor Crescent.  The 
narrowness of the site access street to the east would limit travel speeds along 
the site access street also to around 20 - 30km/h. 







 


 


10
TIA – PROPOSED RESIDENTIAL APARTMENT DEVELOPMENT  


59-61 GROSVENOR STREET, SANDY BAY 


It was noted during the site investigations that while there is a ‘holding line’ 
marking across Grosvenor Crescent there is no ‘give way’ sign, which the 
pavement marking needs to complement.   


It is therefore recommended the Hobart City Council arrange for the sign 
to be installed in the location highlighted on Photograph 4.3.  
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Photograph 4.1: View to south along Grosvenor Street with 
development site properties on left  


 


Photograph 4.2: View to east along Alexander Street towards 
Grosvenor Street (to left) 
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Photograph 4.3: View to north along Grosvenor Crescent 
towards Grosvenor Street ahead and Alexander Street on left 


 


Photograph 4.4: View to west along eastern site access street 
towards Grosvenor Street on right and Alexander Street ahead 
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4.2 Traffic Activity 


The Hobart City Council does not have any useful traffic data for streets in the 
immediate area of the development site. 


In order to have knowledge of the current peak hour volumes in this area, 
reference has been made to morning and afternoon peak hour turning 
movement surveys that were undertaken at the Grosvenor Street/Alexander 
Street/Grosvenor Crescent/site access street intersection on Tuesday 24 
February 2015 for a previous development considered for the site.   The 
survey times were 8:00am - 9:00am and 4:30 – 5:30pm. 


While there may be periods of the day when traffic activity in the area is 
higher due to UTAS traffic, the survey times were selected because these 
times would be the peak traffic periods for the residential apartment 
development, plus the morning period would be a busy time for UTAS traffic.   


The recorded traffic volumes would still be applicable and relevant for the 
considerations in this TIA report, even though the surveys were undertaken 
over three years ago.    


The results of the turning movement surveys have been summarised in Figures 
4.1 and 4.2. 


As can be seen from these peak hour turning traffic volumes, the hourly two-
way volumes on Grosvenor Street and Alexander Street are in the range of 185 
– 220 vehicles/hour during both survey periods.  Therefore, the daily traffic 
volume along these sections of Grosvenor Street and Alexander Street would 
be around 2,000 vehicles/day.   
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Figure 4.1: Turning traffic volumes at Grosvenor Street/Alexander 
Street/Grosvenor Crescent/site access street intersection - 8:00am to 9:00am 


 


Figure 4.2: Turning traffic volumes at Grosvenor Street/Alexander 
Street/Grosvenor Crescent/site access street intersection - 4:30pm to 5:30pm 
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4.3 Crash Record 


All crashes that result in personal injury are required to be reported to 
Tasmania Police.  Tasmania Police record all crashes that they attend.  Any 
crashes that result in property damage only, which are reported to Tasmania 
Police, are also recorded even though they may not visit the site. 


Details of reported crashes are collated and recorded on a computerised 
database that is maintained by DSG.  


Information was requested from DSG about any reported crashes along 
Grosvenor Street between View Street and Alexander Street as well as along 
Alexander Street between Churchill Avenue and Grosvenor Street over the last 
five and three-quarter years since January 2013.  Advice has been received 
that the database has record of 13 reported crashes along these street lengths 
including the intersections.  


Most of the crashes have occurred at the Churchill Avenue/Regent 
Street/Alexander Street intersection which has a roundabout control.  Of the 
14 reported crashes, eight occurred at this intersection with five of these 
occurring in 2015.  One of these crashes in 2015 resulted in injury. 


There has been one crash in Alexander Street between Churchill Avenue and 
Grosvenor Street and two mid-block collisions in Grosvenor Street between 
View Street and Alexander Street; all three crashes due to parking incidents 
and resulting in property damage. 


There was one reported crash at the View Street/Grosvenor Street intersection 
earlier this year involving a pedestrian, with the pedestrian sustaining minor 
injury. 


No crashes have been reported at the Grosvenor Street/Alexander Street 
intersection. 


Overall the crash record is reasonably good in the area apart from the 
Churchill Avenue/Regent Street/Alexander Street intersection but the crash 
rate at this intersection has been reducing.   
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5. TRAFFIC GENERATION BY THE DEVELOPMENT 


As outlined in Section 3 of this report the development being proposed is the 
construction of 11 residential apartments.  All the apartments will have two or 
three bedrooms. 


In considering the traffic activity that each residential unit will generate when 
occupied, guidance is normally sought from the New South Wales, Road 
Traffic Authority document – Guide to Traffic Generating Developments.  The 
RTA guide is a nationally well accepted document that provides advice on trip 
generation rates and vehicle parking requirements for new developments. 


The updated ‘Technical Direction’ to the Guide dated August 2013 advises 
that the trip generation for residential dwellings in regional areas of New 
South Wales is 7.4 trips/dwelling/day.   


This is consistent with findings by this consultant for dwellings in Tasmania.  
Surveys in the built-up areas of Tasmania over a number of years have found 
that typically this figure is 8.0 trips/dwelling/day with smaller residential units 
generating around 4 trips/unit/day and larger units generating around 6 
trips/unit/day.    


Having regard to this, it is expected the traffic generation rate for the proposed 
development will be around 5.5 vehicles/unit/day. 


Applying this trip generation rate to the proposed 11 apartments, when fully 
developed and occupied they can be expected to generate some 60 vehicle 
movements per day and around 6 vehicles/hour during peak traffic periods, 
based on the peak hour traffic being the typical 10% of the daily traffic 
volume.   
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6. TRAFFIC ASSESSMENT AND IMPACT 


This section of the report evaluates the impact of the expected traffic from the 
proposed residential apartment development on the nearby road network.   


An assessment is made of the adequacy of available intersection sight 
distances at affected local road junctions; consideration is given to the 
proposed internal site layout with respect to traffic circulation and parking as 
well as pedestrian facilities to the road network and access to public transport. 


 


6.1 Operational Impact of Increased Traffic Activity 


The total peak hour traffic generation from the proposed residential apartment 
development is expected to be around 60 vehicles/day and around 6 
vehicles/hour during peak traffic periods. 


There are no concerns with an increase of this level to the future traffic 
volumes along Grosvenor Street, Alexander Street or the site access street or 
also through the intersection of these streets.   


The turning movement surveys undertaken at the intersection have shown that 
Grosvenor Street and Alexander Street currently carry around 185 – 220 
vehicles/hour or around 2,000 vehicles/day which is at the mid range for a 
minor collector road. 


In addition, the highest conflicting traffic volume at the intersection currently 
is around 300 vehicles/hour, as seen from Figures 4.1 and 4.2. 


The addition of some six vehicles/hour to the traffic volume on these streets is 
not of concern as this will not create any operational issues.   


The level of conflict at affected intersections needs to be considered as the 
ability of any road network to accommodate traffic volumes is fundamentally 
limited by the capacity of its intersections and junctions.  


In this case, more than adequate gaps will be available in the opposing traffic 
streams at Grosvenor Street/Alexander Street/Grosvenor Crescent/site access 
street intersection such that turning motorists will experience minimal delay 
and queuing.   


The expected future traffic conflict at the intersection will be less than 400 
vehicles/hour, allowing for some significant growth in UTAS traffic through 
the intersection.   


Traffic volumes of up to 1,500 vehicles/hour can generally be accommodated 
at intersections between conflicting traffic streams.  The maximum level of 
traffic conflict will be no more than around one quarter of this volume and 
therefore there will be no operational issues. A SIDRA analysis is not required 
to confirm this. 
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6.2 Assessment of Available Sight Distances at Car Park Access and at 
Grosvenor Street Intersection 


An assessment has been undertaken of the adequacy of the available sight 
lines at the proposed driveway to the development site car park off the site 
access street as well as at the site access street junction with Grosvenor Street. 


Views along the site access street for motorists entering from the car park are 
seen in Photographs 6.1 and 6.2 (hedge and other vegetation will not be there).  


The available sight distance to and from a turning vehicle at the proposed 
driveway to the car park off the site access street will be around 35m to the 
east and around 40m to the west, around the same as it is now at the rear 
access driveway.   


With the approach traffic speed of vehicles turning into the site access street 
from Grosvenor Street and also exiting the UTAS sports centre car park from 
the east being around 20km/h the required sight distance is around 32m, based 
on current Austroads guidelines and even less based on AS2890.1.  Therefore, 
the available sight distances will be more than required at the access driveway.   


Motorists exiting the driveway will be able to see approaching traffic from the 
west through the pedestrian gate before moving into the access street.  The 
pedestrian gate will be around 1.8m high but have vertical slats which will 
provide at least 50% transparency.   


The available sight distances at the existing site access street intersection 
with Grosvenor Street/Alexander Street/Grosvenor Crescent have also 
been reviewed.  Photographs 6.3 to 6.5 provide views of the sight lines for 
a vehicle exiting the site access street.  


The sight distances for vehicles exiting the site access street as well as sight 
distances to and from vehicles turning into the site access street are well in 
excess of the minimum requirements.   
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Photograph 6.1: View to east along the site access street from 
location of proposed driveway to development site car park 


 


Photograph 6.2: View to west along the site access street from 
location of proposed driveway to development site car park 
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Photograph 6.3: View to north along Grosvenor Street from 
site access street  


 


Photograph 6.4: View to west along Alexander Street from 
site access street 
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Photograph 6.5: View to south along Grosvenor Crescent 
from site access street  


 


6.3 Internal Traffic Circulation and Car Parking Design 


Consideration has been given to the proposed layout and design of the on-site 
car park and access which will service the residential apartments having due 
regard for the requirement of AS 2890 – Part 1. 


Access driveway 


The access driveway to the car park will effectively become the parking aisle 
for the car parking area within a couple of metres for the road edge with a 
secured gate virtually at the kerb line.   


There are no concerns with the proposed design of this area. 


Parking bays 


All the resident car parking spaces on the site will be compliant with AS 
2890.1, except as noted below.  The required turn paths of vehicles have been 
checked and found to have adequate width for three-point turns by B85 cars 
for all manoeuvres.   


The specific dimensions that have been assessed are as follows: 
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- All standard parking spaces will be 5.4m long and 2.4m wide in 
accordance with User Class 1A for residential parking (as detailed in 
Figure 2.2 of AS 2890.1 for 90-degree parking); 


- There will be at least a 300mm clearance to the side walls and columns 
for door opening and manoeuvring (as detailed in Figure 2.2 of AS 
2890.1).  The one exception will be with the parking bay for 59 
Grosvenor Street which will have 100mm less between the walls of the 
dwellings than is required (50mm each side).  Under the 
circumstances, this is considered acceptable rather than have no 
parking space for this dwelling. While it is to be designated as a 
normal car parking space, it is possible the use of the space could be by 
a small car, in which case the bay will be of sufficient width; 


- The columns have been located correctly between 0.75m and 1.75m 
from the rear of parking bays as required; 


- The width of the parking aisle will be at least 5.8m (generally 6.0m to 
6.2m) as required in Figure 2.2 of AS 2890.1 for Class 1A 90-degree 
parking); 


- There will be a 1.0m extension to the end of the parking aisle for cars 
to reverse out of spaces 1 and 2 (as detailed in Figure 2.3 of AS 
2890.1).  While parking space 1 is shown as 2.6m wide, its use can be 
as a 2.4m wide space, the same as all other spaces.  This means there 
will be a 0.9m extension to the parking aisle for this parking space.  
The parking aisle width in this area is 0.4m wider than required for 
manoeuvring, which will more than compensate for the 0.9m aisle 
extension and a B85 car will be readily able to enter and exit the space 
as required by the standard;    


- All vehicles will be able to enter and exit the site in a forward 
direction; 


- No separate turnaround area is required on the site as all parking 
spaces will be allocated to residents;  


- Because all dimensions of the parking bays and parking aisle meet the 
manoeuvring requirements of Figure 2.3 of AS 2890.1, there is not a 
need to demonstrate the turn paths all work;  


- No special protective measures are required at the enter to the stairs 
well and lift from the car park; 


- There are no height clearance issues (minimum clearance will be more 
than 2.2m in all trafficable parts of the parking area); 


- The grades within the trafficable area of the car park and at the parking 
bays are generally in accordance with the required grades for a parking 
module (5% along parking bay length and 6.25% otherwise).  
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Having regard to all the above including the one minor departure from AS 
2890.1, it is concluded the parking arrangements will be quite satisfactory to 
meet the requirements of Clause E6.7.5.          


Bicycle Parking   


The bicycle parking areas will be either wall mounted or at a bicycle rack 
within a secured area of the site. 


This is sufficient to meet the requirements of AS 2890.3. 


Parking Supply 


The Hobart Interim Planning Scheme requires 2.0 car parking space plus 0.25 
visitor parking space for residential apartments with two or more bedrooms or 
a total of 25 car parking spaces for the proposed 11 apartments.   


The proposed car parking area will provide parking for 11 cars, one parking 
bay for each apartment but also one parking bay for the dwelling at 59 
Grosvenor Street, which currently has no off-street parking. 


It is understood the Council recognises that the high number of car parking 
spaces required in the current planning scheme for this type of development is 
at times too demanding, not practical and mostly not necessary for multiple 
dwelling developments. 


A survey by this consultant found that the parking demand by 19 apartments 
with 44 bedrooms in similar use developments in Sandy Bay Road, closer to 
the city, totalled 21 spaces.  The car ownership is 1.1 vehicles/apartment and 
0.48 cars/bedroom.  


The proposed development will have 1.0 parking spaces/apartment and 0.5 
parking spaces/bedroom.   


Other considerations with regard to expected parking demand are that: 


- provision will be made on the site for eight resident and visitor 
bicycle parking spaces; 


- public transport is available a short walk away (see below);   


- unrestricted parking is available along Grosvenor Street and 
Alexander Street during late afternoons, evenings and weekends when 
visitors are most likely; 


- some residents of the apartment could be staff or employees of UTAS, 
or even do not want to own a car, in which case there may be no 
reliance on car use.  


It can therefore be concluded the proposed resident parking will be sufficient 
to meet the expected parking demand.   
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Pedestrian Considerations  


The site will be provided with gated access for pedestrian access off the site 
access street.  There is a pedestrian footpath on the opposite side of the access 
street to the property driveway and pedestrian gate, as seen in Photographs 3.2 
and 6.2.   


Therefore, there will not be a requirement for a clear pedestrian sight triangle 
on the eastern side of the driveway for motorists exiting the property as there 
should not be any pedestrian (see Photograph 6.1).  


 


6.4 Public Transport Services 


Metro Tasmania currently operates bus services through the Sandy Bay area 
which use several nearby streets.   


The bus routes along Regent Street and York Street are both less than 200m 
from the development site, while the bus route along Sandy Bay Road is less 
than 400m away. 


These bus routes are all well within the normally accepted maximum walking 
distance of 400m to/from bus routes.   


Metro Tasmania timetables and route maps are included with this report in 
Attachment B.   
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7. SUMMARY AND RECOMMENDATIONS 


This Traffic Impact Assessment has been prepared in support of the 
development application to the Hobart City Council for the construction of 11 
residential apartments at 59-61 Grosvenor Street.   


The assessment has reviewed the existing road and traffic environment along 
Grosvenor Street, Alexander Street and the site access street in the area of the 
development site as well as intersection of these streets. 


The current hourly two-way traffic volumes on Grosvenor Street and 
Alexander Street are in the range of 185 – 220 vehicles/hour during peak 
traffic periods.  Grosvenor Street and Alexander Street would therefore 
currently carry some 2,000 vehicles/day.  The site access street leads to the 
UTAS sports centre car parking area. 


No issues of concern have been identified with respect to the level of traffic 
activity and the operation of the traffic.   


Most of the crashes in the area have occurred at the Churchill Avenue/Regent 
Street/Alexander Street intersection which has a roundabout control.  There 
have been three parking incidents with collisions in Alexander Street and 
Grosvenor Street, nearer the development site. 


There have been no reported crashes at the Grosvenor Street/Alexander 
Street/Grosvenor Crescent/site access street intersection.  


Overall the crash record is reasonably good in the area apart from the 
Churchill Avenue/Regent Street/Alexander Street intersection but where the 
crash rate has been reducing in recent years.   


It is recommended the Hobart City Council arrange for a ‘give way’ sign to 
be installed in Grosvenor Crescent at the Grosvenor Street/Alexander Street 
intersection, in the location highlighted on Photograph 4.3.  


It has been estimated that the total traffic generation by the proposed 11 
residential apartments development when fully developed and occupied will 
generate around 60 vehicle movements per day and around 6 vehicles/hour 
during peak traffic periods.  


The addition of some 6 vehicles/hour to the existing traffic volume on the 
adjacent streets is not of concern as it will not create any operational issues.   


The expected future traffic conflict at the Grosvenor Street/Alexander 
Street/Grosvenor Crescent/site access street intersection will be less than 400 
vehicles/hour, allowing for some significant growth in UTAS traffic through 
the intersection.   


Traffic volumes of up to 1,500 vehicles/hour can generally be accommodated 
at intersections between conflicting traffic streams.  The maximum level of 
traffic conflict will be no more than around one quarter of this volume.  
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An assessment has been undertaken of the adequacy of the available sight 
lines at the proposed driveway to the development site car park off the site 
access street as well as at the site access street intersection with Grosvenor 
Street. 


The sight distances for vehicles entering the site access street as well as sight 
distances to and from vehicles turning at the Grosvenor Street/Alexander 
Street/Grosvenor Crescent/site access street intersection are well in excess of 
the minimum requirements.   


Consideration has been given to the proposed layout and design of the car park 
and access driveway which will service the residential apartments.  The site 
car park layout has been reviewed having due regard for the requirement of 
AS 2890 – Part 1.   


There are no concerns with the proposed design of the access driveway and 
parking aisle for the car park.  All the proposed parking spaces in the car park 
will be compliant with AS 2890.1, apart for a 50mm reduction side clear for 
door opening at one parking space, which under the circumstances is quite 
acceptable. 


The Hobart Interim Planning Scheme requires 25 car parking spaces for the 
proposed 11 apartments. There will be provision for one parking bay for each 
apartment but also one parking bay for the dwelling at 59 Grosvenor Street, 
which currently has no off-street parking. 


Surveys by this consultant of similar use developments has found the actual 
parking demand is much less than the planning scheme requirements and 
around that which will be provided for this development on a per apartment 
and per bedroom basis. 


In addition, when considering the provision for on-site bicycle parking, readily 
accessible public transport, unrestricted parking along Grosvenor Street and 
Alexander Street during hours when visitors would be most expected and that 
some residents or the apartments may have no reliance on car use, it can 
therefore be concluded the proposed parking will be sufficient to meet the 
expected parking demand.   


Adequate pedestrian access will be provided with stair and lift access between 
the floor levels and car parking area. 


Metro Tasmania currently operates bus services through the Sandy Bay area 
which use several nearby streets.  These bus routes are all well within the 
normally accepted maximum walking distance of 400m to/from bus routes.   


It has been concluded that the proposed residential apartment development can 
be supported on traffic grounds as it will not give rise to any adverse safety or 
operational traffic issues.  Hobart City Council should address the above 
recommended action regarding the missing ‘give way’ sign.  


 







  ATTACHMENT A  
   Drawings of proposed layout of residential 


apartment development 
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  ATTACHMENT A  
Metro Tasmania bus route maps and timetable                  


for Sandy Bay 


 







Call 13 22 01 to check if a


wheelchair accessible bus is in


service on your route, other 


than marked in the timetable


Signal the bus driver to stop


Be at your stop five minutes


before your bus is due


Recharge your Greencard on


the bus (cash only), online and 


at Greencard agents


Save with Greencard


• 20% off all fares 


• low daily caps


• free transfers within 90 


minutes


Single-trip tickets can be 


bought on the bus (cash only)


Visit www.metrotas.com.au 


for


• trip planners


• maps and timetables


• fares


• travel tips


Download the free Metro Tas 


app to


• manage your Greencard


• plan your trip


• get updates and service alerts


Metro Shop


Hobart City Interchange 


22 Elizabeth St, Hobart


8am to 5.30pm


Monday to Friday


13 22 01


between 7am and 6pm


Monday to Friday


Welcome aboard Metro


Sandy Bay
Effective 10 December 2017


402 Sandy Bay 
to Hobart City


Routes


401 Sandy Bay to Hobart City 
via Churchill Avenue & UTAS


402 Sandy Bay to Hobart City 
via Sandy Bay Road


Also shows Routes 426, 427, 428 & 429 
between Sandy Bay & Hobart City. For full 
details, refer to separate timetables


For more information including timetables 
 maps and fares


www.metrotas.com.au


13 22 01


www.facebook.com/metrotasmania


@metro_tasmania


Sandy Bay 
to Hobart City401


Also shows Routes 426, 427, 
428 & 429







401, 402 from Sandy Bay towards Hobart City


Explanations


 Wheelchair accessible bus


Monday to Friday
map 
ref Route number 427 427 428 426 401 402 429 426 401 429 402 429 401 426


am am am am am am am am am am am am am am
A Lower Sandy Bay, Beach Rd 6:10 6:40 6:58 7:08 7:10 7:23 7:28 7:35 7:40 7:49 7:56 8:07 8:10 8:15
B Sandy Bay Rd, Wrest Point 6:13 6:43 7:02 7:12 - 7:29 7:32 7:39 - 7:54 8:02 8:13 - 8:21
C Churchill Ave/Red Chapel Ave - - - - 7:14 - - - 7:44 - - - 8:14 -
D University, Churchill Avenue - - - - 7:18 - - - 7:48 - - - 8:18 -
E Sandy Bay Shops 6:15 6:45 7:06 7:15 7:22 7:33 7:34 7:42 7:52 7:57 8:06 8:16 8:22 8:26
F Hobart City, Macquarie St 6:21 6:51 7:15 7:24 7:31 7:42 7:40 7:49 8:01 8:04 8:15 8:25 8:31 8:35


Monday to Friday (cont...)
map 
ref Route number 402 429 401 426 402 426 429 401 402 426 401 402 429 401


am am am am am am am am am am am am am am
A Lower Sandy Bay, Beach Rd 8:24 8:34 8:40 8:46 8:54 9:02 9:12 9:09 9:20 9:35 9:38 9:50 10:04 10:08
B Sandy Bay Rd, Wrest Point 8:30 8:40 - 8:51 8:59 9:06 9:16 - 9:24 9:39 - 9:54 10:09 -
C Churchill Ave/Red Chapel Ave - - 8:44 - - - - 9:13 - - 9:42 - - 10:12
D University, Churchill Avenue - - 8:48 - - - - 9:17 - - 9:46 - - 10:16
E Sandy Bay Shops 8:34 8:44 8:52 8:54 9:03 9:09 9:19 9:21 9:28 9:42 9:50 9:58 10:12 10:20
F Hobart City, Macquarie St 8:43 8:52 9:01 9:02 9:10 9:16 9:25 9:28 9:35 9:48 9:57 10:05 10:18 10:27


Monday to Friday (cont...)
map 
ref Route number 402 426 401 402 429 401 402 426 401 402 429 401 402 426


am am am am am am am am am am pm pm pm pm
A Lower Sandy Bay, Beach Rd 10:20 10:35 10:38 10:50 11:04 11:08 11:20 11:35 11:38 11:50 12:04 12:08 12:20 12:35
B Sandy Bay Rd, Wrest Point 10:24 10:39 - 10:54 11:09 - 11:24 11:39 - 11:54 12:09 - 12:24 12:39
C Churchill Ave/Red Chapel Ave - - 10:42 - - 11:12 - - 11:42 - - 12:12 - -
D University, Churchill Avenue - - 10:46 - - 11:16 - - 11:46 - - 12:16 - -
E Sandy Bay Shops 10:28 10:42 10:50 10:58 11:12 11:20 11:28 11:42 11:50 11:58 12:12 12:20 12:28 12:42
F Hobart City, Macquarie St 10:35 10:48 10:57 11:05 11:18 11:27 11:35 11:48 11:57 12:05 12:18 12:27 12:35 12:48


Monday to Friday (cont...)
map 
ref Route number 401 402 429 401 402 426 401 402 429 401 402 426 401 402


pm pm pm pm pm pm pm pm pm pm pm pm pm pm
A Lower Sandy Bay, Beach Rd 12:38 12:50 1:04 1:08 1:20 1:35 1:38 1:50 2:04 2:08 2:20 2:35 2:38 2:50
B Sandy Bay Rd, Wrest Point - 12:54 1:09 - 1:24 1:39 - 1:54 2:09 - 2:24 2:39 - 2:54
C Churchill Ave/Red Chapel Ave 12:42 - - 1:12 - - 1:42 - - 2:12 - - 2:42 -
D University, Churchill Avenue 12:46 - - 1:16 - - 1:46 - - 2:16 - - 2:46 -
E Sandy Bay Shops 12:50 12:58 1:12 1:20 1:28 1:42 1:50 1:58 2:12 2:20 2:28 2:42 2:50 2:58
F Hobart City, Macquarie St 12:57 1:05 1:18 1:27 1:35 1:48 1:57 2:05 2:18 2:27 2:35 2:48 2:57 3:07


Monday to Friday (cont...)
map 
ref Route number 429 401 402 426 401 402 429 401 402 426 401 402 429 401


pm pm pm pm pm pm pm pm pm pm pm pm pm pm
A Lower Sandy Bay, Beach Rd 3:05 3:09 3:24 3:38 3:39 3:54 4:09 4:09 4:24 4:38 4:39 4:54 5:08 5:09
B Sandy Bay Rd, Wrest Point 3:11 - 3:30 3:43 - 4:00 4:13 - 4:30 4:42 - 5:00 5:13 -
C Churchill Ave/Red Chapel Ave - 3:13 - - 3:43 - - 4:13 - - 4:43 - - 5:13
D University, Churchill Avenue - 3:17 - - 3:47 - - 4:17 - - 4:47 - - 5:17
E Sandy Bay Shops 3:15 3:21 3:34 3:47 3:51 4:04 4:15 4:21 4:34 4:45 4:51 5:04 5:16 5:21
F Hobart City, Macquarie St 3:24 3:30 3:42 3:55 4:00 4:13 4:20 4:30 4:43 4:51 5:00 5:13 5:22 5:30


Monday to Friday (cont...)
map 
ref Route number 402 426 401 402 429 401 402 426 402 427 401 428 402 427


pm pm pm pm pm pm pm pm pm pm pm pm pm pm
A Lower Sandy Bay, Beach Rd 5:24 5:38 5:39 5:54 6:07 6:10 6:19 6:39 6:57 7:31 7:57 8:21 8:57 9:21
B Sandy Bay Rd, Wrest Point 5:30 5:42 - 5:59 6:11 - 6:22 6:42 7:01 7:34 - 8:24 9:01 9:24
C Churchill Ave/Red Chapel Ave - - 5:43 - - 6:14 - - - - 8:01 - - -
D University, Churchill Avenue - - 5:47 - - 6:17 - - 7:04 - 8:04 - 9:04 -
E Sandy Bay Shops 5:34 5:45 5:51 6:03 6:13 6:20 6:24 6:44 7:07 7:36 8:07 8:26 9:07 9:26
F Hobart City, Macquarie St 5:43 5:51 6:00 6:10 6:18 6:26 6:30 6:50 7:13 7:42 8:13 8:32 9:13 9:32







401, 402 from Sandy Bay towards Hobart City


Explanations


 Wheelchair accessible bus
f Service operates on Friday nights only


Monday to Friday (cont...)
map 
ref Route number 401 428 402 427 401 428 402


pm pm pm pm pm am am
A Lower Sandy Bay, Beach Rd 9:57 10:21 10:57 11:21 f11:57 12:21 f12:57
B Sandy Bay Rd, Wrest Point - 10:24 11:01 11:24 - 12:24 f1:01
C Churchill Ave/Red Chapel Ave 10:01 - - - f12:01 - -
D University, Churchill Avenue 10:04 - 11:04 - f12:04 - f1:04
E Sandy Bay Shops 10:07 10:26 11:07 11:26 f12:07 12:26 f1:07
F Hobart City, Macquarie St 10:13 10:32 11:13 11:32 f12:13 12:32 f1:13


Saturday
map 
ref Route number 428 427 401 426 402 429 401 426 402 429 401 426 402 429


am am am am am am am am am am am am am am
A Lower Sandy Bay, Beach Rd 7:01 7:28 8:05 8:09 8:30 8:41 9:05 9:11 9:32 9:41 10:05 10:11 10:32 10:41
B Sandy Bay Rd, Wrest Point 7:04 7:31 - 8:13 8:34 8:45 - 9:15 9:37 9:45 - 10:15 10:37 10:45
C Churchill Ave/Red Chapel Ave - - 8:09 - - - 9:09 - - - 10:09 - - -
D University, Churchill Avenue - - 8:12 - 8:37 - 9:13 - 9:40 - 10:13 - 10:40 -
E Sandy Bay Shops 7:07 7:34 8:15 8:16 8:40 8:48 9:17 9:18 9:44 9:48 10:17 10:18 10:44 10:48
F Hobart City, Macquarie St 7:13 7:40 8:21 8:21 8:46 8:53 9:23 9:23 9:50 9:53 10:23 10:23 10:50 10:53


Saturday (cont...)
map 
ref Route number 401 426 402 429 401 426 402 429 401 426 402 429 401 426


am am am am pm pm pm pm pm pm pm pm pm pm
A Lower Sandy Bay, Beach Rd 11:05 11:11 11:32 11:41 12:05 12:11 12:32 12:41 1:05 1:11 1:32 1:41 2:05 2:11
B Sandy Bay Rd, Wrest Point - 11:15 11:37 11:45 - 12:15 12:37 12:45 - 1:15 1:37 1:45 - 2:15
C Churchill Ave/Red Chapel Ave 11:09 - - - 12:09 - - - 1:09 - - - 2:09 -
D University, Churchill Avenue 11:13 - 11:40 - 12:13 - 12:40 - 1:13 - 1:40 - 2:13 -
E Sandy Bay Shops 11:17 11:18 11:44 11:48 12:17 12:18 12:44 12:48 1:17 1:18 1:44 1:48 2:17 2:18
F Hobart City, Macquarie St 11:23 11:23 11:50 11:53 12:23 12:23 12:50 12:53 1:23 1:23 1:50 1:53 2:23 2:23


Saturday (cont...)
map 
ref Route number 402 429 401 426 402 429 401 426 402 429 401 426 402 429


pm pm pm pm pm pm pm pm pm pm pm pm pm pm
A Lower Sandy Bay, Beach Rd 2:32 2:41 3:05 3:11 3:32 3:41 4:05 4:11 4:32 4:41 5:05 5:11 5:31 5:41
B Sandy Bay Rd, Wrest Point 2:37 2:45 - 3:15 3:37 3:45 - 4:15 4:37 4:45 - 5:15 5:36 5:45
C Churchill Ave/Red Chapel Ave - - 3:09 - - - 4:09 - - - 5:09 - - -
D University, Churchill Avenue 2:40 - 3:13 - 3:40 - 4:13 - 4:40 - 5:13 - 5:39 -
E Sandy Bay Shops 2:44 2:48 3:17 3:18 3:44 3:48 4:17 4:18 4:44 4:48 5:17 5:18 5:43 5:48
F Hobart City, Macquarie St 2:50 2:53 3:23 3:23 3:50 3:53 4:23 4:23 4:50 4:53 5:23 5:23 5:49 5:53


Saturday (cont...)
map 
ref Route number 401 426 429 402 426 427 401 428 402 427 401 428 402 427


pm pm pm pm pm pm pm pm pm pm pm pm pm pm
A Lower Sandy Bay, Beach Rd 6:05 6:09 6:39 6:55 7:09 7:38 7:55 8:20 8:55 9:20 9:55 10:20 10:55 11:20
B Sandy Bay Rd, Wrest Point - 6:13 6:43 6:59 7:13 7:41 - 8:23 8:59 9:23 - 10:23 10:59 11:23
C Churchill Ave/Red Chapel Ave 6:09 - - - - - 7:59 - - - 9:59 - - -
D University, Churchill Avenue 6:12 - - 7:02 - - 8:02 - 9:02 - 10:02 - 11:02 -
E Sandy Bay Shops 6:15 6:16 6:46 7:05 7:16 7:44 8:05 8:26 9:05 9:26 10:05 10:26 11:05 11:26
F Hobart City, Macquarie St 6:21 6:21 6:51 7:11 7:21 7:50 8:11 8:32 9:11 9:32 10:11 10:32 11:11 11:32


Saturday (cont...)
map 
ref Route number 401 428 402


pm am am
A Lower Sandy Bay, Beach Rd 11:55 12:20 12:55
B Sandy Bay Rd, Wrest Point - 12:23 12:59
C Churchill Ave/Red Chapel Ave 11:59 - -
D University, Churchill Avenue 12:02 - 1:02
E Sandy Bay Shops 12:05 12:26 1:05
F Hobart City, Macquarie St 12:11 12:32 1:11







401, 402 from Sandy Bay towards Hobart City


Explanations


 Wheelchair accessible bus


401, 402 from Hobart City towards Sandy Bay


Sunday & Public Holidays
map 
ref Route number 428 402 427 401 428 402 427 401 428 402 427 401 428 402


am am am am am am am am pm pm pm pm pm pm
A Lower Sandy Bay, Beach Rd 8:25 8:58 9:27 9:58 10:27 10:58 11:27 11:58 12:27 12:58 1:27 1:58 2:27 2:58
B Sandy Bay Rd, Wrest Point 8:28 9:02 9:31 - 10:31 11:03 11:31 - 12:31 1:03 1:31 - 2:31 3:03
C Churchill Ave/Red Chapel Ave - - - 10:02 - - - 12:02 - - - 2:02 - -
D University, Churchill Avenue - 9:05 - 10:06 - 11:06 - 12:06 - 1:06 - 2:06 - 3:06
E Sandy Bay Shops 8:31 9:09 9:34 10:10 10:34 11:10 11:34 12:10 12:34 1:10 1:34 2:10 2:34 3:10
F Hobart City, Macquarie St 8:37 9:15 9:40 10:16 10:40 11:16 11:40 12:16 12:40 1:16 1:40 2:16 2:40 3:16


Sunday & Public Holidays (cont...)
map 
ref Route number 427 401 428 402 427 401 428 402 427 401 428 427


pm pm pm pm pm pm pm pm pm pm pm pm
A Lower Sandy Bay, Beach Rd 3:27 3:58 4:27 4:58 5:27 5:58 6:25 6:58 7:23 7:58 8:20 9:20
B Sandy Bay Rd, Wrest Point 3:31 - 4:31 5:03 5:31 - 6:28 7:02 7:26 - 8:23 9:23
C Churchill Ave/Red Chapel Ave - 4:02 - - - 6:02 - - - 8:02 - -
D University, Churchill Avenue - 4:06 - 5:06 - 6:05 - 7:05 - 8:05 - -
E Sandy Bay Shops 3:34 4:10 4:34 5:10 5:34 6:08 6:31 7:08 7:29 8:08 8:26 9:26
F Hobart City, Macquarie St 3:40 4:16 4:40 5:16 5:40 6:14 6:37 7:14 7:35 8:14 8:32 9:32


Monday to Friday
map 
ref Route number 426 402 401 429 402 401 426 429 402 401 429 402 401 426


am am am am am am am am am am am am am am
F Hobart City Franklin Sq Stop P 6:40 6:56 7:00 7:08 7:18 7:30 7:39 7:47 7:53 8:01 8:08 8:23 8:32 8:38
E Sandy Bay Shops 6:43 7:00 7:07 7:13 7:25 7:37 7:44 7:54 8:00 8:08 8:15 8:30 8:39 8:44
D University, Churchill Ave - - 7:12 - - 7:42 - - - 8:13 - - 8:44 -
C Churchill Ave/Red Chapel Ave - - 7:16 - - 7:46 - - - 8:17 - - 8:48 -
B Sandy Bay Rd, Wrest Point 6:45 7:03 - 7:15 7:28 - 7:46 7:57 8:03 - 8:19 8:33 - 8:47
A Lower Sandy Bay, Beach Rd 6:48 7:10 7:22 7:18 7:35 7:52 7:51 8:03 8:10 8:23 8:26 8:40 8:54 8:53


Monday to Friday (cont...)
map 
ref Route number 402 401 429 402 401 426 402 401 429 402 401 426 402 401


am am am am am am am am am am am am am am
F Hobart City Franklin Sq Stop P 8:53 9:02 9:08 9:23 9:32 9:38 9:53 10:02 10:08 10:23 10:32 10:38 10:53 11:02
E Sandy Bay Shops 9:00 9:07 9:13 9:28 9:37 9:43 9:58 10:07 10:13 10:28 10:37 10:43 10:58 11:07
D University, Churchill Ave - 9:11 - - 9:41 - - 10:11 - - 10:41 - - 11:11
C Churchill Ave/Red Chapel Ave - 9:14 - - 9:44 - - 10:14 - - 10:44 - - 11:14
B Sandy Bay Rd, Wrest Point 9:02 - 9:16 9:30 - 9:46 10:00 - 10:16 10:30 - 10:46 11:00 -
A Lower Sandy Bay, Beach Rd 9:09 9:20 9:21 9:37 9:50 9:51 10:07 10:20 10:21 10:37 10:50 10:51 11:07 11:20


Monday to Friday (cont...)
map 
ref Route number 429 402 401 426 402 401 429 402 401 426 402 401 429 402


am am am am am pm pm pm pm pm pm pm pm pm
F Hobart City Franklin Sq Stop P 11:08 11:23 11:32 11:38 11:53 12:02 12:08 12:23 12:32 12:38 12:53 1:02 1:08 1:23
E Sandy Bay Shops 11:13 11:28 11:37 11:43 11:58 12:07 12:13 12:28 12:37 12:43 12:58 1:07 1:13 1:28
D University, Churchill Ave - - 11:41 - - 12:11 - - 12:41 - - 1:11 - -
C Churchill Ave/Red Chapel Ave - - 11:44 - - 12:14 - - 12:44 - - 1:14 - -
B Sandy Bay Rd, Wrest Point 11:16 11:30 - 11:46 12:00 - 12:16 12:30 - 12:46 1:00 - 1:16 1:30
A Lower Sandy Bay, Beach Rd 11:21 11:37 11:50 11:51 12:07 12:20 12:21 12:37 12:50 12:51 1:07 1:20 1:21 1:37


Monday to Friday (cont...)
map 
ref Route number 401 426 402 401 429 402 429 401 402 401 429 426 402 401


pm pm pm pm pm pm pm pm pm pm pm pm pm pm
F Hobart City Franklin Sq Stop P 1:32 1:38 1:53 2:02 2:08 2:23 2:32 2:32 2:53 3:02 3:02 3:16 3:22 3:32
E Sandy Bay Shops 1:37 1:43 1:58 2:07 2:13 2:28 2:37 2:37 2:58 3:09 3:09 3:23 3:29 3:39
D University, Churchill Ave 1:41 - - 2:11 - - - 2:41 - 3:14 - - - 3:44
C Churchill Ave/Red Chapel Ave 1:44 - - 2:14 - - - 2:44 - 3:18 - - - 3:48
B Sandy Bay Rd, Wrest Point - 1:46 2:00 - 2:16 2:30 2:40 - 3:01 - 3:12 3:26 3:32 -
A Lower Sandy Bay, Beach Rd 1:50 1:51 2:07 2:20 2:22 2:37 2:45 2:50 3:08 3:24 3:18 3:31 3:39 3:54







401, 402 from Hobart City towards Sandy Bay


Explanations


 Wheelchair accessible bus
f Service operates on Friday nights only


Monday to Friday (cont...)
map 
ref Route number 429 426 402 429 401 426 402 429 401 426 402 429 401 426


pm pm pm pm pm pm pm pm pm pm pm pm pm pm
F Hobart City Franklin Sq Stop P 3:34 3:45 3:52 4:02 4:02 4:15 4:22 4:32 4:32 4:45 4:52 5:02 5:02 5:15
E Sandy Bay Shops 3:41 3:52 3:59 4:09 4:09 4:22 4:29 4:39 4:39 4:52 4:59 5:09 5:09 5:22
D University, Churchill Ave - - - - 4:14 - - - 4:44 - - - 5:14 -
C Churchill Ave/Red Chapel Ave - - - - 4:18 - - - 4:48 - - - 5:18 -
B Sandy Bay Rd, Wrest Point 3:44 3:54 4:02 4:12 - 4:25 4:32 4:42 - 4:55 5:02 5:12 - 5:25
A Lower Sandy Bay, Beach Rd 3:50 3:59 4:09 4:19 4:24 4:30 4:39 4:49 4:54 5:00 5:09 5:19 5:24 5:30


Monday to Friday (cont...)
map 
ref Route number 402 429 401 426 402 401 429 426 401 427 402 428 401 427


pm pm pm pm pm pm pm pm pm pm pm pm pm pm
F Hobart City Franklin Sq Stop P 5:22 5:32 5:32 5:45 5:52 6:02 6:10 6:40 6:40 7:10 7:40 8:10 8:40 9:10
E Sandy Bay Shops 5:29 5:39 5:39 5:52 5:59 6:06 6:14 6:45 6:44 7:14 7:44 8:14 8:44 9:14
D University, Churchill Ave - - 5:44 - - 6:10 - - 6:48 - 7:48 - 8:48 -
C Churchill Ave/Red Chapel Ave - - 5:48 - - 6:13 - - 6:51 - - - 8:51 -
B Sandy Bay Rd, Wrest Point 5:32 5:42 - 5:55 6:01 - 6:17 6:48 - 7:16 7:50 8:16 - 9:16
A Lower Sandy Bay, Beach Rd 5:39 5:49 5:54 6:00 6:08 6:19 6:23 6:53 6:57 7:22 7:57 8:22 8:57 9:22


Monday to Friday (cont...)
map 
ref Route number 402 428 401 427 402 428 401 427


pm pm pm pm pm am am am
F Hobart City Franklin Sq Stop P 9:40 10:10 10:40 11:10 f11:40 f12:10 f12:40 f1:10
E Sandy Bay Shops 9:44 10:14 10:44 11:14 f11:44 f12:14 f12:44 f1:14
D University, Churchill Ave 9:48 - 10:48 - f11:48 - f12:48 -
C Churchill Ave/Red Chapel Ave - - 10:51 - - - f12:51 -
B Sandy Bay Rd, Wrest Point 9:50 10:16 - 11:16 f11:50 f12:16 - f1:16
A Lower Sandy Bay, Beach Rd 9:57 10:22 10:57 11:22 f11:57 f12:22 f12:57 f1:22


Saturday
map 
ref Route number 427 428 402 429 401 426 402 429 401 426 402 429 401 426


am am am am am am am am am am am am am am
F Hobart City Franklin Sq Stop P 6:58 7:28 7:47 8:02 8:13 8:32 8:47 9:02 9:13 9:32 9:47 10:02 10:13 10:32
E Sandy Bay Shops 7:02 7:33 7:51 8:06 8:17 8:36 8:51 9:07 9:18 9:37 9:52 10:07 10:18 10:37
D University, Churchill Ave - - 7:54 - 8:20 - 8:54 - 9:22 - 9:56 - 10:22 -
C Churchill Ave/Red Chapel Ave - - - - 8:23 - - - 9:25 - - - 10:25 -
B Sandy Bay Rd, Wrest Point 7:03 7:35 7:56 8:08 - 8:38 8:56 9:09 - 9:39 9:58 10:09 - 10:39
A Lower Sandy Bay, Beach Rd 7:08 7:40 8:02 8:12 8:28 8:42 9:02 9:14 9:31 9:44 10:05 10:14 10:31 10:44


Saturday (cont...)
map 
ref Route number 402 429 401 426 402 429 401 426 402 429 401 426 402 429


am am am am am pm pm pm pm pm pm pm pm pm
F Hobart City Franklin Sq Stop P 10:47 11:02 11:13 11:32 11:47 12:02 12:13 12:32 12:47 1:02 1:13 1:32 1:47 2:02
E Sandy Bay Shops 10:52 11:07 11:18 11:37 11:52 12:07 12:18 12:37 12:52 1:07 1:18 1:37 1:52 2:07
D University, Churchill Ave 10:56 - 11:22 - 11:56 - 12:22 - 12:56 - 1:22 - 1:56 -
C Churchill Ave/Red Chapel Ave - - 11:25 - - - 12:25 - - - 1:25 - - -
B Sandy Bay Rd, Wrest Point 10:58 11:09 - 11:39 11:58 12:09 - 12:39 12:58 1:09 - 1:39 1:58 2:09
A Lower Sandy Bay, Beach Rd 11:05 11:14 11:31 11:44 12:05 12:14 12:31 12:44 1:05 1:14 1:31 1:44 2:05 2:14


Saturday (cont...)
map 
ref Route number 401 426 402 429 401 426 402 429 401 426 402 429 401 426


pm pm pm pm pm pm pm pm pm pm pm pm pm pm
F Hobart City Franklin Sq Stop P 2:13 2:32 2:47 3:02 3:13 3:32 3:47 4:02 4:13 4:32 4:47 5:02 5:13 5:32
E Sandy Bay Shops 2:18 2:37 2:52 3:07 3:18 3:37 3:52 4:07 4:18 4:37 4:52 5:07 5:18 5:37
D University, Churchill Ave 2:22 - 2:56 - 3:22 - 3:56 - 4:22 - 4:56 - 5:22 -
C Churchill Ave/Red Chapel Ave 2:25 - - - 3:25 - - - 4:25 - - - 5:25 -
B Sandy Bay Rd, Wrest Point - 2:39 2:58 3:09 - 3:39 3:58 4:09 - 4:39 4:58 5:09 - 5:39
A Lower Sandy Bay, Beach Rd 2:31 2:44 3:05 3:14 3:31 3:44 4:05 4:14 4:31 4:44 5:05 5:14 5:31 5:44







401, 402 from Hobart City towards Sandy Bay


Explanations


 Wheelchair accessible bus


Saturday (cont...)
map 
ref Route number 402 429 426 401 427 402 428 401 427 402 428 401 427 402


pm pm pm pm pm pm pm pm pm pm pm pm pm pm
F Hobart City Franklin Sq Stop P 5:47 6:02 6:32 6:40 7:10 7:40 8:10 8:40 9:10 9:40 10:10 10:40 11:10 11:40
E Sandy Bay Shops 5:52 6:07 6:37 6:44 7:14 7:44 8:15 8:44 9:14 9:44 10:15 10:44 11:14 11:44
D University, Churchill Ave 5:56 - - 6:47 - 7:47 - 8:47 - 9:47 - 10:47 - 11:47
C Churchill Ave/Red Chapel Ave - - - 6:50 - - - 8:50 - - - 10:50 - -
B Sandy Bay Rd, Wrest Point 5:58 6:09 6:39 - 7:15 7:49 8:17 - 9:15 9:49 10:17 - 11:15 11:49
A Lower Sandy Bay, Beach Rd 6:05 6:14 6:44 6:55 7:20 7:55 8:22 8:55 9:20 9:55 10:22 10:55 11:20 11:55


Saturday (cont...)
map 
ref Route number 428 401 427


am am am
F Hobart City Franklin Sq Stop P 12:10 12:40 1:10
E Sandy Bay Shops 12:15 12:44 1:14
D University, Churchill Ave - 12:47 -
C Churchill Ave/Red Chapel Ave - 12:50 -
B Sandy Bay Rd, Wrest Point 12:17 - 1:15
A Lower Sandy Bay, Beach Rd 12:22 12:55 1:20


Sunday & Public Holidays
map 
ref Route number 428 401 427 402 428 401 427 402 428 401 427 402 428 401


am am am am am am am am pm pm pm pm pm pm
F Hobart City Franklin Sq Stop P 8:10 8:40 9:10 9:40 10:10 10:40 11:10 11:40 12:10 12:40 1:10 1:40 2:10 2:40
E Sandy Bay Shops 8:14 8:44 9:15 9:45 10:15 10:45 11:15 11:45 12:15 12:45 1:15 1:45 2:15 2:45
D University, Churchill Ave - 8:47 - 9:49 - 10:49 - 11:49 - 12:49 - 1:49 - 2:49
C Churchill Ave/Red Chapel Ave - 8:50 - - - 10:52 - - - 12:52 - - - 2:52
B Sandy Bay Rd, Wrest Point 8:15 - 9:17 9:51 10:17 - 11:17 11:51 12:17 - 1:17 1:51 2:17 -
A Lower Sandy Bay, Beach Rd 8:20 8:55 9:22 9:58 10:22 10:58 11:22 11:58 12:22 12:58 1:22 1:58 2:22 2:58


Sunday & Public Holidays (cont...)
map 
ref Route number 427 402 428 401 427 402 428 401 427 402 428 427


pm pm pm pm pm pm pm pm pm pm pm pm
F Hobart City Franklin Sq Stop P 3:10 3:40 4:10 4:40 5:10 5:40 6:10 6:40 7:10 7:40 8:10 9:10
E Sandy Bay Shops 3:15 3:45 4:15 4:45 5:15 5:45 6:15 6:45 7:14 7:44 8:14 9:14
D University, Churchill Ave - 3:49 - 4:49 - 5:49 - 6:49 - 7:47 - -
C Churchill Ave/Red Chapel Ave - - - 4:52 - - - 6:52 - - - -
B Sandy Bay Rd, Wrest Point 3:17 3:51 4:17 - 5:17 5:51 6:17 - 7:15 7:49 8:15 9:15
A Lower Sandy Bay, Beach Rd 3:22 3:58 4:22 4:58 5:22 5:58 6:22 6:58 7:20 7:55 8:20 9:20
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Our Ref: 19020 


16th October 2018 


Hobart City Council 
16 Elizabeth Street 
Hobart, TAS 7000 


TO WHOM IT MAY CONCERN 


RE: 59 – 61 GROSVENOR ST, SANDY BAY 


STORMWATER INFRASTRUCTURE – DRAINAGE REPORT 


Rare Innovation have prepared a concept design of the stormwater system for the proposed 
residential development at 59-61 Grosvenor St, Sandy Bay. 


The stormwater infrastructure has been designed to meet the requirements of the Stormwater Code of 
the Hobart Interim Planning Scheme 2015, with the following key performance elements. 


1. The stormwater discharge from the site will not exceed the pre-development runoff for a 1 in 
20 ARI storm event and is controlled to a level below 14.8 L/s discharge rate (pre-
development flow rate) to the stormwater lot connection. 


2. Stormwater collected form driveways is treated utilising gross pollutant traps in accordance 
with the State Stormwater Strategy. 


Stormwater Lot Connection 
The existing lot connections for 61 Grosvenor St have been located on site by NuJet, as indicated on 
the enclosed drawing 19020-CDA01A. It is proposed to make the existing lot connections redundant 
and install a new lot connection and maintenance shaft further downstream on the stormwater main. 
The existing stormwater main has been located by NuJet who have provided inverts and CCTV 
footage for the asset. 


Stormwater Treatment Infrastructure 
The stormwater treatment train is summarised in Rare Site Services Plan 19020-CDA01 REV.A, and 
in the MUSIC model results included in Appendix 1. 


Stormwater collected on site is treated by a SPEL Stormsack gross pollutant trap and gravity drained 
to the detention tank before discharging to the stormwater lot connection in the south eastern corner of 
the site. 


The MUSIC model results for the proposed system are summarised in the table below. The proposed 
treatment exceeds the requirements of the Water Sensitive Urban Design (WSUD) guidelines in all 
except the Total Suspended Solids (TSS). With the provision of a maintenance plan for the roof areas 
to minimise the collection of solids in the roof runoff it is proposed that this will be adequate water 
treatment for this site. The opportunity for inclusion of further WSUD features in the detailed design 
phase of the project for building application will be explored to further reduce the TSS figure. 
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Stormwater Drainage And Detention 
Design Methodology  
The runoff volume and flow rates for the site are calculated using the rational method, based on runoff 
coefficients as specified by AS3500, and ARI of 1 in 20 years and events of 5 minutes duration. The 
inundation rate for this rainfall event is determined from Bureau of Metrology data for Hobart to be 
101.3 mm/hr. Calculation sheets included in Appendix 1 support the proposed design summarised in 
this report and Rare Drawing 19020 – CDA01 REV. A. 


The runoff from the existing site (predevelopment) was calculated assuming a runoff coefficient C = 
0.2 for the entire site since the site is undeveloped and predominantly grassed. The total runoff 
(predevelopment) = 14.8 L/s. 


Post-Development Catchments 
The post-development catchment areas are separated into three regions: 


- Driveway area including all hardstand, access road 150 m2  
- Roof area which includes the roof of both houses and the proposed building. The roof area is 


assumed to have a runoff coefficient, C = 1.0, and total area for the site of 702 m2 
- Grassed area, which includes the balance of the site area including open space. This will 


compromise landscaped areas with grass and garden beds, but is conservatively assumed to 
have a runoff coefficient, C = 0.2, based on clay soil and fully grassed surface (487 m2) 


The areas listed above were determined based on survey data, architectural and engineering design 
plans. 


Summary of Calculations 
Based on the catchment data above, the run off volume over the 5 minute event was calculated.  


The detention volume for the site was calculated to ensure that the total volume of stormwater runoff 
over a 5 minute 1 in 20 year ARI event was not increased compared with the current, pre-development 
situation.  


It was determined 3400 L of detention is required to service the site. Full calculations are presented in 
Appendix B. 


Summary 
The stormwater system has been designed to incorporate WSUD features to meet E7.7.1.R1 and 
MUSIC model results are included in this report. 


The detention infrastructure proposed is indicated on Rare Drawing 19020-CDA01 REV. A. From the 
detention tank, stormwater discharges under gravity to the existing municipal stormwater lot 
connection points at 14.8 L/s total. 


Based on the runoff rate for the site as calculated for the 5 minute 1 in 20 year ARI events, the 
stormwater infrastructure is sufficient to treat the site runoff, detain the flow and provide controlled flow 
discharge to the lot connection which will not exceed the pre-development runoff for the site.  


Yours sincerely, 
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Jarred Allen    
Residential Manager    
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Our Ref: 19020 


16th October 2018 


Taswater 
GPO Box 1393 
Hobart TAS 7001 
 


TO WHOM IT MAY CONCERN 


59 – 61 GROSVENOR STREET, SANDY BAY – MULTI-STOREY DEVELOPMENT – SEWER AND 
WATER MANAGEMENT PLAN  


Rare Innovation have been engaged by LXN Architecture to provide concept site servicing for the 
Development Application of 59-61 Grosvenor Street, Sandy Bay. 


This report has been prepared to address the following items as requested by Taswater for DA: 


Provide the following: 


a. Total sewage flow at the point of connection. 
b. Probable simultaneous water demand (PSD) for the proposed development. 
c. The required fire flow rate in l/s and the required residual pressure (kPa) at the point of 


connection. 


Rare have adopted PSD methodology to calculate the parts of Item 1. An estimated population has 
been based on residential (medium density).   


Thus, from TasWater Equivalent population, the total equivalent population  


(EP) – Residential - High (Multistorey Unit) = 2.5 x 11 = 27.5 


                           - Medium (Existing Houses) = 3 x 2 = 6 


         EP Total = 33.5 


1. Sewer 
From Water Services Association of Australia – Sewerage Code of Australia (WSA 02); 


- The average dry weather flow (ADWF) = 0.0021 x EP and  
- Peak dry weather flow (PDWF) = d x ADWF  
- EP = Equivalent population = 33.5 


=> ADWF = 0.0021 x 33.5 = 0.070 l/s 
From WSA 02, based on 0.1339 hectares, d = 9 


=> PDWF = 9 x 0.070 = 0.6331 l/s 


Total sewage design flow = PDWF + GWI + IIF 


GWI = 0.025 x A x portionwet 


A = 0.1339 hectares 


portionwet = 0.1 


=> GWI = 0.0003347 l/s 
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IIF = 0.028 x AEFF x C x I 


AEFF = A x (Density/150) 0.5 


Density = EP/A (Ha) 


 = 33.5/0.1339 


 = 250 


=> AEFF = 0.1339 x (250/150) 0.5 = 0.1729 


From WSA 02 (in the absence of a coefficient being provided by TasWater), we have 
adopted a value for C = 1.2 


I = I1,2 x factor size x factor containment 


From WSA 02 I1,2 = 13.9 


factor size = (40/0.1339)0.12 = 1.981 


Using a 2 year ARI 


factor containment = 1.0 


=> I = 13.9 x 1.981 x 1.0 = 27.536 
=> IIF = 0.028 x 0.1729 x 1.2 x 27.536 = 0.159 l/s  


=> Total sewage design flow = 0.633 + 0.0003347 + 0.159 = 0.792 l/s 


2. Water 
The probable simultaneous water demand (PSD) = 0.03 x ET + 0.4554 x (ET)0.5 


2 x Existing House  = 1 x No. Houses 


     = 1 x 2 


     = 2 


2 Bed Unit = 0.5 x No. Units 


     = 0.5 x 1 


     = 5.5 


ET = 2 + 5.5 


     = 7.5  


=> PSD = 0.03 x 7.5 x 0.4554 x (7.5) 0.5  = 0.28 l/s 
3. Fire Flow Rate 
The flow rate and residual pressure required for firefighting purposes is one hydrant at 10l/s (10l/s per 
hydrant and 200kPa respectively). 


The total required combined flow at the connection point is 10.28 l/s at 250 kPa. 
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Should you have any further queries please do not hesitate to contact us. 


 


 


 
Rodney Jesson   


Director    
Civil & infrastructure    
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1 Confidentiality  
 
 
 


1.1 Conferee 
 


This entire document has been presented to Rare as commercial-in-confidence on the basis that it should not be disclosed in any 


part or whole to any third party without written consent from AKS Environmental. 


 


This document contains: 


 


 Intellectual Property – Material and design that are commercially sensitive intellectual property 


 Pricing Schedule - Information from AKS Environmental and details about commercially sensitive pricing 


 


 
 


1.2 Request for Information 
 


Please direct all enquiries regarding this submission to: 


 


Kurt Jensen | Environmental Division Manager  


AKS Environmental 


191 Station Street  


Corio Victoria 3214 
 
 
Telephone: + 61 3 5274 1336   


Fax: +61 3 5274 9966 


Email: kurt@aksindustries.com.au 
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2 Executive Summary 
 


SPEL Environmental has been commissioned by Rare to prepare a Conceptual Stormwater Management Plan (CSMP) for the 


proposed precinct development located at 59-61 Grosvenor St, Sandy Bay.  


 


The stormwater quality modelling was undertaken using the MUSIC version 6.2 software. The modelling results (see Table 2.1) 


indicate the 70%, 80%, 45% and 45% reduction targets for Gross Pollutants (GP), Total Suspended Solids (TSS), Total Phosphorus 


(TP) and Total Nitrogen (TN) respectively can be achieved. 


 


Table 2.1: Treatment Train Effectiveness 


Pollutant 
Inflows 
(kg/yr) 


Outflows 
(kg/yr) 


Reduction Achieved 
(%) 


Reduction Target 
(%) 


Flow (ML/yr) 0.463 0.463 0 0 


Total Suspended Solids 81.8 7.62 90.7 80 


Total Phosphorus 0.167 0.0299 82 45 


Total Nitrogen 1.06 0.4 62.4 45 


Gross Pollutants 17.1 0 100 70 


 
 
 


Stormwater management for the site is achieved using the following devices: 


 Three (3) x SPEL Stormsacks 


 One (1) x SPEL Hydrosystem (HS.400) 


 Detention (3m³) – By others 
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3 Overview 
 


3.1 Company Background 
 


SPEL Environmental is a market leader in the environmental compliance sector since 1991. During that time, we have established 


many satisfied customers who return to SPEL Environmental when they require new and more advanced technological solutions 


and services. SPEL Environmental devotes a great deal of time, effort and financial investment to maintain our position as a market 


leader in a rapidly developing field. We employ the latest industry knowledge and advancements, providing our customers with the 


most progressive stormwater improvement technology.  


SPEL Environmental develops long term partnerships with our clients and providing on-going technical support which include a 


comprehensive scheduled service and maintenance program. We take pride in delivering quality workmanship and customer 


satisfaction that has created a market reputation, taking SPEL Environmental to where it is today. In order maintain this vision and 


standard, we are heavily committed to Australian manufacturing and site water quality testing programs to control and maintain 


consistent quality.  


SPEL Environmental is committed to the health and safety of its people and protecting the environment in which they work. We 


understand the challenges associated with a project of this nature and the physical environment involved. Our safety, environmental 


and quality standards apply to all our people, products and services, providing certainty that the client’s safety, environmental and 


quality requirements are adhered to. 


 


3.2 Introduction 
 


This report has been prepared by SPEL Environmental to accompany and be considered part of a Development Application (DA) 


for a proposed precinct development located at 59-61 Grosvenor St. The site is located within the catchment of the Hobart City 


Council. 
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3.3 Site Locality 
 


The subject site is bounded by Grosvenor St to the west. Situated in the Hobart City Council the site has a total area of 0.133ha 


(see Figure 3.1). 


 


Figure 3.1 Site Location 


 


3.4 Site Layout 
 


The proposed development is presented on Figure 3.2. 


Figure 3.2 Proposed Site Layout


Subject Site 



Lee

Image
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4 Quality Management – Operational Controls 
 


4.1 Water Quality Objectives 
 


Melbourne Water (2016) requires treatment of stormwater so that annual pollutant loads achieve targets set out in the Best Practice 


Environmental Management Guidelines (BPEMG). These are: 


 80% reduction in Total Suspended Solids (TSS) from typical urban loads; 


 45% reduction in Total Nitrogen (TN) from typical urban loads; 


 45% reduction in Total Phosphorus (TP) from typical urban loads; and 


 70% reduction in Gross Pollutants (GP) from typical urban loads. 


 


4.2 Treatment Train 
 


Based on the site characteristics and the range of available Stormwater Quality Improvement Devices (SQIDs), this study has 


developed an overall concept that will satisfy the requirements of downstream environmental protection. Figure 4.1 shows a 


schematic representation of the proposed treatment train elements. 


 







 


14 
 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


Legal Point of 


Discharge 


3 x SPEL Stormsack 


Figure 4.1 Treatment Train Schematic 


 


 Roof Areas 


Size: 550m2 


Imperviousness: 100% 


Pavement Area 


Size: 555m2 


Imperviousness: 100% 


Landscaping Areas 


Size: 230m2 


Imperviousness: 10% 


SPEL Hydrosystem (HS.400) 
3m³ Detention 
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4.2.1 SPEL Stormsack – General Information 
 


The SPEL StormSack is an effective at source GPT proven to reduce Gross Pollutants (GP), Total Suspended Solids (TSS), and 


Nutrients (TN & TP) from developed urban catchments. The SPEL StormSack is designed to rest on the flanges of conventional 


inlet pits which allows for easy of access during maintenance periods. The general configuration of the SPEL StormSack includes 


the basic design features outlined in Appendix 1. 


 


Table 4.1: SPEL StormSack Features 


SPEL StormSack  
Components 


Description 


Structural Load The filter sack, frame and support components (such as PE fascia, metal frame, sack 
support clips, etc.) are engineered to support a dead load when the filter sack is filled to 
capacity with pollutants. 


Filter Sack Mesh SPEL uses a 200µm mesh fabric with anti-tear innovation.  


Bypass The integrated bypass is designed to unobstructed runoff greater than treatment flows 
(first flush). Each StormSack has a treatment flow rate up to 11L/s before bypass. 


Frame Type The SPEL StormSack comes in a Light weight Polyethylene frame for easy installation 
and removal (see Figure 4.2 below). 


Filter Sack Liner A protective filter liner made from HDPE mesh has been integrated into the StormSack 
design to facilitate maintenance and during operation. 


Oil Boom (optional) Replaceable oil booms are easily fitted for sites with expected hydrocarbon runoff (i.e. 
Shopping centre carparks and Industrial estates).  


Fame Sizes SPEL StormSacks are designed to fit standard and custom designed inlet pits ranging 
from 450mm up to 1200mm inlet pits (including retrofits).  


 


 


Figure 4.2: General configuration of the 200µm mesh SPEL StormSack 


 


4.2.1.1 Australian Validation and Testing 
 


Rigorous testing of the SPEL StormSack has been conducted locally under tier one (Laboratory) and tier two (field) conditions. QUT 


has published field test data on the SPEL StormSack which has since been peer-reviewed and published in the MDPI Water Journal 


August 2015 edition1, in accordance with the Water by Design guidelines. SPEL Environmental has committed to on-going testing 


for the life of the SPEL StormSack and will continue providing published data on future events. 
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4.2.2 SPEL Hydrosystem – General Information 
 


The SPEL Hydrosystem is a tertiary stromwater treatment filtration device targeting known pollutants of concern including Total 


Suspended Solids (TSS); Nutrients (TP & TN); Gross Pollutants; as well as Heavy Metals (i.e. Cu, Zn, Pb). This specialist stormwater 


filtration system is installed within conventional concrete manholes, polyethylene and fibreglass shafts. The pre-fabricated and pre-


assembled SPEL Hydrosystem is quickly and safely installed using onsite diggers (see Figure 4.3 below). This system is designed 


for an array of applications with treatment flow rates ranging from 2.5l/s up to 144l/s. The Hydrosystem is designed in an off-line 


configuration and operates at full treatment flow with a hydraulic fall of 250mm across the system.  


 


 


Figure 4.3: SPEL Hydrosystem (SHS.1000) installation using onsite digger 


 


4.2.2.1 International Validation and Testing 
 


SPEL Hydrosystem have been lab and field tested by several Universities and Institutes across Germany. The German Institute for 


Structural Engineering (DIBt) granted a general technical approval (Z-84.2-4)1 passing all test conditions under heavy trafficable 


conditions. Field test data has been obtained across Germany including Bremer Straße in Hamburg-Harburg2 reinforcing the above 


approval. 
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Function Principles: 


 


1. The rainwater from the connected area is fed into the basal 


section of the filter housing. The angled inlet generates a radial 


flow pattern.  


2. The hydrodynamic separator converts turbulent waters into a 


radial laminar flow pattern, generating particle sedimentation, 


particularly of the sand fraction. 


3. This takes place over an inlet to the lower section of the filter 


shaft. The sediment is retained in a silt trap chamber below the 


separator. The silt trap needs to be emptied out at intervals. 


4. In the central section of the filter housing is the actual filter,  


5. Filter Element: Metal. The filter element filters out the fine 


materials in an up-flow process and dissolved materials are 


precipitated and adsorbed. The filter can be backwashed. When 


exhausted the filter is easily exchanged.  


6. The filter element is easily pulled up via shaft openings. 


7. Above the filter element is the clean water. It passes via a 


blockade of light substances and then flows over the outlet into a 


soak away. 


 


 


 


 


  


Schematic of SPEL Hydrosystem 
Process 


 


 


Product Components:  


 


1. Rainwater Inlet (DN 200). 


2. Angled Inlet. 


3. Separator Chamber. 


4. Silt Trap. 


5. Filter Elements (4 No.). 


6. Removal Device for Filter Element. 


7. Overflow. 


8. Blockade of light substances and suction pipe 


9. Outlet to storage or to waste. 


10. Locking buoyancy control system 


 
  


Schematic of SPEL Hydrosystem 
Components 


4.3 Maintenance Procedure 
 


The SPEL treatment train specified above is an engineered stormwater treatment solution for the reduction in TSS, nutrients, 


gross pollutants and hydrocarbons. The Stormwater Quality Improvement Devises (SQIDs) identified in the stormwater treatment 


solution will required on-going maintenance for a prescribed period as specified by their respective council/authority. A draft of the 


proposed treatment train maintenance contract can be seen in Appendix 2.  
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5 Quality Analysis – MUSIC 
 
Water quality modelling has been undertaken of the post-development (mitigated) scenario using the Model for Urban Stormwater 


Improvement Conceptualisation (MUSIC) software to demonstrate the load based reduction targets are achieved. A stormwater 


treatment train has been developed and modelled to determine the effectiveness of the proposed system in achieving the relevant 


water quality objectives. 


 


5.1 Rainfall and Evapotranspiration Parameters 
 
Table 5.1 summarized the meteorological and rainfall-runoff data used in the MUSIC model. 


 
Table 5.1 Meteorological and Rainfall Runoff Data  


Parameter Value 


Rainfall station 94008 - Hobart 


Time step 6 minute 


Modelling period 1993 


Mean annual rainfall (mm) 517 mm 


Evapotranspiration 895 mm 


 
 


5.2 Catchment Parameters 
 
Based on the proposed land uses within the development, the subject site has been modelled as an urban source node. The 


rainfall-runoff parameters and pollutant generation parameters are based on parameters recommended by Melbourne Water 


(2016) (Tables 5.2 and 5.3). 


 


Table 5.2 Rainfall Runoff Parameters 


Parameter All Nodes 


Rainfall threshold (mm) 1.0 


Soil storage capacity (mm) 120 


Initial storage (% capacity) 25 


Field capacity (mm) 50 


Infiltration capacity coefficient a 200 


Infiltration capacity exponent b 1 


Initial depth (mm) 10 


Daily recharge rate (%) 25 


Daily base flow rate (%) 5 


Daily deep seepage rate (%) 0 
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Table 5.3: Pollutant Export Parameters for Urban Sites 


Catchment ID Total Suspended Solids 
 [log (mm/L)] 


Total Phosphorous 
 [log (mm/L)] 


Total Nitrogen 
 [log (mm/L)] 


Mean Std. 
Deviation 


Mean Std. 
Deviation 


Mean Std. 
Deviation 


H
a


rd
s


t


a
n


d
 


Storm Flow 
Concentration 


2.2 0.32 -0.45 0.25 0.42 0.19 


Base Flow 
Concentration 


1.1 0.17 -0.82 0.19 0.32 0.12 


R
o


o
f 


Storm Flow 
Concentration 


2.2 0.32 -0.45 0.25 0.42 0.19 


Base Flow 
Concentration 


1.1 0.17 -0.82 0.19 0.32 0.12 


 


 


5.3 Treatment Node Parameters 
 


The following sections describe the modelling parameters applied to MUSIC for each of the treatment nodes included as part of 


the water quality assessment. 


 


5.3.1 SPEL Stormsack Parameters 
 


A GPT treatment node in MUSIC has been used to simulate the treatment efficiency of the SPEL StormSack based on third party 


field testing results. The SPEL StormSack treatment node parameters are summarised in Table 5.4. 


 


Table 5.4 SPEL StormSack Treatment Node Parameters 


Catchment ID SPEL Stormsack 


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-glow bypass rate consistent with manufacturer 
specifications? 


Y 


High Flow by-pass (m3/s) 0.033 


Low Flow 0.000 


TSS Input (mg/L)  
Output (mg/L) 


1000 
390 


TN Input (mg/L)  
Output (mg/L) 


50 
27.5 


TP Input (mg/L)  
Output (mg/L) 


5 
3.6 


Gross Pollutants Input (mg/L)  
Output (mg/L) 


15 
0 


 


5.3.2 SPEL Hydrosystem Parameters 
 


A generic node has been utilized in MUSIC, for the purpose of simulating treatment efficacy of SPEL Hydrosystem and the 


transform function in the node has been modified based on SPEL Environmental’s 2nd and 3rd Party field testing product data. 
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These test results and papers are available upon request from SPEL Environmental. The SPEL Hydrosystem parameters utilised 


within MUSIC are summarised in Table 5.5. 


 


Table 5.5: SPEL Hydrosystem Parameters 


Catchment ID SPEL Hydrosystem 


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-glow bypass rate consistent with manufacturer 
specifications? 


Y 


High Flow by-pass (m3/s) (for each separate system) 0.0025 


Low Flow 0.000 


TSS Input (mg/L)  
Output (mg/L) 


1000 
160 


TN Input (mg/L)  
Output (mg/L) 


50 
23.5 


TP Input (mg/L)  
Output (mg/L) 


5 
0.95 


Gross Pollutants Input (mg/L)  
Output (mg/L) 


15 
0 
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5.4 MUSIC Results 
 


Results of the MUSIC modelling for the treatment train effectiveness are summarised in Table 5.6. The results indicate the 80%, 


45%, 45% and 70% reduction target for TSS, TP, TN and gross pollutants respectively are achieved. A screen capture of the 


MUSIC modelling results is included as Figure 5.2. 


 


Table 5.6: Treatment Train Effectiveness 


Pollutant 
Inflows 
(kg/yr) 


Outflows 
(kg/yr) 


Reduction Achieved 
(%) 


Reduction Target 
(%) 


Flow (ML/yr) 0.463 0.463 0 0 


Total Suspended Solids 81.8 7.62 90.7 80 


Total Phosphorus 0.167 0.0299 82 45 


Total Nitrogen 1.06 0.4 62.4 45 


Gross Pollutants 17.1 0 100 70 


 


 


 


Figure 5.2: Treatment Train Effectiveness & Layout 
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6 Summary and Recommendation 
 
Based on the water quality assessment using the MUSIC software, it is found that the pollutant reduction targets can be achieved 


by adopting the SQIDs specified in Table 6.1.  


 


Table 6.1: Recommended Stormwater Quality Improvement Devices 


Stormwater Quality Improvement Device Quantity 


SPEL Stormsacks 3 


SPEL Hydrosystem (HS.400) 1 


Detention – By others 3m³ 


 


The recommended SQIDs are designed to capture stormwater at the downstream end of the drainage network and treat the runoff 


prior to discharging into the local waterway. The pollutant reduction targets achieved (as modelled in MUSIC) are summarised in 


Table 6.2. 


 


Table 6.2: MUSIC modelling results 


Pollutant 
Inflows 
(kg/yr) 


Outflows 
(kg/yr) 


Reduction Achieved 
(%) 


Reduction Target 
(%) 


Flow (ML/yr) 0.463 0.463 0 0 


Total Suspended Solids 81.8 7.62 90.7 80 


Total Phosphorus 0.167 0.0299 82 45 


Total Nitrogen 1.06 0.4 62.4 45 


Gross Pollutants 17.1 0 100 70 
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SPELFilter Hydrosystem
Environmentally aware and efficient.







The Technology
A specialist rainwater filter, designed for 
installation within load bearing shafts 
and chambers of concrete or plastic 
construction. The pre fitted plastic 
housing is safe and easy to fit at site.


The Hydrosystem 1000 Filter uses an 
up-flow process. This means there is 
a minimal head drop between the inlet 
and the outlet. The cleaned water is 
of an outstanding water quality. The 
rainwater is treated within the unit by 
the following processes: sedimentation, 
filtration, adsorption and precipitation.


The initial treatment steps take place 
in the Dynamic Separator, where 
sedimentation of solid particles 
occurs within a radial flow regime, 
characterised by secondary flows. 


A settling funnel to the silt trap 
chamber entrance ensures sediments 
are not remobilised. Above the 
separator are the filter inserts, covering 
the entire diameter of the unit’s 
housing, where the second treatment 
step takes place.


Water flows upwards through the 
removable filter element. As a result 
of both the upward flow within the 
filter element and the fact that the filter 
remains saturated, the rate of filter 
clogging by solids is both very limited 
and slow.


The filter inserts are easy to exchange. 


Accessories 1
SPELFilter element 
Weight per filter element: 
34 kg (roof / traffic)


Accessories 2
SPELFilter element 
Weight per filter element: 
54 kg (heavy traffic) 
66 kg (metal)


How it works
1.  The stormwater from the drained 


area is fed into the inlet, which is 
at the lower end of the shaft. A 
deflector plate sets up a radial flow.


2.  Here, sedimentation of particles, 
especially the sand faction 
and above, takes place in the 
hydrodynamic separator. This is due 
to turbulent secondary flows within a 
radial laminar flow regime.


3.  The settlable solids are collected 
via an opening in the silt trap 
chamber. This chamber is evacuated 
periodically, via the by-pass central 
tube at intervals.


4.  Four filter elements are located 
within the filter shaft. As waters 
flow upwards the finer particles are 
filtered out, whilst the dissolved 
pollutants are precipitated and 
absorbed. The filter is easily 
backwashed, and if completely 
clogged or exhausted, is easily 
replaced.


5.  Clean water above the filter 
elements passes to discharge 
via an oil trap assembly. In the 
event of major spill, free floating 
oils etc are retained here. Normal 
concentrations of dissolved oils are 
retained within the filter elements.


Technical Data
Stormwater filter complying with DIN 
1989-2. Connections: DN 200; the 
various types of filter elements have 
different material structures.


Housing material: Polyethylene 
Housing weight: 68 kg  
Total weight: 220 to 350 kg 
depending on filter type 
Packing unit SPEL Hydrosystem 
1000: Pallet: 1 piece


Example: Installation in a  
shaft made of plastic
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Example:
The SPEL Hydrosystem 1000 
traffic installed in a concrete  
shaft DN1000. 


The SPEL Hydrosystem is available with various filter types, depending on the usage of the connected 
area. The Roof type is used for roof areas that do not have a significant proportion of uncoated metals; the  
Metal type is employed for metal roof areas, and the Traffic type is used for slightly polluted traffic areas.


The Heavy Traffic type is employed for heavily polluted traffic areas and has been granted general technical 
approval (Z-84.2-4) by the German Institute for Structural Engineering (DIBt). The maximum areas that may 
be drained depend on the nature of the surfaces. These are given in the following table.


Product structure:
1.  Stormwater inlet (DN 200)
2.  Deflector plate
3.  Hydrodynamic separator
4.  Silt trap
5.  Filter element
6.  Extraction aid for filter element
7.  Overflow and suction pipe
8.  Oil trap
9.  Outlet stormwater storage,  


soakaway system or surface waters
10.  Buoyancy restraint for  


filter elements


Parameter Unit Non Metal 
Roof


Copper 
Roof


Zinc  
Roof


Parking lot, 
residential 
street


Main road 
Distributer


 1  Aims  
of LAWA


 2  
Drinking 
Water


 3   
Seepage


 4   
SPEL 
Hydrosystem


from to from to from to from to from to permissible  
limit


permissible 
limit


control  
value aim


Phsico-chemical parameters 90 Percentile


electrical conductivity [uS/cm] 25 270 25 270 25 270 50 2400 110 2400 – 2500 – < 1500


pH value [–] 4.7 6.8 4,7 6,8 4,7 6,8 6,4 7,9 6,4 7,9 – 6,5 – 9,5 – 7,0 – 9,5


Nutrients


phosphorous (P ges) [mg/l] 0,06 0,50 0,06 0,50 0,06 0,50 0,09 0,30 0,23 0,34 – – – 0,20


ammonium (NH4) [mg/l] 0,1 6,2 0,1 6,2 0,1 6,2 0,0 0,9 0,5 2,3 – 0,5 – 0,3


nitrate (NO3) [mg/l] 0,1 4,7 0,1 4,7 0,1 4,7 0,0 16,0 0,0 16,0 – 50,0 – –


Heavy Metals


cadmium (Cd) [μg/l] 0,2 2,5 0,2 1,0 0,5 2,0 0,2 1,7 0,3 13,0 1,0 5,0 5,0 < 1,0


zinc (Zn) [μg/l] 24 4.880 24 877 1.731 43.674 15 1.420 120 2.000 500 – 500 < 500


copper (Cu) [μg/l] 6 3.416 2.200 8.500 11 950 21 140 97 104 20 2000 50 < 50


lead (Pb) [μg/l] 2 493 2 493 4 302 98 170 11 525 50 10 25 < 25


nickel (Ni) [μg/l] 2 7 2 7 2 7 4 70 4 70 50 20 50 < 20


chromium (Cr) [μg/l] 2 6 2 6 2 6 6 50 6 50 50 50 50 < 50


Organic Substances
polynuclear aromatic 
hydrocarbons (PAK) [ug/l] 0.4 0.6 0.4 0.6 0.4 0.6 0,2 17,1 0,2 17,1 – 0,1  


6 compounds 0,2 < 0,2
petroleum-derived 
hydrocarbons (MKW) [mg/l] 0,1 3,1 0,1 3,1 0,1 3,1 0,1 6,5 0,1 6,5 – – 0,2 < 0,2


Type Nature of the surface to be drained Weight of filter 
element / piece


Total  
Weight


Heavy traffic with 
technical approval 
(Z-84.2-4)


Highly polluted traffic areas (car parks in front of supermarkets, main 
roads, HGV access roads) 54kg 300kg


Traffic Slightly polluted traffic areas (side streets, staff car parks, yards) 34kg 220kg


Roof Roofs without a significant proportion of uncoated metals (< 50m²) 34kg 220kg


Metal Roofs made of uncoated metals (copper, zinc, lead) 66kg 350kg


 980mm


17
90


m
m


 


19
85


m
m


 


80
0m


m


20
40


m
m


 1  Aims of the German working group on water issues of the Federal States and the Federal Government (LAWA) for surface water, usage as potable water (1998).  
 2  Permessible of the German Drinking Water Ordinance (2001).   3  Control value for seepage of the German Federal Soil Protection Act an Ordinance (1999) 
according to § 8 1,2.   4  The aims of the system refer to average annual loads.  
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Installation


CAUTION! Important information, please observe.


The following is to be checked before installation:
The filter must be installed with a so-called fall. This means that the incoming pipe 
(stormwater inlet) is led downwards just ahead of the shaft and can be connected to 
the lower connection as described.


The difference in invert between the incoming pipe and the outlet to discharge must be 
at least 250mm.


The distance must  
be at least 250mm
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 SPEL Stormsack
At-source Gross Pollutant Trap
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An all too common issue with today’s highly impervious 
landscape is how to meet stormwater regulations with 
limited budgets and tight space constraints.


SPEL StormSack filtration solutions are highly engineered 
water quality devices that are deployed directly in the 
stormwater sewer system to capture contaminants close 
the surface for ease of maintenance. Easily retrofitted 
into new or existing structures, SPEL StormSack filtration 
technology is a decentralized approach to stormwater 
treatment that essentially repurposes traditional site 
infrastructure and customizes it to meet specific site water 
quality goals. In this way, it satisfies important objectives of 
today’s LID (Low Impact Development) criteria. 


From an operations perspective, catch basins with SPEL 
Stormsack filters are also easier and quicker to clean out 
because pollutants are trapped just under the grate.


StormSack
The SPEL StormSack is specifically designed for the 
capture of gross pollutants: sediment, litter, and oil and 
grease. Ideally suited for municipal storm drain retrofits, 
the SPEL StormSack’s unique design allows maintenance 
to be performed using conventional vacuum suction 
equipment.


Stormwater  
Treatment


Application Regulatory Issue Target Pollutants


Council Storm Drain Retrofits At-source litter capture Sediment, Litter, O&G


Commercial/Retail/Residential Stormwater Compliance Sediment, Litter, O&G


Litter Prone Urban Areas Cost effective litter control Litter ≥ 5 mm


Scrap Metal/Solid Waste/Oil Storage/Etc Industrial Multi-Sector General Permit Gross Pollutants, O&G


Part of Treatment Train Council Stormwater Quality Improvement Targets Sediment, Litter, O&G


Construction Sediment/Erosion Sediment Control Plan Sediment/Erosion Control


Features


1.
Durable, aluminum frame construction 
has 15 year service life


2.
Integral oil boom effectively captures 
oil and grease from spills


3.
Patented dovetailed flange – allows 
12cm of length/width field adjustment


4.
Polypropylene netting protects sack 
from suction hose during maintenance


5.
Steel clip with locking tab holds 
replaceable filter sack in place


6. Baffled bypass traps floatables


Standard SPEL 
Stormsack to suit 
Pit Sizes


450x450mm


600x600mm


900x600mm


900x900mm


[ 4 ]


[ 2 ]


[ 3 ]


[ 1] [ 5 ][ 6 ]


Custom sizes (i.e. 
1200x900mm) can 
be manufactured on 
short lead times
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Specifications & Details
General Description


This technology is a post developed stormwater treatment 
system. The SPEL StormSack provides effective filtration 
of solid pollutants and debris typical of urban runoff, while 
utilising the existing or new storm drain infrastructure. 
The StormSack is designed to rest on the flanges of 
conventional catch basin frames and is engineered for 
most hydraulic and cold climate conditions.


 
Installation And Maintenance


Installation procedures shall include removing the storm 
grate, cleaning the ledge of debris and solids, measuring 
catch basin clear opening and adjusting flanges to rest on 
grate support ledge. Install SPEL StormSack with splash 
guard under curb opening so the adjustable flanges are 
resting on the grate support ledge. Install corner filler 
pieces. Reinstall storm grate directly on support flanges 
[rise shall be no more than 1/8 inch (3 mm)].
Maintenance: Typically the SPEL StormSack is serviceable 
from the street level, and therefore maintenance does not 
require confined space entry into the catch basin structure. 
The unit is designed to be maintained in place with a 
vacuum hose attached to a sweeper or a vactor truck. The 
oil boom is also designed to easily be replaced from the 
street level. Use only SPEL replaceable parts.


Products


 Material and Design 
   A.  Adjustable Flange and Deflector: Aluminum Alloy 


6063-T6
 B. Splash Guard: neoprene rubber
 C.  Stormsack: woven polypropylene geotextile with US 


Mesh 20
 D. Corner Filler: Aluminum Allow 5052-H32 
 E. Lifting Tabs: Aluminum Allow 5052-H32
 F.  Replaceable Oil Boom: polypropylene 3 inch  


(76 mm) diameter
 G.  Mesh Liner: HDPE, diamond configuration 
 H. Support Hardware: CRES 300 Series
 
 Typical Performance Characteristics
 A. Debris capacity: 8.5cu. ft. (0.24 m3)
 B. Filtered flow rate: 7.3 cfs (207 lps)
 C. Primary baffled bypass flow rate: 4.2cfs (119 lps)
 D. Secondary bypass flow rate: 0.4 cfs (10 lps)
 E.  Total bypass flow rate: 4.6 cfs (130 lps) 
 F. Oil boom sorption capacity: 376 oz (11 L)
 
 Recommended minimum clearance from bottom of SPEL 
StormSack to inside bottom of vault is 2 inches (50 mm) 
 Typical frame adjustability range of 5 inches (127 mm) in 
each direction.


Benefits


Field Performance
The SPEL Stormsack was introduced to the Australian 
market in 2012 and field testing is underway at several 
locations in South-east Queensland. Laboratory testing 
has shown capture of 99.99% of gross pollutants up to the 
bypass flow rate.* Further results will be provided as they 
become available.
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SPEL STORMWATER QUALITY TREATMENT DEVICE MAINTENANCE AGREEMENT 
 


FOR 
 


[CLIENT] 
Located at 59-61 Grosvenor St, Sandy Bay 


 
 
This Equipment Maintenance Agreement (the “Maintenance Agreement”) is made and effective  
 
[DATE],  
 
BETWEEN: AKS Industries Australia Pty Ltd (the “Service Provider”), of  
  191 Station Street, Corio VIC 3214 (ABN: 88 151 483 984) hereafter known as AKS  
 
  
AND:  [EQUIPMENT OWNER] (the "Client"), of  
  [COMPLETE ADDRESS] 
 


SUMMARY 
 


This 10 year maintenance contract covers the monitoring and servicing of the SPEL Stormsacks and the 
SPEL Hydrosystem at the [PROJECT NAME OF DEVELOPMENT] 


Located at 59-61 Grosvenor St, Sandy Bay 
 
 
Where the Client has requested the provision of maintenance and the Service Provider is willing to provide such 
services as per the terms of this agreement both parties agree to: 
 
1. WARRANTY: 
 
SPEL warranty on the SPEL Hydrosystem is 12 months. Goods sold shall only have the benefit of a manufacturer's 
warranty if the purchaser has complied with the manufacturer's instructions in relation to installation, maintenance 
and operation of the said goods.  
 
2. MAINTENANCE CALLS: 
 
Service Provider agrees to provide maintenance service of one [1] maintenance calls annually and interim calls as 
required at the installation address specified above on the equipment listed. All charges specified are those currently 
in effect and are subject to change only at the time of subsequent annual renewal. If the charges are increased, the 
Client may, as of the effective date of such increase, terminate this Agreement by written notice to the Service 
Provider. Otherwise, the new charges shall become effective upon the date specified in the renewal invoice. Client 
calls hereunder are restricted to the normal working hours of the Service Provider.  
 
All service commenced outside of Service Provider's normal working hours will be charged at published rates for 
service time and expense only. 
 
 
 







 


 


3. SERVICES: 
 
The following services are included: 
 
Maintenance Summary 
 
The SPEL Hydrosystem and Stormsacks will be inspected annually. The SPEL Hydrosystem change out 
maintenance process comprises the removal and replacement of each SPEL Hydrosystem cartridge and the cleaning 
of the silt out of the vault or manhole with a vacuum truck. In the event these works are required, Client will be 
notified accordingly. The AKS personnel that enter the tank [if necessary] will be trained in confined space entry 
 
Life Cycle Cost (LCC) – The maintenance requirements for the SPEL Hydrosystem is very site specific and actually 
relates to the sediment load and sediment characteristics.  
 
Maintenance Triggers  
 
The basic activities included in the maintenance contract are as follows: 


• Visual inspection of the vault and filter conditions annually 
• If there is a silt build up, it needs to be vacuumed out accordingly 
• TSS accumulation in the filters is what dictates the life cycle of individual filter.  


 
Optimum performance of the equipment covered by this Agreement can be expected only if supplies provided by, or 
meeting the specifications of Service Provider are used. Service Provider shall have full and free access to the 
equipment to provide service thereon. If persons other than Service Provider's representatives perform maintenance 
or repairs, and as a result further work is required by Service Provider to restore the equipment to operating 
condition, such repairs will be billed at Service Provider's published time and material rates then in effect. 
 
 
4. ANNUAL RATE FOR SERVICES: 


 


ACTIVITY FREQUENCY [subject to site 
characteristics] 


VALUE [subject to CPI index] 


SPEL Stormsack – Visual inspection of 
each sack, if minimal pollutant it will be 
emptied into the onsite waste bins. 
SPEL Hydrosystem - Visual inspection 
for sediment accumulation 


Year 1 & 2 - Every six months 
Year 3 – 10 – Once per year 


$250+GST per site visit for this 
project. 
The ten (10) year total for 
inspections is $3,000.00+GST 


Silt Removal 
When required the SPEL Stormsack and 
SPEL Hydrosystem will need the silt 
vacuumed out. 
AKS will supply vacuum truck and labour 
to maintain the system. 


This is dictated by silt 
condition on the site, detected 
through the site inspections. 
AKS have allowed for one (1) 
maintenance supervision per 
annum. 


AKS supervision will be $375+GST / 
visit, additional equipment (Sucker 
truck ect) will be on a cost plus 
basis. 
The ten (10) year total for 
maintenance (excluding sucker 
truck) is estimated $3,750+GST 


SPEL Hydrosystem replacement – 
allowance for one filter change out of 
each SPEL Hydrosystem throughout a 10 
year period (If required) 


We estimate the life of the 
SPEL Hydrosystem to be 
between 5 – 7 years, subject 
to silt condition on the site. 


The replacement value is $3,495per 
SPEL Hydrosystem including the 
labour and management for the day. 


SUMMARY 


Based on the selection above the, annual rate is $1,024.50+GSTp.a. This comprises of the above inspection 
schedule, maintenance and associated reporting spread over the 10 year contract. The annual rate shall be paid in 
advance as at the renewal date each year. The annual rate shall be indexed by CPI at each annual renewal date 
(If applicable). Any payment not made by the 30th day of the month shall be considered overdue and in addition to 
Service Provider's other remedies, Service Provider may levy a late payment charge equal to 4% per month on 
any overdue amount. 







 


 


5. PAYMENTS: 


 


For service as specified above on the equipment listed, the undersigned Client agrees to pay in advance the total 


annual charge specified below to Service Provider, in accordance with the terms specified on the face of the invoice. 


There shall be added to the charges provided for in this Agreement amounts equal to any taxes, however 


designated, levied or based on such charges or on this Agreement, or on the services rendered or parts supplied 


pursuant hereto, including GST. 


 
6. BINDING AGREEMENT: 
 
The undersigned Client represents that he is the owner of the equipment, or that they have the owner's authority to 
enter into this agreement. 
 
This Agreement is subject to acceptance by Service Provider. It takes effect on the date written above and continues 
in effect for ten years and will remain in force thereafter, with automatic annual renewal at the indexed rates, until 
cancelled in writing by either party or at the end of a 10 year period – whichever is earlier.  
 
IN WITNESS WHEREOF, the parties hereto have executed this contract as of the day and year first above written. 
 
  


AKS Industries Australia Pty Ltd  
ACN 151 483 984 
 
of 191 Station Street, Corio VIC 3214 


       CLIENT 
 
 
 
____________________________   ____________________________ 
Authorized Signature     Authorized Signature 
 
 
____________________________   ____________________________ 
Kurt Jensen – Environmental Division Manager  Client Print Name and Title 
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